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HISTORIC CONSERVATION BOARD AGENDA 
5

th
 Floor Conference Room 

805 Central Ave, II Centennial  

 

Monday, May 8, 2017 at 3:00 pm 

 

CALL TO ORDER 

 

DISCUSSION ITEMS: 

 

Item 1. 503 Boal Street The applicant requests a Certificate of Appropriateness for an 

existing rear deck and zoning relief related to setback 

requirements in the Prospect Hill Historic District.  

Applicant: SAMBI MANJIT S & RAMNEESH K        

Owner: SAMBI MANJIT S & RAMNEESH K        

Staff Report: BETH JOHNSON 

 

 

Item 3. 1614 ELM Street The applicant requests a Certificate of Appropriateness to 

demolish an existing two-story structure in the Over-the-Rhine 

Historic District. 

Applicant: ELM STREET ACQUISITION LLC          

Owner: NEW REPUBLIC ARCHITECTURE 

Staff Report: BETH JOHNSON 

 

OTHER BUSINESS 

 

ADJOURN 

 

Item 2. 1800-1814 Logan Street The applicant requests a Certificate of Appropriateness to 

demolish an existing structure in the Over-the-Rhine Historic 

District.  Additionally, the applicant requests conditional use 

approval to introduce a parking lot and Zoning Relief from 

parking lot landscaping requirements. 

Applicant: AZM FINDLAY MARKET LLC    

Owner: PLATTE DESIGN 

Staff Report: BETH JOHNSON 



ITEM 1 May 8, 2017 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

AND DIMENSIONAL VARIANCE  
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: ZH2017/0032/COA2017014 
APPLICANT:  Majnit Sambi  
OWNER:  Majnit Sambi 
ADDRESS:  503 Boal Street 
PARCELS:  086-0001-0055 
ZONING:  RM 1.2 
OVERLAYS:   Over-the-Rhine Historic District, Hillside Overlay Zone. 
COMMUNITY: Over-the-Rhine 
REPORT DATE: March 31, 2017 
HEARING DATE: Pre-hearing March 22, 2017  
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Details of Zoning Relief Required: 

1. 1433-17: Hillside Maximum Building Envelope averages the abutting two 

parcels next to the property. The two abutting properties have rear setbacks of 

19.5 feet and 17 feet, which averages to 18.25 feet. The requested setback is 10 

feet therefore required an 8.25 ft. rear yard variance.  

Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) and Zoning Relief for 
a Dimensional Variance to allow for a two-level rear deck addition. This deck was 
previously built without the property permits and the applicant is seeking the proper 
approvals.  
 
Existing Conditions: 
The property at 503 Boal Street is within the Over-the-Rhine Historic Conservation 
Overlay Zone and also with in the Hillside Overlay Zone. The front of the property is at 
the street, and the property is built along a hillside with the rear having 4 stories and the 
front have 2.5 stories.  
This application is a retroactive application and in order for the deck to remain it will be 
required to get both Zoning Relief and a Certificate of Appropriates from the Historic 
Conservation Board. As this project was completed without getting the proper approvals 
it will be subject to an investigation fee during the building permit process.  
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Figure 1: Figure 1. View of 503 Boal Street Image from Google images 

 

 
Proposed Conditions: 
The applicant is requesting approval of a rear deck off of the second rear floor (first floor 
from the front). The deck will be the width of the house at 20 feet and will extend 12 feet 
from the house. It will be made of pressure treated wood that will be stained once it has 
weathered and will have a decorative metal fence.  
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Figure 2: Figure 2. Location of 503 Boal Street in the Over-the-Rhine Historic District. Map from Cagis Maps 

 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405  Residential  
Variance Request: Section 1405  Development Regulations 
Variance Authority: Section 1445-07 HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest 
   Section 1445-15 Standards for Variances  
Overlays:  Section 1435 and 1433 Historic Preservation and Hillside  
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2 Certificate of Appropriateness;  
      Standard of Review 
 
 
Details of Zoning Relief Required: 
The applicant and/or owner(s) are requesting a dimensional variance to the hillside 
maximum building envelope.  
 

1. 1433-17- Dimensional Variance- Proposed Dimensional Variance to allow to a 
setback of 10 feet in the rear. A variance of 8.25 feet is required.  
 

Zoning Analysis: 
Staff is supportive of the request for a dimensional variance as the proposed lot is a 
smaller, substandard lot in the district and the proposed deck is in line with other 
approved requests within the district. The deck is below the roof line and will not cause 
harm to view sheds of neighboring properties. 
 

https://www2.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1410URMIDI
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-07AUGRVASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-13GESTPUIN
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-15STVA
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
http://www.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/over-the-rhine-historic-district/
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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Figure 3: Site Plan showing 503 Boal Street. The deck is a similar size to the deck on 501 Boal Street and the neighboring 

property at 505 Boal Street has a deeper lot and a bigger building. 

 
Below is analysis of the consideration factors for the proposed Dimensional Variance for 
a 8.25 foot total rear yard setback, utilizing Section 1445-13, General Standards; Public 
Interest. 
 
a. Zoning.  The proposed work conforms to the underlying zone district regulations 

and is in harmony with the general purposes and intent of the Cincinnati Zoning 
Code.   

 The underlying zoning is RM 1.2. The proposed work on the subject 
property is in harmony with the general intent of the Zoning Code. 

b. Guidelines.  The proposed work conforms to any guidelines adopted or approved 
by Council for the district in which the proposed work is located.   

 The proposed work substantially conforms to the guidelines for the district. 

c. Plans.  The proposed work conforms to a comprehensive plan, any applicable 
urban design or other plan officially adopted by Council, and any applicable 
community plan approved by the City Planning Commission. 

 This project conforms to the Over the Rhine Comprehensive Plan. 

d. Traffic.  Streets or other means of access to the proposed development are 
suitable and adequate to carry anticipated traffic and will not overload the adjacent 
streets and the internal circulation system is properly designed.   

Traffic will not be adversely impacted by the proposed project. 

e. Buffering.  Appropriate buffering is provided to protect adjacent uses or properties 
from light, noise and visual impacts.   

No buffering is required. No adverse impacts due to light, noise, and visual 
elements are anticipated. 

f. Landscaping.  Landscaping meets the requirements of Chapter 1423, 
Landscaping and Buffer Yards.   
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  This is not applicable. 

g. Hours of Operation.  Operating hours are compatible with adjacent land uses.   
    This is not applicable. 

h. Neighborhood Compatibility.  The proposed work is compatible with the 
predominant or prevailing land use, building and structure patterns of the 
neighborhood surrounding the proposed development and will not have a material 
net cumulative adverse impact on the neighborhood.   

The proposed work is compatible with the use and patterns of the 
neighborhood and will not have an adverse impact on the neighborhood. 

i. Proposed Zoning Amendments.  The proposed work is consistent with any 
proposed amendment to the zoning code then under consideration by the City 
Planning Commission or Council.  

