
  

***AGENDA*** 

HISTORIC CONSERVATION BOARD 

MONDAY, NOVEMBER 23, 2015 – 3:00 PM 

J. MARTIN GRIESEL ROOM 

II CENTENNIAL PLAZA – 7TH FLOOR 

805 CENTRAL AVENUE 
 

CALL TO ORDER 
 

DISCUSSION ITEMS: 

CERTIFICATES OF APPROPRIATENESS (TABLED FROM OCTOBER 26, 2015) 
 

1. 1332 Republic Street: Certificate of Appropriateness for a roof terrace above a single-story 

structure in the Over-the-Rhine Historic District (Kellam) 
 

2. 210 Wade Street & 225 Kemp Alley; 212 Wade Street & 225 Kemp Alley: Certificate of 

Appropriateness for new construction (Kellam) 
 

CERTIFICATES OF APPROPRIATENESS AND ZONING RELIEF 

3. 1424 Elm Street: Certificate of Appropriateness and dimensional variance for new construction 

in the Over-the-Rhine Historic District (Strunc) 
 

4. 210-213 & 215-221 West 15
th

 Street: Certificate of Appropriateness and dimensional variances 

for new infill construction in the Over-the-Rhine Historic District (Strunc)  
 

OTHER BUSINESS 
 

5. The appropriateness of wood composite windows (Strunc) 
 

6. Adoption of the 2016 Historic Conservation Board Meeting Schedule. 
 

ADJOURN 



  ITEM 2 
 
Honorable Historic Conservation Board     November 23, 2015 

Cincinnati, Ohio 

 

 

SUBJECT: 210,212 WADE STREET AND 223, 225 KEMP ALLEY 

ADENDUM (TABLED ITEMS FROM 10/26/15 MEETING 

OVER-THE-RHINE HISTORIC DISTRICT 
 
 

APPLICANT: Luke Bennett, developer and owner 

 

TYPE OF REQUEST: Providing more information on the proposed rain screen and revisions 

to the curved cornice 

 

BACKGROUND AND DESCRIPTION:  On October 26, 2015, the Historic Conservation 

Board approved the majority of this proposed housing development. There were two items that 

were tabled: the proposed rain screen and the curved cornice. 

 

The applicant has submitted additional information on the rain screen product (refer to the 

packet) and the applicant will be bringing in an actual sample of the product. In addition, the 

curved cornice has been revised to be more of a flat cornice although the frieze boards in the rain 

screen material have a radius to them. 

  

DISCUSSION: Staff still feels the wood rain screen is not compatible with the district and 

predominately wood sided front facades are not prevalent in Over the Rhine. Staff conditions any 

approval on eliminating the wood rain screen on those buildings. 

 

The curved cornice has been revised to be flat and is compatible with the district. The revised 

cornice substantially meets the guidelines for the Over-the-Rhine Historic District. 

 

RECOMMENDATION: Staff recommends the Historic Conservation Board take the following 

actions: 

1. Deny the proposed rain screen on 210, 212 Wade Street and 223,225 Kemp Alley 

finding that the proposed construction does not substantially meet the guidelines 

for the historic district as stated in Section 1435-09-2 of the Cincinnati Zoning 

Code finding that the property owner has not demonstrated by credible evidence 

that the proposal substantially conforms to the applicable conservation guidelines. 

 

2. Approve the revised flat cornice at 223 Kemp Alley finding that the proposed 

construction does substantially meet the guidelines for the historic district as 

stated in Section 1435-09-2 of the Cincinnati Zoning Code finding that the 

property owner has demonstrated by credible evidence that the proposal 

substantially conforms to the applicable conservation guidelines. 



























































ITEM 3 November 23, 2015 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

AND 
DIMENSIONAL VARIANCES 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #:  
APPLICANT:  Tom and Jerry Henke 
OWNER:  Tom and Jerry Henke 
ADDRESS:  1424 Elm Street 
PARCELS:  081-0002-0363-00 
ZONING:  Residential Multi-Family (RM -1.2) 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: November 17, 2015 
HEARING DATE: Pre-Hearing November 17th at 9:30 AM 
STAFF REVIEW: Angie Strunc, Interim Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) and front yard, rear 
yard and side yard dimensional zoning variances to construct a new two-family 
residence in Over the Rhine. 
 
