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HISTORIC CONSERVATION BOARD AGENDA 
5

th
 Floor Conference Room 

805 Central Ave, II Centennial  

 

Monday, November 21, 2016 at 3:00 pm 

 

CALL TO ORDER 

 

DISCUSSION ITEMS: 

 

 

Item 1. 524 E 12TH ST The applicant requests a Certificate of Appropriateness for the 

rehabilitation of an existing structure, including exterior masonry 

and surface repairs, the installation of new windows, and the 

introduction of new roof deck, shed dormer, and new door 

opening in the Over-the-Rhine Historic District. 

Applicant: BILT Architects 

Owner: Patrick McCullough  

Staff Report: Beth Johnson  

 

Item 2. 1608 MANSFIELD ST   The applicant requests a Certificate of Appropriateness for the 

rehabilitation of an existing structure, including the modification 

of existing window and door openings, the removal of an existing 

fire escape and chimneys, and the introduction of a new roof deck 

in the Prospect Hill Historic District. 

Applicant: 340 PENDEC LLC   

Owner: 340 PENDEC LLC   

Staff Report: Beth Johnson  

 

Item 3. 1316 RACE ST The applicant requests a Certificate of Appropriateness to 

construct a rooftop trellis in the Over-the-Rhine Historic District. 

Applicant: Drawing Department 

Owner: Condominium Holdings LLC          

Staff Report: Beth Johnson  

 

 

On November 16, 2016, the Applicant submitted a written request to postpone indefinitely the 

consideration of this application. 

Item 4. 1614 Elm Street The applicant requests a Certificate of Appropriateness for the 

demolition of an existing two-story structure in the Over-the-

Rhine Historic District. 

Applicant: New Republic Architecture 

Owner: Elm Street Acquisition LLC 

Staff Report: Beth Johnson 
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Item 5. 305 -309 SEITZ ST The applicant requests a Certificate of Appropriateness to 

construct four new single-family townhomes in the Over-the-

Rhine Historic District.  Additionally, the applicant requests 

Zoning Relief from the RM 0.7 development standards related to 

lot area size and setback requirements. 

Applicant: Wichman Gunther Architects 

Owner: Citadel Building Group L TD/ Unlm Investment Group     

Staff Report: Douglas Owen 

 

 

Item 6. 1416 ELM ST The applicant requests a Certificate of Appropriateness for the 

rehabilitation of an existing structure and construction of a rear 

with integral garage, elevator shaft, and roof deck in the Over-

the-Rhine Historic District. Additionally, the applicant requests 

Zoning Relief related to side and rear yard setback, maximum 

structure height, and fence and wall height requirements.   

Applicant: Platte Design - Amy Lynch 

Owner: OTR Holdings INC     

Staff Report: Beth Johnson  

 

OTHER BUSINESS 

 

ADJOURN 

 

 



ITEM 4  November 21, 2016 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2016081 
APPLICANT:  Bilt Architects 
OWNER:  Patrick McCullough 
ADDRESS:  524 W 12th Street 
PARCELS:  075-0003-0130  
ZONING:  RM 0.7 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over the Rhine 
REPORT DATE: October 29, 2016 
HEARING DATE: November 7, 2016  
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) to rehabilitate the 
building including an addition of a recessed roof deck, a rear shed dormer, change in 
openings, roof deck on rear, and new windows.  
 
Existing Conditions 
The existing building is a three story contributing brick residential building.  The circa 
1875 building is a Greek revival building that currently has 3 residential units in the 
building. There is currently a one story rear addition on the property.  
 

 
Figure 1: 524 E 12

th
 Street. Image from Google Street Views.  
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Figure 2: Map of 524 E 12
th

 Street. Map from CAGIS Maps. 

 
Proposed Conditions 
The applicant is proposing to modify 524 E 12th Street with the following  

- New south facing roof deck to be cut into the roof line 
- New shed roof dormer on the rear north face 
- Creating a new opening on the north façade for access to a roof deck.  
- Build a roof deck on the roof of the one story addition on the north face.  
- New Pella Architect Series aluminum clad wood windows.  

 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405  RM 0.7 
Variance Request: Section 1409-07  Land-use Regulations  
Variance Authority: Section 1445-07  
HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 

Zoning Review 

The property is zoned RM 0.7. As the property was already a 3 unit building it is in 
compliance with all zoning requirements and does not need to seek zoning relief.    

Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the roof decks and changes to the 
façade.  

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
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_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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Comments on Applicable Guidelines  
 

 
All the changes substantially conform to the Over-the-Rhine Historic Conservation 
Guidelines 
 
Applicable Guidelines 
REHABILITATION 
Rehabilitation 
2. Door and Window Openings: Among the most important features of any building are 

its openings — its windows and doors. The size and location of openings are an 
essential part of the overall design and an important element in the building's 
architecture. Don't alter or fill-in original openings. Roll down shutters and metal bar 
systems installed on the exterior of the building that cover door and window openings 
are not appropriate. 

 
One new opening is being proposed on the north elevation. The door opening is of a 
similar size and scale as other door openings on the building. The new opening is on 
the rear of the building and is not visible from the street and does not affect important 
architectural features of the building.  
 

 
3. Door and Window Sash: Repair original doors and window sashes rather than 

replace whenever possible. If replacement is necessary, the new door or window 
sash should match the original in material, size and style as closely as possible. 
Synthetic replacement windows are generally discouraged. Consult with the Historic 
Conservation Office about acceptable replacement windows.  

 
 The windows in the building are in a deteriorated state. The Pella Architect Series 

Aluminum clad one over one double hung windows are an appropriate replacement 
window and have been approved in other projects.  

 
 On the front of the building there are a combination of two over one, two over two, 

and one over one windows. As there is not a dominant pattern a one over one 
choice is an appropriate configuration for this situation.  

 
 
5. Roofs: Chimneys, dormers or towers and other architectural features that give the 

roofline of an existing building its identifying character should be preserved. Most of 
the buildings in Over-the-Rhine have flat or single-pitch roofs. The addition of vents, 
skylights, and roof top utilities should be inconspicuously placed or screened where 
necessary. Retain and repair the original roof materials such as slate, which is 
common on churches, institutional buildings and buildings with mansard roofs, and 
standing seam metal roofs, which are common on smaller buildings with gable roofs. 
Do not use wood shakes and plastic roofing products, which are inappropriate 
materials in Over-the-Rhine. Simulated slate may be approved on a case-by-case 
basis.  
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The addition of the dormer is on the rear of the building and will not be visible from 
the street. The dormer does not alter the appearance of the roof and is an 
appropriate treatment to be able to make more useable space in the attic floor. 
A skylight is being added to the roof. Due to the low pitch of the roof it will not be 
visible from the street.    

 
 
Site Improvements 
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.  
 Both roof decks are not visible from the primary/principal street façade. One roof 
deck is at the rear of the property and is on a one story addition and the other is cut 
into and recessed at the front/south elevation. As it is recessed, no additional railing 
needs to be provided. The brick at the sides of the building will be retained to keep 
the roof line. Page A202.  

 
 The windows on the recessed deck are not visible from the street.  
 
Other Considerations: 

N/A 
 
Prehearing Results: A prehearing was held on October 11, 2016. 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:  

 
I. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 524 E 12th Street for a rooftop 
deck, a rear dormer addition and façade changes submitted by Bilt Architects 
Associates and dated 9-22-2016 with the following conditions.  

1. 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.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        







ITEM 4  November 21, 2016 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2016081 
APPLICANT:  Bilt Architects 
OWNER:  Patrick McCullough 
ADDRESS:  524 W 12th Street 
PARCELS:  075-0003-0130  
ZONING:  RM 0.7 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over the Rhine 
REPORT DATE: October 29, 2016 
HEARING DATE: November 7, 2016  
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) to rehabilitate the 
building including an addition of a recessed roof deck, a rear shed dormer, change in 
openings, roof deck on rear, and new windows.  
 
Existing Conditions 
The existing building is a three story contributing brick residential building.  The circa 
1875 building is a Greek revival building that currently has 3 residential units in the 
building. There is currently a one story rear addition on the property.  
 

 
Figure 1: 524 E 12

th
 Street. Image from Google Street Views.  
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Figure 2: Map of 524 E 12
th

 Street. Map from CAGIS Maps. 

 
Proposed Conditions 
The applicant is proposing to modify 524 E 12th Street with the following  

- New south facing roof deck to be cut into the roof line 
- New shed roof dormer on the rear north face 
- Creating a new opening on the north façade for access to a roof deck.  
- Build a roof deck on the roof of the one story addition on the north face.  
- New Pella Architect Series aluminum clad wood windows.  