 There are no proposed amendments under consideration that would 
 impact this proposed project. 

j. Adverse Effects.  Any adverse effect on the access to the property by fire, police, 
or other public services; access to light and air from adjoining properties; traffic 
conditions; or the development, usefulness or value of neighboring land and 
buildings.   

There are no adverse impacts anticipated. 

k. Blight.  The elimination or avoidance of blight.  
The property is currently occupied and is not considered blight.  

l. Economic Benefits.  The promotion of the Cincinnati economy.   
The proposed work may increase the property value by adding usable 
outdoor space to the subject property and may increase the tax base by 
improving the property. 

m. Job Creation.  The creation of jobs both permanently and during construction.   
The proposed project may create temporary construction jobs. 

n. Tax Valuation.  Any increase in the real property tax duplicate.   
Property tax values may increase by making improvements to the 
property. 
 

o. Private Benefits.  The economic and other private benefits to the owner or 
applicant.   

 The owner has an economic benefit to the proposed improvements. 

p. Public Benefits.  The public peace, health, safety or general welfare.   
There is no measurable detriment to public peace, health, safety or 
welfare as a result of this proposed project. Improving this property has 
the potential to improve the general welfare of the neighborhood. 
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Standards for Variances per Section 1435-05-4 

(a)  Is necessary and appropriate in the interest of historic conservation so as not to 
adversely affect the historic architectural or aesthetic integrity of the Historic 
District of Historic Asset; or 

The proposed rear deck will not have an adverse effect on the historic 
architecture or aesthetic integrity of the Historic District. The rear deck will be 
of high quality, a simple and sympathetic design, and will not cover any 
architectural features. 

 (b)  Is necessary where the denial thereof would result in a deprivation of all 
economically viable uses of the property as viewed in its entirety.  In making such 
a determination, the Historic Conservation Board may consider the factors set forth 
in Section 1435-09-2 (aa) to (ff). 

While the denial of the requested variance would not deprive the property of 
all economically viable uses, the granting of the variance would increase the 
economic viability of the property by increasing outdoor living space in a 
dense urban environment.  

 
Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the construction of a rear deck, on a 
property in the Over-the-Rhine Historic District. 
 
Based on the Conservation Guidelines outlined below, staff feels the proposed deck is 
generally appropriate in the Over-the-Rhine Historic District and substantially conforms 
to the applicable conservation guidelines. 
 
Applicable Guidelines 
SITE IMPROVEMENTS 

B. SPECIFIC GUIDELINES 
4. DECKS: Wood decks should be stained or painted. Rooftop decks should not be 
highly visible from the principal façade. Metal balconies should not be discouraged. 
 
The proposed rear deck will not detract from the character of the building, as it will be 
placed on a non-principal façade and will not cover any architectural features. It will be 
compatible with the building and constructed of wood with black metal railings and 
balusters. The deck will be stained per the guidelines. While the deck was built without 
permits and approvals, the design of the deck is appropriate and while staff does not 
condone work without permits we are fortunate in this case the design is appropriate.  
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Other Considerations: 

Prehearing Results: The applicant was present.  
 
Comments Provided to Staff: N/A 
 
Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
 
Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 

1. DIMENSIONAL VARIANCE 
1. Section 1433-17– Dimensional Variance – APPROVE Dimensional 

Variance of 8.25 feet to allow for a 10 yard rear setback at 503 Boal Street 
per plans submitted by the applicant, Manjit Sambi, with their submission 
dated February 14, 2017.  
 

2. FINDING: The Board makes this determination that per Section 1435-05-4: 
a. Such relief from literal implication of the Zoning Code will not be materially 

detrimental to the public health, safety and welfare or injurious to property 
within the district or vicinity where property is located; and  

b. Is necessary and appropriate in the interest of historic conservation so as 
not to adversely affect the historic architectural or aesthetic integrity of the 
district.  

 
 
2. CERTIFICATE OF APPROPRIATENESS 

 
1. APPROVE a Certificate of Appropriateness 503 Boal Street per plans by the 

applicant, Manjit Sambi, with their submission sated February 14, 2017 with 
the following condition:  
a. The wood shall be stained.  

 
2. FINDING:  The Board makes this determination per Section 1435-09-2: 

a. That the property owner has demonstrated by credible evidence that the 
proposal substantially conforms to the applicable conservation guidelines.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        

 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 





























































ITEM 2 May 8, 2017 

APPLICATION FOR 
ZONING RELIEF AND  

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: ZH20170051/COA2017027 
APPLICANT:  Platte Architecture and Design  
OWNER:  Model Management (under contract)  
ADDRESS:  1800 Logan Street  
PARCEL:  0133-0003-0090  
ZONING:  CC-P   
OVERLAYS:   Over the Rhine Historic District  
COMMUNITY: Over the Rhine 
REPORT DATE: April 28, 2017 
HEARING DATE: May 8, 2017 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness to demolish a non-
contributing building and to build a parking lot. The parking lot is a conditional use in a 
CC-P district.  
 
Details of Zoning Relief Required: 

 §1409-08:  Land Use Regulations list parking facilities in CC-P as a conditional use. 

A conditional use will be required 

 §1425-29(a)  Parking lots must provide a perimeter landscape area of at least three 

feet in width. No perimeter landscaping is provides on the east or north sides.  A 

dimensional variance of 3 feet will be required.  

 
Existing Conditions: 
1800 Logan Street is a circa 1986 one story brick building that is set back from the 
street and is bounded by Logan Street on the west, Elder Street on the south and 
Campbell Alley on the east. The property is bordered by existing buildings to the north. 

 

Proposed Conditions: 
The proposal is to demolish a non-contributing building and build a parking lot  
containing:  

 3 foot perimeter landscaping along Logan St and Elder Street 

 7 trees in the landscaping 

 4 foot black metal decorative fence along the perimeter on the west, south, 
and east lot lines.  

 A 6 foot privacy fence at the north  

 A 6 foot CMU wall (wall remaining from demolished building 
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 The lot will have 48 spaces with 4 ADA spaces.  
 

  

Figure 1: Street view of 1800 Logan Street.  Image provided by applicant 

 

 

Figure 2: Map of 1800 Logan Street. Map provided by applicant.   

Previous Review:  NA   
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409  Commercial 

Variance Requests: Section 1409  Development Standards  
   Section 1425  Parking Lot Landscaping Standards 
Variance Authority: Section 1445-07  

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-07AUGRVASPEXCOUS
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HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest 
   Section 1445-15 Standards for Variances  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 
Zoning Analysis: 
The applicant is requesting to build a parking lot which requires a Conditional Use 
permit in the CC-P zoning district. The applicant meets the requirements for the number 
of trees per Section 1425-29, which requires 1 tree per every 10 spaces. The applicants 
are providing 7 trees. The applicant is providing 3 foot landscaping along the public 
street perimeter lines, however is not providing it along the alley way or the north 
property line. Staff is supportive of this design as the applicants have provided 
landscaping along the public street right-of-ways and have provided screening with solid 
fences along the north to block the view of the parking lot from the adjacent yards. This 
provides more privacy and prevents access to the yards more so than a 3 foot 
landscape buffer would have done. If the applicants were required to put in a 3 foot 
landscaping buffer along the alley, parking spaces would be lost. The design maximizes 
the spaces on the lot while trying to meet the intentions of the zoning code by providing 
landscaping along the streets.  
 
