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HISTORIC CONSERVATION BOARD AGENDA 
5

th
 Floor Conference Room 

805 Central Ave, II Centennial  

 

Monday, September 11, 2017 at 3:00 pm 

 

CALL TO ORDER 

 

DISCUSSION ITEMS: 

 

 

 

 

 

OTHER BUSINESS 

 

ADJOURN 

 

Item 1. 1429 WALNUT ST The applicant requests a Certificate of Appropriateness for the 

approval of a covered outdoor bar area in the Over-the-Rhine 

Historic District. 

Applicant: DRAWING DEPARTMENT 

Owner: 9487 DRY FORK ROAD LLC 

Staff Report: BETH JOHNSON 

Item 2. 936 DAYTON ST The applicant requests a Certificate of Appropriateness for the 

rehabilitation of an existing structure, including façade 

restoration, window repairs and reconstruction of rear addition in 

the Dayton Street Historic District. 

Applicant: WICHMAN GUNTER ARCHITECTS 

Owner: 936 DAYTON LLC 

Staff Report: BETH JOHNSON 

Item 3. 203 E CLIFTON AV The applicant requests a Certificate of Appropriateness for the 

rehabilitation of an existing structure, including new rear decks 

and roof dormers, and Zoning Relief for rear yard setbacks and 

parking in the Over-the-Rhine Historic District. 

Applicant: WICHMAN GUNTHER ARCHITECTS 

Owner: BUCKEYE STREET VENTURES LLC 

Staff Report: BETH JOHNSON 



ITEM 2 September 11, 2017 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2017053 
APPLICANT:  Drawing Department   
OWNER:  9487 Dry Fork Rd LLC 
ADDRESS:  1429 Walnut Street 
PARCELS:  080-0001-0082 
ZONING:  CN-P 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: August 31, 2017 
HEARING DATE: September 11, 2017  
STAFF REVIEW: Beth Johnson Urban Conservator 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for an addition of a 
covered outdoor bar.  
 
This application is retroactive. The outdoor bar was built before any permits were 
issued. An investigation fee will be issued with building permits if the HCB approves the 
application.  
 
Existing Conditions: 
The property at 1429 Walnut Street is a one story commercial building that is a non-
contributing building in OTR. It is a brick building that has been covered into a bar called 
Mecca. The property is an L shaped property with the main building fronting on to 
Walnut Street and the patio portion fronting onto E 15th Street.  
 
 

 
Figure 1: 1429 Walnut. Image from Google Street View 
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Figure 2: Map of 1429 Walnut Street. Map provided by CAGIS. 

 
 

 
 
Proposed Conditions: 
The applicant is proposing to the following at 1429 Walnut Street  

 Build and outdoor covered bar.  

 The structure will be metal frame with a reclaimed metal roof. 

 A 6 foot wood privacy fence is built along the west and south property lines.   

 with the first floor  
Previous Reviews: N/A 
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Applicable Zoning Code Sections:   
HCB authority: Section 1435-05-4  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Dayton Street Historic District.  
COA Standard: Section 1435-09-2 Certificate of Appropriateness;  
      Standard of Review 
 
Details of Zoning Relief Required: 
o The applicant is in a CN-P Zoning District. All setbacks for the addition meet the 

underlying zoning requirements. The expanded bar on the patio does not increase 
the footprint of the use. No additional parking is required.  

o The bar is a permitted use and the changes to the exterior were approved at staff 
level in March 2016. The required parking is 8 spaces and the applicants have 
provided a recorded easement at the time of the building permit application for the 8 
spaces.  

 
 
 
Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the addition. The structure substantially 
meets the OTR Historic Conservation Guidelines. The structure is a simple structure 
with an industrial feel to match the simple architecture of the building it is association 
with. It does not overpower the main building or any of the buildings surrounding it. It is 
a simple fairly non-descript structure. While visible from 15th Street, it is setback to the 
rear corner and the patio is still the main visual element. The addition is not visible from 
any other street or alley.  
 
The structure will meet building code and fire separation per building code.  
 
Comments on Applicable Guidelines  
 
 
Additions  
Intent and General Guidelines  
1.  Additions are allowed and should follow new construction guidelines. They should be 

compatible in character with the original. They should be sympathetic but not 
imitative in design. 