 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405  RM 0.7 
Variance Request: Section 1409-07  Land-use Regulations  
Variance Authority: Section 1445-07  
HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 

Zoning Review 

The property is zoned RM 0.7. As the property was already a 3 unit building it is in 
compliance with all zoning requirements and does not need to seek zoning relief.    

Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the roof decks and changes to the 
façade.  

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
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_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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Comments on Applicable Guidelines  
 

 
All the changes substantially conform to the Over-the-Rhine Historic Conservation 
Guidelines 
 
Applicable Guidelines 
REHABILITATION 
Rehabilitation 
2. Door and Window Openings: Among the most important features of any building are 

its openings — its windows and doors. The size and location of openings are an 
essential part of the overall design and an important element in the building's 
architecture. Don't alter or fill-in original openings. Roll down shutters and metal bar 
systems installed on the exterior of the building that cover door and window openings 
are not appropriate. 

 
One new opening is being proposed on the north elevation. The door opening is of a 
similar size and scale as other door openings on the building. The new opening is on 
the rear of the building and is not visible from the street and does not affect important 
architectural features of the building.  
 

 
3. Door and Window Sash: Repair original doors and window sashes rather than 

replace whenever possible. If replacement is necessary, the new door or window 
sash should match the original in material, size and style as closely as possible. 
Synthetic replacement windows are generally discouraged. Consult with the Historic 
Conservation Office about acceptable replacement windows.  

 
 The windows in the building are in a deteriorated state. The Pella Architect Series 

Aluminum clad one over one double hung windows are an appropriate replacement 
window and have been approved in other projects.  

 
 On the front of the building there are a combination of two over one, two over two, 

and one over one windows. As there is not a dominant pattern a one over one 
choice is an appropriate configuration for this situation.  

 
 
5. Roofs: Chimneys, dormers or towers and other architectural features that give the 

roofline of an existing building its identifying character should be preserved. Most of 
the buildings in Over-the-Rhine have flat or single-pitch roofs. The addition of vents, 
skylights, and roof top utilities should be inconspicuously placed or screened where 
necessary. Retain and repair the original roof materials such as slate, which is 
common on churches, institutional buildings and buildings with mansard roofs, and 
standing seam metal roofs, which are common on smaller buildings with gable roofs. 
Do not use wood shakes and plastic roofing products, which are inappropriate 
materials in Over-the-Rhine. Simulated slate may be approved on a case-by-case 
basis.  
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The addition of the dormer is on the rear of the building and will not be visible from 
the street. The dormer does not alter the appearance of the roof and is an 
appropriate treatment to be able to make more useable space in the attic floor. 
A skylight is being added to the roof. Due to the low pitch of the roof it will not be 
visible from the street.    

 
 
Site Improvements 
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.  
 Both roof decks are not visible from the primary/principal street façade. One roof 
deck is at the rear of the property and is on a one story addition and the other is cut 
into and recessed at the front/south elevation. As it is recessed, no additional railing 
needs to be provided. The brick at the sides of the building will be retained to keep 
the roof line. Page A202.  

 
 The windows on the recessed deck are not visible from the street.  
 
Other Considerations: 

N/A 
 
Prehearing Results: A prehearing was held on October 11, 2016. 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:  

 
I. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 524 E 12th Street for a rooftop 
deck, a rear dormer addition and façade changes submitted by Bilt Architects 
Associates and dated 9-22-2016 with the following conditions.  

1. 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.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        



























ITEM 2 November 21, 2016 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS  

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2016082 
APPLICANT:  340 Pendec LLC 
OWNER:  340 Pendec LLC 
ADDRESS:  1608 Mansfield Avenue 
PARCELS:  086-0002-0247 
ZONING:  RM 1.2 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over the Rhine 
REPORT DATE: November 10, 2016 
HEARING DATE: November 21, 2016  
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for a roof top deck 
on the property, removal of 2 chimneys, and changes to the façade.  
 
Existing Conditions 
The existing building is a 3 story Second Empire brick residential structure. It has the 
defining mansard roof and a gable front dormer which makes up the third floor. The 
building has an existing 4 units in the building and has a 2 story garage at the rear of 
the property.   
 

 
Figure 1: 1608 Mansfield. Image from Google Street Views.  
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Figure 2: 1608 Mansfield Ave. Map from CAGIS Maps. 

 
Proposed Conditions 
The applicant is proposing to modify 1608 Mansfield Avenue with the following 

- Rooftop Deck that will have wood railings and a rear staircase. All wood above 
decking will be painted.  

- Removal of 2 chimneys 
- New Pella Impervia windows throughout 
- New window on the south façade for egress 
- Removal of fire escape 
- Conversion of door to window on the south façade.  
- Brick in two windows on the south façade. Brick to be set in.  
- East façade on garage to have a new garage style fixed in place door.  

 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405  RM 1.2 
HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 

 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
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_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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Zoning Review 

The property is zoned RM 1.2. The property currently has 4 units in the building and the 
proposed use is reducing the number of units to 3 units. The number of units was 
verified on a site visit by staff. The property is grandfathered in for density and is not 
required to provide parking as the units are existing units. The property conforms to all 
other zoning requirements.  

 
Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the façade changes and the roof deck.  
  
 
Comments on Applicable Guidelines  
 

 
The changes to the property all conform to the Over-the-Rhine Historic Conservation 
District guidelines. The changes are all sympathetic to the building.  
 
Applicable Guidelines 
Rehabilitation 
2. Door and Window Openings: Among the most important features of any building are 

its openings — its windows and doors. The size and location of openings are an 
essential part of the overall design and an important element in the building's 
architecture. Don't alter or fill-in original openings. Roll down shutters and metal bar 
systems installed on the exterior of the building that cover door and window openings 
are not appropriate. 

 
One new opening is being proposed on the south elevation and one opening is being 
proposed to be converted from a door to a window. The window that is being 
proposed to be added is at the third floor. The location and the size are appropriate 
and follow the width and size of existing windows. The applicant is proposing to use a 
stone sill to match. The window is required for building code purposes for egress.  
 
The door that is being converted to a window is being proposed to make the interior 
more useful for the new units. Two doors are next to each other of the south façade. 
The window being proposed matches the style of the windows on the façade. The 
door is also on the rear half of the building and is not highly visible from the street due 
to a privacy fence.  
 
On the rear of the property is a two story garage. The building cannot be easily used 
as a garage due to turning radius and the applicant is proposing to convert the 
garage into a residential unit. The applicant is proposing to keep the garage feel with 
a new fixed façade that has the look and feel of a garage/carriage door. The windows 
in the door are casement windows and will be operable.  
 
Two windows are proposing to be bricked in. These windows are not visible at all 
from the street.  
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3. Door and Window Sash: Repair original doors and window sashes rather than 

replace whenever possible. If replacement is necessary, the new door or window 
sash should match the original in material, size and style as closely as possible. 
Synthetic replacement windows are generally discouraged. Consult with the Historic 
Conservation Office about acceptable replacement windows.  

 
 The windows in the building are currently mixed and some have been previously 

replaced. As the majority of the windows are currently one-over-one, the applicant is 
proposing to use Pella Imperiva windows. These are a fiberglass window. While the 
windows are not wood or aluminum clad wood, the dimensions that the window 
offers are similar to wood or aluminum clad wood. They will provide similar shadow 
as well.  

 
5. Roofs: Chimneys, dormers or towers and other architectural features that give the 

roofline of an existing building its identifying character should be preserved. Most of 
the buildings in Over-the-Rhine have flat or single-pitch roofs. The addition of vents, 
skylights, and roof top utilities should be inconspicuously placed or screened where 
necessary. Retain and repair the original roof materials such as slate, which is 
common on churches, institutional buildings and buildings with mansard roofs, and 
standing seam metal roofs, which are common on smaller buildings with gable roofs. 
Do not use wood shakes and plastic roofing products, which are inappropriate 
materials in Over-the-Rhine. Simulated slate may be approved on a case-by-case 
basis.  
 

 Two chimneys, that are not highly visible or architecturally significant, are proposed 
to be removed. As they are not architecturally significant, it is consistent with the 
guidelines to remove them.  

 
 
Site Improvements 
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 roof deck is not highly visible from the principal façade as is shown by the sight 
line drawing. The materials being proposed are wood and it will be painted. The 
deck is set back from the front façade and will be accessed via a rear stairway.  