Existing Conditions: 
1424 Elm Street is currently a vacant lot on the east side of the street, just south of 15th 
Street.  The rear of the property abuts Osborn Alley where garage access will be 
sought.  The adjacent parcel to the north has new residential construction and the 
adjacent parcel to the south is currently vacant. 
 
Proposal/ New Construction: 
The proposed project includes a 4-story, two-family residence including a single car 
garage plus parking pad for each unit with alley access. 
 
New construction incorporates the following: 

1. Frame construction – 4 stories high on the primary façade and with staggered 
setbacks on the rear to accommodate roof decks. 

2. The primary façade sits back from the property line at the right of way 
approximately 6’-0” feet.  This was done to align with the adjacent residential 
structure and allow for a small courtyard area where entrance stairs could be 
located.  There will be a low wrought iron fence and gate at the property line. 

3. The primary Elm Street façade and partial of the south exposed façade will be 
brick with the remainder being a fiber cement board siding. 

4. The south elevation has a set back to allow for window openings on this 
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façade.  Future infill on the adjacent vacant lot will block visibility from the 
right of way. 

5. Mansard style roof on the primary façade with dormers.  Synthetic slate 
shingles.  Primary roof is low slope membrane with aluminum gutters and 
downspouts.  Proposed wrought iron roof cresting at the ridge. 

6. Windows proposed are wood composite sash and sills, vinyl cladding on the 
exterior, wood interior, bronze color, double hung 1/1. (Andersen 400 Series).  
The south façade has 3 fixed windows proposed. 

7. Cast stone window surrounds, sills and bands as shown on the elevations. 
8. Exterior deck railings on the rear elevation shall be black aluminum with 

vertical pickets. 
9. Garage doors are insulated fiberglass with window. 
10. Primary façade door proposed is solid mahogany, 4-panel with an arched top 

and transom. 
11. Decorative wood and PVC cornice. 
                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                               

Previous Reviews:  
N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405  RM-1.2 Residential Multi-Family Districts 
       
Variance Request: 1405-07 Dimensional Variances – Front, Side and Rear Yard 

Setbacks, Maximum Height                     
Variance Authority: 1435-05-4 
Variance Standard: 1445-13 General Standards; Public Interest 
   1445-15 Standards for Variances 
Overlays:  N/A 
Historic District/Reg:   Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 
Details of Zoning Relief Required: 
 

 Per Section 1405-07 – Development Regulation –Residential Multi-Family 
Districts: New two-family residential development requires a front and rear yard 
setback of 20 feet and a side yard setback of 3 feet/6 feet total. The proposed 
structure will be built with a 6’-0” front yard setback and a 18’-0” rear yard 
setback to the property line.  The proposed structure has a 2 to 4 inch side yard 
setback.  A 14-foot front yard Dimensional Variance is required.  A 4-foot 
rear yard Dimensional Variance is required.  A 3 feet/6 feet total side yard 
Dimensional Variance is required. 
 

 Per Section 1405-07 – Development Regulation –Residential Multi-Family 
Districts: New two-family residential development requires a maximum building 
height of 35 feet.  The proposed structure will be built to 44 feet and 4.75 inches.  
A 8-foot and 7.25 inches building height Dimensional Variance is required.   

http://www.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/over-the-rhine-historic-district/
file:///C:/Users/matthew.shad@cincinnati-oh.gov/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/IQ23MFSG/§%201435-09-2.%20-%20Certificates%20of%20Appropriateness;%20Standards%20for%20Review
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Zoning Analysis: 
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 RM-1.2.  New residential two-family construction 
is permitted.   

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 use 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.   

The new two-family home increases parking opportunities in the 
neighborhood.    

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

This is not applicable for the proposed use. 

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

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

(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 use will not have an adverse impact on the neighborhood.  
Residential uses are compatible uses for the nature of the street.  

(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 
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conditions; or the development, usefulness or value of neighboring land and 
buildings.   

  There are no adverse impacts anticipated for the proposed use. 

(k) Blight.  The elimination or avoidance of blight.  
 The proposed use will decrees blight in these current vacant lots. 

(l) Economic Benefits.  The promotion of the Cincinnati economy.   
  These properties will become a tax generating parcels. 

(m) Job Creation.  The creation of jobs both permanently and during construction.   
 Jobs may be created during construction. 

(n) Tax Valuation.  Any increase in the real property tax duplicate.   
  These new structures will increase the taxable value of the property. 
 