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

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

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

 

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
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The new addition in the back is designed to provide shelter to a bar area, while the 
structure was built before permits were issued the owners were cited by the City and 
are taking measures to correct their actions. If this application had requested a COA 
before construction, staff would have recommended approval of the application as 
well. The design is simple and non-descript however also matches the architecture 
and vocabulary of the building it’s attached to.  
 

It does not over power the building or surrounding buildings. It is only visible from 15 th 
Street, but is set back from the street so it doesn’t disrupt or compete against the 
Italianate buildings on the street.  
 
Other Considerations:  N/A 

 
Prehearing Results: A Prehearing was held on August 23, 2017. The applicant was 
present.  
 
Comments Provided to Staff: N/A 
 
Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
 
Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 
I. CERTIFICATE OF APPROPRIATENESS 

A.)  APPROVE a Certificate of Appropriateness for 1429 Walnut submitted by 
Drawing Department submitted 7/28/2017 including any revisions submitted for 
permit subject to staff review and approval with the following conditions.  

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

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

a. That the property owner has demonstrated by credible evidence that the 
proposal substantially conforms to the applicable conservation guidelines.  
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ITEM 2 September 11, 2017 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2017054 
APPLICANT:  Wichman Gunther Architects  
OWNER:  936 Dayton LLC 
ADDRESS:  936 Dayton Street 
PARCELS:  184-0003-0039 
ZONING:  RM 1.2 
OVERLAYS:   Dayton Street Historic District 
COMMUNITY: West End 
REPORT DATE: August 31, 2017 
HEARING DATE: September 11, 2017  
STAFF REVIEW: Beth Johnson Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) demolition of an 
attached rear two story addition that has structural issues and the reconstruction of a 
two story rear addition in the same footprint.  
 
Existing Conditions: 
The property at 936 Dayton Street is a 2 and 
a half story second empire residential brick 
building. The building was built around 1880 
with a rear two story addition by 1891. The 
building is mid-block between Freeman and 
Baymiller Street and has a rear carriage 
house/garage that fronts the alley way.  
 

 
Figure 1: 936 Dayton Street. Image from Google Street View 
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Figure 2: Map of 936 Dayton Street. Map provided by CAGIS. 

 
Proposed Conditions: 
The applicant is proposing to the following at 936 Dayton Street 

 Demolish the rear two story addition salvaging brick for the new addition.  

 Build a two story brick clad addition in the same footprint. 

 The addition will place windows and doors in the same place as the demolished 
addition.  

 The second floor east side of the addition will have a roof deck and will be sided 
in cement lap siding. The placement of windows and doors will be in alignment 
with the first floor  

 The rear façade of the new addition will have one door and window in alignment 
oriented to the west side of the façade.  

 The windows will be aluminum clad to match and the sills will be cast stone to 
match existing sills as well.  

 
Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
HCB authority: Section 1435-05-4  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Dayton Street Historic District.  
COA Standard: Section 1435-09-2 Certificate of Appropriateness;  
      Standard of Review 
 
Details of Zoning Relief Required: 
o The applicant is in a RM 1.2 Zoning District. All setbacks for the addition meet the 

underlying zoning requirements. 

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
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o The home was previously a 4 family home and is being converted back into a single 
family home. This is bring the building back into a conforming structure for the 
neighborhood and is returning the building to its original use.  

 
 
Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the demo and rebuild of the rear 
addition. While the rear addition is a historic addition, it is in poor condition and the 
proposal to rebuild a similar rear addition in its place keeps the form and size of the 
building relatively the same. Reusing brick and other elements from the historic addition 
further helps integrate the new addition into the existing building.  
 
Comments on Applicable Guidelines  
 
Demolition  
The Dayton Street Historic Conservation Guidelines does not address demolition of any 
part of historic buildings. While the guidelines does not address demolition of additions 
or portions of historic buildings, staff does not feel that the proposed demolition will 
affect the integrity of the historic building or neighborhood as the applicant is proposing 
replacing the addition with another addition of similar massing and materials. Further 
this portion of the building cannot be seen from either the street of the alley do the main 
historic building and the garage/carriage house in the rear.  
 
