HISTORIC CONSERVATION BOARD AGENDA

5" Floor Conference Room
805 Central Ave, Il 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




Item 5. 1611 -1613 Pleasant Street

Applicant:
Owner:
Staff Report:

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.

Karen Wittenberg
Platte Architecture And Design

Beth Johnson

Item 6. 423 Milton Street

Applicant:
Owner:
Staff Report:

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.

Alan C Eccard & Ashley N Bedel

LUKE FIELD
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 EIm 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 EIm Street and is mid-block. The subject properties
main building and the neighboring building are currently undergoing stabilization work.
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Figure 1: Map provided by CAGIS map.



A _ :
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




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 EIm 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
EIm Street will be hidden. The removal of this garage will help further facilitate
rehabilitation on both 1539 and 1541 EIm 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 areasonable 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:

() 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



not proposed for demolition, the property will still have an economically viable
use for the property as a whole.

(i)  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.

(i)  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.

(ili)(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



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 EIm 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.



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.
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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.
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Figure 1: 824 Lincoln Ave. Picture provided obtained from Google Street Views.



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.

New front porch railings. They will be wood and turned. The railings will be to

proper code height.

New asphalt shingle roof throughout.

New wood picket railing next to basement steps on rear.

Glass block windows in the basement windows

Infill a window on the side rear and two doors on the rear porch with smooth

cement board. Set back ¥z inch and paint to match house.

w

No ok

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

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 fagcade should not be permitted, and elsewhere
avoided. New window and door openings on the primary or street facade 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

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 facade.

(h) Decks - The addition of decks on the street facade 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

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.
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WEATHER CONCRETING", | ATURE, RELATIVE HUMIDITY,
CONCRETE 'EV’ERM.,RE AND WIND VELOC TY SHALL BE ENTERED INTO NOMOGRAPH F
215 TC DETERMINE {F PRECAUTIONS AGAINST PLASTIC SHRINKAGE ARE REQUIRED.

IGURE

MATERIALS: {F'C BASED ON 25 DAY UNLESS NOTED)

A.  CONCRETE FOR INTERIOR FLOOR BLABS: F'C = 4000 PSI AT 28 DAYS, 1800 PSIAT S
DAYS, NOKMA‘ WEI }*T AG\;K= E, MIN MUM PORTLAND CEMENT CONTEN

 CONTENT
FIN 5“!?\'5 QUALITY,

JF PERSONNE‘ A\D _VALJATON RESU! L’S 5U5M TTED.
B. CONCRETE FOR EXTERIOR FLATWORK, WALKS, AND DRIVEWAYS, FC = 4000 PSI AIR
ENTRAINED,
€. CONCRETE FOR FOUNDATION WALLS AND RETAINING WALLS WITHE
F'C = 4000 P3|, (45% T0 7.5% ENTRAINED AIR), MAXIMUM WATER/CE
0.80.
D. CONCRETE FOR FOOTINGS: F'C=3000 FPSl.

ZRWISE. PLACE MESH AT

REINFORCE ALL SLABS WiTH 6" X 6" MESH, 21# UNLESS NOTED OTHE
MID POINT OF SLABS.

SET INTO THE WORK ALL EMBEDDED ITEMS REQUIRED FOR OTHER WORK ATTACHED TO OR
EMBEDDED INTO THE CONCRETE.

CONCRETE FORMWOR L BE ADEQUATELY BRACED AND TIED. FORMS SHALL
STRIPPED, NCR BACK] P ACED AGAINST THE WALL UNTIL THE WALL HAS SU
STRENGTH OR HAS BEEN BRACED T0 PREVENT DAMAGE FROM BACKFILL.

POINT OF DELIVERY WiTH A SLUMP BELOW TH,
E POINT OF PLACEMENT AND 1S UN
PLACING AT THAT 5L U?v‘ THE SLUMP MAY BE ADJUSTED ONCE ONLY TO
VALUE BY ADDING WA’ER UP TO THE AMOUNT ALLOWED IN
PROPORTICNS. ADDITION OF WATER SHALL BE iN ACCORDANCE
D THE SPECIFIED WATER-CEMENTITIOUS MATERIAL RATIO 02 Sl UV? N T*iE AF’PEO‘FD
GP\ DO NOT ADD WATER 0 CO\"E b AENT NOT ACCEPTABLE

ADDED TO THE CONCRETE AT THE BITE T0 ACHIEVE FLOWABLE
O THE CONCRETE. MEASURE SLUMP (AND AR CONTENT OF AR E
AFTER SLUMP ADJUSTMENT, T0 VERIEY COMPLIANCE WITH SPECIE

RA 3
1ED REQUIREMENTS.

SLUMP SHALL BE MEASURED PRIOR TO THE ADDITION OF ADMIXTURES AND AFTER THE
ADDITION OF ADMIXTURES.

LAP SPLICE REINFORCING BARS AS FOLLOWS UNLESS NOTED OTHERWISE:
A, BARS WITH MORE THAN 12" OF CONCRETE BELOW - 62 BAR DIAMETERS
B.  BARS WITH LESS THAN 12° OF CONCRETE BELOW - 48 BAR DIAMETERS

REINFORCING BARS SHALL BE FREE OF RUST AND FORM RELEASING AGENTS.

AT CORNERS AN
SIZE AND AT BA
ABUTTING FOO

INTERSECTIONS OF FOOT
PACING AS TYPICAL Rl E i
CR WALL. BARS SHALL HAVE EMBEDMENT OF 20 DIAMETERS (15' MIN.).

MACHINE TROWEL FINISH FLOOR SLAB AND CURE USING "CURE AND SEAL" TYPE CURING
COMPOUND MEETING FEDERAL SPECIFICATION T7-C-00800, YO COMPLIANT, 30% MINIMUM
SOLIDS CONTENT. FOR APPLICATIONS EXPOSED TO SUNLIGHT USE LIGHT BROOM ND
ACRYLIC BASED CURING COMPOUND. ALL ELEVATED SLABS TO BE SEALED W/ TAQUAPEL' BY L
& M AND MAINTAINED & REAPPLIED PER MANUFACTURER'S BPECIFICATIONS BY OWNER,

FLOOR SLAB-ON-GRADE SHALL CONFORM TG THE FOLLOWING SURFACE PROFILE
TOLERANCES FPER ASTM E-1t :

EVELNESS)
SPECIFIED OVERALL YALUE
MINIMUM LOCAL VALUE 3

MAXMUM GAP UNDER 10 FT. UN ED STRAIGHT EDGE = /4",

& ML VAPOR BARRIER SHALL BE PLACED OVER COMPACTED GRANULAR SUBBASE.

