
ITEM 1 August 19. 2019 

APPLICATION FOR 
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: ZHCOA2019053 
APPLICANT:  Jeff Luggen   
OWNER:  same 
ADDRESS:   2037 Elm Street 
PARCELS:  096-0005-0160  
ZONING:  UM 
OVERLAYS:   Over the Rhine Historic District  
COMMUNITY: Over the Rhine 
REPORT DATE:  August 2, 2019  
HEARING DATE: August 19, 2019 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness for roof top deck at the front 
and attached rear decks on the rear.  

 
Existing Conditions: 
The property at 2037 Elm Street is a 3 story contributing building that was originally built 
as a mixed use building. The storefront has been filled in and the property is currently 
being used as a 3 family building.  
 

 

Figure 1: Street View of 2037 Elm Street Pictures provided by Google Street Views. 
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Figure 2:  Map of 2037 Elm Street. Map provided by Cagis Maps 

 
Proposed Conditions: 
The proposal at 2037 Elm Street 

1. Rehabilitation of a 3 family building.  
2. Removal of non-historic storefront and a new storefront system.  
3. New windows throughout. 
4. New roof deck and rear deck at 2nd and 3rd floors.  

 
Previous Review:  NA 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1410  Urban Mix  
HCB authority: Section 1435-05-4  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg:   Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review  
 
Zoning Review 
The proposal meets all underlying zoning requirements. The proposal is for a 3 family, 
and the building currently is a 3 family.  
 
  

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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Certificate of Appropriateness Review 
 

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 (see section on cleaning). 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 building had been built as a mixed use building. The storefront had previously been 
filled in to accommodate a residential unit within the storefront space. The applicant is 
proposing to retain the residential space but reintroduce a storefront system. The 
proposed system is a simple and appropriate system with a kneewall, large plate glass 
and transoms. The original cast iron storefront system is being retained and 
rehabilitated.  

 

I4. 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 applicant is proposing decks that cut into the roof and do not add height or change 
the overall shape or slope of the roof. The roof deck is in on the slope of the roof facing 
the public right of way but as it is recessed and uses the cornice as the railing, the deck 
will not be highly visible and will not overwhelm the architecture of the building.  

A 2-story rear deck will also be built. This deck is a simple deck that will not affect the 
architecture of the building and will not be highly visible from the public right of ways.  

Other Considerations: 

Prehearing Results: July 31, 2019. This pre-hearing was not attended by the applicant 
or anyone from the public.   
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Recommendation: 
 

I. CERTIFICATE OF APPROPRIATENESS 
A. Approve the application for Certificate of Appropriateness for roof decks, a 

rear deck and new storefront system at 2037 Elm Street per the drawings 
submitted by PCA Architecture dated 6.18.2019 with the following conditions 
1. Building permits must be issued within 2 years of the COA will expire.  
2. The applicant shall submit a fire escape inspection report and application 

concurrently with their building permit application.  
 

B. FINDING: The Board makes this determination that per Section 1435-05-4: 
1. That the property owner and applicant has demonstrated by credible 

evidence that the proposal substantially conforms to the Over-the-Rhine 
Historic Conservation District Guidelines.  
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ITEM 2 August 19, 2019 

 
 

APPLICATION FOR  
DIMENSIONAL VARIANCE or SPECIAL EXCEPTION AND 

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: ZH20190137/COA2019052 
APPLICANT:  RDA Group Architects 
OWNER:  Condominium Holdings LLC 
ADDRESS:  1510-1518 Pleasant St (Townhomes)  
PARCELS:  081-0002-0526 
ZONING:  CC-P 
OVERLAYS:   Over-the-Rhine Historic District\ 
COMMUNITY: Over-the-Rhine 
REPORT DATE: July 31, 2019 
HEARING DATE: August 19, 2019 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Details of Zoning Relief Required: 

1. Section 1409-09 – Dimensional Variance – Proposed variance from the 0 foot 
maximum front yard setbacks in CC-P. The applicants are proposing 3 foot setback 
at the front yard line; a 3 foot variance is required. 

2. Section 1425-29 (a) – Special Exception – Proposed variance from the 3 foot 
width perimeter landscape area. The applicants are proposing a no landscaping 
between their parking area and the neighboring parking area.  

 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for new construction 
of 4, 2 story townhomes. The applicant is also seeking zoning relief from 1409-09 
developmental regulations for setbacks and 1425-29 requirements for perimeter 
landscaping 
 
Existing Conditions: 
The subject parcel is a vacant piece of land. There are currently multiple different lots that 
will be consolidated and replatted. There are three story existing contributing buildings to 
the north, south and across the street.  
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      Figure 1. Location of 1510-1524 Pleasant Street. Image courtesy of CAGIS. 

 

 
          Figure 2. Existing condition 1510-1518 Pleasant Street. Image courtesy of Google. 

 
Proposed Conditions: 
Build a 4 new 2 story town homes.  

• The main material will be a brick material.  

• The buildings will be two stories tall with a simple composite cornice at the top.   

• Windows will be evenly spaced out over the façade with either arched lintels or a 
cast stone band and simple sills.  

• The entrance will be recessed into the buildings as to pro 

• The buildings will be setback at the property line at the south corner where the new 
building meets the historic building. There will be a slight angle of the entire building 
back to a maximum of 4 feet due to a required distance from an existing Duke pole 
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in the sidewalk right of way.   
 
Previous Reviews: A similar proposal for 5 townhouses, 4 connected and one 
separated from the rest came before the board in February 2017. This proposal and the 
related zoning relief were approved. This application has changes to the architecture of 
the building and a 1 foot rather than a 2.5 ft front setback, but overall the massing, size 
and scale are all similar.  
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409  CC-P 
Variance Request: Section 1419  Parking Lot Regulations 
   Section 1409  Development Standards    
Variance Authority: Section 1445-07 HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest 
   Section 1445-15 Standards for Variances  
Overlays:  Section 1435  Historic Preservation 
   Section 1433  Hillside Overlay Districts 
Historic Dist./Reg:  Over the Rhine Historic District 
COA Standard: Section 1435-09-2 Certificate of App.; Standard of Review 
 
 
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-P.  The proposed use of the subject property 
conforms to the underlying zone district regulations. The proposal does not 
conform to front yard setback requirements of the CC-P designation. The 
proposed project is in harmony with the general purposes and intent of the 
Cincinnati Zoning Code. 