 
Other Considerations: 

N/A 
 
Prehearing Results: A prehearing was held on October 26, 2016. The applicant was 
present. 
 
Comments Provided to Staff: N/A 
 
Consistency with Plan Cincinnati (2012): 
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“Sustain” Initiative Area “Preserve our built history” 
 
Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 
I. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 1608 Mansfield Avenue for a 
rooftop deck and façade changes according to the plans dated 9/28/2016 by W.  
Michael Pachan Architect.  

1. 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.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        
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DOUBLE-HUNG

Pella® Impervia® Double-Hung  
windows are traditional in every detail—with all the Pella 

innovations you demand. Both frame types and sash material 

feature Duracast® fiberglass composite, Pella’s patented, five 

layer, engineered fiberglass composite. Duracast fiberglass 

composite is the strongest, most durable material available in 

windows and doors. Each window uses three-way reinforced 

corners for increased strength. All frame and sash corners are 

locked in place with corner locks and injected with a dual purpose 

sealant /adhesive for long-lasting performance. Frame corners 

are additionally secured with mechanical fasteners. Pella Impervia 

products are prefinished with powder-coat paint. This paint meets 

the stringent AAMA 623 standards. Powder-coat paint is resistant 

to dents, scratches and damaging UV light. Duracast fiberglass 

composite withstands extreme heat (over 200˚ F), intense cold (-40˚ 

F), and is seacoast worthy. Pella Impervia products exceed industry 

standards for water infiltration and wind resistance. 

BRAND SUMMARY

INTEGRAL NAILING FIN

The integral nailing fin features a standard 
continuous fin, adding a protective weather 
barrier to the frame itself and allowing for 
hassle-free installation.

PRECISION FIT®

Precision Fit Window System is a fully 
assembled, factory-tested double-hung 
window unit that slides easily into the 
existing sash “pocket” created when the 
old sash is removed. This is done without 
damaging surrounding trim, wall paper, 
paint or plaster. Custom-built units are 
made to order in 1/4" increments to fit your 
existing window opening.

BLOCK FRAME

The 3" deep block frame is our most 
versatile frame. Units can be installed in 
masonry openings using installation clips, 
concealed jamb screws or in wood frame 
openings using optional fins. Units can 
also be field-joined together. Our block 
frames may easily be used as a replacement 
window without removing the existing frame 
or damaging the exterior.
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DOUBLE-HUNG

DETAILED PRODUCT DESCRIPTIONS

FRAME 

•	 Frame is Duracast® fiberglass composite — five-layer pultruded fiberglass 
material [with optional foam insulation1] reinforced with a Pella patented 
interlocking mat.

•	 Nominal wall thickness of Duracast fiberglass composite members is 
.050" to .080" thick.

•	 [Overall frame depth is 3" for [Block Frame] [Integral Nailing Fin] [Overall 
frame depth is 3-1/4" for Precision Fit].

•	 Frame corners are mitered, joined and bonded with corner locks and 
mechanically fastened with injected polyurethane adhesive.  

•	 Block frame jambs contain factory drilled (counter-bored) installation 
screw holes.

•	 Frame has 10° slope sill.

SASH 

•	 Sash is Duracast fiberglass composite—five-layer pultruded fiberglass 
material [with optional foam insulation1] reinforced with a Pella patented 
interlocking mat.

•	 All sash members have mitered corners bonded with corner locks and 
sealed with injected polyurethane adhesive.

•	 Both sashes tilt to interior for cleaning. 

EXTERIOR / INTERIOR

•	 Duracast fiberglass composite surfaces with powder-coat paint finish.
�� Color is [White] [Tan] [Brown] [Black] [Morning Sky Gray].

– or –
�� Dual-color option [Tan] [Brown] [Black] [Morning Sky Gray] exterior 

with White interior2.

GLAZING SYSTEM

•	 Quality float glass complying with ASTM C 1036.
•	 11/16" insulating glass [[annealed] [tempered]] [obscure3] [[clear] 

[Advanced] [SunDefense™] [AdvancedComfort] [NaturalSun] Low-E 
coated, with argon]] sealed and bonded to sash.

•	 High altitude glazing [with argon] available.

WEATHERSTRIPPING

•	 Fin-type pile on jambs, top rail and stile of upper sash.
•	 Vinyl-wrapped foam at sill on frame and bottom rail of lower sash.

HARDWARE 

•	 Galvanized block-and-tackle balances connected to sash with polyester 
cord and concealed within the frame.

•	 Upper and lower sash are fully operable for ventilation.
•	 All fasteners are corrosion-resistant material.
•	 Two locks are installed on units 37" wide or greater.
•	 Locks are zinc die-cast, self-aligning cam action factory-installed on the 

interlocker [powder-coat painted [White] [Tan] [Brown] [Black] [Morning 
Sky Gray] to match finish] [Satin Nickel] [Bright Brass] [Oil-Rubbed 
Bronze].

OPTIONAL PRODUCTS

Screens
•	 Conventional Black Fiberglass

�� [Half-size] [Full-size] with black vinyl coated 18/16 mesh fiberglass 
screen cloth complying with ASTM D 3656 and SMA 1201.

�� Set in aluminum frame and fitted to outside of window.
�� Supplied complete with all necessary hardware.
�� Screen frame finish is baked enamel, color to match exterior.

•	 InView™ Screens
�� [Half-size] [Full-size] with black vinyl coated 18/18 mesh fiberglass 

screen cloth complying with SMA 1201.
�� Set in aluminum frame and fitted to outside of window.
�� Supplied complete with all necessary hardware.
�� Screen frame finish is baked enamel, color to match exterior.

Grilles
•	 Grilles-Between-the-Glass

�� Insulating glass contains 3/4" contoured aluminum grilles 
permanently installed between two panes of glass.

�� Grilles are factory prefinished [White] [Tan] [Brown] [Black] [Morning 
Sky Gray] to match interior and exterior finish.

Hardware
•	 Optional limited opening device available for vent units in [White] [Tan] 

[Brown] [Black] [Morning Sky Gray] foamed PVC to match interior of unit; 
nominal 3-3/4" opening.

•	 Optional window opening control device available for field installation.  
Device allows window to open less than 4” with normal operation, with 
a release mechanism that allows the sash to open completely.  Complies 
with ASTM F2090-10.

•	 Optional field applied Duracast sash lift available for vent units in [White] 
[Tan] [Brown] ] [Black] [Morning Sky Gray].

(1) Foam insulation inserts are not available with clear glazing.

(2) Dual-color finish is not available on products with integral nailing fin.

(3) Obscure glazing is not available when AdvancedComfort Low-E coated IG is specified.

LOWER JAMBSLJ

CHECK RAILCR

UPPER JAMBSUJ

HEADH

SILLS

FOAM INSULATION INSERTS 1
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TYPICAL JOINING MULLION
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CASEMENT

Pella® Impervia® Casement 
windows are perfect for contemporary or traditional applications 

and feature all the Pella innovations you demand. All frame types 

and sash material feature Duracast® fiberglass composite, Pella’s 

patented, five layer, engineered fiberglass composite. Duracast 

fiberglass composite is the strongest, most durable material 

available in windows and patio doors. Each window uses three-

way reinforced corners for increased strength. All frame and sash 

corners are locked in place with corner locks and injected with 

a dual purpose sealant/adhesive for long-lasting performance. 

Pella Impervia products are prefinished with powder-coat paint. 

This paint meets the stringent AAMA 623 standards. Powder-

coat paint is resistant to dents, scratches and damaging UV light. 

Duracast fiberglass composite can withstand extreme heat (over 

200˚ F), intense cold (-40˚ F), and is seacoast worthy. 

BRAND SUMMARY

Casement

BLOCK FRAME

The 3-1/4" deep block frame is our most versatile frame. Units 
can be installed in masonry openings using installation clips, 
concealed jamb screws or in wood frame openings using optional 
fins. Units can also be field-joined together. Our block frames may 
easily be used as a replacement window without removing the 
existing frame or damaging the exterior.

INTEGRAL NAILING FIN

The integral nailing fin features a standard continuous fin, adding 
a protective weather barrier to the frame itself and allowing for 
smooth installation.
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CASEMENT

DETAILED PRODUCT DESCRIPTIONS

FRAME 

•	 Frame is Duracast—five-layer pultruded fiberglass material [with optional 
foam insulation1] reinforced with a Pella patented interlocking mat.  

