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HISTORIC CONSERVATION BOARD AGENDA 
5

th
 Floor Conference Room 

805 Central Ave, II Centennial  

 

Monday, October 10, 2016 at 3:00 pm 

 

CALL TO ORDER 

 

DISCUSSION ITEMS: 

 

Item 1. 1539 Elm Street  The applicant requests a Certificate of Appropriateness for the 

demolition of an existing structure in the Over-the-Rhine Historic 

District. 

Applicant: Urban Sites Limited Liability Company 

Owner: Urban Sites Limited Liability Company 

Staff Report: Beth Johnson 

 

 

Item 2. 842 Lincoln Avenue The applicant requests a Certificate of Appropriateness to 

rehabilitate an existing structure and to construct new rear deck in 

the Lincoln-Melrose Historic District. 

Applicant: Harold Emory 

Owner: Harold Emory 

Staff Report: Beth Johnson  

 

 

Item 3. 1203 Main  Street The applicant requests a Certificate of Appropriateness for the 

rehabilitation of an existing structure, including new windows, 

balconies, and a rooftop deck in the Over-the-Rhine Historic 

District. 

Applicant: GBS Strategies LLC 

Owner: GBS Strategies LLC 

Staff Report: Doug Owen  

 

Item 4. 1632 Central Parkway The applicant requests a Certificate of Appropriateness for the 

rehabilitation and alteration of an existing structure, including the 

introduction of new storefronts, new masonry openings, an infill 

addition, roof modifications, and site improvements. 

Additionally, the applicant requests zoning relief related to 

conditional use review and variances concerning lot area per unit 

density and parking. 

Applicant: City Studios Architecture 

Owner: Film Center LLC 

Staff Report: Doug Owen 
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Item 5. 1611 -1613 Pleasant Street The applicant requests a Certificate of Appropriateness for the 

construction of a new infill, single-family home with a rear 

detached garage in the Over-the-Rhine Historic District.  

Additionally, the applicant requests zoning relief related to 

variances from site development standards concerning primary 

structure setbacks; accessory residential structure height and 

setbacks; and, maximum wall height and opacity.   

Applicant: Karen Wittenberg 

Owner: Platte Architecture And Design 

Staff Report: Beth Johnson 

 

 

Item 6. 423 Milton Street  The applicant requests a Certificate of Appropriateness to 

construct a new multi-story addition with integral garage and roof 

deck in the Prospect Hill Historic District. Also, the applicant 

requests Zoning Relief for a front yard setback. 

Applicant: Alan C Eccard & Ashley N Bedel 

Owner: LUKE FIELD 

Staff Report: Beth Johnson 

 

OTHER BUSINESS 

 

ADJOURN 

 



ITEM 1 October 10, 2016 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #:  
APPLICANT:  Urban Sites 
OWNER:  Urban Sites 
ADDRESS:  1539 Elm St 
PARCELS:  081-0001-0055 
ZONING:  CC-A (Commercial Community)/Historic District Overlay 
OVERLAYS:   Over-the-Rhine  
COMMUNITY: Over-the-Rhine 
REPORT DATE: October 3, 2016 
PRE HEARING: September 28, 2016 pre-hearing 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) to demolish a non-
contributing accessory structure.   
 
Existing Conditions: 
The project location is 1539 Elm Street and the front of the building faces on to Elm 
Street with the side visible from Wade Street due to a vacant lot at the corner. The 
principal building is a contributing structure and the accessory structure/addition is an 
unpainted concrete block building. It is one story with a flat roof. A one story concrete 
garage is shown on the 1934-1937 Sanborn Maps. While in the period of significance, 
the addition is a utilitarian building with no architectural or historic significance  
 
The property is on the west side of Elm Street and is mid-block. The subject properties 
main building and the neighboring building are currently undergoing stabilization work.   
 

 
 
 
 

Figure 1: Map provided by CAGIS map. 
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Figure 2: Pictures from Google Street Images. Top picture- Street elevation of 1539 Elm Street. Bottom Picture- 1 story 
concrete block garage addition.  

Proposed Conditions: 
The proposal is to demolish the accessory concrete block addition that is approximately 
200 sf. The garage is separate from the building and is only connected at the 
intersection of a walled courtyard wall (see attached site plan.)  
 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409  Commercial Districts 
Variance Request: N/A 
HCB authority: Section 1435-05-4   
Overlays:  Over the Rhine Historic District 
Historic Landmark/Reg:  Over-the-Rhine Historic District  
COA Standard: Section 1435-09-2 Certificate of Appropriateness; Standard of 
Review 
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Zoning Review 

At this time there are no Zoning requirements as the building is being stabilized. When a 

development plan is in place for the building, zoning regulations will be reviewed 

accordingly.  

 

Staff comments on the Specific Guidelines for Demolition of Buildings: 

The proposed demolition is for a concrete block garage addition that is on the rear of 
the building. This addition is not contributing to the property and was built in the 1930’s. 
The demolition will not affect the Elm Street streetscape. While the building can be seen 
from Wade Street it is due to a vacant lot. Once this lot is development the rear of 1539 
Elm Street will be hidden. The removal of this garage will help further facilitate 
rehabilitation on both 1539 and 1541 Elm Street. 
 
Demolition shall not be permitted unless one of the following conditions exists:  

 
(1) Demolition has been ordered by the Director of Buildings & Inspections for reasons 

of public health and safety;  
 

The demolition has not been ordered by the Director of Buildings and Inspections 
 
(2) The owner can demonstrate to the satisfaction of the Historic Conservation Board 

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

 
A) Test 1 - Can the structure be reused? 

 
No documentation was provided to assess the reuse of the property.  
 

B) Test 2 - Can a reasonable economic return be gained from the use of all or 
part of the building? 
 
Zoning Code Section 1435-09-2 Certificate of Appropriateness; Standards of 
Review establishes factors the Historic Conservation Board shall consider in 
determining if a property owner has demonstrated an economic hardship by 
credible evidence. These factors are: 
 
(i) Will all economically viable use of the property be deprived without 
approval of a Certificate of Appropriateness? 

 
CC-A zoning district has a range of permitted commercial and limited residential 
uses. While it is yet to be determined if, per building code, this building could be 
reused, a one story concrete block utilitarian building that was used as a garage 
does not have a desirable reuse except for storage. As the principal building is 
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not proposed for demolition, the property will still have an economically viable 
use for the property as a whole.  

 
(ii) Will the reasonable investment-backed expectations of the property 
Owner be maintained without approval of a Certificate of 
Appropriateness; and  
 
The applicants bought the property with the intention of rehabilitation of the 
principal building. The removal of the concrete block garage will help facilitate the 
rehabilitation of both this property and the neighboring property.  
 
 
(iii) Whether the economic hardship was created or exacerbated by the 

property Owner. 
 
The current owners bought the property as it is and did not further create a 
hardship on the lot.  
 
(iii)(aa) A property's current level of economic return; 
 
Currently the property is vacant and is not creating an economic return for the 
property owners.  
 
(iii)(bb) Any listing of property for sale or rent, price asked, and offers 
received, if any, within the previous two years, including testimony and 
relevant documents; 
 
The property has not been listed for sale.  
 
(iii)(cc) The feasibility of alternative uses for the property that could earn a 
reasonable economic return; 
 
Due to the zoning, the property would be permitted to be used as a variety of 
commercial uses. However a concrete block accessory structure would not make 
a desirable unit for office or commercial use.   
 
(iii)(dd) Any evidence of self-created hardship through deliberate neglect or 
inadequate maintenance of the property; 
 
The property was vacant when it was purchased and it has remained in a stable 
condition since it was purchased.  
 
(iii)(ee) Knowledge of landmark designation or potential designation at time 
of acquisition; and/or 
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The applicants knew that the property was in a Local Historic District when they 
bought the property.   
 
(iii)(ff) Economic incentives and/or funding available to the Applicant 
through federal, state, city, or private programs. 
 
The building is eligible for tax credits as the principal building is a contributing 
building to the National Register Over-the-Rhine Historic District.  
 

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

satisfaction of the Historic Conservation Board the denial of the application to 
demolish would also deny the owner the use of the property in a manner 
compatible with its organization purposes and would amount to a taking of the 
owner’s property without just compensation.  
 
Not applicable to the request.  
 

(4) The demolition request is for a garage or an inappropriate addition, and the 
demolition of said structure will not adversely affect the streetscape as 
determined by the Historic Conservation Board. 
 
The demolition request is for an inappropriate garage addition that is on the rear 
of the building. The demolition will not affect the streetscape.  

 

Other Considerations: 

Prehearing Results:  
September 28, 2016- The applicant was at the pre-hearing.  
 
Comments Provided to Staff: N/A 
 
Consistency with Plan Cincinnati (2012): N/A 
 
Recommendation: 
 
Staff recommends the Historic Conservation Board take the following actions:  
 
A. CERTIFICATE OF APPROPRIATENESS: 

1. APPROVE a Certificate of Appropriateness for demolition of 1539 Elm Street 
based on the credible evidence provided by applicant in their submission dated 
September 6, 2016 and subject to the following condition: 

a. Any new addition shall have to be approved by the Historic Conversation 
Board and must comply with the addition guidelines for Over-the-Rhine 
Historic District.  

 



6 
 

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

proposal substantially conforms to the applicable conservation guidelines. 
b. That the Over-the-Rhine Historic Conservation Guidelines allow for the 

demolition of non-contributing garage additions when the demolition will 
not adversely affect the character of the streetscape or of the historic 
district.  

c. That the demolition of the property will not adversely affect the character of 
the streetscape or of the historic district.  







ITEM 2 October 10, 2016 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
APPLICATION #:  
APPLICANT:  Cornette/Violette Architects 
OWNER:  Harold Emery 
ADDRESS:  842 Lincoln Street 
PARCELS:  065-0002-0153  
ZONING:  Residential Multi-Family (RM 0.7)  
OVERLAYS:   Lincoln Melrose Historic District 
COMMUNITY: Walnut Hills 
REPORT DATE: October 3, 2016 
HEARING DATE: Prehearing September 14, 2016 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 

Nature of Request: 
The applicant is requesting a Certificate of Appropriateness for a rear second story 
deck, infill windows, new windows, glass block windows and other exterior changes and 
rehabilitation work.  
 
Existing Conditions: 
842 Lincoln Avenue is a Queen Anne two and a half story brick residential building mid-
block on the Northside of Lincoln Avenue. It is a contributing building to the Lincoln 
Melrose Historic District.  

 

 

Figure 1: 824 Lincoln Ave. Picture provided obtained from Google Street Views.  
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Figure 2: Map of 842 Lincoln Ave. Map provided by Cagis Maps  

Proposed Conditions: 
The proposal is to construct a second floor rear deck, infill side and rear openings, 
install glass block windows in the basement and other exterior rehabilitation work.  
 
The construction will feature the following: 

1. Conversion of the rear one story rear porch into a first story porch and second 
story deck. The deck and porch will have wood railing with a simple picket.  

2. Replace all windows with Aluminum Quaker H (Historic) series windows. The 
windows will fill the entire opening. There will be a combination of one over one 
double hung, fixed and casement windows.  