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

 The proposed work conforms to the guidelines for the district. 

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

 This project conforms to the Over the Rhine Comprehensive Plan. 

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

Traffic will potentially increase because of a new development at the site, but 
it is anticipated that it will not overload the adjacent streets. The internal 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1405REMUMIDI
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-07AUGRVASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-13GESTPUIN
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-15STVA
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1433HIOVDI
http://www.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/over-the-rhine-historic-district/
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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circulation system for parking and one driveway for the complex is properly 
designed. The dwellings provide onsite parking spaces above minimum 
requirements of the Zoning Code. 

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

  This is not applicable.  

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

  This is not applicable. 

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

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

The proposed work will not have an adverse impact on the neighborhood. 
The proposed setback is minimal and is due to an existing condition that is 
not in the applicant’s control.  

The parking lot will be screened from view from the adjacent streets, 
landscaping as a buffer between properties is not needed. Further the 
applicants are trying to maximize onsite parking and circulation.  

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

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

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

There are no adverse impacts anticipated. Neighboring land and buildings 
will not be adversely impacted by the proposed development and a vacant 
lot will have new buildings and use.  

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

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

m. Job Creation.  The creation of jobs both permanently and during construction.   
The proposed project may have a minor job creation effect during 
construction.  

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

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

 The owner has an economic benefit to the proposed establishment. 

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

 
Standards for Variances per Section 1435-05-4 

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

The granting of the variances for setback and a special exception from the 
perimeter landscaping will allow for a residential development that will be to 
work around an existing condition while being sensitive to the setback of an 
existing building. The setback is slight and won’t be noticeable due to the 
continuation of the sidewalk material up to the building.  

 (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 would not deprive the owner of economically viable use, but the 
setback request is minimal.  As parking is a challenge in the neighborhood, 
maximizing parking is important to the success of projects in the neighborhood. 
Additionally, per the Over-the-Rhine Conservation Guidelines, new 
construction on vacant sites can improve both the physical quality and 
economic vitality of the neighborhood. 

 
Certificate of Appropriateness Review: 

The applicants have used a similar language and massing as was proposed before. This 
infill would be considered invention within a style and is an appropriate design for the 
neighborhood.  
 
 
Applicable Guidelines 
 

New Construction 

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

to demolition weaken the streetscape and the overall character of the district. New 
construction can improve both the physical quality and economic vitality of the 
neighborhood.  
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2. New construction should be well-designed but should not replicate the existing 

buildings. The exceptional quality of the existing buildings in the district provides 
an outstanding framework for new construction. 
 

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

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

 
B. Specific Guidelines  

1. Composition: New buildings should respond to the traditional subdivisions found 
on historic property: a base, a middle and a top. Most buildings in Over-the-Rhine 
are built of brick with the principal facade parallel to the street it faces. The most 
important features of buildings in Over-the-Rhine are the arrangement of openings 
on the principal facade and an overall vertical emphasis of the whole design. Each 
building provides its own variations, but collectively they share many basic 
features.  
 
Base: New buildings should have a well-defined base. Within the district most 
buildings have a base that is distinguishable from the rest of the building. This is 
accomplished through a change of materials, a change of scale, and/or a lintel or 
other type of horizontal banding. In larger buildings the original base may include 
more than the first floor.  
 
Middle: Details on new buildings should relate to the detailing of adjacent or 
nearby buildings. Buildings in the district often incorporate architectural details 
such as changes in plane or changes in materials on their upper floors. Decorative, 
horizontal bands indicating the floor lines, sill heights or lintel heights should not 
overpower the vertical emphasis of the design.  
 
Top: New construction must employ a strong element that terminates the 
uppermost part of the building. Distinctive elements in the architecture of Over-the-
Rhine are elaborate projecting cornices, decorative parapets and the expressive 
use of materials.  
 
The proposed development consists of four rowhouses each with a defined base, 
middle and top. Residential buildings often have a minimal base; however, the 
base is clearly delineated by a change in brick color and a horizontal banding. The 
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middle is defined by two floors of evenly spaces windows and a front entrance. 
The cornice lines are simple and appropriately sized for the buildings.  
 

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 building has a shed roof. There are several two story buildings in the district 
with a shed roof, while this is less common on two story buildings and two story 
buildings typically have low-pitched gable roof. The two story building across the 
street does not have a gabled roof, but rather a flat roof. Providing some dimension 
to the roof through a shed roof is acceptable.  

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.  

The proposed windows in the development are compatible with the neighboring 
buildings as they are 2:1 in size. The windows are punched openings on the front 
and punched and a grouped patio door system on the back.  

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 
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grade; and storefront windows are set back from the structural elements 
approximately 12 inches.  

 
This is a residential building and storefront is not applicable to this project.  
 

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

The building will appear to have a zero setback and will meet the setback of an 
adjacent building to the south and will angle slightly to have the required amount 
of clearance from an existing utility pole.  

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

The rhythm of the proposed development is consistent with surrounding buildings. 
Each building is 20’ wide. And a slight change is height between the cornices helps 
to create a regular rhythm along the street.  

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

As each townhouse is taller than it is wide, a strong vertical emphasis is created 
by the individual units. The vertical oriented windows, having windows in columns 
and vertical joint line between the individual townhouses where the brick changes 
color creates a strong vertical emphasis.  
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8. Height: The height of new construction should not vary more than one story from 
adjacent contributing buildings. Most buildings in Over-the-Rhine are between two- 
and five-stories.  

The proposed infill building will be two stories tall. The contributing buildings to the 
north and south of the townhouses are three stories and the building across the 
street is two stories. The height is compatible with the guidelines.  