DO NOT BACKFILL AGAINST RETAINING WALLS UNTIL CONCRETE STRENGTH HAS REACHED
0.75 FC AND A MINIMUM OF 7 DAYS.

SHALL CREATE SECTIONS OF SLAB WiTH A MAXIMUM ASPECT RATIC
SHALL BE SAWN AND SHALL BE A MINIMUM OF 1/4 O AB THICKNESS
CONTROL JOINTS SHALL BE SAWN AS SOON AS THE SAW BLADE CAN CUT THE CONCRETE
WITHOUT DISPLACING THE AGGREGATE. CUT EVERY OTHER MESH WIRE AT THE CONTROL
JOINT LOCATION PRIOR 70 PLACING CONCR IF AN EARL ING SAW 15 BEING USED
AND A SHALLONER DEPTH OF THE CUT IS DESIRED, CONTACT THEARCHITECT IN ADVANCE FOR
APPROVAL.

THE

CONSTRUCTION JOINTS IN SLABS ON GROUND MAY BE LOCATED AT ANY CONTROL JOI
LOCATION. CONSTRUCTION JOINTS SHALL HAVE A KEY FORI AT MID-DEPTH OF 71 1

CAST SECTION. THE KEY SHALL BE 1-1/2" DEEP AND SHALL BE /3 OF THE SLAB TH"Q\EB’
HIGH. THE TOP AND BOTTOM OF THE KEY SHALL HAVE 1 YERTICAL TO 3 HORIZONTAL SLOPE.

. PROVIDE 3/4" CHAMFER AT CORNERS OF EXPOSED CONCRETE.

WHERE BRITTLE FLOOR FINISHES ARE TO BE APPLI
CONTROL JOINT LOCATIONS WiTH FLOOR FINISH JOINT LOCATIONS AND ARCH

DTG FLOOR SLABS, COORDINATE
CT.

DATION WALLS SHALL BE LOCATED AT 300" ON CENTER
AT CONTROL JOINT REDUCE HORIZONTAL REINFORCING BY /2 ACROSS

M SPACING.

FRAMING LUMBER:
1. SOUTHERN PINE OR DOUGLAS FIR, 545 DRESSED, #2 KD STRESS GRADE FORWALL
STUDS { 2XB AND LARGER), CONSTRUCTION GRADE FOR 2X4 WALL STUDS. SPRUCE
1575 AND BEAMS, 545 DRESSED, #2 KD STRESS GRADE. ACR
SSURE TREATED WOCD FOR PIECES IN CONTACT WiTH FOUNDATIONS OR 5LABS,
AND ALL EXTERIOR DECKING, FRAMING, AND COLUMNS EXPOSED TO MOISTURE
DECAY.

CONFORM TO ALL REQUIREMENTS OF ACI 302R "HOT

[l

THING & SUBFLOORING:

MATERIALS:

a.  ROCF SHEATHING: 32/16 APA RATED ROOF SHEATHING EXPOSURE 1,
5. WALL 6HE/\T¢‘IING: 32/16 APA RATED STRUCTURAL WALL SHEATHING

B, SHEA

2.

RAT f’r‘\NE ED ES -2‘ { CE‘ 7]
AND WALL SUP?OKT& AND 10" ON CENTER AT | ?\.ERM:DV\
SUPPORTS UNLESS NOTED OTHERWISE,

C.  ADHESIVE FOR SUBFLOORING: SHALL CONFORM TO PERFORMANCE SPECIFICATION
AFG-01 DEYELOPED BY APA,

©

LYL {(LAMINATED YENEER LUMBER) BEAMS: DISTRIBUTED AS MICRO-LAM LVL. INGTALL
S RECOMMENDATIONS, INCLUDINGALL HOLE SIZES & PLACEME
WE DESIGN STRESS YALUES AS FOLLOWS:

NDING

7Y = 285 PSI HORIZONTAL SHEAR

FC = 750 P35} COMPRESSION PERPENDICULAR TO GRAIN

1,800,000 PS5 MODULUS OF ELASTICITY

E.  PSL (PARALLEL STRAND LUMBER) BEAMS AND COLUMNS: DISTRIBUTED AS PARALLAM.
CTURER'S RECOMMENDATIONS. PSL BEAMS AND COLUMNS SHALL
5 Vf‘\ U::S AS FOLLOWS:

é = 2,000,000 PS| MODULUS OF ELASTICITY

UNLESS NOTED OTHERWISE, CONNECTIONS SHALL BE MADE PER TABLE 2304.9.
"FASTENING SCHE { REFERENCED BUILDING CODE. STAPLES NOT PERMITTED FOR
FASTENING APA RATED SHEATHING AND SUBFLOORING.

ALL CONNECTION HARDWARE SPECIFIED ON THE STRUCTURAL DRAWINGS SHALL 32
MANUFACTURED BY THE BIMPSON STRONG-TIZ COMPANY AND SHALL BE FASTENED AS
SPECIFIED IN THE SIMPSON PRODUCT AND INSTRUCTION MANUAL.

A, NOTCHES INWALL STUDS ARE NOT TO EXCEED 1/4 OF THE STUD WIDTH, AND NO HOLES
ARE TO BE BORED GREATER THAN 40% OF THE STUD WIDTH.

B. NOTCHES AT THE END OF THE JOISTS ARE NOT TO EXCEED 1/4 OF THE JOIST DEPTH.

€. NOTCHES AT THE TOP AND BOTTOM OF JOIS
DEPTH, NOR BE LOCATED IN THE M OF THE SPAN, NO HOLES ARE T0 BE BORED
GREAT HAN /3 OF THE JOIST DEFTH, WITHIN 2" OF THE TOP OR BOTTOM OF THE JOIST,
NOR WITHIN TW0 FEET OF JOIST BEARING.

TS ARE NOT TO EXCEED /6 OF THE JOIST

D.  NO HOLES OR NOTCHES SHALL BE PERMITTED IN BEAMS UNLESS APPROVED BY THE
DESIGNER.

FIRESTOPPING OF 27 NOMINAL LUMBER SHALL BE PROVIDED TO FORM AN EFFECTIVE
BARRIER BETWEEN ALL CONCEALED DRAFT OPENINGS, BOTH VERTICAL AND HORIZON

PROVIDE DOUBLE JOIST BELOW ALL INTERIOR PARTITIONS THAT RUN PARALLEL T FLOOR
JCigTs.

BRIDGING IN FLOOR AND CEILING JOISTS SHALL BE 1X3 CROSS BRIDGING, DOUBLE NAILED, OR
FULL HEIGHT S0LID BRIDGING, OFFSET AND END NAILED, AT 807 0.C,

BRACE ALL CORNERS COF STRUCTURE WITH DIAGONAL METAL STRAPS OR /2" PLYWOOD
PANELS AT BOTH SIDES.