•	 Overall frame depth is 3-1/4".  
•	 Nominal wall thickness of Duracast® fiberglass composite members is 

.050" to .070" thick.
•	 Frame corners are mitered, joined and bonded with corner lock and 

injected with polyurethane adhesive. 
•	 Jambs contain factory-drilled installation screw holes on block frame.

SASH 

•	 Sash is Duracast fiberglass composite — five-layer pultruded fiberglass 
material, reinforced with a Pella patented interlocking mat.  

•	 All sash members have mitered corners bonded with corner lock and 
sealed with injected polyurethane adhesive. 

EXTERIOR / INTERIOR

•	 Duracast fiberglass composite surfaces with powder-coat paint finish.
�� Color is [White] [Tan] [Brown] [Black] [Morning Sky Gray].

- or -
�� Dual-color option [Tan] [Brown] [Black] [Morning Sky Gray] exterior 

with White interior2.

GLAZING SYSTEM

•	 Quality float glass complying with ASTM C 1036.
•	 11/16" insulating glass [[annealed] [tempered]] [obscure 3] [[clear] 

[Advanced] [SunDefense™] [AdvancedComfort] [NaturalSun] Low-E 
coated, with argon]] sealed and bonded to sash.

•	 High altitude glazing [with argon] available.

WEATHERSTRIPPING

Dual weatherstripping. 
•	 Continuous, flexible ThermoPlastic Vulcanizate material in dual durometer 

design, compressed between frame and sash for positive seal on all four 
sides. 

•	 Secondary ThermoPlastic Vulcanizate leaf-type weather strip between 
edge of sash and frame.

HARDWARE 

•	 Roto operator assembly
�� Steel worm gear sash operator with hardened gears.
�� Operator base is zinc die cast with painted finish. 
�� Operator linkage, hinge slide, and hinge arms are 300 series stainless 

steel. 
�� Exposed fasteners are stainless steel. 
�� Hardware shall exceed 1,000 hours salt spray exposure per  

ASTM B 117. 
•	 Finish of integrated folding crank is [baked enamel [White] [Brown] [Tan] 

[Black] [Morning Sky Gray]] [Bright Brass] [Satin Nickel] [Oil-Rubbed 
Bronze]. All vent units are available with left- or right-hand hinging.

•	 SureLock® System—A single handle locking system operates positive-
acting arms that reach out and pull the sash into a locked position: one 
installed on units 27-1/2" and smaller frame height, two unison operating 
locks installed on units over 27-1/2" frame height. 

•	 Lock handle finish is [baked enamel [White] [Brown] [Tan] [Black] 
[Morning Sky Gray]] [Bright Brass] [Satin Nickel] [Oil-Rubbed Bronze].

OPTIONAL PRODUCTS

Screens
•	 Conventional Black Vinyl-coated 18/16 mesh fiberglass screen cloth 

complying with ASTM D 3656 and SMA 1201, set in aluminum frame 
fitted to inside of window, supplied complete with all necessary hardware.

•	 InView™ screens
�� Vinyl-coated 18/18 mesh fiberglass screen cloth complying with SMA 

1201, set in aluminum frame fitted to inside of window, supplied 
complete with all necessary hardware.

�� Screen frame finish is baked enamel, color to match interior.
Grilles
•	 Grilles-Between-the-Glass

�� Insulating glass contains 3/4" contoured aluminum grilles 
permanently installed between two panes of glass.

�� Grilles are factory prefinished [White] [Tan] [Brown] [Black] [Morning 
Sky Gray] to match interior and exterior finish.

Hardware
•	 Optional factory applied limited opening hardware available for vent 

units in stainless steel; nominal 3" opening.
•	 Optional window opening control device available for field installation.  

Device allows window to open less than 4" with normal operation, with 
a release mechanism that allows the sash to open completely. Complies 
with ASTM F2090-10.

Casement

LOCK JAMBLJ

SILLS

HEADH

FOAM INSULATION INSERTS 1

(1) Foam insulation inserts are not available with clear glazing.

(2) Dual-color finish is not available on products with integral nailing fin.

(3) Obscure glazing is not available when AdvancedComfort Low-E coated IG is specified. 
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CASEMENT

UNIT SECTIONS

Integral Nailing Fin

Scale 3" = 1' 0" 

All dimensions are approximate.



ITEM 3 November 21, 2016 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS  

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2016083 
APPLICANT:  Kevin Klueder 
OWNER:  Condominium Holding LLC 
ADDRESS:  1316-1318 Race Street 
PARCELS:  081-0004-0148 
ZONING:  CC-P 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over the Rhine 
REPORT DATE: November 10, 2016 
HEARING DATE: November 21, 2016  
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for an addition of a 
trellis and shade structure at the previously approved roof top deck.  
 
Existing Conditions 
The existing building is a 2 story Queen Ann multi-family residential structure. It is a 
brick and stone building with a duel entrance and two story oriel windows. The structure 
already has a previously HCB approved roof deck.  
 

 
Figure 1: 1316-1318 Race Street. Image from Google Street Views.  
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 Figure 2: 1316-1318 Race Street. Map from CAGIS Maps. 

 
Proposed Conditions 
The applicant is proposing to modify 1316-1318 Race Street with the following 

- Add a trellis/pergola at the roof top deck in order to provide shade on the 
previously approved roof top deck  

 
Previous Reviews: 4-21-14 the application for the rehabilitation, rooftop deck and 
elevator was heard and approved by the HCB.  
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409  CC-P 
HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 

 

Zoning Review 

The property is zoned CC-P. The building is not changing use and is not increasing their 
footprint. The maximum height for the CC-P is 85 feet and the building is below that 
threshold. There are no zoning relief issues to be addressed.  

 
Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the addition of the trellis/shade structure 
to the roof top deck   
  

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
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_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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Comments on Applicable Guidelines  
 

 
The changes to the property all conform to the Over-the-Rhine Historic Conservation 
District guidelines. The changes are all sympathetic to the building.  
 
 
Site Improvements 
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 addition of the trellis will be just barely visible from across Race Street, but it will 
not be highly visible or detract from the architecture of the building.  

 
 While the structure will be visible from inside Washington Park, there are examples 

of many other roof structures visible from the park and the standard test that the 
HCB has used in the past is the visibility from across the street.  

 
Other Considerations: 

N/A 
 
Prehearing Results: A prehearing was held on October 26, 2016. 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:  
 
I. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 1316-1318 Race Street for a 
rooftop trellis/shade structure as shown in the plans dated 10/7/2016 by The 
Drawing Department.  

1. 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.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        













ITEM 5 November 21, 2016 

 
 

APPLICATION FOR  
DIMENSIONAL VARIANCE AND 

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: ZH20160179 
APPLICANT:  Wichman Gunther Architects 
OWNER:  Unum Investment Group LLC 
ADDRESS:  305-309 Seitz Street, Cincinnati OH  45202 
PARCELS:  094-0006-0011-00 
ZONING:  RM-0.7 
OVERLAYS:   Over-the-Rhine Historic District/ Hillside Overlay 
COMMUNITY: Mt. Auburn 
REPORT DATE: November 7, 2016 
HEARING DATE: November 21, 2016  
STAFF REVIEW: Douglas Owen, Zoning Plan Examiner 
 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for new construction 
of four single-family rowhouses and Zoning Relief for a Hillside Review and Dimensional 
Variance to allow for a reduced rear yard setback and reduced lot sizes for the exterior 
rowhouse units. Per CZC 1405-07, rowhouse exterior units require 2,000 square feet of 
lot area while the applicant proposes approximately 1,551 square feet for each. Interior 
rowhouse units only require 1500 square feet and comply with the code. There is no 
minimum lot width for rowhouses in the RMX District. Additionally, the required rear yard 
setback is 20 feet after Hillside averaging, while the applicant proposes 6.5 feet. 
 
Existing Conditions:         
The subject property at 305-309 Seitz Street currently consists of one lot measuring 
approximately 99 feet by 62.67 feet. The lot is currently vacant sloping to the south 
toward Mulberry Street. The property is located near the northeast corner of the Over-
the-Rhine Historic District on the south side of Seitz Street between its intersection with 
Sycamore Street on the east and the Main Street steps on the west. Existing structures 
are located immediately adjacent to the subject property, but the immediate vicinity is 
otherwise primarily vacant land, especially along the north side of Seitz Street and the 
south side of Goethe Street to the north. New construction is currently ongoing on 
Mulberry Street directly south of the subject property. The property is located in a 
Hillside Overlay. A preliminary Geotechnical report has been submitted. 
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           Figure 1. Location of 305-309 Seitz Street. Image courtesy of CAGIS. 