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

Proposed materials include brick veneer, cast stone, clad windows, and composite 
cornice railing and wood decking. These are all acceptable materials and materials 
that have been previously approved on the infill on the same block.  

Site Improvements 
 
B. SPECIFIC GUIDELINES 
 

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

 
The proposed rear decks are appropriate as they will not detract from the character 
of the building and will not be visible from the street.  

 
Other Considerations: 

Prehearing Results: A prehearing was held on July 31, 2019. The applicants and staff 
were present.  
 
Comments Provided to Staff by August 7: NA 
 
Consistency with Plan Cincinnati (2012): 
The proposed project is consistent with the “Live” Section of Plan Cincinnati, specifically 
the action step “Improve the quality and number of moderate to high-income rental and 
homeowner units” (p. 165). 
 
Other:  
 
 
Recommendation: 
 
Staff recommends the Historic Conservation Board take the following actions:  
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I. ZONING VARIANCE 

A. DIMENSIONAL VARIANCE 
1. APPROVE the requested variance to Section 1409-09 to allow a front 

setback of 3 feet”.  
 

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

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

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

II. SPECIAL EXCEPTION 

A. APPROVE the special exception to Section 1425-29 to relieve the applicant of 
the requirements of parking lot perimeter landscaping. 

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

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

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

3. The development of adequate onsite parking and the creation of the parking 
in the rear yards away from the public right of way sufficient warrant the 
exception. 

 
III. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 1510-1518 Pleasant Street 
submitted by RDA Architects stated dated 8/03/2019 including any revisions 
submitted for permit subject to staff review and approval with the following 
condition.  

1. If applicant intends to create 4 attached single-family dwellings instead 
of a 4-family, a Subdivision Plat shall be recorded prior to any building 
permits being  issued. 

2. All easements, maintenance agreements and HOAs must be created, 
recorded and reviewed by the City Solicitor before the building permits 
are issued. These are to include 

i. Access easement to the garages. 
ii. Maintenance Agreements for the shared drive 
iii. HOA agreement  

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

 
B. FINDING:  The Board makes this determination per Section 1435-09-2: 
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1. That the property owner has demonstrated by credible evidence that 
the proposal substantially conforms to the applicable conservation 
guidelines.     

2. While each individual townhome building on its own conforms to the 
Over-the Rhine Historic Guidelines, when there are several buildings of 
similar design developed concurrently abutting each other, each 
individual building should provide subtle architectural differences among 
each distinct building to provide interest, to maintain the historic 
character of individual buildings being represented individually, and to 
minimize the potential for a repetitious development pattern.  

3. The Special Exception is supported because the new parking area is 
effectively an expansion of the existing and approved parking area to 
the east.   
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Permit Center •  805 Central Avenue, Suite 500  •  Cincinnati, Ohio 45202 

P 513-352-3271  •   F 513-352-2579  •  www.cincinnati-oh.gov 

ADJUDICATION/DENIAL LETTER 

Date: July 1, 2019 

Location: 1510-1516 Pleasant Street 

Request: Townhouses 

Zoning District: CC-P/Over-the-Rhine Historic District 

 

The City of Cincinnati appreciates receiving your information regarding your proposed project. The purpose 

of this letter is to inform you that your proposed project will be required to get a Certificate of 

Appropriateness from the Historic Conservation Board as it is within a local historic district.   

 

All documents that are checked on the Documents Required for Historic Conservation Board Review are 

a required part of the submission and the submission will not be considered complete unless all of these 

documents are included. Please submit only 3 copies application and all documents that are required. You 

will be required to submit 10 copies of the packet closer to the date of the Historic Conservation Board 

meeting. When you submit the copies of the application, the Documents Required Sheet must be submitted 

as well. A $618.56 fee is required with the submission as well. All deadlines for upcoming Historic 

Conservation Board hearings can be found at https://www.cincinnati-oh.gov/buildings/historic-

conservation/historic-conservation-board/ . Applications must be submitted no later than 3pm on 

the deadline date.  

 

Your request also does not comply with the City of Cincinnati Zoning Code for the following reason(s):  

1. Section 1409-09 – Dimensional Variance – Proposed variance from the foot maximum front yard 
setbacks in CC-P. The applicants are proposing 1 foot setback at the front yard line; a 1 foot 
variance is required.  

2. Section 1425-29 (a) – Dimensional Variance – Proposed variance from the 3 foot width perimeter 

landscape area. The applicants are proposing a 0 foot setback at the perimeter of the 

parklot/driveway aisle; a 3 foot variance is require 

 

The 3 copies of the applications and documents required will be turned into the Law Department- Office of 

Administrative Boards. Their office is located on the 5th floor of 805 Central Avenue in the Permit Center no 

later than 3pm on the deadline date. It is highly encouraged that you make an appointment for submission 

to guarantee that your submission will be accepted by the deadline. Appointments can be made with 

Kasandra Maynes at 513-352-1559.  

 

You may also contact me at the information listed below with historic conservation or zoning questions, 

concerns or to make an appointment.  

 

Sincerely,  

 
Beth Johnson 

Urban Conservator 

(p): 513-352-4848 

(e): beth.johnson@cincinnati-oh.gov 

 

https://www.cincinnati-oh.gov/buildings/historic-conservation/historic-conservation-board/
https://www.cincinnati-oh.gov/buildings/historic-conservation/historic-conservation-board/
mailto:beth.johnson@cincinnati-oh.gov
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CINCINNATI’S HISTORIC CONSERVATION OFFICE  
Documents Required for  
Historic Conservation Board Review 
The Historic Conservation Office will provide this list with the required items checked off once an 
Adjudication/Denial letter is issued.  
 