3. New front porch railings. They will be wood and turned. The railings will be to 
proper code height.  

4. New asphalt shingle roof throughout.  
5. New wood picket railing next to basement steps on rear.  
6. Glass block windows in the basement windows 
7. Infill a window on the side rear and two doors on the rear porch with smooth 

cement board. Set back ½ inch and paint to match house.  
 

Applicable Zoning Code Sections:   
Zoning District: Section 1405   Residential 
Historic District/Reg:  Lincoln Melrose 
COA Standard: Section 1435-09-2 Certificate of Appropriateness; Standard of Review 
 

Applicable Zoning Code Sections:   
Zoning District: Section 1405   Residential 

Variance Requests: Section 1433-17  Land Use Regulations  
    

file:///C:/Users/matthew.shad@cincinnati-oh.gov/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/IQ23MFSG/§%201435-09-2.%20-%20Certificates%20of%20Appropriateness;%20Standards%20for%20Review
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI_S1409-07LAUSRE
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HCB authority: Section 1435-05-4  
   Section 1435  Historic Preservation 
Historic District/Reg: Lincoln Melrose Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 
Details of Zoning Relief Required: 
The applicant does not require any Zoning Relief. The property is being converted to a 
two family unit, which is a permitted use for this property. As part of the Walnut Woods 
Home Owners Association, this property is provided with two off-street parking spaces 
in the rear parking lot. The applicant has provided staff with a copy of the Home Owners 
Association by-laws.  
 
 

Certificate of Appropriateness Review 
This project and proposed changes generally meets the guidelines for the Lincoln 
Melrose Historic District. The changes proposed are reasonable and compatible with 
changes allowed on neighboring buildings.  

Staff comments on the Applicable Guidelines: 

(a) Materials Original materials should be restored and reused whenever possible. 
Where necessary, missing or deteriorated material should be replaced with 
recycled or new materials, which match the original as closely as possible with 
regard to: type of material texture size of unit style color type of joint shape 
placement composition detailing 

 
The applicant is proposing appropriate materials. The front porch rail has 
previously been replaced as was determined from google street views. The 
material and style of the turned post are appropriate and will meet code for the 
height of railings.  
The installation of a black metal railing on the steps is an appropriate treatment 
and material. It is a simple application that is similar to other houses along the 
street.  
 

(b) Windows / Doors – Openings Original window and door openings should not be 
reduced or enlarged in size. Repaired or replacement windows should match the 
original as closely as possible in size and type of operation. Replacement 
windows should maintain the original pattern of window pane divisions whenever 
possible. The elimination or permanent concealment of window and door 
openings on the primary or street façade should not be permitted, and elsewhere 
avoided. New window and door openings on the primary or street façade should 
not be permitted. Removable storm windows and doors should be utilized 
wherever possible. Aluminum storm windows and doors should be painted to 
match trim. 
 
The windows that are being proposed for the first, second and attic stories are an 
aluminum window in the Quaker H (Historic) series. The window has the similar 

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


4 
 

dimensions to approved replacement windows including the larger bottom rail, 
and smaller meeting and top rails. These windows have been previously 
approved in other projects  
 
The basement windows that are being proposed are glass block windows. While 
staff does not consider glass block windows to match the original, many of the 
buildings were rehabbed by the City of Cincinnati in 1998 and glass block was 
included in the projects. Staff feels that a precedent has been set in this district to 
allow glass block in the basement and that it is consistent with other work in the 
district.  
 
The project includes filling in/eliminating 3 openings on the side or rear. These 
openings are not on the primary or street façade.  
 

(h) Decks - The addition of decks on the street façade shall not be permitted. Decks, 
installed elsewhere shall not obscure or require the removal of significant 
architectural features. Balusters should be vertically placed no more than 6 
inches apart. Solid plank railing shall not be permitted. Railing heights should not 
exceed 42 inches. Screened or glass enclosed decks should be avoided. 

 
 The proposed deck is on the rear and is not visible from the street. The railing 

heights are 36 inches per code and the railing is a simple wood picket railing. 
While the second floor deck does change the porch roof, as this is not visible 
from the street it is not an architectural feature that  

 

Other Considerations: 
Prehearing Results 
September 14, 2016- The applicant was present.   
 
Comments Provided to Staff: N/A 
 

Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 

1. APPROVE a Certificate of Appropriateness for changes to 842 Lincoln Ave per 
drawings submitted by Cornette/Violetta Architects dated April 2016 including 
any revisions with the following conditions 
 

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

the proposal substantially conforms to the applicable conservation 
guidelines. 

(b) While glass block is not a historically appropriate material and does not 
match the historic basement windows, there is precedent of approval 
for this material in the Lincoln-Melrose Historic Conservation District.  

 

























ITEM 3 October 10, 2016 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #:  
APPLICANT:  Urban Sites Construction LLC 
OWNER:  GBG Strategies LLC 
ADDRESS:  1203 Main Street & 122 E 12th Street 
PARCELS:  080-0002-0137; 080-0002-0122 
ZONING:  CC-P 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over the Rhine 
REPORT DATE: September 26, 2016 
HEARING DATE: October 10, 2016  
STAFF REVIEW: Douglas Owen, Zoning Plan Examiner 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) to install a new 
storefront system and install new rear 
decks at 1203 Main Street.  
 
Existing Conditions 
The existing building is a four-story 
Italianate building built ca. 1880. The 
building has a stone foundation, brick 
bearing walls, windows with wood 
sash and a flat roof. The building has 
a replacement storefront spanning the 
length of the building with tinted glass 
and a slightly recessed entry bay. A 
large projecting sign is centered on 
the front façade. 
 
The building is associated with the 
structure at 122 E. 12th Street. No 
exterior changes are proposed for 122 
E. 12th Street. 
 
 
 
 
 

   Figure 1. 1203 Main Street, facing southwest.   
  Photo: Google.  
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Figure 2. Location of Subject Property. Image courtesy of CAGIS 

 
Proposed Conditions 
The applicant is proposing to modify 1203 Main Street in the following: 

- New storefront windows and entry 
- New rear decks 
- New rear rooftop deck 
- New entry doors at rear decks 
- New paint 
- Repaired windows 

 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409  CC-P 
HCB authority: Section 1435-05-4  

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


3 
 

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 
Zoning Review 

All zoning is compliant and no Zoning Relief is required. 

Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the work to install new storefront 
windows and doors and the rear decks.  
 
Comments on Applicable Guidelines  
 

Rehabilitation 
B. SPECIFIC GUIDELINES 
 
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 fill0in 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.  
 

The storefront on the front façade of 1203 Main Street is a later replacement dating 
to a ca. 1970s renovation. It will be removed and replaced with a new storefront 
system discussed below. All window openings on the front façade will remain as is. 
Three window openings that were previously infilled with brick and/or CMU on the 
rear elevation will be widened and replaced with doorways to allow access to the 
rear decks. This alteration is appropriate as these windows are not visible from any 
surrounding street.  
 
The other windows throughout the building will be repaired in place. No new 
windows are anticipated. If the deterioration requires replacement, approval will be 
sought from the Urban Conservator for replacement windows matching the size, 
style and materials of the existing. The “Solar Shades” referenced in the application 
will be internal rolling shades. Proposed replacement glass will not be tinted. 

  
9. PAINTING: Repaint buildings that were historically painted. Most buildings built 
before 1890 in Over-the-Rhine were originally painted. Paint is part of the aesthetic 
design of these buildings and should be maintained. Paint also protects porous 
nineteenth century masonry and masks alterations and inappropriate repairs. Masonry 
that has not been painted in the past should not be painted. Because color can have a 
significant impact on the neighborhood, use paint colors that are appropriate to your 
building's age and style. Historically, most paint schemes were relatively simple. The 
Historic Conservation Office can provide owners with color combinations that are 
appropriate for a building's age and style. Varying the choice of color between 
neighboring buildings is preferred.  

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 building was built in 1880 and has been previously painted. The applicant is 
proposing new paint throughout the building. 

 
12. STOREFRONTS: Retain and repair the design and materials of storefronts in 
historic buildings. First-floor storefronts are common in Over-the-Rhine and are found in 
all types of architectural styles. Detailing and materials vary considerably. Each design 
should be considered individually and original materials should be retained. If the 
Storefront has been altered or if none of the original materials remain, old photographs 
may indicate the original design. Original masonry storefront materials should be 
cleaned with the gentlest method possible. Cast-iron storefronts may be cleaned by 
abrasive methods including sandblasting. Adjacent materials must be protected and the 
pressure should be less than 100 p.s.i. 
 
Don’t reduce the size of storefront openings. Transparency and scale are very important 
to storefronts and their relationship to the remainder of the building as well as to the 
streetscape. Don't cover or remove significant elements such as piers, lintels, transoms, 
original doors or other similar details. Roll down shutters and metal bar systems 
installed on the exterior of the building are not appropriate. 
 

The existing storefront is a 1970s replacement consisting of aluminum framed 
windows with tinted glass and a recessed entry bay. The storefront system spans 
the entire length of the building. No original storefront material remains on the 
building. The proposed storefront will consist of full-length operable windows that will 
open inwards in the central two bays. The southernmost bay will be recessed slightly 
to allow for a double entry door that opens outward. The northern bay will remain 
recessed for access to the Fire Department standpipe. A secondary entry door will 
be located within the recessed bay to allow access to the staircase and elevator to 
the upper floors. The windows and doorways will be topped with transoms. All glass 
in the storefront will be clear and transparent. 

 
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. 
 

Decks are proposed on the rear of the building at the second, third and fourth floors. 
The second floor deck will include a roof deck on the rear one story addition. All 
decks will consist of steel framing with wood decking and steel rails painted black. 
Decks will be approximately 10 feet wide and will be placed within the 5 foot 
recessed bay. No portion of the decks will be visible from any surrounding street due 
to the location at the rear and behind other surrounding buildings. No roof deck is 
proposed for the one-story building at 122 E. 12th Street. 

 
Other Considerations: 
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N/A 
 
Prehearing Results: A prehearing was held on September 14, 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 1203 Main Street for a new 
storefront, new rear decks, window repairs, and new painting per plans submitted 
by Urban Sites Construction LLC and dated 08.15.2016.   
 

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 October 10, 2016 

 
 

APPLICATION FOR  
ZONING RELIEF AND 

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: ZH20160169 
APPLICANT:  Film Center LLC 
OWNER:  Film Center LLC 
ADDRESS:  1632 Central Parkway, Cincinnati OH  45202 
PARCELS:  133-0003-0010; 133-0003-0016 
ZONING:  CC-A 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: September 13, 2016 
HEARING DATE: October 10, 2016  
STAFF REVIEW: Douglas Owen, Zoning Plan Examiner 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for renovations and 
a small addition to the existing structure at 1632 Central Parkway and Zoning Relief for 
a Conditional Use for apartments on the ground floor, a dimensional variance to allow 
increased density and a Special Exception for the terms of off-site parking.  
 
Existing Conditions: 
The subject property at 1632 Central Parkway is a ca. 1932 industrial building with Art 
Deco elements. The reinforced concrete building features a poured concrete foundation, 
blond brick walls, window openings with metal industrial sash and a flat roof. The 
building is five stories in height on Logan Street and 4 stories on Central Parkway. The 
northern wing of the building is three stories tall on Logan Street and two stories on 
Central Parkway. The northern and southern wings are connected by a one-bay deep 
hyphen that is flush with the Central Parkway façade with a narrow courtyard behind. 
The primary façade fronting Central Parkway features stone belt courses above the 
second, third and fourth stories, a carved stone door surround on the southernmost 
entry and a “Film Center” engraving above the second story. The Logan Street and 
north and south façades are less ornamental featuring the exposed reinforced concrete 
grid. 
 