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

The owner has an economic benefit by creating new housing. 

(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 Dimensional Variance per Section 1445-15 

(a)  Owing to special circumstances or conditions pertaining to a specific piece of 
property, the strict application of the provisions or requirements of this Code or the 
Land Development Code, as applicable, are unreasonable and would result  in 
practical difficulties. 

Requiring the front, rear and side yard setbacks would make a buildable area too 
small to create an economically viable home site.  The density provisions of the 
zoning code allow for higher densities of dwellings per acre.  Maintaining the 
setbacks are in contradiction to the overarching desire for dense housing 
development contemplated in the district.   

 (b)  The variance is necessary for the preservation and enjoyment of a substantial 
property right of the applicant possessed by owners of other properties in the 
same district or vicinity. 

Many of the buildings, both residential and commercial are built with 0 ft. 
setbacks.  Requiring a different standard for new buildings is a substantial 
hardship in the ability to utilize a vacant site in a similar manner to homes 
constructed in the existing neighboring historic buildings. 

 
Certificate of Appropriateness Review 
Staff feels the proposed new construction is generally appropriate in the Over-the-Rhine 
Historic District. The new construction substantially meets the Over-the-Rhine Historic 
District guidelines with regard to scale, massing, materials and detailing.   

1. Composition 
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a. A base, middle and top are expressed with material change, horizontal 
bands, detailing and a strong cornice that terminate the uppermost part of 
the building. 

2. Roof 
a. The proposed design is second empire Italianate style with a mansard roof 

and dormers on the primary façade.  The applicant proposes a synthetic 
slate shingle.  While the mansard roof is certainly not predominant in Over 
the Rhine, the style does exist on this block and nearby buildings to the 
north. 

3. Window Openings 
a. Individual windows have a vertical emphasis with proper proportions and 

details with cast stone lintel and sill. 
4. Storefronts – N/A 
5. Setback 

a. Shallow setback is consistent with the adjacent property to the north and 
has a defined edge with fencing behind the sidewalk. 

6. Rhythm 
a. Meets the character of the district. 

7. Emphasis 
a. Verticality expressed with overall massing. 

8. Height 
a. 4 stories and is within 1 story of adjacent buildings on the street. 

9. Materials 
a. Masonry construction with stone surrounds and metal railings meets the 

character of the district. 
 
Other Considerations: 
Prehearing Results:  
November 17, 2015 – The applicant and one other OTR resident was in attendance. 
There were questions but no major concerns. 
 
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:  
 
A. DIMENSIONAL VARIANCE 

1.  APPROVE the requested variance as per Section 1405-07 Development 
Regulation – Residential Multi-Family as outlined for 1424 Elm Street to allow: 

(a) Dimensional Variance of 14 feet, allowing for a 6 foot front yard 
setback.  

(b) Dimensional Variance of 2 feet, allowing an 18 foot rear yard setback.  
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(c) Dimensional Variance of 3-feet/6-feet total, allowing for a 0 ft./0 ft. total 
side yard setback.  

(d) Dimensional Variance of 8-foot and 7.25 inches, allowing a 44 ft, 4.75 
in total building height. 

 
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. CERTIFICATE OF APPROPRIATENESS 

1. APPROVE a Certificate of Appropriateness for the new construction at 1424 
Elm Street, per the plan dated 10/05/15 by Wilcox Architecture subject to the 
follow conditions: 
 

(a) Approval of driveway approaches and curb cuts by DOTE. 
(b) Proposed windows shall not have vinyl cladding on the exterior.  

Applicant shall submit to the Urban Conservator revised window 
product information for approval with building permit application. 

 
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 4 November 23, 2015 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

AND 
CONDITIONAL USES AND DIMENSIONAL VARIANCES 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #:  
APPLICANT:  Jeffery Mike, architect 
OWNER:  KMP Properties, LLC 
ADDRESS:  Proposed 210-218 W. 15th St. (Tax Parcel 081-0002-0187-00)  
  Proposed 215-221 W. 15th St. (Tax Parcel 081-0002-0209-00) 
PARCELS:  Currently 081-0002-0187-00 and 081-0002-0209-00 
ZONING:  Commercial Community-Pedestrian (CC-A) 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: November 18, 2015 
HEARING DATE: Pre-Hearing November 17th at 10:30 AM 
STAFF REVIEW: Angie Strunc, Interim Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA), conditional use 
variances and dimensional zoning variances for nine (9) new construction single family 
townhomes in Over the Rhine. 
Each single family dwelling is intended to be on separate deeded parcels and are zero 
lot line in nature and ultimate construction. 
 