PLYWCOD FLOORS AND DECKS BENEATH MEMBRANE ROOFING SHALL BE FASTENED WITH
NAILS AND CONSTRUCTION ADHESIVE APPLIED CONTINUCUSLY TO TOF OF ALL FRAMING
MEMBERS.

. WOOD TRUSSES:

WOOD TRUSSES St
UBS PLATE INSTITUTE }

L BE FABRICATED BY A MANUFACTURER
-QA 450 QUALITY ASSURANCE

3. ALLWORKTO CONFORMTO T

IONAL DESIGN STANDARD FOR METAL PLATE

co ED WOOD TRUSS CONSTRUCTION” (ANSI/TPL 1-1295) BY THE TRUSS PLATE
INGTITUTE, INC,
C. UNLESS NOTED O I ZRWISE, ALL TRUSSES SHALL BE DESIGNED FOR THE LOADS AS

SHOWN IN THE

ESIGN LOAD SECTION OF THESE NOTES.

D. SHOP DRAWINGS AREZ REQUIRED AND SHALL BEAR THE DESIGNER'S ENGINE
SEAL, SHOW ALL DESIGN AND FABRICATION DATA, TEMPORARY AND PERMANENT
SRACING REQUF EV NTS, HANDLING AND ERECTION INSTRUCTIONS, AND ALL

LD-CONNECTIO! 5. SHOP DRAWINGS SHALL CLEARLY SHOW

MANENT BRA EQUII RF TS FOR WEB COMPRESSION MEMBERS. AN ERECTION

PLAN LOCATING ALL TRUSSES SHALL BE PROVIDED.

NG

£ ALLTRUSSES i ECTION PER “COMMENTARY AND

G METAL PLATE

ITUTE, UNLESS MORE
BRACING BHALL
OF CHORD MAY BE

STRICT BRACING 1S ‘Q: BY THZ TRUSS MANUFACTU :
REMAIN AS ?ERMANEN, BRAC!NG. BRACING |
REMOVED WHEN THE 707 CHORD 1S LATERALL

FOR WOOD ROCF TRUSSES, |
ZARING LOCATION
G SCHEDULE.

L TWO SIMPSON HZBA HURRICA EACH MEMBER
ADDITION 70 THE TYPICAL NAILING REQUI R’MP-\T INTHE

UNDER POSTS, MULTIPLE STUDS OR BEAM

ALL NAILS AND FASTENERS WiTH EXTERIOR EXPCSURE SHALL BE HOT DIPPED GALYANIZED OR
STAINLESS STEEL,

14. ALL MULTIPLE HEADERS AND BEAMS SHALL BE FAGTENED TOGETHER AT TOP AND BOTTOM
INTO EACH ADJACE : N ww THO ROWS OF 16D NAILS AT 12" 0. FOR
BEAM DEPTHS LES: THAN 12 INC?

THROUGH-BOLT WiTH VETER BOLTS AT 12" O.C. STAGGERED TOP AND BOTTOM, SIDE
LOADED BEAMS SHALL BE THROUGH- BOLTED.
15, TYPICAL HEADER SIZES AT FRAME OPENINGS, UNLESS NOTED OTHERWISE ON THE
PLANG:
(2) 2X8 @ SPANS T0 5-0"
(2) 2XI0 @ SPANS T0 6-6"
(2) 2X12 @ SPANS T0 8-C
PLUMBING:

ESPONSIBLE FOR
AT"D TC FXISTT\G

S
PLUMBING )

TO NEW F . THE PLUMBER & FKOV(D— L INCE Dr;\TAL IT"MS NECZSSA?" T0
COMPLETZ 'HE WORK AS QUTLINED ON THE PLANS, /‘\ND AS REQUIRED FOR A COMPLETE AND
PROPER INSTALLATION, THE ’LUMBING CONTRACTOR SHALL BE RESPONSIBLE FOR
DEVELOPING ALL DOCUM E£SSARY 70 SECURE AND 7O PAY FOR ALL PERMITS
AND INSPECTION FEES NE

MINIMUM PIPING MATERIALS SHALL BE AS FOLLOWS:

SOIL, WASTE AND VENT: PVC, DRAINAGE PIPZ: DWV SCHEDULE 40

DOMESTIC WATER ABGVE GROUND: TYPE L COPPER WiTH WROUGHT COPPERFITTINGS
DOMESTIC WATER BELOW GRADE: TYPE K COPPER WITH WROUGHT COPPER

FITTINGS

STORM WATER BELOW GRA
FITTINGS OR PYC, AS CA

£ FOOTING AND DRAIN TILE: PVC, P-ZFO?A’ED

OB >

]

EXTRA STRENGTH VITRIFIED CLAY PIPE AND

PROPERLY INS
EXTERIOR TEMFERA

DOME
WiTH 172"

C HOT AND COLD WATER LINES SUBJECT TO
ICK ARMAFLEX TYPE FR,

ALL SOIL AND SUPPLY L
SOUND INSULATED W

INES WHICH PENETRATE A FLOOR OF LIVING SPACE SHALL BE
+ 3127 FIBERGLASS ROLL TYPZ INGULATION.

HEATING, YENTILATING, AND AIR CONDITIONING:

1

N

j

T 70 SUPPLY NEW
oo NACERIA G A
VAC WORK, AS OUTLINED ON

SCHEMATIC DUCT LAY OUT AND THE LOCATION 08 SUPPLY
WORK SHOWN ON THE PLANS 15 FOR BIDDING PURPOSES ONLY. b
SHALL BE RESPONS FOR THE DESIGN, SIZING, NSTALL/‘\T!ON /\ND F’ZO”E?
FUNCTIONING OF THE SYSTEM. VERIFY THE LOCATION OF ALL GRILLES WITH OWNER PRIOR
TO PROCEEDING WITH THE WORK. VAC CONTRACTOR SHALL TAKE OUT AND PAY FOR
ALL PERMITS AND INSPECTION FEES REQUIRED FOR THE WORK.