The building originally served as a film distribution center and underwent several 
renovations from the 1970s through the 2010s, which primarily consisted of internal 
changes. The exterior of the building largely appears as it did after its initial construction 
in 1932 with the exception of an access ramp on the central entry of the west façade 
and some boarded or infilled window and door openings. The building has been vacant 
since ca. 2010. 
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    Figure 1. Location of 1632 Central Parkway. Image courtesy of CAGIS. 

 

 
          Figure 2. Existing condition of 1632 Central Parkway. Image courtesy of Google. 
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Proposed Conditions: 
The applicant is proposing to rehabilitate the existing building into first floor office and 
upper floor residential apartments. The project has an approved Part II Historic Tax 
Credit application on file with OHPO. The first floor Office space would front Logan 
Street. Due to the grade differential between Logan Street and Central Parkway, the 
ground level fronting Central Parkway (second story fronting Logan Street) will have 
apartments. No Office tenants have been identified at this point and the Office spaces 
will be white boxed. The majority of the rehabilitation work will occur on the interior of 
the building.  
 
Exterior improvements include replacement windows and doors throughout the building. 
Windows and doors will maintain the size and configuration of the existing. New window 
and door openings will be added to the north elevation. The existing concrete grid will 
be maintained and new openings will be created in the parged or brick sections of this 
non-primary elevation. Door access will also require small cuts in the existing foundation 
to access the courtyard area. Brick will also be removed from the south elevation for 
additional windows. These spaces will not be visible from Central Parkway due to the 
adjoining building to the south and will be visible from Logan Street. The proposed 
replacement windows consist of “Win-Vent” custom aluminum windows that will fill the 
existing openings and will match the historic configurations in profile, dimensions, and 
features. New doors will replace the existing boarded up aluminum storefront doors and 
will consist of full-light aluminum storefront entry systems on the front (west) and rear 
(east) elevations. 
 
Some brick will be removed from the rear (east) elevation for the addition of new 
window and door openings for the office space and upper residential areas. Brick in 
walls facing the interior courtyard off Logan Street will also be removed for new window 
openings to allow additional light into office and residential spaces. A small three-story 
addition will be added within the courtyard to extend the entry space in the existing 
hyphen. The addition will consist of aluminum frame storefront glass with horizontal 
metal panels at the floor lines, maintaining a contemporary but compatible appearance. 
These spaces will be minimally visible from Logan Street when standing directly in front 
of the courtyard opening.  
 
Minor tuckpointing and concrete repair will occur throughout the exterior surfaces. The 
existing roofing material will be removed and replaced in kind with built-up material. The 
parapet and coping will remain. New coping will be installed around the inner courtyard 
and will not be visible from the surrounding streets. The existing brick stack on the roof 
will be removed to the roofline. The stairway penthouses will remain with the central 
penthouse extended three feet to allow access to a proposed rooftop deck. The rooftop 
deck will have guardrails and will be set back from the parapet walls so as not to be 
visible from the surrounding streets. Air conditioner condensing units will also be located 
on the rooftop and will not be visible from the street. 
 
Parking is proposed to be handled through a lease agreement with the Corporation for 
Findlay Market (CFFM) on the West and South Market Lots within 600 feet of the 
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subject property. The total amount of parking required would be 44 spaces for the 
residential use. Zoning Administration has determined that the preexisting office space 
in the building does not require parking.   as the applicant is proposing and the Zoning 
Administrator is conditioning this recommendation upon the continuation of a previously 
existing office use. The most recent use of the building consisted of incubator office 
space throughout the entire building, resulting in a higher parking requirement than the 
present uses (approximately 75 spaces). Per Section 1425-05, an existing use of land 
or structure is not considered nonconforming solely because of the lack of off-street 
parking; therefore the provisions for abandonment of a nonconforming use in Section 
1447-07 in which a use reverts to the base zoning district regulations after 365 days of 
abandonment does not apply to parking. The 24 parking spaces that would be required 
for the currently proposed office space need not be provided because it is an existing 
Office use, resulting in a total requirement of 44 spaces for the residential component of 
the project at a rate of 1 space per dwelling unit. 
 
The applicant has been granted a 50% parking reduction per Section 1425-23(a) due to 
its proximity to available spaces in the public Findlay Market parking lots within 600 feet 
of the project resulting in a net requirement of 22 parking spaces. These 22 spaces will 
be provided through a long-term lease with the Corporation for Findlay Market in their 
south and west parking lots for weekdays and weekend evenings and nights.   
 
It should be noted that the Findlay Market corporation demand for parking, and the 
current two proposals by Urban Sites and Model Group have effectively exhausted all 
the public parking available within the immediate area.  Further uses within this area will 
have to begin to work on parking capacity increases to continue keeping up with the 
expansion of demand generators around Findlay Market. 
 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409-07  Commercial Community – Auto District  
Variance Requests: Section 1409-07  Land Use Regulations  
   Section 1409-09 Development Regulations 
   Section 1425-15 Location of Parking 
   Section 1425-19 Off-Street Parking and Loading Requirements 
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 COA; Standard of Review 
 
Details of Zoning Relief Required: 
The applicant and/or owner(s) are requesting a Conditional Use to allow apartments 
on the ground floor of mixed-use development. 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI_S1409-07LAUSRE
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI_S1409-07LAUSRE
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI_S1409-09DERE
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1425PALORE_S1425-15LOPA6!1e1!3m4!1sbsXv4piB5RLFAElRha81XA!2e0!7i13312!8i6656
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1425PALORE_S1425-19OREPALORE
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 project is in violation of the Section 1409-07 of the Cincinnati Zoning Code. 

 Per Section 1409-07, multi-family residential units are permitted only above the 
ground floor in a mixed use building. Modification requires Conditional Use 
Approval. 

 A Conditional Use Approval is sought to allow ground floor residential units 
on the Central Parkway side of the subject property. 

 
The applicant and/or owner(s) are requesting a Dimensional Variance to allow 
increased density on the subject property. 

 The project is in violation of Section 1409-09 of the Cincinnati Zoning Code. 

 Per Section 1409-09, residential development in existing buildings in the CC-A 
Zoning District require 500 square feet of lot area per unit. 

 With 44 proposed units, the property requires 22,000 square feet of lot area and 
has an actual lot area of 18,982 square feet for a total of 431 square feet of lot 
area per unit. 

 A Dimensional Variance of 3,018 square feet (or 68.6 square feet per unit) is 
required. 

 
The applicant and/or owner(s) require a Special Exception to Section 1425-15(c)(3) 
regarding how required off-site parking shall be established and maintained. 

 The project is in violation of Section 1425-15(c)(3) of the Cincinnati Zoning 
Code, which requires a covenant or reciprocal easement for off-site parking. 

 The applicant requires a Special Exception to allow for the following parking 
solution as conditioned below: 

o Property owner shall control the rights to at least 22 parking spaces within 
600 feet of the property from Sunday at 4pm through Saturday at 7 am 
and overnight on Saturday from 4pm – 7am for the life of the project. 

o Property Owner shall initially demonstrate control for a period of at least 
15 years and maintain documentation of such rights in a form approved by 
the City Solicitor.  Said documentation shall be provided to the City of 
Cincinnati at any time within 3 business days of being requested to do so.   

o Such control shall be established prior to issuance of the first Certificate of 
Occupancy.   

o Termination or substitution of control shall be upon the prior written 
consent of the City.  Such consent would not be withheld if an equivalency 
of parking spaces is provided or subsequent legislative actions reduce or 
eliminate the parking requirement. 

 The applicant is proposing a long-term lease with the Corporation 
for Findlay Market to allow the use of a minimum of 22 parking 
spaces in the west and south lots, which are within 600 feet of the 
subject property. 

 The lease will make these spaces available for the exclusive use of 
tenants of the subject property from 4 p.m. Sunday through 7 a.m. 
Saturday, as well as Saturday from 4 p.m. through Sunday at 7 
a.m. 
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 The lease agreement has the added benefit of providing for the 
option of shared use of some parking spaces for office tenants 
during daytime weekday hours. 

 
The applicant and/or owner(s) require a Numerical Variance per Section 1425-19. 

 Per Section 1425-19, off-street parking must be made permanently available to 
the use served. 

o The proposed parking solution includes a long-term lease for the required 
22 parking spaces within the West and South Findlay Market parking lots, 
which are within 600 feet of the subject property. 

 This lease will provide parking from Sunday at 4 pm through 
Saturday at 7 am and on Saturday from 4 pm through Sunday at 7 
am. 

 No parking will be provided on Saturday or Sunday from 7 am to 4 
pm. 

o A Numerical Variance is required for 22 spaces for Saturday and 
Sunday from 7 am through 4 pm. 

 
Zoning Analysis: 
Below is analysis of the consideration factors for all of the requested zoning actions, 
utilizing Section 1445-13, General Standards; Public Interest. 
 
a. Zoning.  The proposed work conforms to the underlying zone district regulations 

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

 The underlying zoning is CC-A.  The proposed use of the subject property 
conforms to the underlying zone district regulations, with the exception of 
proposed residential units on the ground floor of the Central Parkway 
elevation and the required density per unit. It should be noted the 
residential use is above the ground floor on Logan Street. The grade 
differential between the two streets creates the need for the variance. A 
Special Exception and Parking Variance is required for the proposed 
parking solution. The use is in harmony with the intent of the Zoning Code, 
though Staff would have been concerned if the applicant had proposed 
Eating and Drinking Establishments within the building.  

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

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

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

 This project conforms to the Over the Rhine Comprehensive Plan. 

d. Traffic.  Streets or other means of access to the proposed development are 
suitable and adequate to carry anticipated traffic and will not overload the adjacent 
streets and the internal circulation system is properly designed.   
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Surrounding streets are adequate to carry the anticipated traffic from the 
proposed development. The parking arrangement will provide the required 
number of spaces during the hours of heaviest residential demand and on-
street spaces are available in the vicinity to handle additional parking that 
may be necessary for the development.  

By providing parking 24 hours a day on weekdays as well as weekend 
nights, the only time when parking will not be available is weekend days 
during Findlay Market operating hours from 7 am to 4 pm. Residents 
wishing to keep their vehicles parked in the lot will have the limited option 
of pay parking within the same lot during part of the daytime weekend 
hours when parking demand for the project is not expected to be as great 
as overnight hours. Parking is required for the residential use only and the 
highest demand is likely to be overnight.  

This parking solution has the added benefit of providing the option of 
shared parking during weekday office hours where office tenants may 
utilize residential parking spaces that are unoccupied during these hours. 
An internal survey by Urban Sites found that approximately 27% of 
residents at other Urban Sites properties utilize off-street parking. If that 
measure holds true for this development, the 22 provided spaces will be 
more than sufficient. 

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 though a patio area, not to be used as an Outdoor 
Area for an Eating and Drinking Establishment is proposed. 

g. Hours of Operation.  Operating hours are compatible with adjacent land uses.   
     Hours of Operation for Office uses have not been established. 