 

 
          Figure 2. Existing condition of 305-309 Seitz Street (vacant lots). Image courtesy of Google. 
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Proposed Conditions: 
The applicant is proposing to construct four new single-family rowhouses on the existing 
vacant lot. The lot will be subdivided into four individual parcels approximately 24.75 
feet wide and 62.67 feet deep. Each of the four units is similar in scale and style and 
mirrors each other when divided down the center of the development. All units are 
three-stories tall when measured from Seitz Street. The central interior units are 
physically connected presenting an unbroken street façade. The two exterior units are 
connected to the central units by a recessed entry hyphen. All units are similar in scale 
to the adjacent extant buildings and all four units feature similar building materials 
including brick facades on the Seitz frontage and metal and glass with siding on the rear 
elevations. Each unit features a two-car garage on the ground floor of the Seitz 
frontage. The central units have a side-gabled roof that masks the rear rooftop deck. 
Exterior units feature gently sloping shed roofs with a parapet along Seitz Street which 
masks the rear rooftop decks. 
 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405  Residential Multi-Family Districts (RMX) 
Variance Request: Section 1405-07 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  Historic Preservation 
   Section 1433  Hillside Overlay Districts 
Historic Dist./Reg:  Over the Rhine Historic District 
COA Standard: Section 1435-09-2 Certificate of App.; Standard of Review 
 
Details of Zoning Relief Required: 
The applicant and/or owner(s) are requesting dimensional variances to allow two 
external rowhouse units on lots of 1551 square feet in an RM-0.7 Zoning District. 

 The project is in violation of Section 1405-07 of the Cincinnati Zoning Code. 

 Per Section 1405-07, exterior rowhouse units require 2,000 square feet of lot 
area. 

 A dimensional variance of 449 square feet is sought to allow a 1551 square 
foot lot for each of the two exterior rowhouse units in the development. 

 
The applicant and/or owner(s) are requesting dimensional variances to allow rear yard 
setbacks of 6.5 feet for each of the four properties in the development. 

 The project is in violation of Section 1433-17 of the Cincinnati Zoning Code. 

 The rear yard setback of the abutting property at 303 Seitz Street was averaged 
with the base Zoning setback of the RM-0.7 District, as the property at 311 Seitz 
is a double-frontage lot and has no official rear yard. 

 Rear Yard Setback averaging requires a rear yard setback of 20 feet. 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1405REMUMIDI
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1405REMUMIDI_S1405-07DERE
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
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1433HIOVDI
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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 A dimensional variance of 13.5 feet is sought to allow a total rear yard 
setback of 6.5 feet for each of the four properties in this application. 

 
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-0.7.  The proposed use of the subject 
property conforms to the underlying zone district regulations. The proposal 
does not conform to rear yard setback averaging or minimum lot size for 
exterior rowhouse units. The proposed project is in harmony with the 
general purposes and intent of the Cincinnati 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 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 impacted by the construction of the new residential units. 

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

  This is not applicable. 

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

  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 will not have an adverse impact on the neighborhood. 
The prevailing land use in the area is residential and the proposed design 
conforms with the general building and structure patterns of the 
surrounding properties. 
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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.   

There are no adverse impacts anticipated. Neighboring land and buildings 
will not be adversely impacted by the proposed development. 

k. Blight.  The elimination or avoidance of blight.  
The proposed work will improve the aesthetic appeal of the streetscape on 
this stretch of Seitz Street. 

l. Economic Benefits.  The promotion of the Cincinnati economy.   
 The proposed development will add to the tax base of the City of 
Cincinnati. 

m. Job Creation.  The creation of jobs both permanently and during construction.   
The proposed project may have a minor job creation effect during 
construction. It does not appear likely to create permanent jobs. 

n. Tax Valuation.  Any increase in the real property tax duplicate.   
Property taxes are likely to increase as a result of the creation of new 
residential units on formerly vacant land. 
 

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

 The owner has an economic benefit to the proposed establishment. 

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 granting of the variances to allow construction on 1551 square foot lots 
with rear yard setbacks of 6.5 feet is appropriate in the interest of historic 
conservation. Historically, this area of Over-the-Rhine was densely developed 
with buildings often covering the majority of the lots with little open space in 
the rear yard. The Zoning Code allows for 1500 square foot lots for interior 
rowhouse units in the RM-0.7 District. Extending this to the exterior units 
would be appropriate to create a viable development with a continuous street 
façade. 
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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). 

Allowing the variances for lot size and rear yard setbacks will allow the 
developer to fully develop the lots in question. The splitting of the single large 
lot into four smaller lots with 24.75’ of frontage will make the project 
economically viable. Additionally, per the Over-the-Rhine Conservation 
Guidelines, new construction on vacant sites can improve both the physical 
quality and economic vitality of the neighborhood. 

 
Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the new construction of four rowhouse 
units on a single vacant lot that will be subdivided into four separate lots. 
 
Applicable Guidelines 
 

New Construction 

A. Intent and General Guidelines  
1. New construction is allowed on vacant sites in Over-the-Rhine, because gaps 

due to demolition weaken the streetscape and the overall character of the district. 
New construction can improve both the physical quality and economic vitality of 
the neighborhood.  
 

2. New construction should be well-designed but should not replicate the existing 
buildings. The exceptional quality of the existing buildings in the district provides 
an outstanding framework for new construction. 
 

3. The Historic Conservation Board's review of new construction will focus on the 
design compatibility with the surrounding contributing structures. The 
appropriateness of design solutions will be based on balancing the programmatic 
needs of the applicant with how well the design relates to the neighboring 
buildings and to the intent of these guidelines. New design proposals should pay 
particular attention to composition, materials, openings, rhythm, scale, proportion 
and height.  
 

4. The new construction guidelines for this district will be used to judge the 
compatibility of new work. The specific site and programmatic needs of each 
project will be taken into consideration. 

 
B. Specific Guidelines  

1. Composition: New buildings should respond to the traditional subdivisions found 
on historic property: a base, a middle and a top. Most buildings in Over-the-Rhine 
are built of brick with the principal facade parallel to the street it faces. The most 
important features of buildings in Over-the-Rhine are the arrangement of 
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openings on the principal facade and an overall vertical emphasis of the whole 
design. Each building provides its own variations, but collectively they share 
many basic features.  
 
Base: New buildings should have a well-defined base. Within the district most 
buildings have a base that is distinguishable from the rest of the building. This is 
accomplished through a change of materials, a change of scale, and/or a lintel or 
other type of horizontal banding. In larger buildings the original base may include 
more than the first floor.  
 
Middle: Details on new buildings should relate to the detailing of adjacent or 
nearby buildings. Buildings in the district often incorporate architectural details 
such as changes in plane or changes in materials on their upper floors. 
Decorative, horizontal bands indicating the floor lines, sill heights or lintel heights 
should not overpower the vertical emphasis of the design.  
 
Top: New construction must employ a strong element that terminates the 
uppermost part of the building. Distinctive elements in the architecture of Over-
the-Rhine are elaborate projecting cornices, decorative parapets and the 
expressive use of materials.  
 
The proposed development consists of four rowhouses, each with a defined 
base, middle and top. The composition responds to the adjacent Italianate 
buildings on either side of the current vacant lot. The buildings have a proposed 
brick veneer and a principal façade parallel to Seitz Street. The openings mirror 
adjacent buildings with three bays and window openings on the upper two stories 
with rolling garage doors on the ground floor. Garages with a similar orientation 
and placement have been approved on past projects, including 312 and 308 
Mulberry Street, which are directly south of the subject properties.  
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Figure 1: 312 Mulberry and 308 Mulberry Street. Properties are directly to the south of the subject property. 

 
2. Roofs: Roofs for new construction should be similar to roofs of adjacent and 

nearby buildings of similar size and use. In the district, buildings of three or more 
stories generally have low-pitched shed roofs that are not visible above the 
principal facade. Smaller buildings in the district typically have simple gable roofs 
on which the gables are perpendicular to the principal facade. Institutional 
buildings in Over-the-Rhine have a variety of roof shapes, including dormers, 
multiple gables, hip roofs and towers. Roofs in this district have little or no 
overhang.  

Roofs on the exterior rowhouse units consist of low-pitched shed roofs while the 
interior two units feature a narrow continuous side-gabled roof. The gable has a 
fairly steep pitch but will not be overbearing when viewed from Seitz Street. The 
roof further acts to screen the rear rooftop deck from the principal façade. The 
gabled roof will be clad in dimensional fiberglass shingles that mimic the 
appearance of slate. 