ALL SHEET METAL DUCTS, FITTINGS, ACCESSORIES, AND FABRICATION DETAILS SHALL BE
IN ACCORDANCE WiTH SMACNA, LATEST EDITION. PROVID: W SUPPLY, RETURN, AND
EXHAUST AIR DUCTS AS REQUIRED. EXTERNAL STATIC AIR PRESSURE ON EACH FURNACE
SHALL NOT EXCEED 0.50 IN. WG, FURNISH AND INSTALL ALL NEW WALL REGISTERS, FLOOR
REGISTERS, RETURN AND EXHAUST GRILLES. ALL JFFLY AND RETURN AlR DJCTS
LOCATED IN CRAWL SPACE/PLENUMS St I

DUCT WRAP FRK-25, ED 100, SECURED ¥ T

NOTE: PROVIDE SUPPLY AND RETURN AR, AS ?EQUIRED TO ALL P!
MAINTAIN TEMPERED SPACE.

L SPACES TC

THE CONTRACTOR SHALL ADJUST ALL CONTROLS, DAMPERS, REGISTERS, AND EQUIPMENT
AND SHALL SET THE SYSTEM IN OPERATION AND DEMONSTRATE THAT ALL EQUIPMENT
PERFORMS THE FUNCTION FOR WHICH IT WAS INTENDED, AND FOR A PROPERLY

TIONING HEATING AND COOLING SYSTEM.

ECTS APPEAR WITHIN THIS PERIOD, THE
b RATION CHARGE IN THE SYSTEM DURIN
WARRANTY PERIOD. SYSTEMS SHALL BE CAPABLE OF HEATING FROM -10 DEG
OUTSID! TO 70 DEGREES INSIDE; AND COOLING FROM 95 DEGREE QUTSID
DEGREES INSIDE,

CONTRACTOR SHALL MAINTA!

ELECTRICAL:

ELECTRICAL PLANS ARE SHOWN FOR BIDDING PURPOSES ONLY. ELECTRICAL CONTRACTOR
SHALL BE RESFONSIBLE FOR COMPLIANCE WITH ALL PERTINENT CODES, VERIFY THE
LOCATION OF ALL FIXTURES, SWITCHES, ETC. WiTH OWNER PRIOR TO PROCEEDING WITH THE

k TIO\J AND CA’ACI'Y C' 1HE EXISTING ELECTRICAL SYSTEM. IF
CAPACITY OF THE TEM IS INSUFFICIENT TO SUPPLY THE
THE CONTRACTOR 5-‘f\L~ FROVIDE ALL ADDITIONAL MA
NECESSARY TO COMPL
REQUIRED FOR r'\ COM

HE
NEW CONSTRUCTION,
IALS AND INCIDENTAL ITEMS
THE PLANS, AND AS

RY EQUIFMEN 7.
/EATHERPROOF DEVICES AND GFI DEVICES WHERE REQUIRED, IF NOT
INDICATED, AND PERFORM ALL WORK IN ACCORDANCE WITH THE NATIONAL ELECTRI
OBTAIN AND PAY FOR ALL PERMITS AND INSPECTION FEES.
SWITCHES, OUTLETS, RECEFTACLES, AND COVER PLATES SHALL BE WHITE UNLESS NOTED
OTHERWISE CR SELECTED BY OWNER.
DIMMERS SHALL BE VERTICAL SLIDE TYPE.

WITCHES SHALL BE SILENT ROCKER TYPE.
LOCATE ALL SWITCHES AT A UNIFORM, AND AS INDICATED. YERIFY ALL HEIGHTS WITH

C CODE.

ED CAN LIGHTS SHALL HAVE WHITE TRIM, WHITE BAFFLES, AND R TYPE LAMPS,
ED OTHERWISE.
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Michael L. Comstta, License #11490-88
Expiration Date 12/ 31/2016

Cornette/Violetta
Architects, LLC

1117 Cypress Street
Cincinnati, Ohio 45206
Phone (513) 221-6600
Fax (513)221-6606

Date arriL 2016

Revisions
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REVISIONS

09/21/1G HISTORIC _
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REVISIONS
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GENERAL DEMOLITION NOTES:

rior walls that are o

A, Remove all plaster & lath from i
remain except as noted otherwise.

B. Remove all debris & dispose of legally.

C. Al existing windows to be removed unless otherwise
noved, rebulld surrounds as reguired.

CONSTRUCTION NOTES - 15T FLOOR PLAN

1. Existing door to be removed.

2. Existing stair to be removed.

3. Existing window/door to be removed. Irfill existing
openings as required for installation of rew
windowsidcors. See proposed plans for more detalls,

4. NOTUSED

5. Existing wirdow to be removed. Cut window down to
floor line for new door opening, Verify width will fit. 3-0"
door.

©. Existing non load-bearing wall To be removed at area
shown hatched

7.  Existing load-bearing wall to be removed as indicated.

8. Existing 4x4 post S0 be cut vack below deck. Replace
decking as reauired.

9.  Existing roof structure to be removed.

CONSTRUCTION NOTES - BASEMENT PLAN

1. Remove existing basement floor siab/rubble throughout
and excavate a winimum of 107, Install 8" compacted
granular base and 4" concrete slab, Malntain min. 7-7°
to bf flcor joist.

2. Ting wood svair 1o bs removed.

3. Existing window to b removed. Rebuild stone surround
and install giass Ylock in opening with wood sill.

4. NOTUSED

8. NOTUSED

6. NOTUSED

7. Existing non load irg wail to be removed at area
shovn hatoned

&.  Portion of exig st fioor framirg o be removed for

new stair opening shown hatched 1] Coordinate
{ocation w/ st Floor Plan (A/2.0)

9.  Existing wood posts and concrete footers 1o be
removed, see 153 Floor plan for proposed replacement.
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Michael L. Comnstte, License #11480-96
Expiration Date 1273172016

Comett\/loletta
Architects, LLC

1117 Cypress Street
Cincinnati, Ohio 45206
Phone (513} 221-6600
Fax (513) 221-6606

Date APriL 2016

Revisions
0810116 155UED FOR
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REVISIONS
09/2111¢ HISTORIC
REVISIONS

O9/21/16 GWNER
REVISIONS

Sheet No.
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ENERAL DEMOLITION NOTES: ®206
GENERAL DEMOLITION NOTES: Cormeaptctessa
A, Remove all plaster & lath from interior walls that are to
rerain except as noted otherwise.
B.  Remove all debris & dispose of legally.
C.  All existing windows 1o be removed unless otherwise
noTed, rebulld surrounds as reguired.
CONSTRUCTION NOTES - 3RD FLOOR PLAN
. ] ] l o
it ; O Q
1. Existing stair to be removed. = : N
2. ting non load-bearirg wal vo be removed at area @
shown hatched( .., <)) Z T
—
z WS
w > 1K
"Rl E
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o G
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sz
jo}
O
& N2
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& 3
Y I
/5~ BRD FLOOR DEMO PLAN

AT e -

CONSTRUCTICN NOTES - 2ND FLOOR PLAN

Existing door to be removed.