Staff has reviewed pictures and has done a site visit to confirm signs of structural issues 
including cracks throughout the brick and settling.  
 
Additions  
Intent and General Guidelines  
1.  Additions are allowed and should follow new construction guidelines. They should be 

compatible in character with the original. They should be sympathetic but not 
imitative in design. 

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

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

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

 
The new addition in the back is designed in a way to reflect what was historically 
there while integrating some new designed amenities including a second floor roof 
deck. The line of the shed roof, and main material and even the window placement 
was based off of the historic building.  Staff feels that this design is appropriate to 
the building and retains the integrity of the massing, placement, materials and 
rhythm of the historic addition, while being able to address the issue of current levels 
of deterioration and structural damage and also integrate new desired amenities for 
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the clients and homeowners.  
 
The materials are appropriate, as the addition is the same footprint and massing as 
the historic addition, it doesn’t overpower the main building.  

 
Other Considerations:  N/A 

 
Prehearing Results: A Prehearing was held on August 23, 2017. The applicant and 
was present.  
 
Comments Provided to Staff: N/A 
 
Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
 
Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 
I. CERTIFICATE OF APPROPRIATENESS 

A.  APPROVE a Certificate of Appropriateness for 936 Dayton Street submitted by 
Wichman Gunther Architects, submitted 7/28/2017 including any revisions 
submitted for permit subject to staff review and approval with the following 
conditions.  

1. Building permits must be issued within two years of the decision date or 
the Certificate of Appropriateness shall expire.  

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

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

2. The demolition of the historic addition is offset by a replacement building that is 
reflective of the design and materials of the historic addition.  

3. The historic addition was not visible from the street or alley and its demolition 
does not affect the integrity of the historic building of district.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        

 





WICHMAN  GUNTHER 
A  R  C  H  I  T  E  C  T  S   

Architecture, Planning, Interiors 

810 Plum Street 

Cincinnati, Ohio 45202-1973 

513-241-9933 

 
July 28, 2017  
 
Ms. Beth Johnson. Urban Conservator 
City of Cincinnati 
 
Re: COA Application for 936 Dayton Street 
 
Dear Beth, 
 
Enclosed please find the above-referenced application for this property. It is the rehabilitation of 
a circa 1880 three story brick Second Empire structure.  It will contain 2 dwellings; a primary 
unit on the first and second floor (rear) plus an additional townhouse unit on the 2nd & 3rd floors 
(front).  The project is sited between contributing three story Italianate structures on the East & 
West. The street and side façades will be restored including repair of the existing wood 
windows. The rear of the structure contains an existing addition that has a failing foundation. 
The only repair option is to deconstruct the brick envelope, construct a new concrete foundation 
and rebuild in the same footprint. Existing brick will be salvaged and reused; the second floor 
will now have a recess to create a small outdoor deck off the master bedroom suite. None of the 
proposed new construction is visible from a public right of way.   
 
With this submittal today, I understand we will be part of the September 11th Board agenda. 
 
Please let me know what additional info I can provide. 
 
Sincerely, 
 
 
Mark A. Gunther, RA, NCARB 
for Wichman Gunther Architects, Inc. 
 
cc: Chris Heckman  
        







936 Dayton Aerial View

12/07/2016





















ITEM 3 September 11, 2017 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS and ZONING VARIANCE 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2017052/ZH20170136 
APPLICANT:  Wichman Gunther Architects  
OWNER:  Buckeye Street Ventures 
ADDRESS:  203-205 East Clifton Street 
PARCELS:  094-007-0276 
ZONING:  RM 0.7 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: August 31, 2017 
HEARING DATE: September 11, 2017  
STAFF REVIEW: Beth Johnson Urban Conservator 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for a rear decks and 
dormers in both the front and the rear.  
 
Zoning Relief Required:  
 
Your request also does not comply with the City of Cincinnati Zoning Code for the following 

reason(s):  

1. 1405-07: Rear Yard Dimensional Variance. As the building is a multi-family building 

the rear yard setback is 25 feet plus 1 foot for every 5 feet above 35 feet. The building 

height is 46 feet. The required setback is 27 feet. A 25 foot 8 inch dimensional variance 

is required.   