The applicants are proposing entrance and exit along Logan Street and Findlay Street 
so that primary circulation is contained on the lot rather than requiring use of the side 
streets. Department of Transportation Engineering preferred the proposed layout.  
 
Below is analysis of the consideration factors for all of the requested zoning actions, 
utilizing Section 1445-13, General Standards; Public Interest. 
 
a. Zoning.  The proposed work conforms to the underlying zone district regulations 

and is in harmony with the general purposes and intent of the Cincinnati Zoning 
Code.   

 The underlying zoning is CC-P. A parking lot needs a conditional use in 
the CC-P zone. The property has parking lots adjacent to it to the west, 
south and southwest.  

 

b. Guidelines.  The proposed work conforms to any guidelines adopted or approved 
by Council for the district in which the proposed work is located.   

 The proposed work substantially conforms to the guidelines for the district. 
(Refer to Certificate of Appropriateness review below)  

c. Plans.  The proposed work conforms to a comprehensive plan, any applicable 
urban design or other plan officially adopted by Council, and any applicable 
community plan approved by the City Planning Commission. 

This project conforms to Plan Cincinnati in providing parking at the 
perimeter of a commercial district and clusters the parking together behind 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-13GESTPUIN
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-15STVA
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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buildings. While this property fronts onto streets, the main focus of 
buildings in this district is either onto Central Parkway or onto Elm.  

d. Traffic.  Streets or other means of access to the proposed development are 
suitable and adequate to carry anticipated traffic and will not overload the adjacent 
streets and the internal circulation system is properly designed.   

Traffic will not be impacted by demolition or construction of the parking lot. 
The lot has adequate planned circulation and will provide needed parking 
to the Findley Market area.  

e. Buffering.  Appropriate buffering is provided to protect adjacent uses or properties 
from light, noise and visual impacts.   

The landscape buffering with a 4 foot fence along the street and sidewalks 
provides a good buffer between the parked cars and the pedestrians. The 
6 foot privacy fence and walls provides better buffering than required 
perimeter landscaping as it prevents physical and visual access into the 
yards of the adjacent houses. Lighting will be at the center of the lot and 
not adjacent to the existing buildings. As there are no windows on the 
south faces of the adjacent buildings, the lights should not have an impact 
on the adjacent properties.  

f. Landscaping.  Landscaping meets the requirements of Chapter 1423, 
Landscaping and Buffer Yards.   

The landscape buffering with a 4 foot fence along the street and sidewalks 
provides a good buffer between the parked cars and the pedestrians. The 
6 foot privacy fence and walls provides better buffering than required 
perimeter landscaping as it prevents physical and visual access into the 
yards of the adjacent houses.  

 

g. Hours of Operation.  Operating hours are compatible with adjacent land uses.   
     This is not applicable. 

h. Neighborhood Compatibility.  The proposed work is compatible with the 
predominant or prevailing land use, building and structure patterns of the 
neighborhood surrounding the proposed development and will not have a material 
net cumulative adverse impact on the neighborhood.   

While parking lots are not a highly desirable visual use in urban 
neighborhoods, they are a necessity to be able to provide the parking for 
uses and residences. As the Findley Market area is continuing to 
redevelop so is the parking demand and parking requirements for the new 
uses. Selecting appropriate locations for parking that does not disrupt 
primary streetscapes or sacrifices historic buildings is key. The building 
being demolished is a non-contributing building and the location is an area 
that is already surrounded by parking lots. The buildings that surround the 
lot are oriented to other streets.  
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i. Proposed Zoning Amendments.  The proposed work is consistent with any 
proposed amendment to the zoning code then under consideration by the City 
Planning Commission or Council.  

 There are no proposed amendments under consideration that would 
 impact this proposed project. 

j. Adverse Effects.  Any adverse effect on the access to the property by fire, police, 
or other public services; access to light and air from adjoining properties; traffic 
conditions; or the development, usefulness or value of neighboring land and 
buildings.   

The demolition of the building will provide more light and access to air to 
the properties on the north and east. The applicants are proposing privacy 
walls and fences at these locations to make sure that privacy is 
maintained to these yards.  

k. Blight.  The elimination or avoidance of blight.  

Not applicable 

l. Economic Benefits.  The promotion of the Cincinnati economy.   
The proposed demolition will provide more parking to an area that is in 
need of parking, which will provide the opportunity for more visitor capacity 
to the Market and neighboring businesses and residences, including 
buildings owned by the applicant.   

m. Job Creation.  The creation of jobs both permanently and during construction.   
The proposed project will create temporary jobs during construction.  

n. Tax Valuation.  Any increase in the real property tax duplicate.   
Property taxes will likely decrease as a building will be removed from the 
lot. .   
 

o. Private Benefits.  The economic and other private benefits to the owner or 
applicant.   

The owner has an economic benefit to the proposed establishment as paid 
parking will provide an income to the property owner.  

p. Public Benefits.  The public peace, health, safety or general welfare.   
There is no measurable detriment to public peace, health, safety or 
welfare as a result of this proposed project. 

Standards for Variances per Section 1435-05-4 

(a)  Is necessary and appropriate in the interest of historic conservation so as not to 
adversely affect the historic architectural or aesthetic integrity of the Historic 
District of Historic Asset; or 

The proposed work will not have an adverse effect on the historic architecture 
or aesthetic integrity of the Historic District. The proposed parking lot is in an 
area that does not have a strong streetscape and it is adjacent to other 
parking facilities. The parking supports and is financed through funding 
associated with a significant reinvestment in the properties to the east facing 
Elm Street.   
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 (b)  Is necessary where the denial thereof would result in a deprivation of all 
economically viable uses of the property as viewed in its entirety.  In making such 
a determination, the Historic Conservation Board may consider the factors set forth 
in Section 1435-09-2 (aa) to (ff). 

The denial of the parking lot will not deprive the owner of all deprivation of 
economic uses of the property.  

 

Certificate of Appropriateness Review 
This project substantially meets the guidelines for the Over-the-Rhine Historic 
Conservation Overlay zone for demolition and for parking lots. 

 

Supplemental Demolition Guidelines for the Over-the-Rhine Historic District: 
1. The Historic Conservation Board, when acting on any application for a Certificate of 
Appropriateness seeking approval of demolition, may: 
 
2. Approve the demolition of a non-contributing building or a building of a later period 
and the demolition will not adversely affect the character of the streetscape or the 
district as determined by the Historic Conservation Board.  
 