3. Window Openings: Window openings are extremely important in this district. 
The openings of new buildings should be related to the size and placement of 
openings found on historic structures of similar use in the district. In residential 
buildings, window openings are typically found individually rather than in pairs or 
grouped. The openings are taller and wide (typically in a proportion of 2:1), 
window sash are set back from the wall surface, and openings have some form 
of definition, such as lintels, sills or decorative surrounds. Window openings, 
which are typically aligned vertically, usually occupy between 20% and 50% of 
the principal facade. In commercial, industrial and institutional buildings, windows 
are often grouped within a single opening. These building types may also use a 
combination of window sash, including double-hung, awning and hopper. If 
muntins are used in new window sash, they must provide true divided lights. 
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Within the individual opening, window sash are usually divided into two or more 
lights. In all cases the glass must be clear; tinted or reflective glass is not 
acceptable. Also, roll down shutters and metal bar systems installed on the 
exterior of the building that cover door and window openings are not appropriate.  

The proposed windows in the development are compatible with the neighboring 
buildings along Seitz Street. Each unit is three bays wide and features one 
individual window in each bay of the upper floors. The ground floor has garage 
openings rather than windows. Windows are taller than wide and feature cast 
concrete lintels and sills. The lintels in the interior units feature segmental arches 
and the windows are arched to fill the entire openings. The exterior rowhouse 
units feature a projecting bay window from the second to third floors. All windows 
will be double-hung aluminum clad wood windows by Pella. 

4. Storefronts: The subject property is a residence and will not have a storefront.  
 

5. Setback: Setback is an important issue in a dense urban area such as Over-the-
Rhine. The setback for new construction should be consistent with the buildings 
of similar use on adjacent and nearby sites. In Over-the-Rhine, most commercial 
buildings are built up to the property line. Some residential properties, especially 
detached buildings, have shallow setbacks but retain an "edge" at the property 
line with a fence. Some larger institutional buildings such as schools, churches 
and public buildings are setback from the street to provide public space and to 
add to their monumentality. In most cases new construction on corner sites 
should be built up to the edge of both outside property lines.  

The proposed development has a shallow setback that is in line with the adjacent 
buildings. The base Zoning District of RM-0.7 requires a 5’ setback, which the 
development and the adjacent properties maintain. The bay windows on the 
exterior units will project to the property line on the second and third floors. 

6. Rhythm: New buildings should incorporate design features, such as window 
groupings, articulation of wall surfaces, and decorative elements such as 
columns or piers in an effort to maintain the rhythm that already exists in the 
district. New construction should avoid creating long unrelieved expanses of wall 
along the street by maintaining the rhythm of bays found on the district. Most 
buildings in Over-the-Rhine are relatively narrow, 25 to 50 feet in width. A 
building facade typically displays vertical subdivisions that establish a visual 
rhythm. In dense commercial areas such as Vine Street, there are no setbacks, 
creating a solid wall along the street. This wall is articulated by the individual 
buildings, which in turn are divided by window groupings, changes in wall planes 
and decorative elements such as pilasters, columns or piers.  

The rhythm of the proposed development will be consistent with the surrounding 
area. The units include narrow stairway entrances between the adjacent existing 
properties and between the exterior and interior rowhouse units. The stairways 
help to break up the façade walls of the development and are consistent with the 
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spacing between buildings in many areas of the district. The garage door 
openings further prevent long unrelieved expanses of wall along Seitz Street. 

7. Emphasis: New residential and mixed-use construction should have a vertical 
emphasis, because in Over-the-Rhine buildings are taller than they are wide, 
window openings are tall and narrow, and storefronts have slender columns, 
which emphasize verticality. Commercial and industrial buildings, which may 
have an overall horizontal emphasis, often incorporate vertical elements, such as 
pilasters or vertically oriented openings 

The new construction will maintain a strong vertical emphasis on the street. The 
rowhouse units are each three narrow bays wide and three stories tall. The rear 
of the buildings, while they will be screened by new construction on Mulberry 
Street, continue to maintain strong verticality. Because of the topography, the 
buildings are four stories when viewed from the rear and verticality is 
emphasized by the steel columns and window openings. 

8. Height: The height of new construction should not vary more than one story from 
adjacent contributing buildings. Most buildings in Over-the-Rhine are between 
two- and five-stories.  

The proposed rowhouses will be compatible with the height of adjacent 
contributing buildings along Seitz Street. While both the new construction and the 
existing buildings are three stories in height, the new construction will be slightly 
shorter than the existing buildings, but will be well within one story. 

9. Materials: New construction should use materials that are found on the historic 
buildings in Over-the-Rhine. Clearly the dominant material in Over-the-Rhine is 
brick, but other materials such as limestone, sandstone, cast-iron, slate, wood 
and sheet metal are important as well. Materials such as stucco, synthetic stucco 
and plastic are not appropriate and should not be considered as exposed finish 
materials for new construction in this district. 

Proposed materials include brick veneer on the Seitz Street frontage with cast 
concrete foundations, lintels and sills and cornices. Bay windows will be clad with 
smooth painted cement board. Siding on the side and rear of the buildings will be 
smooth painted four inch shiplap cement board siding and glass and steel make 
up the remainder of the rear façade which will be screened from view by new 
construction on Mulberry Street. The proposed garage doors will be a smooth 
profile metal sectional door by Clopay. 

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. 
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The proposed rooftop decks are appropriate as they will not detract from the 
character of the building and will not be highly visible from street level. The decks 
will be screened from Seitz Street by a parapet on the exterior units and by the 
roof gable on the interior units. Portions of the access stair enclosure for the 
rooftop decks will be minimally visible when viewed from an angle along Seitz 
Street, but this minimal view will not detract from the character of the 
streetscape. The decks will not be visible from Mulberry Street due to the new 
construction that is currently underway immediately south of the proposed 
development. 

 
Other Considerations: 

Prehearing Results: A prehearing was held on October 26, 2016. 
 
Comments Provided to Staff: N/A 
 
Consistency with Plan Cincinnati (2012): 
The proposed project is consistent with the “Live” Section of Plan Cincinnati, specifically 
the action step “Improve the quality and number of moderate to high-income rental and 
homeowner units” (p. 165). 
 
Other: N/A 
 
Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 

I. ZONING VARIANCE 

A. DIMENSIONAL VARIANCES 
1. APPROVE the requested 449 square foot dimensional variances to allow 

1551 square foot lots for each of the two exterior rowhouse units. 
2. APPROVE the requested 13.5 foot variances for total rear yard setbacks 

of 6.5 feet for each of the four lots in the development. 
 

B. 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. 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. 

 
II. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 305-309 Seitz Street 
submitted by Wichman Gunther Architects dated 9/21/2016 including any 
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revisions submitted for permit subject to staff review and approval with the 
following condition.  

1. 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: 

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























ITEM 6 November 21, 2016 

 
 

APPLICATION FOR  
DIMENSIONAL VARIANCE AND 

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: ZH20160178 
APPLICANT:  Platte Design 
OWNER:  Damon Long 
ADDRESS:  1416 Elm Street, Cincinnati OH  45202 
PARCELS:  081-0002-0368 
ZONING:  RM-1.2 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: November 14, 2016 
HEARING DATE: November 21, 2016  
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for renovation and 
addition to the existing structure at 1416 Elm Street and Zoning Relief for a dimensional 
variance to allow for a zero lot line set back in the rear yard, side yard and a maximum 
height of 45 feet. Per CZC 1405-07, the RM 1.2 zone should have a 20 foot rear yard 
setback and a 5 foot side yard setback. The maximum building height is also set at 35 
feet. The applicant is also asking for a 2 foot variance for an 8 foot high fence. Per CZC 
1421-33, fences and walls in rear yards of residential zoning districts are limited to 6’ in 
height.  
 
Existing Conditions: 
The subject property at 1416 Elm Street is located on the east side of Elm Street mid-
block. It is a 3-story brick Italianate building with arched windows at all façade windows. 
The cornice has been removed but is retained in the basement. The building is set back 
a few feet from the street façade and the rear half of the building was demolished in 
2013 and the rest of the building was stabilized.  
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    Figure 1. Location of 1416 Elm Street. Image courtesy of CAGIS. 

 

 
          Figure 2. Existing condition of 1416 Elm Street. Image courtesy of Google Street views. 
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Proposed Conditions: 
The applicant is proposing the following to 1416 Elm Street   

- Three story rear addition to go to the rear property line and a zero lot line on the 
south and north property line.  