2. 1405-07: Lot Area/Unit Dimensional Variance. The lot is 2480 sqft. For a Multi-family 

in the RM 0.7 district 700 sqft is required. Currently the property has 6 units and it is 

proposed for 7. This will require a density/numerical variance of 2420 sf.  

3. 1425-19: Off Street Parking and Loading Requirements. All new residential units are 

required to provide 1 off-street parking space. The building currently has 6 units and is 

proposed to provide 7 units. 1 off-street parking space is required. A Variance for relief 

from parking or a special exception to lease parking will be required unless the applicant 

can provide parking through a covenant or easement.  

 
Existing Conditions: 
The property at 203-205 E Clifton is a three story Italianate brick multi-family residential 
building. Each side of the building is 3 bays wide. The building are built at zero lot lines 
of the front and side and have minor setbacks on the rear.  
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Figure 1: 203-205 E Clifton. Image from Google Street View 

 

 
Figure 2: Map of 203-205 E Clifton  Street. Map provided by CAGIS. 
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Proposed Conditions: 
The applicant is proposing to the following at 203-205 E Clifton Street  

 7 unit residential building.  

 Build rear balconies/decks at levels two and three and a roof deck at floor 4th. 
The roof deck will be cut into the roof and a rear dormer is proposed to provide 
access to the roof deck. The dormer is a shed roof dormer 

 Build a shed roof dormer on the front of the building  
 
Previous Reviews: N/A 
Applicable Zoning Code Sections:   
HCB authority: Section 1435-05-4  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Dayton Street Historic District.  
COA Standard: Section 1435-09-2 Certificate of Appropriateness;  
      Standard of Review 
 
Details of Zoning Relief Required: 
 
 
a. Zoning.  The proposed work conforms to the underlying zone district regulations 

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

 The underlying zoning is RM 0.7.  The proposed use of the subject 
property as multi-family residential conforms to the zoning district, 
however the density it increasing from 6 to 7 units. The underlying zoning 
would permit 3 units per the density allowances. This building was 
originally built as a multi-family use and most likely was built as a 6 family 
structure with a unit on each floor in each address. The applicants are 
requesting to take advantage of attic space to create the net of one more 
unit.  

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 with the exception of the front dormer meets the Over-
the-Rhine Historic Conservation Guidelines.   

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 through 
the reuse of historic buildings and increasing residential opportunities in 
the neighborhood.  

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

Traffic will be not be impacted by this development. As they are only 
increasing the density by 1 and E Clifton is a portion of the neighborhood 

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
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where there is not as much density with a school and a park that do not 
increase the parking demand during non-business hours the streets can 
support on street parking. Staff is also supportive of the parking variance as 
there is not any available space on the lot for additional parking. Staff is not 
normally supportive of parking variances without an attempt to provide 
parking elsewhere. While staff does not believe an increase in one unit will 
stress the traffic or parking situation, the owners of the lot do own the rear 
lot as well. As this is an alley lot that normally would not have a building on 
it, parking could potentially be provided on this lot.  

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

This is not applicable.  

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

  This is not applicable. 

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

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

The proposed multi-family residential use is compatible with the 
neighborhood and the rear balconies decks are an item seen often in the 
neighborhood. Much of the neighborhood is at zero lot line development, 
often on multiple sides.  

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.   

Staff does not anticipate any adverse effects.  

k. Blight.  The elimination or avoidance of blight.  
The rehabilitation of this building will improve a blighted building in the 
neighborhood.  

l. Economic Benefits.  The promotion of the Cincinnati economy.   
The proposed work will increase the property value of the subject parcels.   

m. Job Creation.  The creation of jobs both permanently and during construction.   
The proposed project will create temporary jobs during construction.  
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n. Tax Valuation.  Any increase in the real property tax duplicate.   
Property taxes will increase due to the improved value of the significantly 
larger structure on the property.   
 

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

 The owner has an economic benefit to the proposed establishment. 

p. Public Benefits.  The public peace, health, safety or general welfare.   
Adding a multi-family apartment building to the area will increase the 
overall population of a section of Over-the-Rhine that is still in 
development.  