 3 complete hard copies at the time of application. 
 All drawings formatted to 11x17 or 12x18.  
 Digital copy in PDF format provided on CD, USB drive, or emailed to beth.johnson@cincinnati-oh.gov 
 Adjudication/Denial Letter and this checklist 
 Certificate of Appropriateness Application Form 
 A letter/narrative statement of intent and how the project meets the applicable Historic Conservation 

Guidelines 
 Zoning Hearing Examiner Application Form 
 A letter/narrative statement required in Section 6 of the Zoning Hearing Examiner Application 
 The Hamilton County Auditors record or other documentation showing property ownership  
 A letter/email of permission from owners, lease, contract to purchase or other agreement demonstrating the 

applicant or owner’s legal basis to seek the COA or Zoning Relief   
 A list of the applicants’ witnesses and expert witnesses who you expect to testify at the hearing or legal 

counsel, if any  
 8 business days before the hearing date 10 hard copies and a digital copy in one pdf or for the final board 

packet. Drawings must be formatted and retain the proper scale in 11x17 or 12x18.   
 Other Documents or information applicant wants to present for their case 
 Non-Refundable Application Fee. Checks made payable to the City of Cincinnati. $___________ 
 
All Drawings and Plans must include the following 
 A graphic scale required on all drawings 
 North arrows on all site, context and floor plans  
 Elevations labeled with North, South, East West, front, side and rear labels 
 Street names labeled 
 Date and/or revision dates 
 
Architectural Drawings and Plans 
 An index of drawings located on the first sheet 
 Context Map showing the building within at least a block of context 
 Existing and proposed site plans including  

 Parcel/boundary lines 

 Building footprints and dimensions labeled 

 Setback dimensions from all property lines labeled  

 Existing and proposed principal and accessory buildings, including location, dimensions, and height 
labeled; 

 All properties and their structures immediately adjacent to the site  
 Existing and proposed elevation drawings 

 Total Height from grade to top of the building 

 Total height- ASL (Above Sea Level) 

 Materials labeled 
 Existing and proposed floor plans and roof plans (with chimney locations) 

 Residential and Commercial Spaces labeled. Residential Spaces must be numbered.  

 Square feet of commercial spaces listed 

618.56
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 Location of trash storage and Utilities 
 Site section and/or Site elevations including any adjacent properties 
 Driveways, sidewalks, walkways, terraces, and other paved surfaces 
 Existing and proposed accessory structures, including walls, fences, porches, lighting, signs, and other site 

improvements; 
 Existing and proposed landscape areas and materials, if proposed to be altered; 
 Proposed materials, textures, and colors. Include Make, model and series for proposed materials 
 Labeled photos of all sides of the building and a 1 block streetscape context in all directions  
 Site line drawings for any roof additions. 
 A color rendering, axonometric drawings and/or perspective of the proposed construction (required on infill 

projects)  
 
Required if applicable to the project 
 Historic Sanborn Maps of the site 
 Window brochures and cut sheet  
 Roof product information (brochure)  
 Garage door brochures  
 Sample materials or color samples. _____________________________________________ 
 Fence drawings of style, fence brochures or photo of a sample fence  
 Signs; drawings, photo showing the sign on the building, mounting info, materials, colors and illumination  
 Mature tree removal requires a letter from an arborist stating its poor health  
 All written correspondence submitted by the applicant and other affected persons  
 Tentative project schedule  
 Egress Plan/Route to Building Code Compliance (roof decks, multi-family developments) 
 _______________________________________________________________________ 
 _______________________________________________________________________ 
 _______________________________________________________________________ 
 
Demolition (full or partial) for Historic Conservation Districts and Landmarks  
 Demolition Case Sheet and all required information listed on the sheet unless otherwise not required by the 

Urban Conservator in writing and provided with application.  
 Statement of plans for the property after demolition.  

 
Hillside Overlay Zone (CZC § 1433) 
 A development plan, accompanied by a property survey, showing existing vegetation and proposed 

development, and where applicable, streets, drives, parking areas, walkways, heights of structure(s), location 
of structures, elevation and setback of proposed buildings, drainage, existing contours and proposed grading 
and new landscaping plans, proposed uses and square footage of uses and recreational facilities; 

 A preliminary geotechnical evaluation; 
 A determination of the maximum building envelope; 
 Average slope/grade of the property; and 
 Graphic illustrations demonstrating that the proposed improvement or new structure has not exceeded the 

maximum building envelope 
 
For additional questions contact Beth Johnson, Urban Conservator at 513-352-4848 or beth.johnson@cincinnati-
oh.gov 
 
Note: The aforementioned information is general in nature. Additional information may be required by the Urban 
Conservator once the application is submitted. Please use this list to plan for the potential documents that could be 
required for a submission.  

Provide a draft of the access easement to the properties or a committment letter from the owners that this will be completed

mailto:beth.johnson@cincinnati-oh.gov
mailto:beth.johnson@cincinnati-oh.gov
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II Centennial Plaza 
805 Central Avenue, Suite 500 
Cincinnati, Ohio 45202 
Monday- Friday 7:30 am—4 pm 
(513) 352-4848
Beth.Johnson@Cincinnati-OH.gov

CERTIFICATE OF APPROPRIATENESS APPLICATION 

SUBJECT PROPERTY 

Site Address: ____________________________________________________________________________ 
Hamilton Co. Parcel ID No.: _____________________ Zoning District: _________________________  
Historic District: _______________________________ Overlay District: ____________________________ 

APPLICANT INFO             PROPERTY OWNER        OTHER ___________________ (AGENT, ATTORNEY, ARCHITECT, ETC.) 
Name: ______________________________________________________________________________ 
Contact Person (if legal entity): _____________________________________________________________ 
Address: ______________________________________________________________________________ 
City: ___________________________ State: _______________ Zip Code: _________________________ 
Phone: _________________________________ E-mail: _________________________________________ 

PROPERTY OWNER INFO             SAME AS ABOVE 
Name: ________________________________________________________________________________ 
Contact Person (if legal entity): _____________________________________________________________ 
Address: _______________________________________________________________________________ 
City: ___________________________ State: _______________ Zip Code: __________________________ 
Phone: _________________________________ E-mail: _______________________________________ 

CERTIFICATE OF APPROPRIATENESS (SELECT ALL THAT APPLY)  
   New Construction    Alteration    Demolition 

Provide a very brief summary of the project: 
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________ 

ZONING RELIEF        Yes        No 

Provide a very brief summary of the zoning relief requested: 
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________ 

SUBMISSION REQUIREMENTS & REQUIRED ATTACHMENTS 

Demolition requests must include all required demolition forms.  
All applications that include requests for zoning relief must include a zoning hearing application. 
All persons seeking historic tax credits must provide a copy of their approved part II tax credit application. 