Existing stair to be removed.

Exis¥ing stair to be removed. Infill former stair opening
wi new 2X10 joists @ 18" O.C.

NOT USED Expiration Date 12/31/2016
Existing non load-bearing wall to be removed at area
shown hatched 7777

Existing load-bearing wall to be removed as indicated.
Existing plaster to be repaired st stairs.

Existing roof structure to be removed.

SINE

or

RESE)

Cornette/Violetta
Architects, LLC

1117 Cypress Street
Cincinnati, Ohio 45206
Phone (313) 221-6600
Fax (513) 221-6606

Date ArrRiL 2016

Revisions

0B/1018 ISSUED FOR
PERMIT

09/02/16 PERMIT
REVISIONS

09721116 HISTORIC
REVISIONS

0912116 OWNER
REVISIONS
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7 /7 PROP. BASEMENT PLAN
&Y s v
\’\/\_/\/\/\

0 CONSTRUCTION NOTES - FIRST FLOOR PLAN A
-imctt/./‘f sita
W 4. Level all existing floors throughout. \
d 2. Patch plaster on main stair walls as required.
3. Install 5/8" Type X gypsum board each side of all
@& /' luad-bearing partitiors.
p %—_—__j 4. Install /8" gypsum board on wood studs 816" 0.L.
or: all ron-load-bearing partitions.
<:}J S. Install 5/8" gypsum board on wood stud on all exterior
walls with 3 %" batt insulation.
O 6. Solid core wood Interior door (1) hr. rated.
@J 7. Hollow core wood door, zypical.
&. Irstall new wood stair as shown. See sheet A/4.0 for
0N oo : detalls.
— 2. irstall new single hung aluminum and insulated glass ©
KITCHEN GREATROOM. PORCH windows, typ. Provide bottom screen. S L S
— JALN uP 10. Cabingts and courter tops as selected by Owner. — ) %
Z®J ) O Z X
41 30 S E Al [S]
& /T > reguired. install new window to match transom over AR} >' Z
2 & : kitchen door, Refer to building elevations on sheets 2 < =
® \39/ T RBOGAIB Lt %
] 8. NOTUSED > =
(\Wdown o floor line for new door opening. (@) Z O
: A Verify width will fit 3 door. [\ i
: ] 2 V7. Existing deck structure, railing, and stairs to remalr. [\ O
J ! 8. New 4x4 post on 1-&" dia. concrete pier, See detail 5 on =
] = shest A4.0 for details. = ( ) R
] % MASTER 9. Exiaﬁngkpsrgoia structurs to remain. ) [ Z §
E: BEDROOM BEDROOM % 20. New 38" railing @ existing deck stair as required vy 1 <
i i B e , . . R
ey 21, Provide solid core wood door w/ 12 Iite Sempered glass. Q 51
M Refer to bullding elevations on sheets A/IS.0 & A/3.1 & 3
22, New (2} 2¢10 dropged header at new openings as 'S N =
(S N B reguired & ﬁ" =
i R 23, Infilt existing window opering. & %1.
S DI
¥
Y
- W2 YA VAR INSULATION NOTES:
\ W A, Install R3S insulation and vapor barrier in all exterior
/ 0BC Section 1029 Emergency Escape and Rescue Cpenings valls.
uired to have a minimum net clear opening of 24" in B. install R-30 insulation in attic areas,
/( m PKO}? '15'1" FLOOR PLAN = height, 20" in width, maximum sl height of 44°, and minimum
L @ ' = net clear area of 5.7 sq ft.
20 44t o
MICHAEL
WV\W/ CONSTRUCTION NOTES - BASEMENT PLAN . )
CORNETTE  BE
. Laundry tub. 4
2. Instali sump pump and perimeter drain system.
3. Urravel and rebulld existing bulging stone foundation LD 5
wall this area. ) L Michas! L. Cometle, Licanse #11490-95
4. Install B/8" Type X gypsum each side of all load-bearing Expiration Date 12731/ 2016
@.\ partitions.
— — 5. Install /8" drywall on wood stud on all ron-load -
I bearing parsitions.
F 7 h 6. Install B/ gypsurm board on wood stud on all exterior
= 3 walls with minimum 2" rigid insulation =
B @J 7. irstal B/8" Type X gypsum board or. the underside of Cornette/Violetta
existing wood joists & beams. .
5 OTILTY/ 8. Install new wood stair as shown. See sheet A4 for Architects, LLC
| LAUNDRY details.
i R— o & finis concr ol indin
! S. untooth finish cor icrete pargiag as indicated. 1117 Cypress Street
i 2065725, 0. Sesled concrete slab. Cincinnati, Ohio 45206
| . Laminate flooring with cushion, Phone (513) 221-6600
N ST WU 2. NOTUSED Fax (513) 221-6606
- : 13, New glass Block to be installed in existing window
STORAGE g openings with wood sill. Rebulld stone surrourds as
5l | required. o Date ApriL 2016
n : i “,  Existing electric panel. Provide enciosure.
B 51 B, Insulated metal door and frame. tel
i . ; 6. Hollow core wood door, typical. ReVlSlOnS
] a 7. Existing porch structurs to remain, ~ DBADNG I6SUED FOR
L K 8. New 4x4 post on 18" dia. concrete pier. See detail B on EEvh
D o6t Ak tails. o e
_r\“@/\ 2 L, Sheet A4.Ofor detaile A | oerozre PERMIT
24 N ! 9. NOTUSED /N EEEmE
Z20. txisting basement stair to remain, REVISLING
= W 21, New 4" diameter steel columps in place of existing wood //2\\ 09/21/16 HISTORIC
g 2oz columns to be removed. New £2°%42'%12" footers wl (4) L85 REVISIONS
i ] _ #5bars each way (typ) » 5 A\ | 0912118 OWNER
! — oz seove i & 22, cht{nld existing beam Fockct at mtahioca‘,iop as /2\| TEVeoNS
:,J %! S reguired for solid bearing wi steel shims for leveling.
| 2 2 23. Existing (4) 2x12 beams to remain, Install 5/8” Tyse X
L B * aypsur board on the underside of existing beam (Zyp).
D
-
L5
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D208
Cornettaly:

CONSTRUCTION NOTES - THIRD FLOOR PLAN

Level all existing floors.

Patch plaster on stair walls,

Line of sloped celling above.

Install 5/8" gypsum board on wood stud @ 16" 0.C. on
alt partizions.

Hollow core wood door, typical.

Remove existing windows ard rebuild surrounds as
reauired. install new single hung aluminum and insulated
glass windows. Pravide bovtom screen.

7. Cabinets and counter tops as selected by Qwner.

&, Laminate flooring with cusklon.