Existing Conditions: 
210-218 W. 15th Street; approximate addresses for 5 townhomes are on the north side 
of the street; 215-221 W. 15th Street; approximate addresses for 4 townhomes are on 
the south side of the street.  All units are between Central Parkway and Elm Street on 
vacant land or soon to be vacant land.  All units will face 15th Street and have 20’-0” 
wide frontage. 
 
Proposal/ New Construction: 
 
All new construction projects below incorporate the following: 

1. Frame construction – 3 stories high except for Townhome ‘D’ which is 
proposed 4 stories high with roof access tower. 

2. Chiseled face CMU at the primary elevation ground floor with brick veneer on 
floors above.  Rear elevations have brick veneer on the ground floor and 
cement board siding on floors above.  Brick veneer banding at locations noted 
on elevations.  Cement board siding on Townhome ‘D’ roof access tower. 

3. The lower level is partially set below existing sidewalk elevation at 
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approximate 16 inches. 
4. The first floor primary entrance is set approximately 12’-0” above the sidewalk 

elevation with concrete stairs and decorative aluminum railing with vertical 
pickets. 

5. Cast stone window sills, window heads and water table band above the 
ground floor. 

6. Each unit has a wood and/or Fypon (high density polyurethane) projecting 
decorative cornice. 

7. Aluminum clad wood windows (Andersen), double hung 1/1 or 2/2 as shown 
on the elevations. 

8. Façade and ground floor doors will be four panel fiberglass (Pella).  Upper 
level floors will have full glass aluminum clad wood patio doors (Andersen).  

9. Two car garage accessible from the rear alley.  (Bashang Alley and Whetsel 
Alley).    Single car garage for Townhome ‘E’.  Each garage, except 
Townhome ‘D’, has a covered flat roof deck above with decorative aluminum 
railing with vertical pickets.  Each garage sits 5’-4” or 8’-6” from the rear 
property line at alley except for Townhome ‘D’ which sits 1’-0” from the rear 
property line.  Garage doors are insulated steel. 

10. Second and third floor construction sits back an additional 20’-8” from rear 
garage wall, except for Townhome ‘D’ which sits in line with the garage wall 
below at 1’-0” from the rear property line AND has a fourth floor. 

11. All units have rear roof decks. 
12. Low slope membrane roofing with aluminum gutters and downspouts. 

                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                           
Previous Reviews:  
On August 10, 2015, the Historic Conservation Board was presented a preliminary 
design review by the applicant.   
General comments from that meeting include the scale and massing is good and 
appropriate and to consider accessibility in your final design. 
There was discussion regarding the level of detail of the design proposal with regard to 
a desire to maintain a rhythm, breaks and variation without approaching replication of a 
historic structure. 
 
On September 14, 2015, the Historic Conservation Board reviewed and approved the 
demolition of an existing non-contributing structure at 218 W. 15th Street to clear land for 
this larger development. 
 

Applicable Zoning Code Sections:   
Zoning District: Section 1409  CC-A Community Commercial Auto 
       
Variance Request: 1409-07  Conditional Use - Dwellings on ground floor 
   1407-09 Dimensional Variance - Rear Yard Setback  
Variance Authority: 1435-05-4 
Variance Standard: 1445-13 General Standards; Public Interest 
   1445-15 Standards for Variances 
   1445-21 Standards for Conditional Uses 
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Overlays:  N/A 
 
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: 
 
Specifically outlined above for each property.  Generally three types: 

 Per Section 1409-07 - Land Use Regulations – Commercial Subdistricts: A 
residential use is only permitted only above the ground floor in a mixed-use 
building. Building is proposed to be a single family dwelling, as a townhome on 
an individual lot. A Conditional Use approval is needed. 
 

 Per Section 1409-09 – Development Regulation – Commercial Districts: New 
residential development require a rear yard setback of 25 feet when constructed 
in a commercial district. The proposed development will be subdivided into nine 
lots. Townhomes  ‘A’ – ‘E’ will be built to 5’-4” to the rear property line with the 
exception of townhome ‘D’ which will be built to 1’-0” to the rear property line. 
Townhomes ‘F’ - ‘I’ will be built to 8’-6” to the rear property line.  Various rear 
yard Dimensional Variance is required. 