The building is listed as a non-contributing building. It was built in 1986 and while 
the building is brick it does not meet the current standards for infill new 
construction. The building is not contributing to the architecture or character of 
the district and its location is such that there is not a substantial streetscape that 
the building is a part of. The building is located next to other parking lots.  

 
B. Specific Guidelines 
1. Parking Lots: Cars in parking lots should be screened from public view. Appropriate 
screening includes low masonry walls in conjunction with planting areas and 
landscaping, low masonry walls with wrought iron fencing and planting areas with 
landscaping and wrought iron fencing. Chain link fence along sidewalks is inappropriate. 
Parking lots with a capacity of 10 or more cars should contain trees within the lot as well 
as around the perimeter of the lot. Concrete curbs, not rolled asphalt bumpers, are 
appropriate edges for parking lots. 
 

The parking lot is screened from the public streets with a 3 foot planting area and 
trees with 4 foot tall black metal decorative fence. There are trees spaces and 
appropriate distances to create a screen and buffer while still providing views in 
the parking lot for safety.  
The applicants have also provided solid privacy fence and wall along the north 
side to create a buffer, privacy and protection to neighboring yards and 
properties.  

 
  



7 
 

Other Considerations: 

Prehearing Results: April 19, 2017. The applicant and representatives from Over-the-
Rhine Infill Committee were present. The infill committee doesn’t have objections to the 
application.    
 
Comments Provided to Staff: NA 
 
Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 

I. ZONING RELIEF 

 
A. APPROVE - §1409-08 - Conditional Use - per plans submitted by Platte 

Architecture and Design submitted 4.19.2017 to allow a landscaped surface 
parking lot.  

B. APPROVE - §1425-29(a) - Dimensional Variance - per plans submitted by 
Platte Architecture and Design submitted 4.19.2017 to allow for landscape 
perimeters along Logan Street and Elder Street, but not along Campbell Alley 
or the north property line.  

C. FINDING: The Board makes this determination that per Section 1435-05-4: 
1. Such relief from literal implication of the Zoning Code will not be materially 

detrimental to the public health, safety and welfare or injurious to property 
within the district or vicinity where property is located; and  

2. The applicants have provided 6 foot privacy walls and fences to properties 
at the north rather than landscape buffering in order to provide privacy and 
limit physical access to the yards of these properties.  
 

II. CERTIFICATE OF APPROPRIATENESS 
 

A. APPROVE a Certificate of Appropriateness for the demolition of a non-
contributing building the construction of a parking per plans submitted by 
Platte Architecture and Design submitted 4.19.2017 with the following 
conditions 
1. The curb cuts on Logan Street and Elder Street must get DOTE approval.  
2. The building permits must be issued within two years of the decision date 

or the Certificate of Appropriateness shall expire.  
 

B. FINDING:  The Board makes this determination per Section 1435-09-2: 
1. That the property owner has demonstrated by credible evidence that 

the proposal substantially conforms to the applicable conservation 
guidelines. 

2. The building is a non-contributing building that does not meet the current 
infill standards. 

3. The demolition of the building will not adversely affect the streetscape.  
4. The property is adjacent to 3 other parking lots.  



 

Permit Center   805 Central Avenue, Suite 500    Cincinnati, Ohio 45202 

P 513-352-3271     F 513-352-2579    www.cincinnati-oh.gov 

 

 

Date: 03-21-2017 

Location: 1800 Logan Street 

Request: demo of non-contributing building 

Zoning District: CC-P Over-the-Rhine Historic Conservation Overlay Zone.  

 

Applicant Name: Platte Architecture and Design 

Address: 202 Elder Street, Cincinnati OH 

 

 

Dear: Mr. Field 

 

The City of Cincinnati appreciates receiving your information regarding your proposed project. 

The purpose of this letter is to inform you that your proposed project will be required to get a 

Certificate of Appropriateness from the Historic Conservation Board as it is in a Historic 

Conservation Overlay Zone and is demolition of a non-contributing building. Attached to this 

letter is a copy of the Certificate of Appropriateness Application and the required documents. 

Please submit 3 copies of the application and the Documents Required that are checked. When 

you submit the copies of the application, the Documents Required Sheet must be submitted as 

well.  

 

Your request also does not comply with the City of Cincinnati Zoning Code for the following 

reason(s):  

1409-08: Land Use Regulations list parking facilities in CC-P as a conditional use. A conditional 

use will be required 

1425-29: Parking Lot Landscaping. One tree, two inches or more in caliper, must be planted 

for every ten parking spaces. This will require a numerical variance of 5 since 51 parking spaces 

are being provided.  

1425-29 (a: ) Parking lots must provide a perimeter landscape area of at least three feet in 

width. This will require a numerical. No perimeter is being proposed so a dimension variance of 

3 feet will be required.  

 

If you would like to access the City of Cincinnati Zoning Code please go to Title XIV of the 

Cincinnati Municipal Code. The Municipal Code can be accessed through a link on our 

department’s webpage at http://www.cincinnati-oh.gov/buildings/zoning-administration/.  

 

If you have any questions regarding the zoning hearing process or submission of your required 

documents, please contact Kasandra Maynes at 513-352-1559 or visit www.cincinnati-

oh.gov/boards - select Zoning Hearing Examiner. 

 

You may also contact me at the information listed below with zoning questions, concerns or to 

make an appointment.  

 

http://www.cincinnati-oh.gov/buildings/zoning-administration/
http://www.cincinnati-oh.gov/boards
http://www.cincinnati-oh.gov/boards


 

Permit Center   805 Central Avenue, Suite 500    Cincinnati, Ohio 45202 

P 513-352-3271     F 513-352-2579    www.cincinnati-oh.gov 

Sincerely,  

 
Beth Johnson 

Urban Conservator 

(p): 513-352-4848 

(e): beth.johnson@cincinnati-oh.gov 
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CINCINNATI’S HISTORIC CONSERVATION OFFICE

Certificate of Appropriateness Documents Required for Review

Historic Conservation Board Review Application Requirements 3 complete hard copies and a digital

copy provided on CD or emailed to beth.johnson@cincinnati oh.gov

Adjudication Letter from Historic Conservation Office.

COA Application form

A letter/narrative statement of intent and how the project meets the applicable guidelines

The Hamilton County Auditors record or other documentation showing property ownership

A letter/email of permission from the owner if a tenant applicant

Hard copies of supporting documents at the time of the application. Drawings format of 11x17

or 12x18 is preferred.

A list of the applicants’ witnesses and expert witnesses who you expect to testify at the hearing

or legal counsel, if any

8 business days before the hearing date 10 hard copies and a new digital copy in pdf or jpeg (if

changes occurred to the initial submission) for the final board packet. Drawings must be

formatted and retain the proper scale in 11x17 or 12x18.