I certify that all statements and documents that I provide with reference to this application are accurate, complete, and 
true to the best of my knowledge and belief. I further acknowledge that my application shall be deemed incomplete for my 
failure to timely comply with any requirement of this application, which non-compliance may result in delays in the 
scheduling and resolution of my application. 

Applicant Signature: Date: 

Office Use Only 

Application #: _____________________ 

Date Accepted: ____________________ 

   Staff Review         Board Review 

   Paid: __________________________ 

Date Perfected: ____________________ 

Hearing Date: _____________________ 



 

 

August 6, 2019 
 
Historic Conservation Board 
805 Central Avenue Suite 500 
Two Centennial Plaza 
Cincinnati Ohio 45202 
 
RE: Certificate of Appropriateness 
 1510-1516 Pleasant Street 
 
Members of the Historic Conservation Board, 
 
Thank you for your review of the proposed new townhouse project at 1510-1516 Pleasant Street in Over 
the Rhine.  The project consists of (4) new attached single-family homes.  The site is currently vacant. 
 
General Project Information 
The land is currently vacant and owned by Condominium Holdings LLC with an option to purchase by 
our client, E|S Properties.  Refer to the attached documentation.  The scope of the project involves the 
creation of (1) two-bedroom and (3) three-bedroom townhouse style attached single family homes.  
Construction activities are anticipated to commence upon receipt of all necessary permits and approvals 
from the city. 
 
We are including as witnesses to the hearing for this application: 
Greg Snyder, RDA Group Architects 
Jonathan Schaaf, RDA Group Architects 
Matt Oliges,  
 
Site 
The project is located on the east side of Pleasant Street approximately mid-block.  The Overall parcel 
being developed is approximately 94’’ wide by 80’ deep.  Construction on the north end of the parcel is 
restricted by an existing utility easement.  The grade falls from west to east, with the elevation at the 
rear approximately ½ story below the Pleasant Street elevation.  In the proposed development, 
pedestrian access will be via the existing sidewalk on Pleasant Street, and vehicular access will be from 
the rear via an access easement from the adjacent existing development.   The site consists of a single 
parcel.  The individual units will be a part of an HOA / Condo Association. 
 
Parking 
Parking will be provided off-street.  The site topography, combined with an access easement from the 
adjacent parcel, enables a garage for each unit to be located at the basement level accessed from the 
rear of the building.  Three units have 2-car garages.  One unit has a 1-car garage.  No additional parking 
will be provided on the site.  
 
Massing 
The overall building footprint is 85’ wide X 49’ deep.  The building is two stories with a basement.  The 
first floor is elevated above grade.  The units are entered at mid-level via recessed entries.  The units 
are 22’ wide by 48’..  The pleasant street façade features a parapet which varies in height between units.  
The high point of the building is 33’-10” above the sidewalk at Pleasant Street.  The proposed building 
is approximately 1 story lower than the existing building immediately to the south. 
 
Facades 
The facades are three part, featuring a base and articulated cornice. The facades will be brick veneer 
on all exposed faces.  The colors and detailing will generally alternate between units and consist of two 
general types.  Units A and C will generally consist of brown brick with buff colored cast stone banding.  
These units will have 1 over 1 aluminum windows with square tops.  The cornice will be articulated with 
panels located in the frieze aligning with the windows below.  Units B and C will generally consist of red 



 

 

brick with a gray brick base.  The windows will be arch top aluminum and feature row lock sills and 
arched brick heads.  The cornice will be articulated with dentils in the frieze.  All window frames and 
doors will be black.  Cornices will be painted composite board. 
 
Roof 
The roof will be a mono-slope from front to back.  The roof will be a low slope membrane roof system.  
Gutters and downspouts will be located at the rear.  The roof will be concealed behind a parapet at the 
west and north facades. 
 
Please also find enclosed plans, exterior elevations, site plan and photos to document the proposed 
design and the buildings context. If you have any questions or comments, or require additional 
information, please feel free to contact me. 
 
Decks 
The deck located on the rear of the house will be supported with canted posts from below and metals 
rods from above.  The decks will be clad in composite material.  Railings will be prefinished metal in a 
horizontal orientation. 
 
Windows and doors 
Fenestrations in the facade generally consist of individual punched openings. Refer to the window 
description under façade.  The exception is the patio door in the rear accessing the deck.  This double 
sliding door maximizes the connection between the indoor and outdoor living spaces and is not visible 
form the street.  The entry stoop is recessed into the faced to provide a degree of protection and 
transition from the sidewalk into the units.  The entry door has sidelights and a transom. 
 