 
Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the rear deck/balcony additions, the roof 
top deck and both dormers. While Staff is supportive of the work on the rear of the 
building including the balconies, roof deck and dormer, staff is not supportive of the front 
dormer as it is changing the roof line which will be highly visible from the streetscape, 
even if it won’t be visible from in front of the building.  
 

 
View of the building front west on Clifton 
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View of the building from Lang Street.  
 
Comments on Applicable Guidelines  
 
REHABILITATION 
5. Roofs: Chimneys, dormers or towers and other architectural features that give the 
roofline of an existing building its identifying character should be preserved. Most of the 
buildings in Over-the-Rhine have flat or single-pitch roofs. The addition of vents, 
skylights, and roof top utilities should be inconspicuously placed or screened where 
necessary. Retain and repair the original roof materials such as slate, which is common 
on churches, institutional buildings and buildings with mansard roofs, and standing 
seam metal roofs, which are common on smaller buildings with gable roofs. Do not use 
wood shakes and plastic roofing products, which are inappropriate materials in Over-
the-Rhine. Simulated slate may be approved on a case-by-case basis 
 
We have often seen and permitted dormers of the rear of buildings in order to increase 
the height in the attic to provide for living space. While this changes the roof line, these 
changes are not visible from the primary street or are inconspicuously placed. Staff 
does not feel this is the case with the front dormer. Staff is supportive of the rear dormer 
as it won’t be visible from Clifton and it isn’t on the primary façade. This dormer will be 
visible from both Lang Street and at the intersection of Land and McMicken, but it will 
not detract from the architecture.  
 
Staff is sympathetic to the stated economics issues of the project; however staff can not 
recommend that this portion of the project meets the Over-the-Rhine Historic 
Conservation Guidelines and does not feel that enough evidence has been submitted to 
prove an economic hardship. The applicants have submitted written testimony regarding 
the feasibility; however no number comparisons or floor plan studies were submitted for 
staff to review the economic viability of the project. For example, why can’t the project 
support 2- 2 story units rather than just 1 and why can’t the study be in the front of the 
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building and the bedroom in the rear. Studies are often smaller rooms. A minimum 
bathroom size is 6 ft by 6 ft and this could potentially be at the corner of the rear room 
and that would still provide a sizeable bedroom at over 10.5x10.5. The removal of the 
bathroom from the front would provide a still sizeable study.  
 
Another option would be to retain the density at 7 units it to make the entire 4th floor one 
unit and keep the same floor plans on floors 1-3. This would allow for the elimination of 
hallways and the need for additional stairwell which would add additional square 
footage.  
 
 
SITE IMPROVEMENTS  
4. DECKS: Wood decks should be stained or painted. Rooftop decks should not be 
highly visible from the principal façade. Metal balconies should not be discouraged.  
 
The proposed rear decks including the balcony and roof deck will not detract from the 
character of the building, as it will be placed on a non-principal façade and will not cover 
any architectural features. It will be compatible with the building and constructed of 
simple steel structure and have a metal grated floor. One window on each floor will be 
converted to a door to allow access to the deck. The windows will be the same width as 
the existing window openings.  
 
Other Considerations:  N/A 

 
Prehearing Results: A Prehearing was held on August 23, 2017. 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:  
 
Staff recommends the Historic Conservation Board table the entire application.  

 Staff feels that the zoning relief for an increase in density justified however that 
until a Certificate of Appropriateness can be recommended for approval that the 
variances should not be approved.  

 Staff feels that there needs to be further justification or explanation of why the 
rear lot cannot be used for parking.  

 
 

I. ZONING RELIEF 

A.) DIMENSIONAL VARIANCES  
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1. APPROVE the Rear yard setback dimension variance of 25’8” at 
203-205 E Clifton Ave per plans submitted by Wichman Gunther 
Architects dates 6/15/2017. 

2. APPROVE a 2420 sf square foot Dimensional Variance to allow for 7 
units to be on a 2480 square foot lot.  

B.) NUMERICAL VARIANCE 
1. TABLE the numerical variance of 1 parking spot for the additional 1 

residential unit that is being added.  
 

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

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

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

 
II. CERTIFICATE OF APPROPRIATENESS 

A.) TABLE a Certificate of Appropriateness for 203-205 E Clifton Ave per plans 
submitted by Wichman Gunther Architects dates 6/15/2017 in order for the 
applicants to either remove the dormer or provide more substantial evidence of 
an economic hardship.  
 