2. NOTUSED

10. NOT USED

1. Install new wood stsir from 2nd floor to rd floor. See
sheet Al40 for details.

Existing fire escape Lo remain,

13, New ralling 356" AFF, w/>4" between members,
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CINCINNATI, OH 45206

UNIT # 2
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500 FRY.

PLAYROOM
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PROPOSED IMPROVEMENTS TO
&42 LINCOLN AVENUE

&42 LINCOLN AVE.

A, lInstali RA13 insulation and vapor barrier in ali exterior
wall
B.  instali R-20 nsulation in attic areas.

NOTE:

0BC Section 1029 Emergency Escape and Rescue Openings
are reguired to nave a minimum ret clear opening of 24" in

/ A ;
N PROP. 3RD FLOOR PLAN ‘ \'T\ height, 20 in width, maximum sil height of 447, and minimam

{ ret clear area of 5.7 sg.ft.
L&Y ygaro

MICHAFEL

CONSTRUCTION NOTES - SECOND FLOOR PLAN -
CORNETTE

Level all existing floors.

2. Patch plaster on stair walls.

3. Irstall B/8" Type X gypsurm board each side of all 3
load-bearing partitions. ! Michas! L. Cormelte, Liconse #11490-96

4. Install 5/8” gypsum board on wood stud 8 18" 0.C. on Expiration Date 12731/ 2016
all non-load-bearing partitions.

8. Install 5/8" gyssum board on wood stud on all exterior
walle with 3 ¥ batt insulation.

6. Newrailing 36" AFF, w/>4" between members.,

7. Hollow core wood door, sypical.

oy o g o s e ot e
]
L

&.  Instali new wood stalr as shown. See sheet A/4.0 for Cornette/Violetta
details, .
9. Install new single hung aluminum and insulated glass Architects, LLC

windows, typ. Provide bottom screen.
0. Cabinets and counter tops as selecied by Owner. 1117 Cypress Street
. Laminate flooring with cushion, Cincinnati, Ohio 45206
TEnACubaiidoR-dom 1o flod? lnet Phone (513) 221-6600
‘ Verify width will fit 2°-6" door. Fax (513) 221-6606
3. Provide solid core wood door wf V2 iite tempered glass. |
/Z(A Refer to bullding elevations on sheete A/D.0 & A/ 3

BEDROOM

i

YRR R T e

Date APrIL 2016

2. i ngw wood stair from 2nd floor to Srd fioor as
show Il former stair opening w/ 2XI0 jolste @ 18" i
0.C. See sheet AI4D for detalls, Revisions
vz 16, Solid core wood enzry door, (1) HR rated. 08110416 ISSUED FOR
7. Existing fire escape o remain. [
UNIT# 2 1B, Raise sifl ©0 3-9" AFF. Inszall new single hung aluminum
T and insulated glass windows, typ. Provide bottom

regns
9. Irfill existing window opening as reguired. N
20, New 58" railing @ proposed deck as reduired by code. §
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EXTERIOR BUILDING NOTES:

MOVE ALL VINES/VEGETATION FROM EXISTING WALLS.
RAPE LOOSE PAINT TG REMOVE, DO NOT SAND BLAST.

7 ALL EXTERICR WALLS,

REPLACE WINDOWS IN EXISTING CPENINGS AS INDICATED ON
PLANS, EXCEPT AS NOTED. VERIFY EXACT SIZE IN FIELD.
FLUSH & CLEAR ALL DOWN SPOUT & PLUMBING LINES BELOW
GRADE.

RZ!

RGN

o

3>
N \/4 PN TN TN TN

(#) CONSTRUCTION NOTES:

RIENITENEES

. REMOVE EXISTING PORCH ROOF FRAMING ENTIRELY, NEW PROPOSED

PROVIDE (2) STONE RISERS TO MATCH EXISTING (SHOWN DASHED).
RAISE PORCH FRAMING S0 THAT ALL RISER 5 ARE EQUAL AT 644" +/-
NEW WOOD DOOR & FRAME, PROVIDE TRANSOM WHERE INDICATED.
PAINTED METAL HAND RAIL @ 36" ABOVE STAIR NOSING.

NEW PAINTED WOOD GUARD @36" ABOVE PORCH W/>4" BETWEEN

M

WOOD LATTICE BELOW PORCH. Y

INFILL EXISTING OPENING W/ SMOCTH CEMENT BOARD, PAINT. SET
BACK FROM FACE OF WALL /2", TYP.

NEW PAINTED WOOD GUARDRAIL @ 38" ABOVE PORCH W/ MAX 4"
BETWEZEN MEMBERS, SPINDLES TO BE 2" X 2" X 38" CLASSIC TURNED
SPINDLES, TREATED.

NOT USE

ZCTION 4/A4.0 FOR DETALLS.

FIRE ESCAPE TO REMAIN, INSPECT W/ A QUALIFIED
ZR & REPORT CONDITIONS & NEEZDED REPAIRS; SAND &
PAINT AS REQUIRED.

INSPECT ZXISTING ROCF & REPAIR AS REQUIRED.
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PROPOSED IMPROVEMENTS TO:
&42 LINCOLN AVENUE

842 LINCOLN AVE.

CINCINNATI, OH 45206

Michae! L. Cornslle, Liconse #11480-98
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n Date 1273172016

Cornette/Violetta
Architects, LLC

1117 Cypress Street
Cincinnati, Ohio 45206
Phone (513) 221-6600
Fax (513) 221-6606

Date ArPrRIL 2016

Revisions
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EXTERIOR BUILDING NOTES:

REMOVE ALL VINES/VEGETATION FROM EXISTING WALLS.
SCRAPE LOOSE PAINT TO REMOVE, DO NOT SAND BLAST.
PAINT ALL EXTERICR WALLS.