 
 
 
 
Sincerely, 
 
 
 
 
       
Jonathan Schaaf  
RA | LEED AP | RRO 
Principal 
RDA Group Architects 
 
 
 
 
  



 

 

 
Materials Basis of Design Concept 
 
Brick 1      Brick 2 
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II Centennial Plaza     
805 Central Avenue, Suite 500  
Cincinnati, Ohio 45202     
Monday- Friday 7:30 am- 4 pm 
513-352-1559
Boards@cincinnati-oh.gov

Office Use Only 
Case Number: __________________________ 

Hearing Date: __________________________ 

ZONING HEARING EXAMINER 
Application for Zoning Relief 

Section 1. SUBJECT PROPERTY 
ADDRESS  _ COMMUNITY___________________________________ 
PARCEL ID(S)  ____________   _____ 
BASE ZONING CLASSIFICATION _ ZONING OVERLAY (if applicable) ______ _____ 
□ Non-Residential Project □ Residential Project (RCO) One -, Two -, and Three- Family Dwelling

Section 2. APPLICANT 
NAME   __ CONTACT PERSON (if legal entity)  ____________  _____ 
ADDRESS   CITY_____________STATE_______ZIP_________ 
EMAIL   ________RELATIONSHIP TO OWNER (if not owner) ___________ 
TELEPHONE  __ 

__ CONTACT PERSON (if legal entity)  ____________  _____ 
 CITY_____________STATE_______ZIP_________ 

________RELATIONSHIP TO OWNER (if not owner) ___________ 

Section 3. OWNER  
NAME   
ADDRESS  
EMAIL  
TELEPHONE  __ 

Section 4. NATURE OF RELIEF REQUESTED. (select all that apply) 
□ Variance    □ Use Variance   □ Special Exception □ Conditional Use
□ Expansion or Substitution of Non Conforming Use    □  Hillside Overlay District Permission
□ Urban Design Overlay District Permission □ DD District Phased Development Approval

Section 5. BRIEF DESCRIPTION OF PROPOSED PROJECT (Do not write “see attached” or leave blank. You may 
attach a longer statement to this application if the space provided is insufficient to describe your proposed project) 

___________ 
___________ 
___________ 

_________________ 

Section 6. SUMMARY OF REASONS WHY RELIEF SHOULD BE GRANTED.   
You must provide a written statement explaining how the proposed project meets the standards for all relief 
requested.  Separate instructions for preparing this statement are attached.  If you fail to follow the 
instructions for your type of request, your application may be denied.  

Section 7. SIGNATURE. The undersigned does hereby certify that the information provided in connection with 
this application is, to the best of his or her knowledge, true and correct.  

Print Name _______________________________ Signature ____________________  Date ____/____/______ 

eansiemer@gmail.com 

mailto:Boards@cincinnati-oh.gov
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Section 8.  ADDITIONAL DOCUMENTATION SUBMISSION REQUIREMENTS.  

Submit three copies and one digital copy of the following documentation. If you fail to complete the application 

or provide all information requested, your application may be denied.  

              
                Submit three (3) copies and one (1) digital copy of the documents listed below.   
                *A digital copy is a cd, thumb drive, etc... Do not email documents.  
 

 
                Denial letter from Zoning Department, or signed letter from a Zoning Plans Examiner.  
 
 
                 Written statement required in Section 6 of application.  
 

 
Applications requesting development permission in a Hillside Overlay District must meet the additional 
requirements found in Cincinnati Municipal Code 1433-15. Please ensure your application meets these 
requirements.  

 

 
               
 
 
 
 

 
 
 
 
 

 
 
 
 
 

 
 
 

 
 
 

 
 
 
 

To help avoid delays, it is strongly suggested that you present your application to neighboring property owners 

and any interested neighborhood community groups prior to the hearing on your application. This will give you 

a prior opportunity to address your neighbors’ concerns or objections and can facilitate the approval of your 

application.  

A non-refundable application fee. The fee must be paid with a check made payable to “City of Cincinnati.” 

Fees are as follows: Use Variances - $900; Residential Projects (RCO) One -, Two -, and Three- Family 

Dwelling - $300; Non-residential Projects (Non-RCO) - $500. 

 

 Survey plats, site plans, or other accurate drawings showing boundaries, dimensions, areas,                 

topography, and frontage of the property involved, as well as the location and dimensions of all structures 

existing and proposed from the nearest property lines. When landscaping is required by the zoning code, a 

landscaping plan must also be provided.  

Plans, architectural drawings, photographs, elevations, specifications, and other detailed information fully 

depicting the exterior appearance of the existing and proposed construction, including parking and access, 

exterior lighting, landscaping, and signs involved in the application.  

If the Hamilton County Auditor’s official records do not list the applicant or owner as the owner of the 

property, please provide a lease, contract to purchase, or other agreement demonstrating the applicant or 

owner’s legal basis to seek the relief requested.  

Other documents or information you intend to introduce at the hearing on this application.  

A list of witnesses and expert witnesses who you expect to testify at the hearing on this application. 



 

 

July 4, 2019 
 
City of Cincinnati  
Buildings & Inspections 
805 Central Avenue 
Suite 500 
Cincinnati, OH 45202 
 
RE: 1510 – 1516 Pleasant Street -Dimension Variance 

CC-P - Over the Rhine Historic Conservation Overlay Zone 
 
To Whom it concerns, 
 
Thank you for your review of the proposed new townhouse project at 1510-1516 Pleasant Street in Over 
the Rhine.  The project consists of (4) new single family attached homes.  The site is currently vacant. 
This cover letter provides supporting documentation for the Dimension Variance request for 1510 -1516 
Pleasant Street.   The land is currently vacant.  The scope of the project involves creation of (4) attached 
townhouse style two and three-bedroom homes.  Construction activities are anticipated to commence 
upon receipt of all necessary permits and approvals from the city. 
 
The project is located on the east side of Pleasant Street approximately mid-block.  The overall parcel 
being developed is approximately 94’’ wide by 80’ deep.  Construction on the north end of the parcel is 
restricted by an existing easement.  The grade falls from west to east, with the elevation at the rear 
approximately ½ story below the Pleasant Street elevation.  In the proposed development, pedestrian 
access will be via sidewalks on Pleasant Street, and vehicular access from the rear via an access 
easement from the adjacent existing development.    
 
This project is in the public interest per 1445-13.  The project will infill a currently vacant lot bringing it 
back into service.  The project is compatible with the neighborhood in scale and massing. 100% 
residential use is compatible with this street and others in the vicinity.  This project will improve the 
streetscape along Pleasant Street with other nearby revitalization projects.   
 