B.) FINDING:  The Board makes this determination per Section 1435-09-2: 
a. That the property owner has not demonstrated by credible evidence that 

the proposal substantially conforms to the applicable conservation 
guidelines or that there is an economic hardship that would require the 
front dormer.  

 







WICHMAN  GUNTHER 
A  R  C  H  I  T  E  C  T  S   

Architecture, Planning, Interiors 

810 Plum Street 

Cincinnati, Ohio 45202-1973 

513-241-9933 

 
July 28, 2017  
 
Ms. Beth Johnson. Urban Conservator 
City of Cincinnati 
 
Re: COA Application for 203 East Clifton Avenue 
 
Dear Beth, 
 
Enclosed please find the above-referenced application for this property. It is the rehabilitation of 
a circa 1880 four story brick Italianate structure.  It will contain 7 dwellings on all floors (no 
commercial storefront); a series of new roof dormers will increase the habitable attic floor space 
and new roof decks will be attached to the rear of the existing structure.  The project is sited 
between contributing three story Italianate structures on the East & West. The street façade will 
be restored; an opening previously modified will be reconstructed as a window and new clad 
wood windows that fit the original masonry openings will also be installed as part of the 
restoration. The rear of the structure will now include two varieties of decks; wall attached steel 
frames at 2nd & 3rd floors plus a recessed into the roofline version at the 4th floor. Top floor 
interior spaces are enhanced by the new roof dormers, which are hidden from view at the street.   
 
With this submittal today, I understand we will be part of the September 11th Board agenda. 
 
Please let me know what additional info I can provide. 
 
Sincerely, 
 
 
Mark A. Gunther, RA, NCARB 
for Wichman Gunther Architects, Inc. 
 
cc: Matt Jacob  
        





Dusty Rhodes, Hamilton County Auditor  
generated on 7/27/2017 10:55:40 AM EDT 

Property Report  
Parcel ID 
094-0007-0276-00  
Address 
203 CLIFTON AVE  
Index Order 
Parcel Number  
Tax Year 
2016 Payable 2017  

Property Information  
Tax District 

001 - CINTI CORP-CINTI 
CSD 

 
School District 

CINCINNATI CSD 

Appraisal 
Area 

01801 - 
OVER 
THE 
RHINE 
01 
 

Land Use 
401 - 
APARTME
NT, 4-19 
UNITS 

Owner 
Name and 
Address 

BUCKEYE 
STREET 
VENTUR
ES LLC 
5507 
CLEAND
ER DR 
CINCINN
ATI OH 
45238  
(call 
946-
4015 if 
incorrect
) 

Mailing 
Name and 
Address 

BUCKEYE 
STREET 
VENTURE
S LLC 
5507 
CLEANDE
R DR 
CINCINN
ATI OH 
45238  
(call 946-
4800 if 
incorrect) 

Images/Sketches 

Assessed 
Value 

23,780 

Effective Tax 
Rate 

95.401744 

Total Tax 
$2,276.46 

Property Description 
CLIFTON AV 39.95 X 59 IRR PT LOTS 2-3 J HUSTS EXTRS SUB TIF ABATEMENT 



Appraisal/Sales Summary  

Year Built 1880 

Total Rooms 0 

# Bedrooms 0 

# Full Bathrooms 0 

# Half Bathrooms 0 

Last Sale Date 3/25/2013 

Last Sale Amount $68,000 

Conveyance Number 47880 

Deed Type WD - Warranty Deed (Conv) 

Deed Number 281727 

# of Parcels Sold 1 

Acreage 0.053 

Front Footage 39.90 

Tax/Credit/Value Summary  

Board of Revision No 

Rental Registration Yes 

Homestead No 

Owner Occupancy Credit No 

Foreclosure No 

Special Assessments Yes 

Market Land Value 4,850 

CAUV Value 0 

Market Improvement Value 63,090 

Market Total Value 67,940 

TIF Value 31,940 

Abated Value 0 

Exempt Value 0 

Taxes Paid $2,276.46 

Tax as % of Total Value 0.000% 

Notes  

1) 12-7-04 30 YEAR TIF ABATEMENT BEGAN 2003 THRU 2032  

 