- The height of the addition would be slightly shorter than the building with the 
elevator tower going 10 feet above the roof.  

- The addition will be masonry and will have horizontal cedar plank on the sides 
and a vertical oriented cedar planks on the rear  

- On the rear façade there will be two curtain walls vertical oriented.  
- The first floor of the rear façade will be recessed from the rear property line to 

allow for a turning radius for a car. There will be a double wide rolling garage 
door and horizontal plank siding on the rest of the recessed wall.  

- The front façade will be restored including reinstalling the historic cornice, 
replicating the rounded window hoods for the third floor and new two over two 
aluminum clad wood windows in the openings.  

- Install an 8 foot breezeway gate at the front of the property.   
 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405  Residential Multi-Family Districts  
Variance Request: Section 1421-33 Fences and Walls 
   Section 1405-7 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  Historic Preservation 
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 allow a zero lot 
line set back at the rear lot line  

 The project is in violation of the Section 1405-07 of Cincinnati Zoning Code. 

 Per Section 1405-07 a rear yard setback in RM 1.2 should be 20 feet 

 A dimensional variance of 20 feet is sought to allow a zero lot line setback.  
 
The applicant and/or owner(s) are requesting a dimensional variance to allow a zero lot 
line set back at both side property lines  

 The project is in violation of the Section 1405-07 of Cincinnati Zoning Code. 

 Per Section 1405-07 at least a 5 yard setback in the RM 1.2.  

 A dimensional variance of 5 feet is sought to allow a zero lot line setback on 
both the north and south lot lines. .  

 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1405REMUMIDI
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1421GESIST_S1421-33FEWA
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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The applicant and/or owner(s) are requesting a dimensional variance to allow for a 45 
feet maximum height. 

 The project is in violation of the Section 1405-07 of Cincinnati Zoning Code. 

 Per Section 1405-07 a maximum height of 45 feet.  

 A dimensional variance of 10 feet is sought to allow for the elevator shaft to 
be 45 feet tall.  

 
The applicant and/or owner(s) are requesting a dimensional variance to allow an 8 foot 
breezeway fence/gate within the rear yard.  

 The project is in violation of the Section 1405-07 of Cincinnati Zoning Code. 

 Per Section 1421-33  a fence in the rear or side yard can be no taller than 6 feet 
tall 

 A dimensional variance of 2 feet is sought to allow for an 8 foot gateway.  
 

 
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.  The proposed use of the subject 
property conforms to the underlying zone district for the use but does not 
conform to the rear and side setbacks or height. The proposal does not 
conform to CZC 1421-33, regulating fences and walls.  

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 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 impacted by the construction of the addition or the 
gateway.  

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

  This is not applicable. 

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

  This is not applicable. 
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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 will not have an adverse impact on the neighborhood. 
The addition is in the rear and will not be highly visible from the street. 
There is some concern regarding the turn radius, but the applicants have 
provided a turn radius that shows a car will be able to make the turn into 
the garage, as the actual garage is set back from the property line. Staff 
has conferred with DOTE staff and as this alley is 15 feet wide ROW they 
do not anticipate any problems and this plan would be permissible.  

The zero lot line setbacks on the side property line are common for Over-
The-Rhine.  

The height variance request is only for the elevator shaft and the rest of 
the building will be lower than the existing building.  

The fence will be in the rear of the property in the breezeway and will not 
be visible from 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. The rear set back at the first 
floor is similar to other setbacks on neighboring properties. The second 
and third floors are set at the property line. There are several other 
examples of rear zero lot line setbacks on the block and within Over-the-
Rhine.  

The side setbacks will not have an adverse impact as the north setback 
continuing the setback of the existing building. The south setback is not 
having an adverse impact at the neighboring building is already at a zero 
lot line setback.  

The proposed fence will not block more light, air, or access than a 6 foot 
fence and will provide better security to the breezeway from the alley.  

k. Blight.  The elimination or avoidance of blight.  
The proposed work will improve the aesthetic appeal of the property and 
bring back a property that has had stabilization issues.  
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l. Economic Benefits.  The promotion of the Cincinnati economy.   
 The proposed improvements will have an economic benefit to Cincinnati as 
it will increase the property value and taxes for the property.  

m. Job Creation.  The creation of jobs both permanently and during construction.   
The proposed project may have a minor job creation effect during 
construction. It does not appear likely to create permanent jobs. 

n. Tax Valuation.  Any increase in the real property tax duplicate.   
The project as a whole 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 to the proposed work. 

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 rear of the property was demolished in 2013 due to deterioration. The 
addition will increase the livable space on the property as well as provide two 
off street parking spaces. The addition is at the rear of the property and will 
not be seen from the street and therefore will not adversely affect the 
architectural integrity of the property.  

 (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). 

Adding the addition to the subject property will allow the owner to fully 
develop the property and provide for the rehabilitation and façade restoration 
for the remaining historic portion of the property.  

 
Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required the rear addition. The addition is not highly 
visible from the street and substantially conforms to the guidelines with the exception of 
the vertically oriented cedar plank siding on the rear. While this is not visible to 
surrounding streets, as there is a public alley, we need to be cognizant that we are 
keeping perspective of the historic facades that are visible on alleys. Having both 
curtain walls on the edges and the vertical plank siding are two very contemporary 
treatments. It would be more appropriate to introduce just one subtle design element 
rather than have an entire façade that is not in keeping with the context. Staff feels that 
the horizontal oriented cedar plank siding would be more contextual and appropriate.  
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Applicable Guidelines 
 
New Construction 

A. Intent and General Guidelines  
1. New construction is allowed on vacant sites in Over-the-Rhine, because gaps 

due to demolition weaken the streetscape and the overall character of the district. 
New construction can improve both the physical quality and economic vitality of 
the neighborhood.  
 

2. New construction should be well-designed but should not replicate the existing 
buildings. The exceptional quality of the existing buildings in the district provides 
an outstanding framework for new construction. 

 
3. The Historic Conservation Board's review of new construction will focus on the 

design compatibility with the surrounding contributing structures. The 
appropriateness of design solutions will be based on balancing the programmatic 
needs of the applicant with how well the design relates to the neighboring 
buildings and to the intent of these guidelines. New design proposals should pay 
particular attention to composition, materials, openings, rhythm, scale, proportion 
and height.  
 

4. The new construction guidelines for this district will be used to judge the 
compatibility of new work. The specific site and programmatic needs of each 
project will be taken into consideration. 

 
B. Specific Guidelines  

1. Composition: New buildings should respond to the traditional subdivisions found 
on historic property: a base, a middle and a top. Most buildings in Over-the-Rhine 
are built of brick with the principal facade parallel to the street it faces. The most 
important features of buildings in Over-the-Rhine are the arrangement of 
openings on the principal facade and an overall vertical emphasis of the whole 
design. Each building provides its own variations, but collectively they share 
many basic features.  
 
Base: New buildings should have a well-defined base. Within the district most 
buildings have a base that is distinguishable from the rest of the building. This is 
accomplished through a change of materials, a change of scale, and/or a lintel or 
other type of horizontal banding. In larger buildings the original base may include 
more than the first floor.  
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Middle: Details on new buildings should relate to the detailing of adjacent or 
nearby buildings. Buildings in the district often incorporate architectural details 
such as changes in plane or changes in materials on their upper floors. 
Decorative, horizontal bands indicating the floor lines, sill heights or lintel heights 
should not overpower the vertical emphasis of the design.  
 
Top: New construction must employ a strong element that terminates the 
uppermost part of the building. Distinctive elements in the architecture of Over-
the-Rhine are elaborate projecting cornices, decorative parapets and the 
expressive use of materials.  
 
The proposed addition does not feature a strong division between the base, 
middle and top. However this is consistent with many rear building additions 
found in the district, especially those constructed of wood framing. A strong base 
is created on the rear façade due to the recess of the first floor garage opening.  
 

2. Roofs: Roofs for new construction should be similar to roofs of adjacent and 
nearby buildings of similar size and use. In the district, buildings of three or more 
stories generally have low-pitched shed roofs that are not visible above the 
principal facade. Smaller buildings in the district typically have simple gable roofs 
on which the gables are perpendicular to the principal facade. Institutional 
buildings in Over-the-Rhine have a variety of roof shapes, including dormers, 
multiple gables, hip roofs and towers. Roofs in this district have little or no 
overhang.  

The roof on the third story addition of the main structure is a flat roof with a slight 
slope to the east, maintaining the slope of the original roof. This roof shape is 
appropriate as it matches the original roof of the principal building with no 
overhang and the roof cannot be seen from the primary street frontage. 