Staff Review Application Requirements

COA Application form

The Hamilton County auditors record, a copy of your or other documentation showing

ownership of the property

A letter of permission to do alterations if a tenant applicant

Any applicable drawings or materials

Required for all New Construction, Major Alterations and Additions (including decks)

Site plans, elevations and/or perspectives, drawn at a scale with detail to show the location of

improvements on the site and the architectural design and exterior appearance of buildings and

structures on the site. These drawings and submission must include the following information (unless

waived by the Urban Conservator):

An index of drawings located on the first sheet

A scale (graphic required)

North arrows and Elevations labeled with NSEW, front side and rear labels

Context Map showing the building and context

Existing and proposed site plan including, north arrow, street names, building footprints, parcel

lines, and setback dimensions from all property lines labeled

All properties and their structures immediately adjacent to the site must also be included in the

site plan; a site section and/or site elevations, including any adjacent properties, may be

required for new construction.

Existing and proposed elevation drawings, floor plans, roof plans (with chimney locations)

Existing and proposed principal and accessory buildings, including location, dimensions, and

height labeled;

Driveways, sidewalks, walkways, terraces, and other paved surfaces;

Existing and proposed accessory structures, including walls, fences, porches, lighting, signs, and

other site improvements;

Existing and proposed landscape areas and materials, if proposed to be altered;

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔
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Proposed materials, textures, and colors. If the material is not a common material the applicant

may be required to include samples of materials or color samples.

Labeled photos of all sides of the building and a 1 block streetscape context in all directions

Site line drawings for any roof additions and show drainage

A color rendering, axonometric drawings and/or perspective of the proposed construction

(required on infill projects)

Required if applicable to the project Consult with the Urban Conservator on what will be required for

your project

Historic Sanborn Maps of the site

Window brochures and cut sheet

Roof product information (brochure)

Garage door brochures

Sample materials upon request

Fence drawings of style, fence brochures or photo of a sample fence

Signs; drawings, photo showing the sign on the building, mounting info, materials, colors and

illumination

Mature tree removal requires a letter from an arborist stating its poor health

All written correspondence submitted by the applicant and other affected persons

Tentative project schedule

Number of residential units and /or square feet of commercial space

Demolition (full or partial)

Demolition Case Sheet unless otherwise not required by the Urban Conservator

Variance/Condition Use/Special Exemption

Zoning Relief Application

Written statement explaining how your project meets the standards for all relief requested.

All required documents listed in the Zoning Relief Application

For additional questions contact Beth Johnson, Urban Conservator at 513 352 4848 or

urban.conservator@cincinnati oh.gov

* Note: The aforementioned information is general in nature. Additional information may be required by

the Urban Conservator.

✔

✔

✔

✔

✔

✔

✔

✔



	

	

March 22, 2017 
 
Beth Johnson 
Urban Conservator – City of Cincinnati 
 
1800 Logan St / 214-218 W Elder St 
COA Application Statement, Demolition Case Sheet, Zoning Relief Application Statement 
 
Dear Ms. Johnson, 
	
As requested, we are submitting a COA application as well as a Zoning Relief Application to your 
office regarding our proposed work at 1800 Logan St/ 214-218 W Elder St. We are seeking 
permission to demolish the existing, non-historic, non-contributing structure at this address, and 
install a temporary parking lot, that will support ongoing redevelopment in the area – including the 
current scattered-site Market Square Phase 2 project.  The parking lot will be a temporary 
construction, and will be replaced in 3-5 years.  At that time, either a permanent structured 
parking garage will take its place on this site, or a new structured garage will be located in a 
nearby location (in which case this lot would be redeveloped with new infill mixed-use 
construction).   
 
 
COA Application Statement:  
As mentioned above, the use of this site as a parking lot is a temporary solution, to be replaced in 
3-5 years. During this time period, we feel that while the proposed parking lot does not 
necessarily meet the full regulations of the Zoning Code (see below for Zoning Relief statement) 
it’s use as a parking facility and support of ongoing development around Findlay Market is 
significant. As such, we feel that the design, which does not include certain pieces of 
landscaping, is still appropriate for this particular urban area.  
 
 
Demolition Case Sheet: 
While the existing structure at 1800 Logan St. exists in a historic district, the structure itself is 
non-contributing according to the Over the Rhine Historic Guidelines. Thus, the demolition of this 
site will not negatively impact the historic fabric of the area. The existing structure features steel 
lintels, brick walls, and glass block windows. The construction does not necessarily compliment 
the historic Italianate fabric of the neighborhood.  
 
 
Zoning Relief Application Statement: 
We are requesting several Zoning Reliefs: 

 Our proposal includes the temporary development of this property as a parking lot. Per 
the zoning code of the City of Cincinnati (1409-08): Land use regulations list parking 
facilities in CC-P districts as a conditional use. We are requesting a conditional use be 
granted for the use of this site as a temporary parking facility in a CC-P district.  

 Per the zoning code of the City of Cincinnati (1425-29): Parking Lot Landscaping. One 
tree, two inches or more in caliper, must be planted for every ten parking spaces. This 
would require 5 trees be provided on our site. Since the parking lot will only exist for 3-5 
years, we are requesting a variance to not provide the required 5 new site trees. 



	

	
	

 Per the zoning code of the City of Cincinnati (1425-29 (a)): Parking lots must provide a 
perimeter landscape area of at least three feet in width. We are proposing to line the 
parking lot with a low fence, but are not proposing any additional landscaping (beyond 
what exists already). Given the temporary nature of the lot, and given our intent to 
support current development to the greatest extent possible until a structured parking 
facility is put into service, we are requesting a variance to not provide the required 3’-0” 
buffer. 

 
We are also submitting to you at this time the various plans, cut sheets, and other supporting 
documents requested in the Certificate of Appropriateness application and Zoning relief 
application. If you need any additional information from our office, or if you have any 
questions/concerns in regards to these applications, please do not hesitate to call or email. We 
look forward to hearing back from you, and to presenting to the HCB.  
 
Sincerely,  
 
 
 
 
 
LUKE F IELD 
RA | LEED-AP | AIA 
 

 
202 W. Elder St. – 4th Fl. 
Cincinnati, OH  45202 
www.plattedesign.com  
Office: (513) 871-1850 x.1007 
  



April 19, 2017 

Beth Johnson 
Urban Conservator – City of Cincinnati 

1800 Logan St / 214-218 W Elder St 
COA Application Statement, Demolition Case Sheet, Zoning Relief Application Statement 

Dear Ms. Johnson, 

As requested, we are submitting a COA application as well as a Zoning Relief Application to your 
office regarding our proposed work at 1800 Logan St/ 214-218 W Elder St. We are seeking 
permission to demolish the existing, non-historic, non-contributing structure at this address, and 
install a parking lot that will support ongoing redevelopment in the area – including the current 
scattered-site Market Square Phase 2 project.   

COA Application Statement:  
While not ideal in an urban environment, the site is located in an area that already contains a 
number of such surface lots – as such, we don’t think this lot will adversely affect the 
neighborhood.  