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 proposed uses of Office and residential are compatible with the 
surrounding area which features both use types in close proximity. The 
proposed density is compatible with the neighborhood which is located in 
a densely populated urban area.  Without Commercial and Eating and 
Drinking Establishments proposed, peak parking demand generators are 
minimized.  The office and multi-family uses are the most complementary 
parking demand generators that could be proposed for the site. 
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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. Access to light and air will not 
be impacted as no major additions are planned. The value of neighboring 
properties is likely to increase by reoccupying this vacant property.  The 
visual looking into the market area will be enhanced at Central Parkway. 

k. Blight.  The elimination or avoidance of blight.  
The proposed work will eliminate blight by returning a long vacant building 
to productive use. 

l. Economic Benefits.  The promotion of the Cincinnati economy.   
 The proposed project will benefit the Cincinnati economy by establishing 
rehabilitated Office and residential spaces in a formerly vacant property. 

m. Job Creation.  The creation of jobs both permanently and during construction.   
The proposed project will create temporary construction jobs as well as 
permanent jobs for Office uses. 

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 
living facilities and space. 
 

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 proposed work will not have an adverse effect on the historic architecture 
or aesthetic integrity of the Historic District. The increased density will not 
impact the integrity of the district and the parking arrangement will allow the 
full utilization of the site and will not require demolition to provide additional 
parking spaces on site. 
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 (b)  Is necessary where the denial thereof would result in a deprivation of all 
economically viable uses of the property as viewed in its entirety.  In making such 
a determination, the Historic Conservation Board may consider the factors set forth 
in Section 1435-09-2 (aa) to (ff). 

The denial of the requested Special Exception and Parking Variance would 
deprive the property of many economically viable uses, as the conversion of 
the long-vacant building to a mixed-use development is contingent upon 
providing the required number of off-street parking spaces. The lease 
agreement as proposed has been used in similar situations on other projects 
and is acceptable in this instance. 
 

Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for exterior renovations and an addition, 
including: 

 Replacement windows and doors 

 New window and door openings 

 New addition within inner courtyard 

 New rooftop deck 
 
Applicable Guidelines 
 

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.  
 

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 character with the original building as it is a similar 
height and scale. The addition will be recessed far within the interior courtyard in 
the center of the building and will only be visible from directly in front of the 
courtyard opening on Logan Street. The addition will require the removal of the 
brick from the interior of the courtyard to provide interior access to the connector 
addition. The addition itself will consist of aluminum frame storefront glass with 
horizontal metal panels at the floor lines. The design will be contemporary but 
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compatible, sympathetic in design, and will not overpower the original building 
due to its location deep within the courtyard and severely limited visibility. 

 
Rehabilitation 
 
B. SPECIFIC GUIDELINES 
 

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.  

 
The existing door and window openings will remain intact throughout the majority 
of the building. No openings will be altered on the primary façade facing Central 
Parkway. Openings on the east elevation fronting Logan Street will feature minor 
alterations, including the removal of concrete block infill in certain door and 
window openings and the partial enclosure of the existing open loading dock. 
New door and window openings will be created in the north and south elevations 
as well as within the interior courtyard where the building is less ornate and 
features the exposed reinforced concrete grid framing with either blonde brick or 
parged brick within the framing. Openings in these secondary elevations are 
required for additional light and ventilation into the new office and residential 
units at these areas. Doorways will be created at ground level on the north 
elevation for access to the proposed exterior plaza.  
 
The newly created openings are appropriate as they are not located on primary 
elevations and will not be visible from directly in front of the building. They will be 
visible from further north and south on Central Parkway and Logan Street; 
however the openings will not detract from the historic character of the building. 
These secondary elevations feature large expanses of parged brick where now-
demolished buildings once abutted this structure. Adding new window openings 
in these locations is fitting for the character 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. 

 
No original doors remain on the building with the possible exception of the metal 
door on the east elevation. Doors on the primary façade were replaced ca. 1970 
with a replacement aluminum storefront system consisting of full-light doors. 
These entries have since been boarded over. The applicant plans to remove the 
plywood coverings and entrance framing and replace it with new aluminum 
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storefront framing with full-light storefront doors. Three new full-light aluminum 
storefront doors with transoms will be placed in new openings on the north 
elevation for Office space access. Doors on the east elevation will also be 
replaced with full-light aluminum storefront doors. 
 
The existing windows in the building consist of steel industrial sash in three 
primary configurations. Windows on the primary façade consist of a central single 
fixed pane flanked by casements with a horizontal band of seven lights above. 
Windows on other elevations are either 12- or 16-light industrial sash. All existing 
windows are in varying states of disrepair. The majority of them are no longer 
operable and all windows contain uninsulated glass and various degrees of 
damage to the hardware frames and/or individual glass panes.  
 
A window survey will be submitted to OHPO to show the extent of damage 
necessitating replacement of the windows. If OHPO does not feel the survey 
shows extensive damage that would require replacement, the existing steel sash 
must be retained and rehabilitated in place. The proposed replacement windows 
consist of new custom made aluminum windows by “Win-Vent” Architectural 
Windows. The proposed replacements will fill the entire openings and will match 
the historic placement and pane configurations. The aluminum will be factory 
color treated to match the historic steel and new glass will be insulated clear 
glass. Replacement windows will be operable. The proposed replacement 
windows comply with the Conservation Guidelines for Over-the-Rhine as they will 
be metal (aluminum) for metal (steel) and match the configuration, profile, and 
size. If OHPO requires the existing windows to be rehabilitated, that would also 
be acceptable. 

 
4. ORNAMENTATION: Significant architectural features such as window hoods, 

decorative piers, quoins, bay windows, door and window surrounds, porches, 
cast-iron storefronts and other ornamental elements should be preserved. These 
distinctive features help identify and distinguish the buildings in Over-the-Rhine. 
Don’t remove or replace ornamentation with substitutes that are of a different 
scale or design or an incompatible material Make replacement ornamentation 
match the character of the existing feature closely as possible with respect to 
type, color, style, shape and texture of material. Some synthetic materials 
including fiberglass castings may be approved on a case-by case basis. 

 
Significant architectural features on the building primarily consist of a carved 
stone door surround around the primary entrance; the “Film Center” engraved 
stone above the second story, and stone belt courses. All these features are 
located on the primary Central Parkway façade. These features will remain in 
place and will not be altered or impacted by the proposed work. 

 
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 
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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.  

 
The existing flat roof will be rebuilt in kind. The parapet will remain in place. 
Existing coping will be temporarily removed for the installation of the new roof 
and reinstalled. Where coping is damaged beyond repair, clay coping will be 
consolidated along the perimeter and new metal coping matching the color of the 
clay will be placed along the interior courtyard where it is not visible from the 
street. The existing stacks on the roof will be removed due to excessive 
deterioration and obsolescence. The parapets where any stacks meet perimeter 
walls will remain. The stacks are not highly visible from the street and are not 
major character-defining features. 
 
Rooftop utilities will be placed on the roofs of the five and the three story sections 
and a rooftop deck will be placed on the roof of the three story section. All rooftop 
utilities and decks will be recessed from the perimeter. The depth of the 
recession combined with the parapet roof will hide the utilities and deck from 
view from the street level. 

 
12. STOREFRONTS: Retain and repair the design and materials of storefronts in 

historic buildings. First-floor storefronts are common in Over-the-Rhine and are 
found in all types of architectural styles. Detailing and materials vary 
considerably. Each design should be considered individually and original 
materials should be retained. If the storefront has been altered or if none of the 
original materials remain, old photographs may indicate the original design. 
Original masonry storefront materials should be cleaned with the gentlest method 
possible. Cast-iron storefronts may be cleaned by abrasive methods including 
sandblasting. Adjacent materials must be protected and the pressure should be 
less than 100 p.s.i. 

 
Don’t reduce the size of storefront openings. Transparency and scale are very 
important to storefronts and their relationship to the remainder of the building as 
well as to the streetscape. Don’t cover or remove significate elements such as 
piers, lintels, transoms, original doors or other similar details. Roll down shutter 
and metal bar systems installed on the exterior of the building are not 
appropriate.  
 
The building has three existing storefront-type entries. All three entries have 
been altered from their original construction with aluminum framed storefronts 
and full-light aluminum doors. The storefronts are currently covered with painted 
plywood. The primary entry in the building is located at the south end of the 
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Central Parkway façade. The central entry connects to the ADA ramp and is 
likely a later addition to the building. The third entry is on the north end of the 
Central Parkway façade. 
 
The existing storefront systems in the building will be removed and replaced with 
new aluminum storefront materials. The new storefronts will fill the existing 
openings with sidelights, transoms, and full-light double doors. The storefronts 
will be contemporary but compatible. 

 
Site Improvements 
 
B. SPECIFIC GUIDELINES 
 

3. FENCES AND WALLS: Retaining walls built along the front property line or along 
street frontage should be built of or faced with fieldstone or limestone. Retaining 
walls at other locations should be built of fieldstone, limestone, brick or 
specialized masonry block such as split-face concrete block. Concrete products 
including cinder block, stucco and unfinished concrete masonry units should not 
be used as the finish material for any retaining wall. 

 
The project includes retaining walls around the proposed northern patio. The wall 
will reach approximately 8 feet on the western end and will gradually slope down 
to the east meeting the ramp and stairs. The walls appear to be constructed of 
poured concrete. The walls should be faced with an approved building material 
such as stone, brick or specialized masonry block. Poured concrete would also 
be acceptable if it is stamped with a masonry pattern. 
 

4. DECKS: Wood decks should be stained or painted. Rooftop decks should not be 
highly visible from the principal façade. Metal balconies should not be 
discouraged. 

 
The proposed rooftop deck is appropriate as it will not detract from the character 
of the building and will not be visible from street level. The existing building has a 
flat roof with a parapet. The deck will be recessed from the façade and will not be 
visible from Central Parkway or Logan Street. The deck will have a black metal 
railing, which will also be screened from view by the parapet roof and the 
recessed depth of the deck. 
 

5. PAVING FOR SIDEWALKS, PATIOS AND OTHER SIMILAR AREAS: Materials 
used for paving should have the appearance of individual units to give the 
surface scale. Appropriate materials include, brick, stone, scored concrete and 
unit pavers. Concrete should be limited to sidewalks and should not be used in 
large slabs over pig areas, such as driveways and parking lots. 

 
The applicant is proposing an outdoor patio on the existing gravel lot to the north 
of the building. The patio will service the Office space on the ground floor of the 
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building. Proposed paving includes scored concrete. The scoring will break up 
the appearance of the concrete into smaller square sections to provide scale. 
Planting beds will also be placed throughout the patio. The same scoring 
treatment will be applied to the concrete paving in the interior courtyard. 
 
The patio will require excavation with retaining walls, stairs and a ramp to allow 
access to the ground floor Office space. The retaining wall will reach 
approximately 8 feet on the western end and will slope downward toward the 
stair and ramp at the east. The retaining walls will be topped with a metal 
handrail painted black. 
 

7. TREES: Street trees and tress on private property are encouraged. Don’t cut 
down mature, health trees. 

 
New trees are proposed within the gravel lot to the west of the existing building. 

 
Other Considerations: 

N/A. 
 
Prehearing Results: A prehearing was held on September 14, 2016. 
 