EPLACE WINDOWS IN EXI

S

ING OPENINGS AS INDICATED ON

L ZPT AS NOTED, VERIFY EXACT SIZE IN FIELD.
FLUSH & CLEAR ALL DOWN SPOUT &PLUMBING LINES BELOW
GRADE.

o

(#) CONSTRUCTION NOTES:

1. PAINTED METAL HAND RAIL @ 36" ABCYE STAIR NOSING.
2. NEW PAINTED WOOD GUARD @36" ABCVE PORCH W/>4" BETWEEN

MEMDERS " N TN
e - b TN TN
3. PAINTED WOOD LATTICE BELOW PORCH.
4. INFILL EXISTING OPENING W/ SMOOTH CEMENT BOARD, PAINT. SET

{ BACK FROM FACE OF WALL 1/2°, TYP,
M\é 5, REMOVE EXISTING PORCH ROOF FRAMING £
> PROPOSED DECK, SEE SECTION 4/A4.0 FOR
> 6. NOTUSED.
/7. EXISTING FIRE ESCAPE TO REMAIN, INSPECT W/ A QUALIFIED
> ENGINEER & REPORT CONDITIONS & NEEDED REPAIRS SAND &
4 PANT.
i 8. INSPECT EXISTING ROOF & REPARR AS REQUIRED.
{ 9. NEWWOOD DOOR & FRAME, PROYIDE TRANSOM WHERE INDICATED.
,\ 10. NEW PAINTED WOOD GUARDRAIL @ 38" ABOVE PORCH W/ MAX 4"
1§ BETWEEN MEVBERS. SPINDLES TO BE 2" X 2" X 38" CLASSIC
\_. TURNED SPINDLES, TREATED.
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GENERAL NOTES: o 2208
Arc‘n‘;cr.:a
A, All ductwork drops to be coordinated w/ Mechanical
drawings, typ.
ELECTRICAL SYMBOLS LEGEND
$ Single pole light switch
$5 Bwaylight switch = 1 g
$%  Siide dimmer light swizch \9- ™ N
e dirmmer light ch 0
Exhaust fan and light combo
Exh. f; i ligh £ $)) ;
{vent exhaust fan to exterior of building) E ] 1 l [
2'%2' LED light fixture (as seiected by owner) =
- e E
QO Recessed can lighs fixsure o < Z
O
P Csiling mounted / pendant light fixture % Z z
QO
D Wall mounted lignt fSxsure (W4 i
£ O
@ Inter-connected elec. smoke alarm vl battery backup E
@ Inter-connected Carbor: monoxide alarm w/ -_ w .
BEDROOM battery backip o = o
i &  Dryervent to exterior of building | R e — <
§] AR sam I =
& / s O I3
/ | Celling fan O Q
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N &Y a0
. MICHAEL
CORNETTE
Michael L. Comatta, Licensa #11430-95
Expiration Date 12/31/2016
I
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Cornette/Violetta
Architects, LLC

1117 Cypress Street
Cincinnati, Ohio 45206

Phone (513) 221-6600
Fax (513) 221-6606

| @ sTorAGE

Date APRIL 2016

e ;D SOUND BATTS
E | BETWEEN UNITS, A Revisions
: | EXITING FLOOR /\/ﬁl
: STRUCTURE. m\/\ 08/10/18 15SUED FOR
[= \ PERMIT
THEATER \ | 1HR FLOOR/CERIN { A\ | 09/02/16 PERMIT
“RooM (| AseeveLY, 3 AN e Ea—
\/\M/ REVIEIONS
09121116 ONNER
REVISIONS
MBLY
STING B WYTHE BRICK
{n] WALL
E k=] a
Sheet No.

A5.0

- /1 PROP. BASEMENT ELEC. PLA /N TYP. SOFFIT / HYAC DUCT DETAIL




BEDROOM
|
|
1
{
!
|
{
i
i
f FLAY ROOM
b i i e o e e oy
i
|
i
|
|
|
|
!
i
{
l 7 s
L S [

§ /3~ PROP. 3RD FLOOR ELEC PLAN s, )

BEDROOM

BEDRCOM

e S

¢/~ PROP. 2ND FLOOR ELEC PLAN e

GENERAL NOTES:

A Al

ductwork drops 1o be coardinated wi Mechanical

dravings, typ.

ELECTRICAL SYMBOLS LEGEND

-
(A

X% o0we 0[] =

Single vole light ewitch
S-way light switch
Slide dimmer light switch

Exhaust fan and light combo
{vent exhaust fan to exterior of building)

2'x2’ LED light fixture [as selected by owner)
Recessed can light fixture

Ceiling mounted / pendant light fixture

Wall mounted light fixsure

Inter-connected elec. smoke alarm w/ batiery backup

inter-connected Carbon monoxide alarm w/
battery backup
Dryer vent to exterior of building

Ceiling fan

PROPOSED IMPROVEMENTS TO
&42 LINCOLN AVENUE

542 LINCOLN AVE.

CINCINNATI, OH 45206

Michael L. Comette, License #11480-95

/\ 09102116 PERMIT
J1\| BEVSIORS

MICHAEL

CORNETTE

Expiration Dale 12/31/2018

Cornette/Violetta
Architects, LLC

1117 Cypress Street
Cincinnati, Ohio 45206
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Fax (513) 221-6606
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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 12" 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 facade.

1SS

The building is associated with the [EEIFS=——C Z
structure at 122 E. 12" Street. No
exterior changes are proposed for 122
E. 12" Street.

N N ) AT
Figure 1. 1203 Main Street, facing southwest.
Photo: Google.




Figure 2. Location of Subject Property. Image co

Proposed Conditions

&
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tesy

of CAGIS

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:
HCB authority:

Section 1409
Section 1435-05-4

CC-P


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

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 fillOin 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 fagade 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 facade 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

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 fagcade. 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. 12" Street.

Other Considerations:




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:

. 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.
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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 facade with a narrow courtyard behind.
The primary facade 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 facades 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 facade
and some boarded or infilled window and door openings. The building has been vacant
since ca. 2010.
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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 Il 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



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.
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e The project is in violation of the Section 1409-07 of the Cincinnati Zoning Code.

e 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.

e 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.

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

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

e 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.

e 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.
e 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.
e 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.



= 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.
e 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.

Buffering. Appropriate buffering is provided to protect adjacent uses or properties
from light, noise and visual impacts.
This is not applicable.

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.

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

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.



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.

. 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

(@) 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.



(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

2.

3.

4.

. 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.

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

Additions should not overpower the original building.

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 fagcade 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 facade 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 facade 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.

. 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 facade. These features will remain in
place and will not be altered or impacted by the proposed work.

. 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 facade. 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 facade.

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 fagcade. 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 fagade 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 facade 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 81409-07 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

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.

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 81409-09 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

C.

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

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.

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 81425-19 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.

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

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.

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.

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

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

C.

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

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.

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.

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

C.

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

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.

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.
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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.

Sincergly,

JoseRh Hansbau
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.



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 facade that is set back slightly
from the brick facade.

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 facade 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

2



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
e The project is in violation of the Section 1405-07 of the Cincinnati Zoning Code.
e Per Section 1405-07, the front yard setback is 20 feet and the project is
proposing a zero lot line setback on the front.
e 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.
e The project is in violation of the Section 1421-33 of the Cincinnati Zoning Code.
e 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.
e 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.
e The project is in violation of the Section 1421-01 of the Cincinnati Zoning Code.
e 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.
e Per Section 1421-01 garage will require dimension variances for an additional
53.3 sq. ft. in size, an addition 88” 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

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.