Demolition Case Sheet: 
While the existing structure at 1800 Logan St. exists in a historic district, the structure itself is 
non-contributing according to the Over the Rhine Historic Guidelines. Thus, the demolition of this 
site will not negatively impact the historic fabric of the area. The existing structure features steel 
lintels, brick walls, and glass block windows, and does not necessarily compliment the historic 
Italianate fabric of the neighborhood.  

Zoning Relief Application Statement: 
Our proposal includes the development of this property as a parking lot. Per the zoning code of 
the City of Cincinnati (1409-08): Land use regulations list parking facilities in CC-P districts as a 
conditional use. We are requesting a conditional use be granted for the use of this site as a 
parking facility in a CC-P district.  

We are also submitting to you at this time the various plans, cut sheets, and other supporting 
documents requested in the Certificate of Appropriateness application and Zoning relief 
application. If you need any additional information from our office, or if you have any 
questions/concerns in regards to these applications, please do not hesitate to call or email. We 
look forward to hearing back from you, and to presenting to the HCB.  

Sincerely,  

LUKE F IELD 
RA | LEED-AP | AIA 

202 W. Elder St. – 4th Fl. 
Cincinnati, OH  45202 
www.plattedesign.com  

Office: (513) 871-1850 x.1007
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SHEET LIST

DEMOLITION & PARKING LOT PROPOSAL
MARKET SQUARE - PHASE 2

ARCHITECT

PLATTE ARCHITECTURE + DESIGN
202 W. ELDER ST., 4TH FLR

CINCINNATI, OH 45202
(513) 871-1850

NOT TO SCALE
1

CONTEXT MAP

ARCHITECTURAL

A0 COVER SHEET

A1 SITE AERIAL IMAGE
A2 EXISTING CONDITIONS PHOTOS

A3 SITE DEMOLITION PLAN
A4 PROPOSED PARKING LAYOUT SITE PLAN

PROJECT DESCRIPTION

THE PROJECT IS THE DEMOLITION OF AN EXISTING NON-HISTORIC STRUCTURE AT 1800
LOGAN STREET AND SUBSEQUENT DEVELOPMENT OF THE PROPERTY AS A PARKING LOT TO

SUPPORT ONGOING REDEVELOPMENT IN THE AREA, INCLUDING THE CURRENT
SCATTERED-SITE MARKET SQUARE PHASE 2 PROJECT.

1800-1814 LOGAN ST. / 214-218 W. ELDER ST.
CINCINNATI, OH. 45202

CIVIL ENGINEER

BAYER/BECKER
1404 RACE STREET STE. 204

CINCINNATI, OH 45202
(513) 834-6151
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NOT TO SCALE
1

AERIAL IMAGE SHOWING DEMOLITION LOCATION
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NOT TO SCALE
1

EXISTING CONDITIONS IMAGES

VIEW OF 1800 LOGAN STREET - FROM LOGAN, LOOKING EAST

VIEW OF 1800 LOGAN STREET - FROM CORNER OF ELDER AND LOGAN, LOOKING NORTH-EAST VIEW OF 1800 LOGAN STREET - FROM CORNER OF ELDER AND CAMPBELL, LOOKING NORTH-WEST

VIEW OF 1800 LOGAN STREET - FROM CAMPBELL, LOOKING WEST
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LIST OF WITNESS 

1. LUKE FIELD – ARCHITECT 

2. MATTHEW STOLL – PROJECT DESIGNER 

3. MICHELLE RUSH – PROJECT DESIGNER 

4. JASON CHANLEE – OWNER REPRESENTATIVE 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



TENTATIVE PROJECT SCHEDULE 

July 2017 
October 2017   
December 2017  
March 2018  

– Permitting of demolition/Construction complete
– Demolition begins
– Construction begins
– Parking lot placed in service
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Square Picket	 3⁄4” Sq. x .055	 3⁄4” Sq. x .055	 	
	 Thickness	 Thickness	 	

Monticello Balluster	 3⁄4” Round x .070	 3⁄4” Round x .070	 	
Round	 Thickness	 Thickness	 	

Hand Rail Top Cap	 1.337 H x 2.250 W	 1.700 H x 2.250 W	 	
Franklin	 0.080 Thickness	 0.080 Thickness	 	

Jefferson	 1.337 H x 2.250 W	 1.692 H x 2.250 W	 	
	 0.080 Thickness	 0.080 Thickness	 	

Madison	 1.601 H x 2.000 W	 2.050 H x 2.500 W	 	
	 0.080 Thickness	 0.080 Thickness	 	

Hamilton	 2.488 H x 1.716 W	 2.491 H x 2.078 W	 	
	 0.080 Thickness	 0.080 Thickness	 	

Bottom Rail	 1.305 H x 1.352 W	 1.305 H x 1.352 W	 	
	 0.070 Thickness	 0.070 Thickness	 	

Boss Screw Posts	 2” x 2” x 0.080	 2” x 2” x 0.080	 	
	 2” x 2” x 0.125	 2” x 2” x 0.125	 	 	
	 21⁄2” x 21⁄2” x 0.100
	 3” x 3” x 0.125

Spacing Between	 3 5⁄8”	 3 5⁄8”	 	
Pickets	 (1 3⁄8” Available)	 (1 3⁄8” Available)	 	

Post Spacing	 72 1⁄2” on Center	 72 1⁄2” on Center	 	
	 Based on 2” Post	 Based on 2” Post	 	 	
	 (8’ Wide Available)	 (8’ Wide Available)	 	

Heights Available	 36” & 42”	 36” & 42”	 	

Signature Columns	 6” x 6”	 6” x 6”	 	
	 Round or Square	 Round or Square	 	 	
	 0.100 Thickness	 0.100 Thickness	 	

	 8” x 8”	 8” x 8”	 	 	
	 Round or Square	 Round or Square	 	 	
	 0.100 Thickness	 0.100 Thickness	 	

Components	 Commercial	 Commercial 	 	 	
	 	 Continuous	 	

Railing Specifications
Finish:                           
Advanced Powercoat™ allows 
us to produce a high quality, 
long lasting finish, which is 
also environmentally friendly. 
Powercoat is twice the thickness 
and hardness of a typical baked 
enamel finish. Meets AAMA  
2604-5 standards for the ultimate 
in durability and UV protection.

Materials:
All Signature Collection railing 
components are extruded from 
Ultrum™ 6005-T5 alloy, with a 
minimum ultimate strength of 
35,000 psi.  Every railing system 
is assembled with stainless steel, 
corrosion resistant fasteners. 
Signature Collection posts 
come in a variety of thicknesses. 
Designer Accessories are zinc 
die cast aluminum. All Designer 
Accessories are Powercoat™ 
finished.

Environmentally Responsible
Ultra is proud to use recycled 
aluminum in our products. 
Aluminum is the most commonly 
recycled metal in the world. Our 
Powercoat™ coating process 
is environmentally friendly and 
virtually pollution-free. 