Comments Provided to Staff: N/A 
 
Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
 
Other: The applicant is also proposing: 

- Restoration of the façade including cleaning and minor 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 RELIEF 

A. CONDITIONAL USE 
1. APPROVE the Conditional Use per §1409-07 to allow multi-family 

dwelling units on the ground floor facing Central Parkway within a mixed-
use development subject to the condition that the building shall only be 
occupied as Multi-Family or Office uses.  

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

a. Such relief from literal implication of the Zoning Code will not be 
materially detrimental to the public health, safety and welfare or 
injurious to property within the district or vicinity where property is 
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located; and  
b. Is necessary and appropriate in the interest of historic conservation so 

as not to adversely affect the historic architectural or aesthetic integrity 
of the district. 

c. The unique variation of the floor grade to the street grade along 
Central Parkway and to be in keeping with the historical architecture of 
the building precludes the practical use of the Central Parkway ground 
floor as a Commercial use.  

 
 

B. DIMENSIONAL VARIANCE 
1. APPROVE the Dimensional Variance to §1409-09  to allow  a 69 sq. ft. of 

lot area per dwelling unit reduction creating a net increased density of 431 
square feet per unit subject to the following conditions:  
a. The maximum number of dwelling units on the site shall be no greater 

than 44 residential units.  
b. Only Office uses are permitted as a secondary use of the property. 
c. Eating and Drinking Establishments are expressly prohibited. 

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

a. Such relief from literal implication of the Zoning Code will not be 
materially detrimental to the public health, safety and welfare or 
injurious to property within the district or vicinity where property is 
located; and  

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

c. The minimal percentage of variance is balanced by the lack of potential 
nuisance generated by the proposed office uses. 
 

 
C. SPECIAL EXCEPTION 

APPROVE the Special Exception to §1425-19 regarding how required off-
site parking shall be established and maintained, to allow a lease in lieu of 
ownership, covenant or easement, subject to the following conditions: 

a. Approval granted contingent upon the proposed project consisting of a 
44 dwelling unit Multi-Family Use and an Accessory Use of 
approximately 10,200 sq. ft. of Office Use. 

b. No Eating and Drinking Establishments or their associated Outdoor 
Areas shall be permitted without amendment to this approval.    

c. Property owner shall control the rights to at least 22 parking spaces 
within 600 feet of the property from Sunday at 4pm through Saturday 
at 7 am and on Saturday at 4 pm through Sunday at 7 am for the life of 
the project. 

d. Property Owner shall initially demonstrate control for a period of at 
least 15 years and maintain documentation of such rights in a form 
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approved by the City Solicitor.  Said documentation shall be provided 
to the City of Cincinnati at any time within 3 business days of being 
requested to do so.   

e. Such control shall be established prior to issuance of the first 
Certificate of Occupancy.   

f. Termination or substitution of control shall be upon the prior written 
consent of the City.  Such consent would not be withheld if an 
equivalency of parking spaces is provided or subsequent legislative 
actions reduce or eliminate the parking requirement. 
 

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

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

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

c. The complimentary nature of the proposed multi-family and office uses 
allows for the ability to balance parking demand generators.  

 
 

D. NUMERICAL VARIANCE 
1. APPROVE the Numerical Variance request to reduce the required 

amount of parking spaces to Zero on Saturday and Sunday from 7 am to 4 
pm. 
a. That the proposed Primary Use of the building is a 44 dwelling unit 

Multi-Family Use and an Accessory Use of approximately 10,200 sq. ft. 
of Office Use and the complimentary parking demand generations 
these uses exclusively provide each other. 

b. A minimum of 22 parking spaces shall be provided during all other 
hours of the week for the life of the project through a Special Exception 
for a Lease Agreement at the West and South parking lots for Findlay 
Market. 
 

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

a. Such relief from literal implication of the Zoning Code will not be 
materially detrimental to the public health, safety and welfare or 
injurious to property within the district or vicinity where property is 
located; and  

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

c. The complimentary nature of the proposed multi-family and office uses 
allows for the ability to balance parking demand generators.  
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d. Parking is capable of being shared with the proposed office uses and 
the residential units are provided with critically needed parking at night 
seven days per week. 

 
II. CERTIFICATE OF APPROPRIATENESS 

1. APPROVE a Certificate of Appropriateness for 1632 Central Parkway for a 44 
dwelling unit Multi-Family Use and an Accessory Use of approximately 10,200 
sq. ft. of Office Uses, per plans submitted by City Studios Architecture dated 
08.26.2016 including any revisions submitted for permit subject to staff review 
and approval with the following condition.  

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

b. The proposed retaining wall shall be faced with stone, brick, 
specialized masonry block or stamped concrete resembling masonry. 

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

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





































September 22, 2016

Seth Maney
Urban Sites

Re: Findlay Market / Parking Rental.

Dear Seth:

As we have discussed multiple times, Findlay Market is eager to see the 
redevelopment of the 53,000 SF Film Center building. The dozens of apartments and 
entire floor of commercial space will greatly increase the vitality of the west side of 
Findlay Market.

This letter is notification that Findlay Market has available 44 parking spaces in the 
West and South lots available for lease for the Film Center development at 1632 
Central Parkway. The majority of those spaces (i.e. at least 22 spaces) will be 
available from 4pm Sunday until 7am Saturday and Saturday from 4pm until 7am 
Sunday. The remainder of those spaces (i.e. fewer than 22 spaces) will be available 
all day Monday through Friday.

Our lease agreement shall follow the standard lease template as contemplated by 
the City of Cincinnati Zoning Department and shared with you by Douglas Owen, 
Zoning Plan Examiner, on August 31, 2016.

As I know you are aware through other discussions, the long term need for the 
neighborhood is structured parking. We look forward to working with you and 
others to find a great solution for transient, residential and office parking for the 
neighborhood.

Please contact me at your convenience for a follow-up.

Sincerely,

Joseph Hansbauer
President and CEO
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ITEM 5 October 10, 2016 

APPLICATION FOR 
ZONING RELIEF AND  

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
APPLICATION #:  
APPLICANT:  Platte Architects 
OWNER:  City of Cincinnati 
ADDRESS:  1611-1613 Pleasant Street 
PARCELS:   094-0008-0023 and 094-0008-0025 
ZONING:  Residential Multi-Family (RM 1.2)  
OVERLAYS:   Over the Rhine Historic District  
COMMUNITY: Over the Rhine 
REPORT DATE: October 4, 2016 
HEARING DATE: Prehearing September 14, 2016 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness for a new infill three story 
residential building and a detached two story garage. The applicant is also seeking a 
Dimensional Variances from Section 1405-07 of the zoning code for a zero lot line front 
setback, a Dimensional Variance from Section 1421-33 of the zoning code for an 8 foot 
high fence with 100% opacity, and Dimensional Variances from 1421-01 for the 
accessory structure/garage to have zero lot line set backs on the sides and rear, 
increased height to 23’8” feet and increased size to 853.33sf. 
 
Existing Conditions: 
1611 and 1613 Pleasant Street are currenlty vacant parcels of land. The site is mid-
block between Liberty Street and Green Street on the west side of the block. The site is 
abutted on the north and south by 3-story contributing brick Itaianate residential 
buildings. Across the street from the property are 2- and 3-story brick Italianate 
residential buildings.  

 

Figure 1: Street view of 1600 Block Pleasant looking north. Project site is on the left. Image obtained from Google Street 
Views. 
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Figure 2: Map of 1611-1613 Pleasant Street. Map provided by Cagis Maps  

Proposed Conditions: 
The proposal is to construct a new single family house and garage on the currently 
empty parcels.  
 
The new construction will feature the following: 

1. A new three story structure clad in fiber cement panels, metal and glass on the 
front. While one building there is a distinct separation in massing between the 
brick front and the glass and metal front.  

2. On the fiber cement portion of the front facade, the first floor will have a curb cut 
and drive way through the building and a front entrance. The driveway will have a 
metal gate with vertical pickets and a full light front door with a transom. The 
second and third floor will have three evenly spaced aluminum clad windows.  

3. The second massing will be a metal and glass façade that is set back slightly 
from the brick façade.  

4. An 8 foot tall vertical wood fence will be along the rest of the front property line.  
5. The side and rear are sided in fiber cement panels, horizontal oriented windows 

and a picture window and glass door system. 
6. The rear façade is sided in fiber cement panels, has a third floor rear deck, 

horizontal oriented windows on the first and second floor and a glass wall on the 
third floor.  

7. There is a covered pergola to connect the garage with the house.  
8. The garage is two stories tall and has a two car and a one car rolling garage 
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door. The garage is sided in fiber cement panels and has a glass door with a 
single light window.  
 
 
 

Applicable Zoning Code Sections:   
Zoning District: Section 1405   Residential 

Variance Requests: Section 1405-087  Development Standards  
   Section 1421-33 Fences and Walls 
   Section 1421-01 Accessory Structures 
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 1433  Hillside 
   Section 1435  Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 
Details of Zoning Relief Required: 
The applicant and/or owner(s) are requesting a Dimensional Zoning Variance to allow 
the building to have a zero lot line front yard setback 

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

 Per Section 1405-07, the front yard setback is 20 feet and the project is 
proposing a zero lot line setback on the front.  

 The application will require a 20 foot variance.  
 

The applicant and/or owner(s) are requesting a Dimensional Zoning Variances to allow 
a 100% opaque 8 foot fence.  

 The project is in violation of the Section 1421-33 of the Cincinnati Zoning Code. 

 Per Section 1421-33, fences in the front yard can be no higher than 4 feet and is 
required to be 50% opaque. This will require a 50% opacity variance and a 4 foot 
height variance.  

 Per Section 1421-33 the fence in the side and rear yard cannot be taller than 6 
feet and is permitted to be 100% opaque. This will require a 2 foot variance.  

 
The applicant and/or owner(s) are requesting a Dimensional Zoning Variances to allow 
2-story (24 ft. tall), zero lot line garage that 853.3 sq. ft.   

 The project is in violation of the Section 1421-01 of the Cincinnati Zoning Code. 

 Per Section 1421-01, accessory structures can be no larger than 800 sq. ft., have 
a maximum height of 15 ft., and must have a 3 foot year and side yard setbacks.  

 Per Section 1421-01 garage will require dimension variances for an additional 
53.3 sq. ft. in size, an addition 8’8” in height, and 3 feet for both side and rear 
yard setbacks.  

 
 

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_CH1435HIPR_S1435-09-2CEAPSTRE
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Zoning Analysis: 
Below is analysis of the consideration factors for all of the requested zoning actions, 
utilizing Section 1445-13, General Standards; Public Interest. 
 
a. Zoning.  The proposed work conforms to the underlying zone district regulations 

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

 The underlying zoning is RM-1.2.  The proposed use of the subject 
property conforms to the underlying zone district regulations and is in 
harmony with the general intent of the Zoning Code. The proposal does 
not conform to the setback requirements. 

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 infill/addition structure. 
The project is providing 3 covered parking spaces in the garage, therefore 
the project is providing more parking than is required by the zoning code 
and is gaining a net of 2 spots as the driveway will remove a spot from 
street parking.  

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

The 8 foot fence creates a buffer on the north side of the property; there 
are zero lot lines at the rest of the property creating a barrier to other 
properties.  