 
Zoning Analysis: 
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-A.  New residential construction is permitted.  
The majority of the zoning considerations (lot area, front and side yard 
setback, building height, density) are all satisfied. 

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 use 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.   

These new single-family homes in some cases will take parking off the 
street.  Existing curb cuts along 15th Street can be eliminated thus creating 
more on street parking. 

http://www.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/over-the-rhine-historic-district/
file:///C:/Users/matthew.shad@cincinnati-oh.gov/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/IQ23MFSG/§%201435-09-2.%20-%20Certificates%20of%20Appropriateness;%20Standards%20for%20Review
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e Buffering.  Appropriate buffering is provided to protect adjacent uses or properties 
from light, noise and visual impacts.   

This is not applicable for the proposed use. 

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

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

(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 use will not have an adverse impact on the neighborhood.  
Residential uses are compatible uses for the nature of the street.  

(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 for the proposed use. 

(k) Blight.  The elimination or avoidance of blight.  
 The proposed use will decrees blight in these current vacant lots. 

(l) Economic Benefits.  The promotion of the Cincinnati economy.   
  These properties will become a tax generating parcels. 

(m) Job Creation.  The creation of jobs both permanently and during construction.   
 Jobs may be created during construction. 

(n) Tax Valuation.  Any increase in the real property tax duplicate.   
  These new structures will increase the taxable value of the property. 

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

The owner has an economic benefit by creating new housing. 

(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 Conditional Use per Section 1445-21 
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 The Board may approve a conditional use if and only if the conditional use is 
 specifically listed in the applicable zoning district use regulations.   

These uses are listed in the CC-A district.  Though the land is zoned 
commercial, it is situated on a side street, with no frontage on an arterial.  The 
street is residential in character and introducing commercial uses would not 
be harmonious with the block.  The site is surrounded by contributing historic 
buildings which will not be removed given their general condition.   

Standards for Dimensional Variance per Section 1445-15 

(a)  Owing to special circumstances or conditions pertaining to a specific piece of 
property, the strict application of the provisions or requirements of this Code or the 
Land Development Code, as applicable, are unreasonable and would result  in 
practical difficulties. 

Requiring the rear yard setback would make a buildable area too small to create 
an economically viable home site.  The density provisions of the zoning code allow 
for higher densities of dwellings per acre.  Maintaining the rear yard setback is in 
contradiction to the overarching desire for dense housing development 
contemplated in the district.   

 (b)  The variance is necessary for the preservation and enjoyment of a substantial 
property right of the applicant possessed by owners of other properties in the same 
district or vicinity. 

Many of the buildings, both residential and commercial are built with 0 ft. 
setbacks on the rear property lines.  Requiring a different standard for new 
buildings is a substantial hardship in the ability to utilize a vacant site in a similar 
manner to homes constructed in the existing neighboring historic buildings. 

 
Certificate of Appropriateness Review 
Staff feels the proposed new construction is generally appropriate in the Over-the-Rhine 
Historic District. The new construction substantially meets the Over-the-Rhine Historic 
District guidelines with regard to scale, massing, materials and detailing.   

1. Composition 
a. A base, middle and top are expressed with material change, horizontal 

bands, detailing and a strong cornice that terminate the uppermost part of 
the building. 

2. Roof 
a. The proposed design is a low pitched roof consistent with the character of 

the district. 
3. Window Openings 

a. Individual windows have a vertical emphasis with proper proportions and 
details with cast stone lintel and sill. 

4. Storefronts – N/A 
5. Setback 

a. Shallow setback of the structures with a defined edge of access stairs and 
railing behind the sidewalk. 

6. Rhythm 
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a. Meets the character of the district. 
7. Emphasis 

a. Verticality expressed with overall massing, openings and details. 
8. Height 

a. 3-4 story structures are consistent with the character of the district.  
9. Materials 

a. Masonry construction with cast stone sills, lintels, water tables and metal 
railings meets the general character of the district. 

 
Recommendations below highlight staff recommended conditions for Certificate of 
Appropriateness. 
   
Other Considerations: 
Prehearing Results:  
November 17, 2015 – The applicant was in attendance.  
 