3. Window Openings: Window openings are extremely important in this district. 
The openings of new buildings should be related to the size and placement of 
openings found on historic structures of similar use in the district. In residential 
buildings, window openings are typically found individually rather than in pairs or 
grouped. The openings are taller and wide (typically in a proportion of 2:1), 
window sash are set back from the wall surface, and openings have some form 
of definition, such as lintels, sills or decorative surrounds. Window openings, 
which are typically aligned vertically, usually occupy between 20% and 50% of 
the principal facade. In commercial, industrial and institutional buildings, windows 
are often grouped within a single opening. These building types may also use a 
combination of window sash, including double-hung, awning and hopper. If 
muntins are used in new window sash, they must provide true divided lights. 
Within the individual opening, window sash are usually divided into two or more 
lights. In all cases the glass must be clear; tinted or reflective glass is not 
acceptable. Also, roll down shutters and metal bar systems installed on the 
exterior of the building that cover door and window openings are not appropriate.  
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The only part of the addition that will include windows is the rear façade, which is 
not visible from any of the surrounding streets. The windows that are included 
are at the side and create a curtain wall. The curtain wall is on the edge of the 
façade and the rest of the façade creates a blank wall. Blank walls on rears, 
especially at zero lot lines are not uncommon within the district. Also as there has 
been infill along Pleasant Street, the façade will not be visible from surrounding 
streets.  

4. Storefronts: New storefronts should relate to the characteristics of existing 
storefronts on historic buildings. Storefronts in the district are typically taller than 
individual upper floors; framed by piers and/or columns and have a lintel 
separating them from the upper floors; are divided into bays which increases 
their verticality and provides a pedestrian scale and proportion; and have large, 
fixed expanses of clear (not tinted or reflective) glass. As with rehabilitated 
original storefronts, roll down shutters and metal bar systems installed on the 
exterior of the building are not appropriate elements for new storefronts. The 
storefront lintels are 12 to 18 feet above grade; the window sill height is between 
18 inches and 3 feet above grade; and storefront windows are set back from the 
structural elements approximately 12 inches. 

The subject property is a residence and will not have a storefront.  

5. Setback: Setback is an important issue in a dense urban area such as Over-the-
Rhine. The setback for new construction should be consistent with the buildings 
of similar use on adjacent and nearby sites. In Over-the-Rhine, most commercial 
buildings are built up to the property line. Some residential properties, especially 
detached buildings, have shallow setbacks but retain an "edge" at the property 
line with a fence. Some larger institutional buildings such as schools, churches 
and public buildings are setback from the street to provide public space and to 
add to their monumentality. In most cases new construction on corner sites 
should be built up to the edge of both outside property lines.  

The proposed work will alter the side setback on the south and will alter the rear 
setback. The setbacks are zero lot line setbacks, which are common throughout 
Over-the Rhine.  

6. Rhythm: New buildings should incorporate design features, such as window 
groupings, articulation of wall surfaces, and decorative elements such as 
columns or piers in an effort to maintain the rhythm that already exists in the 
district. New construction should avoid creating long unrelieved expanses of wall 
along the street by maintaining the rhythm of bays found on the district. Most 
buildings in Over-the-Rhine are relatively narrow, 25 to 50 feet in width. A 
building facade typically displays vertical subdivisions that establish a visual 
rhythm. In dense commercial areas such as Vine Street, there are no setbacks, 
creating a solid wall along the street. This wall is articulated by the individual 
buildings, which in turn are divided by window groupings, changes in wall planes 
and decorative elements such as pilasters, columns or piers.  
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The rhythm of the primary façade will not be altered along Elm Street. 

7. Emphasis: New residential and mixed-use construction should have a vertical 
emphasis, because in Over-the-Rhine buildings are taller than they are wide, 
window openings are tall and narrow, and storefronts have slender columns, 
which emphasize verticality. Commercial and industrial buildings, which may 
have an overall horizontal emphasis, often incorporate vertical elements, such as 
pilasters or vertically oriented openings 

The rear addition will provide a strong vertical emphasis. The addition itself is 
taller than it is wide. The columns of windows on the edge of the façade also help 
to provide a vertical emphasis. 

8. Height: The height of new construction should not vary more than one story from 
adjacent contributing buildings. Most buildings in Over-the-Rhine are between 
two- and five-stories.  

The existing principal building is three stories tall and the addition will be shorter 
than the existing building with the exception of the elevator. It has been common 
practice for utilitarian penthouses to be approved. The elevator shaft and 
penthouse will not be visible from the street and does not provide useable living 
space. The only portion of the building that should be permitted to be taller than 
the original building would be the elevator penthouse.  

9. Materials: New construction should use materials that are found on the historic 
buildings in Over-the-Rhine. Clearly the dominant material in Over-the-Rhine is 
brick, but other materials such as limestone, sandstone, cast-iron, slate, wood 
and sheet metal are important as well. Materials such as stucco, synthetic stucco 
and plastic are not appropriate and should not be considered as exposed finish 
materials for new construction in this district. 

The materials that are being used on the addition include masonry and cedar 
siding. The cedar siding on the north elevation is horizontal in configuration 
whereas the cedar planks on the rear façade are vertical in configuration. While 
this material is appropriate the orientation is not an appropriate treatment. The 
cedar plank siding should be oriented horizontally.  

Additions  

Intent and General Guidelines  

1. Additions are allowed and should follow new construction guidelines. They 
should be compatible in character with the original. They should be sympathetic 
but not imitative in design. 
 

2. Additions should be designed to relate architecturally to adjacent buildings in 
general and to the building they are a part of in particular.  
 

3. Additions should not overpower the original building.  
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4. The appropriateness of design solutions will be based on balancing the program 

needs of the applicant with 1) how well the proposed design relates to the 
original building and neighboring buildings and 2) how closely the proposal meets 
the intent of these general guidelines and the specific guidelines for new 
construction. 

The addition is compatible in massing to the original building as it is a similar 
height and scale. The side and rear facades are not visible from the street. A 
small portion of the rear extends a few feet south of the existing south building 
line, but it is set far enough back on the lot and the space between the buildings 
is only a few feet that this extension will not be visible.  
 
While the façade is not visible from surrounding streets, a design along alleys 
should still be sympathetic to the historic context. Having a blank wall with only 
two narrow curtain walls is a contemporary design that is not imitative of historic 
design, however incorporating vertical oriented boards does not create a 
sympathetic material pattern for the historic district.  

 
 
Other Considerations: 

 
Prehearing Results: A prehearing was held on October 25, 2016. A neighbor was 
present and was opposed to the setback on the project 
 
Comments Provided to Staff: One letter provided in the packet from Tim Mara is 
opposed to the rear setback of the property due to concerns on the turn radius.  
 
Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
 
Other: The applicant is also proposing: 

- New aluminum-clad wood double-hung windows manufacture by Pella. The 
windows will have arched tops and will be two over two.  

- Restoration of the façade including cleaning and tuckpointing.  
 

All of this work is consistent with the Over-the-Rhine Historic District Conservation 
Guidelines.  
 
Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 

I. ZONING VARIANCE - DIMENSIONAL VARIANCE 

A. APPROVE the requested 20 yard rear setback variance for a total of a zero 
lot line rear setback.  
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B. 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. 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. 
 

II. ZONING VARIANCE - DIMENSIONAL VARIANCE 
A. APPROVE the requested 5 yard rear setback variance for a total of a zero lot 

line side setback.  
 
B. 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. 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. 
 

III. DIMENSIONAL VARIANCE 
A. APPROVE the requested 10 foot height variance for a maximum height of 45 

feet with the following condition 
1.  The only permitted portion allowed at 45 feet is the penthouse access to 

the roof and it shall not be any larger than what is shown on the approved 
plans.  

 
B. 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. 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. 

 
IV. DIMENSIONAL VARIANCE 

A. APPROVE the requested 2 foot fence height variance for a total of an 8 
foot fence in the rear yard.   

 
B. FINDING: The Board makes this determination that per Section 1435-05-4: 

3. 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  

4. 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. 



13 
 

 
 

V. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 1416 Elm Street submitted by 
Platte Design dated 11/09/2016 including any revisions submitted for permit 
subject to staff review and approval with the following conditions: 

  

1. The cedar plank siding on the rear/east façade shall be horizontal in 
orientation.  

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: 
2. That the property owner has demonstrated by credible evidence that 

the proposal substantially conforms to the applicable conservation 
guidelines.              

 
















