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 is compatible with the use and patterns of the 
neighborhood and will not have an adverse impact on the neighborhood. 
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The neighborhood has mostly zero lot line setbacks for both front and 
side. There are also many instances of garages on the rear with zero lot 
lines setbacks. The property directly behind the project property has a two 
story building at the rear with zero lot lines. Zero lot lines are not a liability 
as the building code will require proper fire separations. 

The neighborhood also has many instances of privacy fences. While a 
portion of this fence is technically in the front yard, the setbacks required 
in the base zoning are not in context with the neighborhood. If the base 
zoning had zero lot lines setbacks permitted, the fence would be in the 
side yard and a 100% opaque fence would be permitted. While an 8ft 
fence is a taller than normal fence, for the district, the desire for security 
and providing continuity to the streetscape makes the request compatible 
with neighborhood.  

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

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

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

There are no adverse impacts anticipated. The parcel is a vacant parcel 
on a fairly intact street. These parcels had residential buildings that were 
previously demolished.  

The setback of the main building at 5 feet will not create an issue for the 
neighboring properties that has windows along its south face.  

k. Blight.  The elimination or avoidance of blight.  
The proposed work will take a vacant and empty parcel and will construct 
a single family house on the parcel recreating continuity of a streetscape.  

l. Economic Benefits.  The promotion of the Cincinnati economy.   
The proposed work will increase the property value by providing a larger 
than average single family house in Over-the-Rhine.   

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

n. Tax Valuation.  Any increase in the real property tax duplicate.   
Property taxes will due to the improved value of the property increasing.   
 

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

 

Standards for Variances per Section 1435-05-4 

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

The proposed work will not have an adverse effect on the historic architecture 
or aesthetic integrity of the Historic District.  In fact, the front yard setback is 
more in keeping with the historical district. 

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

While the denial of the requested variances would not deprive the property of 
all economically viable uses as a house could be built without the requested 
variances, however the house would not be in keeping with the neighborhood 
due to the required front yard setback and would therefore not meet the 
Historic Design Guidelines. It would also likely not be able to become self-
sufficient with its parking demand, a negative impact to the general street. 

 

Certificate of Appropriateness Review 
This project generally meets the guidelines for the Over-the-Rhine Historic District.  

The composition is simple yet appropriate to the residential nature of Pleasant Street 
and other more utilitarian structures in Over the Rhine.  There is appropriate rhythm and 
verticality expressed in the design with both a more traditional section and a more 
modern contemporary section fronting the street.  

The one outstanding issue and recommendation from staff that was no incorporated 
was the material on the primary street façade. Staff expressed to the applicant that the 
most compatible material would be a brick, especially on this section of Pleasant where 
every building is a brick building. This is one major element that staff does not feel 
meets the design guidelines and a change to a brick cladding would ensure that the 
materiality of the streetscape state intact and the building is compatible with its context.  

 

Staff comments on the Specific Guidelines for 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.  
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This infill development is filling in a vacant parcel that has created a broken 

streetscape along Pleasant Street.  

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.  

This infill development is taking its cues on rhythm, massing, spacing and 

materials from the neighborhood, but it not replicating the Italianate style of the 

neighboring buildings.  

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.  

Staff details the compatibility of the project with the guidelines and surrounding 

buildings below in the specific guidelines.  

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.  

Staff details the compatibility of the project with the guidelines and surrounding 

buildings below in the specific guidelines 

 

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 
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other type of horizontal banding. In larger buildings the original base may include 

more than the first floor.  

 

The applicant has created a strong base by including a concrete water table at 

the bottom of the fiber cement panel section. The line of this water table matches 

a horizontal band on the metal and glass section as well as a line that is carried 

through on the gate. The base is further defined on the first floor with a wider 

rhythm for the front door and metal gate. Horizontal seams are carried across the 

building at the top of the gate and front door and the transom line to create a 

strong horizontal cap to the first floor.  

 

A thicker horizontal band at the bottom of the secondary metal and glass façade 

correspond to the base of the primary façade and create a strong base. 

 

 

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.  

 

The middle is defined by two stories of three evenly spaced windows over the 

façade. The window size and spacing are similar to other buildings on the block. 

There are simple details on these elements as the 1600 block of Pleasant Street 

has very simple detailing.   

 

The horizontal bands on the secondary metal and glass façade correspond to the 

floors creating a middle section.  

 

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 top is created with fiber cement horizontal cladding to create a series of 

horizontal bands in a modern take on a cornice. This helps to create a strong 

terminus at the top of the building.  

 

A thicker horizontal band at the top of the secondary metal and glass façade 

correspond to the top of the primary façade and create a strong top.  
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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 roofs are flat/shed roofs. This is appropriate for the district as the building is three 

stories and the roof is not visible. The roof does not have an overhang.  

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.  

o The windows on the primary street façade have a proportion of 2:1. While 

they are not double hung windows, they do have a horizontal member 

creating a division on the windows to break the mass.  

o The windows are also spaced individually and evenly over the façade. 

There will be a small sill on each window.  

o The windows on the secondary façade will be a combination of fixed, 

casement and awning windows. The window design and composition 

creates a vertical nature and are taller than they are wide.  

o Windows not visible from the street on the north and west facades and a 

portion of the garage façade do not comply with the guidelines as they are 

horizontal in nature. As these cannot be seen from Pleasant Street, Elm 

Street or Liberty Street, staff feels that there is room for flexibility of design 

on these facades.  
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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. 

This is a residential façade and storefronts are not incorporated or encouraged.  

 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 property, especially detached 

buildings, has 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 building creates a continuous line along the street and is proposing a zero lot line 

setback to match the neighboring buildings. As the north line of the building is set back 

5+ feet from the side lot line, a solid privacy fence is proposed that will help retain the 

edge of the property line. 

 

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 building achieves two types of rhythms. As the building is built on a double lot and 

most buildings along this section of Pleasant Street are 20-25 feet wide, the design 
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breaks the building into two facades to maintain a 20 foot façade rhythm. Within those 

facades the design maintains a rhythm through the evenly spaces windows on the 

primary façade and a symmetrical vertical mullions on the secondary façade.  

 

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 building has a strong vertical emphasis that is expressed in the vertical alignment of 

the windows, the building facades that are taller than they are wide, windows that are 

taller than they are wide, strong vertical lines in the mullions on the secondary façade 

and even the vertical pickets on the fence and gate.  

 

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 height of the building is 3 stories tall, which is the same height as the building on 

the abutting parcels.  

 

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 1600 block of Pleasant Street is only comprised of brick buildings and the most 

appropriate choice of façade cladding would be brick. Staff encouraged the applicants 

to use brick on the primary façade as it is the most appropriate treatment. The use of 

fiber-cement panels is not an appropriate treatment in this location. Staff does not agree 

with the applicant that the fiber-cement panels carry the quality of brick or cut stone. 

The seams are not similar to any pattern seen in brick or stone buildings.  
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Staff is of the opinion that the front façade should be a brick façade and that the use of 

the panels on the side, rear and garage would be appropriate as they are not visible 

from the primary or surrounding streets.  

 
Other Considerations: 
Prehearing Results 
September 14, 2016, the applicant was present 
 
Comments Provided to Staff: N/A 
 

Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 

I. ZONING RELIEF 

 
A. DIMENSIONAL VARIANCE 

1. APPROVE a 20 foot Dimensional Variance to allow a 0 foot front yard 
setback.  

2. APPROVE a 3 foot Dimensional Variance to allow for 0 foot side and 
rear yard setback for an accessory structure.  

3. APPROVE a 53.3 square foot Dimensional Variance to allow an 
accessory structure to occupy 853.3 square feet in ground area with the 
following condition that the accessory building is approved only for garage 
and for storage use.  

4. APPROVE a 9 foot Dimensional Variance to allow for a 24 foot high, two 
story accessory structure used for a garage and storage area only.  

5. APPROVE a 4 foot Dimensional Variance to allow the fence in the front 
yard to be 8 feet high.  

6. APPROVE a 2 foot Dimensional Variance to allow the fence in the side 
and rear yard to be 8 feet high.  

7. APPROVE a 50% opacity Dimensional Variance to allow the front fence 
to be 100% opaque.  

 
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. 
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II. CERTIFICATE OF APPROPRIATENESS 
 
1. APPROVE a Certificate of Appropriateness an new residential building at 1611-

1613 Pleasant Street per drawings submitted by Platte Architecture dated 9-28-
2016 including any revisions with the following conditions 

a. The portion of the front façade, setback 0 feet from the right-of-way and 
identified as the “Middle” of Façade A, page A2-1 of the plans, shall be 
clad in brick to match the size and shape of brick on Pleasant Street rather 
than fiber cement panel.  

b. The curb cut shall get Department of Transportation Engineering 
Approval.  

c. The fence shall be painted or stained. 
d. The building permits must be issued within two years of the decision date 

or the Certificate of Appropriateness shall expire.  
e. The lots must be consolidated prior to submittal for building permits. 

 
 

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

the proposal substantially conforms to the applicable conservation 
guidelines with the exception of the fiber-cement panels on the front of 
the building.  

(b) Changing fiber-cement panels on the front of the building to a brick that 
matches the size and shape of the brick on other buildings on Pleasant 
Street will make the project conform to the applicable conservation 
guidelines.  

(c) Fiber-cement panels are not listed as an appropriate material in the 
Conservation Guidelines, particularly as a primary material on a front 
facade and all the buildings along the 1600 block of Pleasant Street 
are brick.  
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A. Intent and General Guidelines

1. Infill 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.

i. This project will be infill construction on a vacant double-lot

site.

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.

i. Platte Architecture + Design is an OTR-based architecture and

interior design firm with numerous high quality projects

throughout the neighborhood and city.  In addition, the project

is designed to achieve LEED for Homes Platinum Certification,

which demonstrates an emphasis on durable, healthy homes.

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.

i. The 1600 block of Pleasant Street is predominantly

residential, and this project responds to that character.

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.

i. See below:

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 façade parallel to the street it faces.  The most

important features of buildings in Over-the-Rhine are the

arrangement of openings on the principal façade 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 project is located on a double lot, which is 40'-0” wide.

To create a vertical emphasis rather than a wide horizontal

wall, we created a division on the principal façade between a

dominant material and a subordinate material which is

recessed.  The width of the dominant volume is commensurate

with typical buildings in the neighborhood.  Further, the

subordinate volume also emphasizes the vertical.

The bases of nearby buildings on Pleasant Street vary

between non-existant and 3 feet high.  Because this is a

predominantly residential street, there are no storefronts on the

block.  We chose to meet the ground with a minimal base to

relate to the block.  A base less than 3'-0” high will be

articulated with a horizontal band and change in material.

The main entry is on the right side of the dominant volume.

The entry opening will be a standalone element.  There is a

gateway on the left side of the first level that leads to a

driveway to the rear of the property.   The gate will allow

airflow and light though, as opposed to a solid garage door, and

will be double swinging doors similar to openings of historic

carriageways in the neighborhood.  The gate will open inwards

to the driveway.  The gates will have a horizontal band at the

base height to relate to the base.

The middle of this volume comprises the second and third

stories with three window openings on each.  The cladding will

be installed flush (not lapped) with fine horizontal reveals

between the panels.  The size of the panels will be similar to

cut stone masonry dimensions, at 8”, 16” or 24”, etc.