Ultra Aluminum         
Lifetime Warranty
Ultra Aluminum fence and railing 
products are guaranteed for life 
against defects in workmanship 
and/or materials.The Powercoat™ 
finish on all fencing and railing by 
Ultra Aluminum is guaranteed for 
life against cracking, peeling or 
chipping. Visit our website for 
more information and a copy of 
the warranty.

UAR-250-3R 
Three Rail

UAR-200 2R Two Rail UAR-200 3R Three Rail

Signature Glass Railing

UAR-250-3RS 
Three Rail with Spears

Signature has more handrail designs than 
most of our competitors, with a profile and 
color to fit all types of architecture. 

Design Options

Franklin Jefferson HamiltonMadison

Profile Options

Ultra Fencing, Railing, Gates and Designer 
Accessories are available in nine classic colors 
as well as custom specified hues. All colors 
are applied with a special Powercoat™ finish to 
resist harsh weather and heat.

Colors
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ITEM 3 May 8, 2017 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #:  
APPLICANT:  New Republic Architecture 
OWNER:  3CDC 
ADDRESS:  1614 Elm Street 
PARCELS:  094-0008-0010 
ZONING:  RM 1.2 (Residential Multi-family)/Historic District Overlay 
OVERLAYS:   Over-the-Rhine  
COMMUNITY: Over-the-Rhine 
REPORT DATE: April 28, 2017 
HEARING DATE: May 8, 2017  
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) to demolish the 
building due structural failure and cost prohibitive to rehabilitate the building.   
 
Existing Conditions: 
The project location is 1614 Elm Street. The building is listed as a contributing building 
in the Over-the-Rhine Historic District. It is a circa 1865 Greek Revival frame two story 
building that has had many alterations. The building has multiple layers of replacement 
siding and non-original doors and windows.  
 

 
Figure 1: 1614 Elm Street. Image from Google Street Views. 
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Figure 2: Map of 1614 Elm Street. Map provided by Cagis Maps. 

Proposed Conditions: 
The proposal is to demolish the building to be able to sell the lot for redevelopment. The 
applicants wish to demolish the building prior to plans for a new development being 
presented to the board.  
 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405  Residential Multi-Family 
Variance Request: N/A 
Variance Authority: Section 1445-07 HCB authority: Section 1435-05-4   
Variance Standard: Section 1445-13 General Standards: Public Interest 
   Section 1445-15 Standards for Variances  
Overlays:  N/A 
Historic Landmark/Reg:  Over-the-Rhine Historic District  
COA Standard: Section 1435-09-2 Certificate of Appropriateness; Standard of 
Review 

Staff comments on the Specific Guidelines for Demolition of Buildings: 

The applicants originally applied for a Certificate of Appropriateness in September 2016. 

The applicants requested a postponement while a couple of interested parties, Over-

the-Rhine Museum and OTR Adopt, evaluated the building to purchase. Both parties 

decided not to purchase the property and the applicants have decided to proceed.  
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Staff has also toured the building. The building has been altered overtime and there is 

not much original fabric left or in good condition. The building is leaning and had severe 

wood rot throughout the building due to leaks and exposure.  

 

Demolition shall not be permitted unless one of the following conditions exists:  
 

(1) Demolition has been ordered by the Director of Buildings & Inspections for reasons 
of public health and safety;  

 
 While demolition has not been ordered, the Property Maintenance Code Division of 

the Buildings & Inspections department has many citations against the property 
since 2009 in regards to mold and rat infestation and a series of other building 
maintenance issues. (Attachment A) The building has been listed as vacant since 
2010.  

 
 The Urban Conservator has witnessed that the building does have sever 

deterioration and is out of plumb and is leaning to the south.  
 
(2) The owner can demonstrate to the satisfaction of the Historic Conservation Board 

that the structure cannot be reused nor can a reasonable economic return be gained 
from the use of all or part of the building proposed for demolition;  

 
A) Test 1 - Can the structure be reused? 

 
The building is in a state of deterioration. While the building could be reused as a 
residence as it is located in an RM 1.2 zoning district, significant rehabilitation 
would have to occur to bring the building up to the minimum property 
maintenance code requirements.  
 
In the structural report submitted by Advantage, it states that in order to make the 
building structurally sound, the majority of original beams and supports would 
have to be replaced. In essence the building would have to be rebuilt.  
 

B) Test 2 - Can a reasonable economic return be gained from the use of all or 
part of the building? 
 
Zoning Code Section 1435-09-2 Certificate of Appropriateness; Standards of 
Review establishes factors the Historic Conservation Board shall consider in 
determining if a property owner has demonstrated an economic hardship by 
credible evidence. These factors are: 
 
(i) Will all economically viable use of the property be deprived without 
approval of a Certificate of Appropriateness? 
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As a RM 1.2 zoning property, the majority of the permitted uses are residential 
uses including, single family, two or three family units. All of these uses would 
require a rehabilitation of the property. Basic stabilization costs for the building 
are estimated to be $130,000. This stabilization does not include rehabilitation 
expenses. With rehabilitation expenses the total cost of the project would be 
closer to $520,000-$540,000 depending on if the project goes for federal tax 
credits. The increased cost is due to the increased cost of architectural fees for 
time spent on Historic Tax Credit consultation.  
 
The building is 2280 square feet. The hard costs for the rehabilitation, not taking 
into account insurance or debt service is $478,800 which makes the rehabilitation 
costs at $210/sf. The sales and listing records for 2016 in area code 45202 within 
Over-the-Rhine show that for rehabilitated projects the costs are ranging from 
$140/sf (219 Wade Street) to $191/sf  (218 Orchard) and even $195/sf (1517 Elm 
Street).  

 
(ii) Will the reasonable investment-backed expectations of the property 
Owner be maintained without approval of a Certificate of 
Appropriateness; and  
 
In the Documentation Justification document, the purchase price of the building 
(Question 1) was $41,500. The last two Hamilton County assessments have the 
property listed at $5050 and $5000. (Question 4).  
 
The applicant provided rehabilitation numbers and the costs for rehabilitation are 
almost 13 times more than the cost of the building.  
 
(iii) Whether the economic hardship was created or exacerbated by the 

property Owner. 
 
The current owners bought the property in a state of deterioration and blight. The 
current property owners have maintained the property in its current state and the 
building has not deteriorated more than it was previously.  
 
In evaluating the above factors for economic hardship, the Historic Conservation 
Board may consider any or all of the following:  
 
(iii)(aa) A property's current level of economic return; 
 
Currently the property is vacant and is not creating an economic return for the 
property owners. The current property cost includes basic insurance and property 
taxes for 2014 and 2015 totaled $2,664.24.  
 
(iii)(bb) Any listing of property for sale or rent, price asked, and offers 
received, if any, within the previous two years, including testimony and 
relevant documents; 
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In Question 8 of the Documentation Justification document the applicant states 
that the properties have not been listed for sale due to deterioration of the 
building.  The owners did let interested parties look at the property between 
November 2016 and March 2017. The two parties that had initially expressed 
interest have decided to pass on purchasing the building from the current 
owners. Staff has confirmed with both parties that they are not pursuing acquiring 
the building. 
 