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 
 
Proposed 210-218 W 15th Street (Tax Parcel 081-0002-0187-00) per the plans dated 
10/23/15 by Jeffery Mike:  
 
A. CONDITIONAL USE 

1. APPROVE the requested conditional use as per Section 1409-07 Land Use 
Regulations – Commercial Subdistricts to allow: 

   The ground floor to be utilized as part of a single family residence, one 
 home per lot, for Townhomes A-E. 

2. FINDING:  The Board makes this determination per Section 1409-07 because 
the proposed use is permissible within the CC-A zoning district and by 
meeting the standards for the Certificate of Appropriateness, 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. DIMENSIONAL VARIANCE 

1.  APPROVE the requested variance as per Section 1409-09 Development 
Regulation – Commercial Districts as outlined for proposed 210-218 W. 15th 
Street to allow: 
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(a) Dimensional Variance of 19 ft. 8 in. to allow a 5 ft. 4 in. rear yard 
setback for Townhomes A, B, C and E 

(b) Dimensional Variance of 24 ft. to allow an approximate 1 ft. rear yard 
setback for proposed Townhome D. 

 
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. 

 

C. CERTIFICATE OF APPROPRIATENESS 

1. APPROVE a Certificate of Appropriateness for the new construction at 210-
218 W. 15th Street subject to the follow conditions: 
 
(a) Replace deteriorated existing concrete sidewalk and reset or replace 

granite curb to meet DOTE standards at existing curb cuts no longer 
required at new building frontage.    

(b) Supports the subdivision of recently consolidated parcel Tax Parcel # 081-
0002-0187-00 into a proposed five lot subdivision for single family homes.   

(c) Approval of driveway approaches and curb cuts by DOTE. 
(d) Confirmation of addressing on W. 15th Street. 
(e) The plan is approved as five single family homes.  Any change of use of 

the ground story level, to create a two-family dwelling or a non-residential 
use shall be required to seek Historic Conservation Board approval.  

 
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. 

 
Proposed 215-221 W 15th Street (Tax Parcel 081-0002-0209-00) per the plans dated 
10/23/15 by Jeffery Mike:  
 
A. CONDITIONAL USE 

1. APPROVE the requested conditional use as per Section 1409-07 Land Use 
Regulations – Commercial Subdistricts to allow: 

   The ground floor to be utilized as part of a single family residence, one 
 home per lot, Townhomes F-I. 

2. FINDING:  The Board makes this determination per Section 1409-07 because 
the proposed use is permissible within the CC-A zoning district and by 
meeting the standards for the Certificate of Appropriateness, 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. 
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B. DIMENSIONAL VARIANCE 

1.  APPROVE the requested variance as per Section 1409-09 Development 
Regulation – Commercial Districts as outlined for proposed 215-221 W. 15th 
Street to allow: 

(a) Dimensional Variance of 19 ft. 8 in. to allow an 8 ft. 6 in. rear yard 
setback for Townhomes F-I. 

 
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. 

 

C. CERTIFICATE OF APPROPRIATENESS 

1. APPROVE a Certificate of Appropriateness for the new construction at 215-
221 W. 15th Street subject to the follow conditions: 
(a) Replace deteriorated existing concrete sidewalk and reset or replace 

granite curb to meet DOTE standards at existing curb cuts no longer 
required at new building frontage.   

(b) Supports the subdivision of recently consolidated parcel Tax Parcel # 081-
0002-0209-00 into a proposed four lot subdivision for single family homes.   

(c) Approval of driveway approaches and curb cuts by DOTE. 
(d) Confirmation of addressing on W. 15th Street. 
(f) The plan is approved as four single-family homes.  Any change of use of 

the ground story level, to create a two-family dwelling or a non-residential 
use shall be required to seek Historic Conservation Board approval.  
 

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. 
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2016 HISTORIC CONSERVATION BOARD MEETING SCHEDULE NOTICE  

 
The Historic Conservation Board’s 2016 meetings will be held at 3:00 p.m. in the 

Public Hearing Room, II Centennial Plaza, 5
th
 Floor, 805 Central Avenue, Cincinnati, 

Ohio 45202. 

2016 Meeting Dates: 
 

 

January 11 January 25 

February 8 February 22 

March 7 March 21 

April 4 April 18 

May 2 May 23 

June 13 June 27 

July 11 July 25 

August 8 August 22 

September 12 September 26 

October 10 October 24 

November 7 November 21 

December 5 December 19 

 
 