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.

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.

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.

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.

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

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

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.



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.

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.

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.

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.

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.

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

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

Private Benefits. The economic and other private benefits to the owner or
applicant.
The owner has an economic benefit to the proposed establishment.

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. 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 facade. 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.



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



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 facade
correspond to the base of the primary facade 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
facade. 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 fagade 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 facade
correspond to the top of the primary facade and create a strong top.



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 fagcade 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 facade.
There will be a small sill on each window.

o The windows on the secondary facade 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 facade do not comply with the guidelines as they are
horizontal in nature. As these cannot be seen from Pleasant Street, EIm
Street or Liberty Street, staff feels that there is room for flexibility of design
on these facades.



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 facade 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 fagade rhythm. Within those
facades the design maintains a rhythm through the evenly spaces windows on the
primary fagade and a symmetrical vertical mullions on the secondary fagade.

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 facade
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 fagade cladding would be brick. Staff encouraged the applicants
to use brick on the primary facade 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 fagade should be a brick fagcade 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:

ZONING RELIEF

A. DIMENSIONAL VARIANCE

1.

2.

3.

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

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

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.

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

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

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

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 facade, setback 0 feet from the right-of-way and
identified as the “Middle” of Facade 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.

The fence shall be painted or stained.

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.

Qo

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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CONSERVATION GUIDELINES for New Construction

A. Intent and General Guidelines

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.

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.

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.

. 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

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 fagade parallel to the street it faces. The most
important features of buildings in Over-the-Rhine are the
arrangement of openings on the principal facade and an overall
vertical emphasis of the whole design. Each building provides
its own variations, but collectively they share many basic
features.

Base: New buildings should have a well-defined base.
Within the district most buildings have a base that is
distinguishable from the rest of the building. This is
accomplished through a change of materials, a change of
scale, and/or a lintel or other type of horizontal banding. In
larger buildings the original base may include more than
the first floor.

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 facade 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 facade.

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
facade. Smaller buildings in the district typically have simple
gable roofs on which the gables are perpendicular to the
principal fagade. 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 fagade.
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CONSERVATION GUIDELINES for New Construction (continued)

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 fagade.

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) facade
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)
facade will be a combination of fixed, casement, and awning
windows with clear glass set within a metal frame.

ii. 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.

. 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 facade meets
the property line. The secondary fagade 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.

. 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 fagade 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 fagade into complementary volumes, rather than one long
expanse. Because the property is a double lot, the material
expression on the principal (east) fagade 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.)

. 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) facade into two volumes
emphasizes the vertical by making this facade appear as two tall
and narrow volumes rather than one wide volume. The proportions
of the windows further emphasize the vertical.

. 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.

. 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) facade 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, 2 I st-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 facade.

ii.The subordinate volume of the principal (east) facade 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.
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1209 JACKSON STREET

DOUBLE DOOR OPENING NOT IN STOREFRONT

|514 ELM STREET

DOUBLE GATE AT RESIDENTIAL FIRST FLOOR

1506 REPUBLIC STREET

WIDE DOOR OPENING NOT IN STOREFRONT

1541 ELM STREET

DOUBLE DOOR OPENING NOT IN STOREFRONT

LOCAL PRECEDENT

FOR GATEWAY OPENING
AT DRIVEWAY
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(IMAGES FROM HCB FEB 22, 2016 HEARING)

MAIN AND LIBRTY

GLASS AND METAL ENTRY VOLUME
(IMAGE FROM GOOGLE STREETVIEW)

LOCAL PRECEDENT
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To Whom It May Concern

My name is DJ Bair, a resident of OTR, and | am writing today in support of the proposed

project at 1611-1613 Pleasant St

| 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. | 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 facade, 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 EIm 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

1824 Elm Street
Cincinnati, OH 45202
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building on the vacant lot of 1828 EIm 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,

/*/ b

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

s/.

e -

,‘i
Uy

i;.v’w

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

1824 Elm Street
Cincinnati, OH 45202
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September 28, 2016

Beth Johnson

Urban Conservator

City of Cincinnati Buildings and Inspections
805 Central Avenue, Suite 500

Cincinnati, OH 45202

Dear Beth:

| 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)

. Si . . ’ Y A i y Q”
SIde ,al d' g i, 5 tota g I vartanee ( I 8 seEbaek)

1421-01 Accessory Residential Structures.

* item ¢: 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)
e 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.
The structure will be at a zero lot line on the front sides and rear.

It will have a flat roof.

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 facade 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
facade.

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.

Hwn

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

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.

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.

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.

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

Traffic will not be impacted by the construction of the infill/addition
structure.

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

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

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

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.

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.

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.

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

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.

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

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.



0.

Private Benefits. The economic and other private benefits to the owner or
applicant.
The owner has an economic benefit to the proposed establishment.

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

(@)

(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 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.

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 facade 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 facade. 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 facade in the width on both the first and
second floors. This helps to keep the rectilinear scale of the front facade while
being able to accommodate the interior floor plan.

. 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.

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

e 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.

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

e Railings: NA

e 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.

e Cornices: The ltalianate 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.

e 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.

e 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.

e Chimneys: NA

e Appurtenances: NA



e Doors: A garage door is being proposed for the front fagcade. 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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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

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.

CERTIFICATE OF APPROPRIATENESS

. 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.

b.

The curb cut shall get Department of Transportation Engineering
Approval.

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

. 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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PROSPECT

il Prospect Hill

NATIONAL
REGISTER
HISTORIC

RISTRICY A Historic Mount Auburn Community

September 12, 2016

City of Cincinnati Historic Conservation Board
805 Central Parkway, Suite 500
Cincinnati, OH 45202

Dear Members of the City of Cincinnati Historic Conservation Board,

This is a letter on behalf of the Prospect Hill Neighborhood Association in regards to the
proposed addition to Alan Eccard and Ashley Bedel’s home at 423 Milton Street. The proposed
addition consists of a brick and siding clad 2-story structure, to be built in the adjacent lot (421
Milton Street). The Milton street fagade features a garage door on the first floor and (2) double-
hung windows above. The rear of the building is to be a modern fagade with a mixture of various
window types and siding.

The Prospect Hill Neighborhood Association hereby supports the new addition as
presented to the association on September 12th. We feel that the new two story addition would
complement the existing home while maintaining the character of the neighborhood, and has been
designed in compliance with the Prospect Hill Historic District Design Guidelines.

Sincerely,

President/
Prosp’e,ot/ Hill Neighborhood Association
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