The project complies with the underlying zoning district and is harmonious with the general purpose and 
intent of the zoning code.  The work is in compliance with the guidelines adopted for the CC-P zoning 
district.  There will be no impact on the traffic around the subject property.   There is no impact with 
neighboring properties and the development is compatible with the neighborhood.  There are no adverse 
effects for public safety as a result of this variance request.  The infill project will eliminate current blight 
along Pleasant Street and will help to improve the health, safety and general welfare of those in Over 
the Rhine.  The development with its increased density adds vibrancy to the neighborhood and helps 
further support the businesses located in the Over the Rhine.  The development will create multiple 
construction jobs.   
 
Two dimensional variances are requested to assist in the development of the project.  The 1’-0” front 
yard setback is requested at two of the units to help articulate the façade and differentiate between units.  
Relief from the 3’-0” wide perimeter landscape area around the parking is requested to help enable 
maneuvering in and out of the site. The variance will assist in the redevelopment of the property which 
will continue the positive momentum of the redevelopment activities along Pleasant Street and Over the 
Rhine in general. 
 
  



 

 

We are including as witnesses to the hearing for this application: 
Jonathan Schaaf, RDA Group Architects 
Greg Snyder, RDA Group Architects 

 
 
If you have any questions or comments, please feel free to contact me. 
 
Sincerely, 
 
 
 
 
 
Jonathan Schaaf  
RA | LEED AP | RRO 
Principal 
RDA Group Architects 
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PLEASANT ST

 Address List

Mailing Address

CONDOMINIUM HOLDINGS LLC 
1203 WALNUT ST 
CINCINNATI OH 45202

Owner Address

CONDOMINIUM HOLDINGS LLC 
1203 WALNUT ST 
CINCINNATI OH 45202

Previous Owner

Tax Summary

Delinquent Taxes

Taxes Paid $6817.94

Delinquent Date

Bank Code 0

Annual Taxes $6817.94

Landuse Class 400

Value Summary

Sale Date 5/22/2017

Sale Source

* Sale Amount

Sale Conversion 0

Market Improvement Value 0

Market Land Value $201220

Market Total Value $201220

Parcel Data

PARCELID 008100020526

Group Parcel ID 008100020526

Multiown 0

Auditor Property
ID

0810002052600
(http://wedge.hcauditor.org/view/re/0810002052600)

Property Appraisal

Deed No 0

Front Footage 0

Deeded Acres 0.17

Number of Parcel 3

INSTTY Code LE

Conveyance No 141303

Districts

School Code Name CINCINNATI CSD

Tax District 1

Appraisal Area Name OVER THE RHINE

Flags  

Legal Description - ES PLEASANT ST0.1736 AC S 18 T4 FR1

Zoning Contact

805 Central Ave, Suite 500, Cincinnati OH 45202 
352-3313 

Homepage (http://cincinnati-oh.gov/bldginsp/pages/-6527-/) 
Ordinance (http://library.municode.com/HTML/19996/level1/TIXIZOCOCI.html)

Zoning Summary

Zoning CC-P

Zoning Description Commercial Community - Pedestrian

Zoning Jurisdiction CINCINNATI

Zoning Administration CINCINNATI

Zoning Ordinance 277-2015

http://wedge.hcauditor.org/view/re/0810002052600
http://cincinnati-oh.gov/bldginsp/pages/-6527-/
http://library.municode.com/HTML/19996/level1/TIXIZOCOCI.html




ITEM 3                  August 19, 2019 

APPLICATION FOR 
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2019032 
APPLICANT:  Model Group- Stephen Smith 
OWNER:  Nassau Ave. Investments, LLC 
ADDRESS:  1725 Elm Street 
PARCELS:  133-0003-0063 
ZONING:  CC-Over-the Rhine Historic District 
COMMUNITY: Over the Rhine 
REPORT DATE: July 11, 2019. Updated August 12, 2019 
HEARING DATE: August 19, 2019 
STAFF REVIEW: Beth Johnson, Urban Conservator 
   Matthew Shad, Zoning Administrator 
   Art Dahlberg, Director 
 
Update:  
Staff’s previous recommendation was to support the demolition request; however, this 
was prior to a submittal of 2 separate offers to purchase either the entire parcel or a 
portion of the parcel.  
 
When staff makes a recommendation, we base it on information and documentation that 
is provided to staff by the applicant as well as others from the public. While we do 
independent research on market conditions including market rate rents and sales data 
and use that data to analysis proformas, the majority of documentation that we use to 
consider our recommendation is information that is provided to us. Staff’s former 
recommendation was written and finalized prior to the submittal of the purchase offers 
to our office and therefore they were not considered in our previous analysis.  
 
The applicant has not submitted any additional information between the former meeting 
and this staff report.   
 
Nature of Request: 
The applicant requests a Certificate of Appropriateness for the demolition of an existing 
3 ½ story alley facing secondary building on the property.  
 
Existing Conditions: 
The building is an historic building built in the late 1800’s as a multi-family dwelling. 
When the building was built, there were no restrictions on how or where buildings were 
constructed.  Campbell Street is a 20 ft. width; current and longstanding city law 
adopted after the development of Over-the-Rhine, currently considers this an alley way 
per Zoning and DOTE standards, though it is wider than traditional alleys of 10-12 ft.  
Further, development per today’s zoning ordinances and subdivision regulations, 
prohibits development of multiple buildings on one parcel as well as having buildings 



2 

 

accessed only from an alley unless variances are granted.  The lot has a frontage on 
Elm Street with a 4 story historic Italianate building. The building fronting Elm is in good 
condition and is not part of the request, as it is anticipated to be restored in the 
immediate future utilizing historic tax credits.  
 
Proposed Conditions: 
The proposal at 1725 Elm Street is to demolish the rear 3 ½ story brick building that 
fronts onto Campbell Street due to its deteriorated condition.  
 
Previous Review:  The building received a COA for roof top decks and balcony 
addition at the January 22, 2018 Historic Conservation Board meeting. #COA20170088.  
This became permit 2018P01565, which was approved and is still awaiting issuance. 
 