(iii)(cc) The feasibility of alternative uses for the property that could earn a 
reasonable economic return; 
 
Due to the zoning, the property would be permitted to be used as a residential 
building. There are also conditional uses that would be permitted with a 
conditional use hearing.  However, those uses would also require a rehabilitation 
of the building including basic stabilization.  
 
(iii)(dd) Any evidence of self-created hardship through deliberate neglect or 
inadequate maintenance of the property; 
 
The property was vacant, in poor condition and structurally unsound when the 
property was purchased.  
 
(iii)(ee) Knowledge of landmark designation or potential designation at time 
of acquisition; and/or 
 
The applicants knew that the property was in a Local Historic District when they 
bought the properties in May 2015.  
 
(iii)(ff) Economic incentives and/or funding available to the Applicant 
through federal, state, city, or private programs. 
 
Depending on the end use of the building would depend on if tax credits were to 
be used. If the owners kept the property and had it as a rental they might be able 
to use Historic Tax credits. The applicants have provided 2 proformas showing 
the use of Historic Tax credits, both federal and state. Even with the use of both 
eligible incentives the property would still not make an economic return.  

 
(3) The owner is a non- profit corporation or organization and can demonstrate to the 

satisfaction of the Historic Conservation Board the denial of the application to 
demolish would also deny the owner the use of the property in a manner 
compatible with its organization purposes and would amount to a taking of the 
owner’s property without just compensation.  
 
The applicants have not provided information to justify this argument.  
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(4) The demolition request is for a garage or an inappropriate addition, and the 
demolition of said structure will not adversely affect the streetscape as 
determined by the Historic Conservation Board. 
 
The building is a principal building listed as a contributing building in the Over-
the-Rhine Historic Conservation District.  

 

Supplemental Demolition Guidelines for the Over-the-Rhine Historic District 

(5) Approve the Demolition of a non-contributing building or a building of a later 
period and the demolition will not adversely affect the character of the 
streetscape or the district as determined by the Historic Conservation Board.  
 
The building is listed as a contributing building to the Over-the-Rhine Historic 
Conservation District.  

 
(6) Approve the demolition if it is necessary to carry out an Urban Design Plan or an 

Urban Renewal Plan, approved by Council or a Planned Unit Development.  
 
The demolition is not part of an Urban Design Plan or an Urban Renewal Plan 
approved by Council or a Planned Unit Development 
 

(7) Delay or deny the application if it finds that the reason the structure cannot be 
reused for any use of the owner cannot realize a reasonable economic return for 
the use of all or part of the building or from the sale of the property proposed for 
demolition is that the owner has failed to provide the minimum maintenance 
required by the Zoning Code through willful action or neglect.  
 
Refer to Question (2) above for justification as to a reasonable economic return 
for the building.  
 

(8) New Construction on the cleared site will be subject to the guidelines for new 
construction and site improvements for the Over-the-Rhine Historic District.  

 
As the building is within the Over-the-Rhine Historic District is will be required to 
comply with the Guidelines on any new project at the site.  

Other Considerations: 

Prehearing Results:  
A prehearing was held on 9/27/2016 for the property. The applicants and 
representatives from Cincinnati Preservation Association were present.  
A prehearing was held on April 19, 2017. The applicants and a representative from the 
Over-the-Rhine Infill Committee were present.  
 
Comments Provided to Staff: N/A 
 
Consistency with Plan Cincinnati (2012): N/A 
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Recommendation: 
 
Staff recommends the Historic Conservation Board take the following actions:  
 
A. CERTIFICATE OF APPROPRIATENESS: 

1. APPROVE a Certificate of Appropriateness for demolition of 1614 Elm Street 
based on the credible evidence provided by applicant in their submission 
dated September 27, 2016 and subject to the following conditions: 
a. The building shall not be demolished until new plans for redevelopment 

are submitted for building permits. 
b. Any new building design shall have to be approved by the Historic 

Conversation Board and must comply with the new construction guidelines 
for Over-the-Rhine Historic District.  

c. The building permits must be issued within two years of the decision date 
or the Certificate of Appropriateness shall expire.  

 
2. FINDING:  The Board makes this determination per Section 1435-09-2: 

a. That the property owner has demonstrated by credible evidence that the 
proposal substantially conforms to the applicable conservation guidelines. 

b. That the Applicant and/or the property Owner has demonstrated by 
credible evidence the property is in a severe state of deterioration 

c. That the Applicant and/or the property Owner has demonstrated by 
credible evidence that the structure cannot be reused in its current state 
nor can a reasonable economic return be gained from the use of all or part 
of the building proposed for demolition due to the rehabilitation costs of 
the building.   



































 

 

 

 
May 1, 2017 
 

The Historic Conservation Board 
c/o Beth Johnson 
Urban Conservator 
513-352-4848 
beth.johnson@cincinnati-oh.gov    
 
Re: 1614 Elm Street 
OVER-THE-RHINE HISTORIC DISTRICT 
 

Ms. Johnson and Historic Conservation Board members, 

The building at 1614 Elm Street is a simple, wood frame structure important, not because of its stature or 
elaborate cornice line, but because it is simple housing stock that has survived since before the Civil War. 
It is a testament to modest lives lived in the neighborhood as larger and more ornate buildings were built 
around it. Today it sits crumbling; its saturated and warped frame, covered in vinyl siding, can no longer be 
feasibly salvaged, we recognize that fact. We also recognize that the building’s deterioration did not just 
happen recently under current ownership; it has taken decades of neglect by 6+ other owners to get to 
this point.  

 

Despite losing more than 50% of its historic building stock, Over-the-Rhine continues to display its original 
dense, urban development patterns imbuing the neighborhood with a sense of time and place, a 
nineteenth century community. Our challenge is one of stewardship; as half of the historic district’s land 
becomes available for infill development, the character of the neighborhood will change as 21st century 
development competes for our attention. Despite local and national historic status since the 1980s, we 
continue to lose too many buildings to abandonment or neglect. Every building we lose compounds the 
challenge of stewardship as infill development rearranges perception of historic streetscapes.  

 

We value the work that the Historic Conservation Office and Buildings & Inspections Department does to 
enforce VBML requirements and the maintenance and continued care by local and out-of-state owners of 
historic properties. So that other buildings do not reach the same demise as 1614 Elm, the Over-the-Rhine 
Foundation offers our resources and support to the City to ensure that historic buildings are maintained or 
that these properties are removed from negligent owners so that responsible stewards can have the 
chance to bring them back to life.  

 
Respectfully Submitted, 
 

 
W. Kevin Pape 
President 
OTR Foundation 
 
CC: Art Dahlberg, Graham Kalbli, Tyler Zurick 
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