The top of the dominant volume will have a parapet and

metal coping as the uppermost termination.  The cladding

panels near the parapet will be narrower (shorter) to add

articulation and shadow lines for added emphasis and interest

at the top of the façade.

The subordinate volume, which also has a vertical emphasis,

will relate to the top, middle and base of the dominant volume

with corresponding horizontal breaks and comparable

proportions. This volume will be stepped back approximately

8” from the dominant material.

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

façade.  Smaller buildings in the district typically have simple

gable roofs on which the gables are perpendicular to the

principal façade.  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.

i. The building is three stories tall and will have a low-slope roof

that will not be visible above the principal façade.

CONSERVATION GUIDELINES for New Construction
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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 façade.

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.

i. The windows on the dominant volume of the principal (east) façade

will closely meet the size, placement and proportions of other

primary windows in the area.  The second and third stories will each

have three single openings with a height-to-width ratio of 2:1.  The

window openings are spaced equally and symmetrically and are

aligned. Each window will have a sill.  Each window will be one

casement window over one awning window with clear glazing.  This

keeps a strong horizontal division within the window but allows for a

preferred operation.

ii.The windows on the subordinate volume of the principal (east)

façade will be a combination of fixed, casement, and awning

windows with clear glass set within a metal frame.

iii. The windows on the secondary (north and west) facades will be a

combination of fixed, awning and casement windows with clear glass

set in punched openings.

iv. There will be a large sliding glass door from the third story to a

rear (west-facing) deck.

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 buildings 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.

i. This project is a single-family residence.  There is no commercial

storefront on this building.  Regardless, the heights of the elements

on the first floor have been designed to relate to other buildings on

the block.

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 property, 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.

i. The setbacks were carefully considered.  The principal façade meets

the property line.  The secondary façade steps back approximately

8” to offset the change in material, but maintains the primary front

edge of the property.  Where there is a side setback along the north

property line, a fence holds the primary edge at the ground level.

ii.Several setbacks exist on this block of Pleasant Street; the building

to the north is set back 5'-0” from the sidewalk and 5'-0” from its

south property line; many buildings on the east side of Pleasant are

set back from the sidewalk in varying increments.  The setbacks on

this proposed project are compatible with the setbacks existing in

the area.

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 façade 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.

i. The design maintains the rhythm of the street by breaking the

principal façade into complementary volumes, rather than one long

expanse. Because the property is a double lot, the material

expression on the principal (east) façade was broken into two

volumes; one dominant material with regular openings, and one

subordinate (narrower) volume with glass and metal.  Also the

setback from the north property line reinforces the occasional break

in blocks by small alleys, for example, Levi Alley across the street.

(This will be increasingly evident if and when the empty lots on

either side of Levi Alley are developed.)

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.

i. The breaking of the principal (east) façade into two volumes

emphasizes the vertical by making this façade appear as two tall

and narrow volumes rather than one wide volume. The proportions

of the windows further emphasize the vertical.

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.

j. The residence is three stories.  This block has several 2-3 story

buildings.

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.

i. The dominant volume of the principal (east) façade will be

fiber-cement panels.  The look and feel of fiber cement carries the

quality of brick or cut stone but allows for a modern, 21st-century

wall assembly.  Fiber-cement cladding is very durable with minimal

maintenance required.  The panels will be installed flush (not

lapped) with fine reveals between the panels (similar dimensions to

mortar joints).  The size of the panels will be similar to cut stone

masonry dimensions, at 8”, 16” or 24”, etc.  The panels near the

parapet will be narrower (shorter) to add articulation and shadow

lines for added emphasis and interest at the top of the façade.

ii.The subordinate volume of the principal (east) façade will be metal

and glass.

iii. Secondary (north and west) facades will also have fiber cement

panels.

iv. The accessory building will be exposed concrete block along the lot

line and will have fiber cement panels on the inward facing

elevation.

CONSERVATION GUIDELINES for New Construction (continued)
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REAR ELEVATION (WEST)
3-STORY RESIDENCE SCALE: 1/16" = 1'-0"
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STREET VIEW
PLEASANT STREET

LOOKING SOUTH FROM MID-BLOCK
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1604 + 1606 PLEASANT STREET

3 STORIES + ATTIC

LOW BASE

1610 PLEASANT STREET

2 STORIES + ATTIC

LOW BASE

1612 PLEASANT STREET

2 STORIES + ATTIC

LOW BASE

1614 PLEASANT STREET

2 STORIES

LOW BASE

1609 PLEASANT STREET

3 STORIES + ATTIC

ZERO BASE

1615-1617 PLEASANT STREET

3 STORIES + ATTIC

ZERO BASE
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1541 ELM STREET
DOUBLE DOOR OPENING NOT IN STOREFRONT

1506 REPUBLIC STREET
WIDE DOOR OPENING NOT IN STOREFRONT

1209 JACKSON STREET
DOUBLE DOOR OPENING NOT IN STOREFRONT

1514 ELM STREET
DOUBLE GATE AT RESIDENTIAL FIRST FLOOR

LOCAL PRECEDENT
FOR GATEWAY OPENING

AT DRIVEWAY
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11-15 E 14TH STREET
GLASS AND METAL SUBORDINATE VOLUME

(IMAGES FROM HCB FEB 22, 2016 HEARING)

MAIN AND LIBERTY
GLASS AND METAL ENTRY VOLUME

(IMAGE FROM GOOGLE STREETVIEW)

LOCAL PRECEDENT
FOR GLASS AND METAL

SUBORDINATE VOLUME



	
	
	
	
To	Whom	It	May	Concern		
	
	
My	name	is	DJ	Bair,	a	resident	of	OTR,	and	I	am	writing	today	in	support	of	the	proposed	

project	at	1611-1613	Pleasant	St	

	

I	am	also	the	Managing	Partner	at	Bair	Build	Co.,	a	real	estate	development	and	construction	

firm,	located	in	OTR.	We	have	multiple	projects	under	construction	in	the	neighborhood,	on	a	

number	of	streets	immediate	to	this,	which	represent	a	significant	investment	in	the	

neighborhood.	As	such,	we	are	a	big	proponent	of	development	that	emphasizes	smart	use	of	

space	along	with	good	design.	I	feel	the	proposed	design	utilizes	both	of	the	above	elements,	

and	more	importantly,	does	so	in	an	area	(North	of	Liberty)	that	greatly	needs	it.			

	

It	is	projects	such	as	this	that	will	work	to	extend	development	in	North	of		the	OTR	core,	thus	

further	driving	demand	and	development	in	areas	of	our	City	that	greatly	need	it.	Furthermore,	

it	is	not	hard	to	imagine	a	future	where	Pleasant	St	becomes	an	area	that	has	desirability,	

flanked	on	all	sides	by	residences	filled	with	families,	full	of	the	vibrancy	that	makes	a	city	come	

to	life.		

	

The	proposed	project	will	represent	a	great	step	forward	in	signaling	that	our	city	is	a	great	

place	to	live,	work,	and	play,	while	still	respecting	our	past.	
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23 September 2016 

 
 
Historic Conservation Board 
City of Cincinnati 
 
Re: Wittenberg/Huffner Residence, 1611-13 Pleasant Street (architect Kurt Platte) 
 
To Whom It May Concern: 
 
We wish to register our strong support for the design and materials proposed for the 
residence of Karen Wittenberg and Tim Huffner at 1611-13 Pleasant Street, Over-the-Rhine. 
Architects Kurt Platte and Melissa Reddy have done an admirable job of addressing the intent 
of the Over-the-Rhine Historic Guidelines, which state “New construction should be well-
designed but should not replicate the existing buildings.” In particular, we feel the proposed 
building appropriately addresses the Guidelines for “composition, materials, openings, 
rhythm, scale, proportion and height” in relation to existing buildings on Pleasant Street. It 
appropriately responds “to the traditional subdivisions found on historic property: a base, a 
middle and a top.” The guidelines state “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.” We feel this design accomplishes this extremely well. 
 
While the proposed materials are not traditional masonry, we feel the materials proposed can 
be used effectively in the interpretation of the guidelines. The guidelines recognize that “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.” There are numerous 
examples of original buildings in Over-the-Rhine that are not masonry. The proposed material 
of cement fiber panels on the main mass of the front façade, in our opinion, allow for an 
appropriate interpretation of both the historic materials and the massing of the structure. The 
design of the structure clearly meets all guidelines stated above in regard to composition, 
openings, rhythm, scale, proportion, and height. As stated in the guidelines, new construction 
“should not replicate the existing buildings” and therefore should not need to replicate every 
aspect of old buildings. Adhering to the aesthetic of composition, openings, rhythm, scale, 
proportion, and height should satisfy the requirements for a modern interpretation.  
 
We are residents of Pleasant Street in Over-the-Rhine and as such are very concerned with the 
design, aesthetic, and construction quality of new buildings in Over-the-Rhine. As owners of 
1824 Elm Street, we have renovated that building following the Historic Guidelines, and plan 
to do the same to create our own residence with 1826 Elm Street, along with addition to that 
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curated cookware collection

building on the vacant lot of 1828 Elm Street. We appreciate the attention to detail of the 
Wittenberg/Huffner design, and hope to accomplish a similar level of quality with the design 
of our own residence.   
 
We fully support this design, and encourage innovative interpretation of the guidelines in the 
service of excellence in modern design for Over-the-Rhine. 

 
Sincerely, 
 

 
Bradley Hughes 
Co-Owner, Artichoke, LLC and Artichoke Properties, LLC 
 

 
Karen M. Hughes 
Associate Professor Emerita, School of Design (DAAP), University of Cincinnati 
Co-Owner, Artichoke, LLC and Artichoke Properties, LLC 
 
 



 

September 28, 2016 

Beth Johnson 

Urban Conservator 

City of Cincinnati Buildings and Inspections 

805 Central Avenue, Suite 500 

Cincinnati, OH 45202 

Dear Beth: 

I am writing to revise our previous request for zoning relief for the proposed residence and 

accessory structure at 1611 and 1613 Pleasant Street.  This request has changed slightly from 

our initial application.  Our proposed plans would require the following variances. 

Zoning Code of the City of Cincinnati Relief Requested 

1405-07 Residential Multi-family Districts. (RM-1.2) 

  Front yard: 20 feet 20’-0” variance (zero setback) 

  Side yard: 0’ min, 5’ total 0’-4” variance (4’-8” setback) 

 1421-01 Accessory Residential Structures. 

 item c:  Maximum Size: 800 sf 53.33 sf variance (853.33 total sf) 

  item e: Maximum Height: 15 feet 9’-0” variance (24’-0” max height) 

  item f: three-foot rear and side yard setbacks 3’-0” variance (zero setback) 

1421-33 Fences and Walls. 

  item b: Maximum height: four feet;  8’-0” high fence 

 Maximum opacity: 50% 100% opacity 

 

 

 

Respectfully, 

 

 

 

Melissa Reddy, AIA 

Architect  



ITEM 6 October 10, 2016 

APPLICATION FOR  
ZONING RELIEF AND 

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
APPLICATION #:  
APPLICANT:  Platte Architecture 
OWNER:  Alan Eccard and Ashley Bedel 
ADDRESS:  421-423 Milton Street, Cincinnati OH 45202 
PARCELS:  086-0002-0283 and 086-0002-0323 
ZONING:  Residential Multi-Family (RM 1.2)  
OVERLAYS:   Prospect Hill Historic District 
COMMUNITY: Over the Rhine 
REPORT DATE: October 3, 2016 
HEARING DATE: Prehearing September 14, 2016 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 

Nature of Request: 
The applicant is requesting a Certificate of Appropriateness for an addition to 423 Milton 
Street on an adjacent parcel. The applicant is also requesting a Dimensional Zoning 
variance to allow for a zero lot line setback in a Hillside Overlay District.  
 