203 East Clifton Avenue meets the standards for Variance. The proposed renovation 
would create occupancy in the currently vacant attic space. A strict application of the 
underlying district regulations would result in practical difficulties, i.e., the individual 
exterior deck components of the residences would be compromised and endanger the 
economic viability of the project.  The proposed work otherwise conforms to the 
underlying zone district regulations and is in harmony with CZC intent.  Proposed work 
also conforms with OTR historic district guidelines and should receive a Certificate of 
Appropriateness from the Historic Conservation Board. Additionally, the proposed work 
(multi family dwellings) is compatible with prevailing land use of the surrounding 
neighborhood and will not have an adverse impact. 
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Johnson, Beth

From: Matt Jacob <mattjjacob@gmail.com>

Sent: Thursday, August 24, 2017 11:48 PM

To: Johnson, Beth

Cc: Mark A. Gunther, RA

Subject: 203-205 E. Clifton - Parking Variance

Attachments: 20170823_192133.jpg; 20170823_192142.jpg; 20170823_192212.jpg

Beth, 

 

As we discussed at our pre-hearing meeting on 8/23/17, our project at 203-205 E. Clifton Ave. in OTR is 

seeking a variance from the city code that requires one parking space be provided for each new unit within a 

building. Because our project is the redevelopment of an existing 6-unit building into a 7-unit building (through 

recapturing the space on the 4th story and upgrading interior layouts), the city code is requiring that we provide 

1 additional parking space to accommodate the increase in the total number of units to this site. For the 

following reasons, we are seeking approval of this variance and relief from this code requirement in keeping 

with the spirit of the code:   

 

Our primary reasoning is based on a constant number of bedrooms for the site. The existing building on the site 

has 6-units with a unit mix of five 2-bedroom units and one 1-bedroom unit for a total of 11 bedrooms in the 

existing building that are currently being used by tenants. The redeveloped building will have 7-units with a 

future unit mix of four 2-bedroom units and three 1-bedroom units for a total of 11 bedrooms as well when the 

project is complete. Despite the change in unit number to the building layout, the same number of bedrooms 

(and therefore occupants) will remain on the site as currently exist. As a result, we believe that our proposed 

plan keeps with the spirit of the code to ensure that this project will not adversely impact the surrounding area.   

 

In addition, on-street parking in the area surrounding this project is not difficult to find for occupants or visitors 

to the area. In contrast to the area south of Liberty in Over-the-Rhine where on-street parking is difficult, the 

area surrounding this property north of Liberty has ample public on-street parking for both occupants and 

visitors to the property. The attached pictures that I took on the evening after our pre-hearing of the surrounding 

streets on East Clifton Ave. and around the corner on Lang Street illustrate this point that surrounding residents 

will not be adversely impacted. Similarly in contrast to southern OTR, northern OTR lacks public parking 

structures and public surface lots that could be used to provide the additional parking to this project through a 

parking agreement, so this ample on-street public parking in the area north of Liberty is the intended area to be 

used for projects such as this.  

 

There are also other problems with the prescribed ratio of 1 parking space for each new 1 unit in the context of 

this project. First, it fails to take into account the walkable urban location of this project where current residents 

in the building today only have 0.5 cars per bedroom and make extensive use of many forms of transportation 

through nearby bike-share stations, nearby streetcar and bus stops, and quick access to ridesharing services due 

to this central location when they are unable to walk directly to the many surrounding amenities in the 

OTR/CBD area. Additionally, this parking requirement also works directly against the intended public benefits 

that this project will provide by becoming LEED certified as it will increase pollution to the area. The additional 

cost of providing this parking space (either through agreement or new construction) also reduces the economic 

feasibility of a project already in need of a CRA abatement to remain viable.  

 

I hope that I have made a compelling case for approval of the parking variance sought for our project, but please 

feel free to reach out to me with further questions.  
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(PS: this weekend I plan on looking at the economic feasibility of the front dormers, so I should have something 

to you by Monday. any guidance that you could give about the level of proof needed would be helpful)  

 

Matt Jacob 

 

513-675-4978 

MattJJacob@Gmail.com 
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Johnson, Beth

From: Matt Jacob <mattjjacob@gmail.com>

Sent: Sunday, August 27, 2017 10:43 PM

To: Johnson, Beth

Cc: Mark A. Gunther, RA

Subject: 203 E. Clifton - Front Dormers

Beth, 

 

I've spent the weekend going over the changes that you recommended for the front dormers on our project and 

frankly I think we've already compromised as much as we can to keep this attic space usable on the streetside of 

these upper 2 units.  