Existing Conditions: 
423 Milton Street is a contributing brick two and a half story Italianate building built 
around 1880. It is on the south side of Milton Street. The addition is to be built on the 
vacant parcel next to 423 Milton Street.  

 

 

Figure 1: 423 Milton Street. Picture provided obtained from Google Street Views.  
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Figure 2: Map of 423 Milton Street. Map provided by Cagis Maps  

Proposed Conditions: 
The proposal is to construct an addition to the west of the contributing structure on the 
vacant parcel. While it is in addition it is taking the form of an infill building.  
 
The new construction will feature the following: 

1. A new two story structure clad in dark gray brick on the front and a portion of the 
side, horizontal hardi-plank on the rest of the side and hardi-plank and Prodema 
panels on rear. 

2. The structure will be at a zero lot line on the front sides and rear.  
3. It will have a flat roof.  
4. On the front at the first story will be a roll-up garage door with Prodema cladding 

and on the second will have paired double hung aluminum clad wood windows 
with gray Prodema panels on the sides.  

5. The rear façade has the first floor on a piered foundation due to the hillside. The 
first and second floor has grouped aluminum clad windows centered on the 
façade.  

6. The roof of the structure will be a roof deck that uses the side of the building as 
the railing. A new door will be cut into the side of 423 Milton Street to allow for 
access to the roof deck.  

 

Applicable Zoning Code Sections:   
Zoning District: Section 1405   Residential 
Historic District/Reg:  Prospect Hill Historic District 
COA Standard: Section 1435-09-2 Certificate of Appropriateness; Standard of Review 
 

Applicable Zoning Code Sections:   
Zoning District: Section 1405   Residential 

Variance Requests: Section 1433-17  Land Use Regulations  

file:///C:/Users/matthew.shad@cincinnati-oh.gov/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/IQ23MFSG/§%201435-09-2.%20-%20Certificates%20of%20Appropriateness;%20Standards%20for%20Review
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI_S1409-07LAUSRE
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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 1433  Hillside 
   Section 1435  Historic Preservation 
Historic District/Reg: Prospect Hill Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 
Details of Zoning Relief Required: 
The applicant and/or owner(s) are requesting a Dimensional Zoning Variance to allow 
the building to have a zero lot line front yard setback 

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

 Per Section 1433-17, the front yard setback is determined with an average front 
yard setback of abutting structures on both sides; or the required front yard 
setback of the underlying district if no abutting structure exists.  

 There is one abutting property at a 0 ft. setback and a vacant lot, which has the 
underlying zoning of 20 ft., therefore requiring a 10 ft. front yard setback. 

 
The building fits within the rest of the required envelope as calculated by the Hillside 
District.  
 
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 regulations and is in 
harmony with the general intent of the Zoning Code. The proposal does 
not conform to the setback requirements. 

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.   

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_CH1435HIPR_S1435-09-2CEAPSTRE
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 Traffic will not be impacted by the construction of the infill/addition 
structure.  

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

No buffering is present as the proposed infill/addition structure has zero 
lots lines on the side. The rear yard is greater than the required rear yard 
for the district creating buffering with landscaping and a fence in the rear 
from adjacent properties 

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

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

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

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

There are no adverse impacts anticipated. The two properties have the 
same owner and it’s designed to continue the rhythm of the streetscape in 
appearance. The neighboring property to the west is a vacant parcel.   

k. Blight.  The elimination or avoidance of blight.  
The proposed work will not have an effect on blight. 

l. Economic Benefits.  The promotion of the Cincinnati economy.   
The proposed work will increase the property value by adding useable 
square footage and an off street parking to the property.  

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

n. Tax Valuation.  Any increase in the real property tax duplicate.   
Property taxes may increase slightly due to a possible increase in property 
value from the addition of space, both interior and exterior, for the house.  
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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 proposed work will not have an adverse effect on the historic architecture 
or aesthetic integrity of the Historic District. 

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

While the denial of the requested variances would not deprive the property of 
all economically viable uses, the granting of the variances would increase the 
economic viability of the property by increasing the amount of indoor and 
outdoor square feet.  

 

Certificate of Appropriateness Review 
This project generally meets the guidelines for the Prospect Hill Historic District. While 
this property is an addition, the structure is designed in such a way that serves as an 
infill building along the streetscape.  

The design of the building is meant to be compatible but appear to be a different 
building to relate to the streetscape of individual townhouses. This part of Milton 
historically had a series of individual townhouses as is shown in the 1897 Sanborn Map. 
The proposed structure is using a similar footprint of the original 2 story building that 
was at this location. The only remaining building out of the four that were connected is 
the one at 423 Milton Street (originally 61 Milton Street).  
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Figure 3: 1887 Sanborn Map provided by Ohio Web Library. 

 

 

Staff comments on the Applicable Guidelines: 

The proposed addition/infill building substantially meets the Historic Design Guidelines 
for Prospect Hill. While the building is a contemporary design with a front facing garage 
door, staff feels they have designed the building to be compatible to the district while not 
being imitative. Further there is precedent for having garages in new infill along Milton 
Street at the street level. The applicants and owners worked with Staff incorporating 
many recommendations of staff into this final design.  

 

STATEMENT OF COMPATIBILITY Applications for certificates of appropriateness shall 
be judged by their conformance to these guidelines. All alterations and environmental 
changes shall be designed and executed in a manner which is compatible with and 
sympathetic to the architecture within the Prospect Hill Historic District and shall respect 
the landscape characteristics of the site.  

 

NEW CONSTRUCTION / ADDITIONS  

1. Materials – The type of materials and their color, texture, scale, and detailing 
should be compatible with those of the District and/or the original building.  

The building is using brick and hardi-plank. While the brick is gray in color it is the 
same dimensions as the brick houses on the street. On the rear portion of the 
side façade and rear the proposed structure is horizontal lap hardi-plank. Historic 
buildings were typically only one main material on the house and additions could 
be another material, however in anticipation that another infill building could be 
built to the west of the addition, the applicants are proposing to wrap the brick 
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around the front corner and use hardi-plank the rest of the façade. Scale – The 
scale of new work and its constituent parts should be compatible with the District 
and/or the original building and the scale of its parts.  

The proposed building has a similar overall scale and massing. The width of the 
building is comparable to neighboring building. The buildings along Milton Street 
have an average width between 15-25 feet. While this building is slightly smaller 
in width it is bound by the property width.  

The use of the Prodema panels at garage level and the window level helps to 
provide a continuity of design on the façade in the width on both the first and 
second floors. This helps to keep the rectilinear scale of the front façade while 
being able to accommodate the interior floor plan.  

 
2. Form – The shape, massing, and proportions of new work should be compatible 

with the District and/or the original building.  

The proposed building is rectangular in form with a flat roof. The building is 
vertical in nature similar to other buildings within the District.  

3. Detailing – The detailing, including but not limited to, the following features and 
their placement on additions and new construction:  

 Walls: The walls are flat with the only intrusions from the garage door and 
windows. Most of the buildings along Milton Street are Italianates with a 
similar treatment.  

 Eaves: There are no eaves provided on the building, and most buildings 
along Milton that are townhouse forms also do not have eaves.  

 Railings: NA 

 Roofs: The roof is a flat roof as it has a roof deck on top. The roof deck is 
not visible from the street. Along Milton Street there is a range of flat/shed 
roof, and side gabled houses. Due to the hillside and elevation of the 
street, many roofs are not visible from the street.  

 Cornices: The Italianate buildings within the district have a range of 
cornices, some have brackets and some such as 423 Milton Street have a 
fairly simple cornice. As this building is an addition, a simple cornice 
detailing is appropriate. The use of changing the brick to solder course 
and having it slightly in front of the rest of the brick provides a modern take 
on a cornice line.   

 Belt courses: While not using another material the proposed building 
defines the openings on the building with either seams or a change in the 
pattern of brick. This provides a similar detailing to both belt courses as 
well as headers for the openings.  

 Windows: The windows that are being proposed are aluminum clad wood 
windows on both the front and rear with the front being double hung and 
the rear being a combination of fixed and casement. The front windows 
have a 2:1 ratio that is similar to the historic windows in the district.  

 Chimneys: NA 

 Appurtenances: NA 
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 Doors: A garage door is being proposed for the front façade. The use of 
the gray Prodema panels helps to blend the door into the gray of the brick. 
Milton Street has many examples of front facing garage doors on both infill 
buildings as well as cut into the basements along the north side of the 
street. 515 Milton Street, 508-510 Milton Street and 456 Milton.  
 

4. Height – The height of an addition should not exceed the height of the original 
building. The height of new buildings should be comparable to the height of 
existing adjacent buildings. The height of new buildings constructed in 
undeveloped areas should not detract from the character and appearance of the 
District. 
The proposed building is the same height to the cornice line as the neighboring 
building. 
  

5. Setback –The setback of new buildings should be comparable to the setbacks of 
existing adjacent buildings.  
The proposed building is designed with zero lot lines side and front setbacks, 
which is similar to the abutting buildings and other buildings on the street.  
 

6. Historic Integrity – Compatibility of new work to original work is required, but 
imitation of old work in new construction should be avoided. New work should 
appear to be new work. Where new additions meet original work, the connection 
should be carefully designed so as not to detract from the original but to also 
reflect the fact that the connection is new. If original openings are filled in, the 
outline of the original opening should remain apparent by setting new in-fill 
material back from the surface and leaving original sills and lintels in place. 
Historic integrity is to be maintained by designing new buildings, structures, 
appurtenances, additions, connections and filled-in openings so that they do not 
appear to have been constructed when the affected historic structure was 
originally built. 
The architect has proposed many elements to protect the historic integrity of the 
original building as well as make the new design compatible but not imitative of 
the historic building. By providing a slight inset at the connection of the buildings 
a visual separation of the buildings are created. The use of a similar massing and 
materials helps the building blend into the existing fabrics. The use of seams in 
the facade helps to provide the horizontal break that belt course and lintels 
provide while still creating a building that has a vertical orientation.  
  

Other Considerations: 
Prehearing Results 
September 14, 2016 – Neighbors were present  
 
Comments Provided to Staff: N/A 
 

Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
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I. ZONING RELIEF 

 
A. DIMENSIONAL VARIANCE 

1. APPROVE a 10 foot Dimensional Variance to allow a zero lot line front 
yard 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. 
 

II. CERTIFICATE OF APPROPRIATENESS 
1. APPROVE a Certificate of Appropriateness an addition/infill building at 423-421 

Milton Street per drawings submitted by Platte Architecture dated 9-1-2016 
including any revisions with the following conditions 

a. The curb cut shall get Department of Transportation Engineering 
Approval.  

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

c. The lots must be consolidated prior to submittal for building permits. 
d. The rear Prodema panels should match the color of the front Prodema 

panels 
 

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

the proposal substantially conforms to the applicable conservation 
guidelines. 
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