 

I remeasured the space, in what are already pretty small bedrooms (10x10 and 10x13), and the ceilings on the 

high side of these bedrooms are only ~8 feet high with a slant down to ~4 feet on the front exterior wall (so you 

lose at least a quarter of the volume of the room from the ceiling). This is far from the ~12 foot ceilings 

throughout the rest of our project, which already makes these bedrooms less desirable even despite their 

premium location at the top with a view. Comfortable ventilation is also going to be difficult in these high tight 

spaces, which is why we had planned for both a separate mini-split head in each bedroom as well as a ceiling 

fan. Without a dormer to allow space for these ceiling fans, adequate ventilation is going to be even more of a 

challenge to keep tenants happy. It was already getting stuffy in there with it still wide open and new walls will 

restrict flow further.   

   

Originally for this reason we had wanted to open up these front bedrooms as much as possible by raising the 

cornice and punching in bigger front windows (also for the view), all while extending the dormer to the exterior 

street wall to keep the ceiling height to ~8 feet the whole way, but we compromised prior to our submitted 

design to keep the dormers from being visible from across the street, as is typically HCB's rule of thumb. We 

were a little surprised at the additional concern about the side views of the roof from down the street since it's 

hard to know where to draw that line from. There is already a step back from the side walls from where the 

dormers begin, but we don't really have enough control to hide the change in roof-line from hundreds of feet 

down the street since the bathroom in the corner requires enough headroom for going to the bathroom standing 

up (and we already pulled it off the wall into the usable space as much as we could).   

 

Even with the current compromise proposed, the heavy slant in the ceiling makes the rooms marginally usable 

for their intended purposes as a 2nd standard bedroom (unit 6) and a primary bedroom (unit 7). We tried to 

compensate by giving unit 6's bathroom a double sink (even though we were barely even able to wedge it into 

the space). But in all actuality, both of these proposed bedrooms are going to remain tight with limited walkable 

space once you factor in furniture. As a result, compromising further is going to take these rooms from marginal 

intended uses to completely different intended uses. Unit 7's current 1BD/1BA layout with ample entertainment 

space (in the open kitchen/living/deck) will likely shift to a studio/1BA with an office/den that will kill the flow 

of the space for entertainment (with the studio's bed in the living room). Likewise, Unit 6's current 2BD/2BA 

with study/den will likely revert to a 1BD/1BA with a study/den and an office (or if I'm lucky a 1BD/1.5BA 

with study/den and kids bedroom). All of these changes will also substantially change the tenant/risk profile of 

these units and the income capacity that can be counted on to cover of the rent (for example, a kids 

bedroom/office mean one less income stream in the unit, likely to otherwise come from a second roommate).   

 

Despite my expertise in financial modeling, there seem to be too many variables changing here to reasonably 

predict how much this change will damage the project with a high degree of certainty/accuracy. It's very 
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subjective on exactly how much these changes will negatively affect future rents, but the change in unit mix to 

these strange unit configurations will almost certainly increase my long-term vacancy as the building becomes 

harder to keep full (not many people looking/willing to pay for all these dens). Cutting out the cost of rebuilding 

the dormers will only save so much since many of these rafters need work regardless. Any savings from 

losing/downgrading the bathroom would need put back into the other bathroom to compensate. In the end these 

are also small pieces of the overall construction costs, so they won't reduce my debt service payments enough to 

make up for the lost revenue that I need to a above the bank's 1.20 DSCR.   

 

Given the struggle I'm having to keep this project breaking even (without taking a development profit and 

utilizing CRA abatements), this is an additional curve-ball that I don't see a way for us to accommodate despite 

our best efforts. If you have any further questions, feel free to reach out before the hearing, 

  

Matt Jacob 

 

513-675-4978 

MattJJacob@Gmail.com 