Applicable Zoning Code Sections:   
Zoning District:  Section 1409  Commercial 
HCB authority: Section 1435-05-4  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg:   Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 

 
Figure 1: Picture of the front building at 1725 Elm Street from Elm street provided by Google Street Views.  

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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Figure 2: Picture of the rear building at 1725 Elm Street from Elm street provided by Google Street Views. The building is part of 

a significantly intact alley streetscape, comprised of a number of significantly scaled buildings. 

 

 

Figure 3: Context map of 1725 Elm Street. Map provided by CAGIS. Note the context of massing on Campbell Street, 
with many structures fronting both right of ways or secondary structures flanking Campbell Street. 
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Certificate of Appropriateness Review 

Staff comments on the Specific Guidelines for Demolition of Buildings: 

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 
but on May 31, 2019 the building was ordered to be barricaded and was declared 
unsafe by the City of Cincinnati Property Maintenance and Code Enforcement 
Division. There are orders for hazardous entry and orders to keep the building 
vacant. (Attachment 2).  This was a culmination of events through the years by the 
City toward several property owners.  Seven entities have owned the property since 
3/13/2001: 

• 12/27/2001 B200104087- Orders to secure the building, repair broken 
windows, obtain a VBML, keep the building vacant. Orders were closed. 

• 03/11/2005 B200501149- Orders to secure the building, repair broken 
windows, obtain a VBML, keep the building vacant. Orders were closed.  

• 11/17/2008 B200806593- Orders against the building to secure the building 
and obtain a VBML license. Orders were never closed. *New Ownership 

• 06/01/2010 B201003384- Orders to secure the building, repair broken 
windows, obtain a VBML, keep the building vacant, and a hazardous entry 
warning due to the deteriorated condition on the interior. The Orders were 
never closed. *New Ownership 

• 04/13/2016 B201602410- Orders to secure the building, repair broken 
windows, obtain a VBML, keep the building vacant, hazardous entry warning 
due to the deteriorated condition on the interior. Orders to receive permits 
and approvals for work. Orders were never closed. 

• 05/24/17 – Mt Auburn LLC, purchases property. 

• 08/16/2017 2017P07486 and 2017P08864- Building permit for interior 
demolition- Issued, never closed/completed.  

• 09/27/2017 B201706214- Orders to secure the building, repair broken 
windows, obtain a VBML, keep the building vacant, hazardous entry warning 
due to the deteriorated condition on the interior. Orders to receive permits 
and approvals for work. Orders were never closed. *New Ownership 

• 01/22/2018- Mt Auburn, LLC receives COA approved for roof top decks, 
balconies, and rehabilitation  

• 02/22/2018 2018P01565- Building permits for the rehabilitation to match the 
HCB approved plans submitted. Plans initially were disapproved by Building 
Plans Examination, However, as of 3/19/2018 the plans were approved 
subject to one condition:   
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“Doors and windows located 10 feet or less above grade must be rated 
with open protectives for a one-hour fire resistance rated wall.  CBC 1121 
sprinkler alternative cannot be used at these locations.” 

The application was requested to be extended by the property owner, Mt. 
Auburn, LLC until 2/22/2020. 

• 12/17/2018- Inspection of the property noted that there were a lot of masonry 
and deterioration issues on the Campbell Street fronting building.  

• 01/22/2019- Continuation of B201706214- It was noted that a VBML would 
not abate the stabilization issues required.  

• 04/04/2019- Continuation of B201706214- Bricks have continued to fall onto 
the alley from the rear building.  

• 04/09/2019 – Continuation of B201706214- Inspection at the property of 
extensive water damage to masonry wall causing deterioration. A rear 
downspout is broken and missing.  

• 04/19/2019- Continuation of B201706214- Civil Citation issued and noticed 
owner that by 4/22/2019 plans for abatement of the water leak and masonry 
problems need to be submitted.  

• 04/20/2019 – Mt Auburn, LLC executes a Purchase Contract with Nassau 
Avenue Investments, LLC for a proposed $350,000. 

• 5/20/2019- Continuation of B201706214- More brick has fallen from the 
building at the base and from the top. 

• 5/30/19 – Adjudication Letter requested by Nassau Avenue Investments  

• 5/31/19 – PMCE orders building and Campbell Street barricaded because of 
the hazards demonstrated concerning falling brick. 

• 06/04/2019- Continuation of B201706214- Inspection noted more bricks have 
failed. Rear building is structurally unsafe and dangerous. Owner will be cited 
for criminal prosecution.  

• 06/07/2019 - Nassau Avenue Investments, LLC submits COA Demolition 
request. 

• 06/26/2019 Nassau Avenue Investments, LLC purchases property. 
 
(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? 

 
The applicant has provided a structural engineering report from Advantage 
Engineering Group dated 6.24.19. The report states that the rear wall is subject 
to a potential “complete and sudden collapse” due to the deterioration of wood 
headers over openings in the basement. The report also stated that the north 
wall appears to be in a similar condition and many of the stone lintels have 
cracked.  The Director of Buildings & Inspections and PMCE staff have 
witnessed the situation and have made similar observations on the state of the 
building. 
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B) Test 2 - Can a reasonable economic return be gained from the use of all or 

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

 
According to structural engineering report submitted by the applicant, the building 
is in a condition that would require a minimum of 2 walls to be potentially 
completely removed, the basement repaired/rebuilt, and then the walls rebuilt. 
This stabilization would be required prior to any rehabilitation work in the building. 
This would potentially require that the north and west walls be taken down, the 
basement repaired/rebuilt and then the walls rebuilt. As much of the brick has 
water damage, spalling, or cracking, much of the brick would not be able to be 
reused. It should be noted the west (alley facing) wall is not the loading bearing 
wall for the floors; those are the north-south walls.  An articulated stabilization 
plan has not been provided by the Structural Engineer, nor the construction 
manager for the property owner. 
 
The interior of the building is also in a condition that would not permit reuse of 
much of existing material and would require removal and rebuilding. This could 
basically make a building that is only original on 2 walls.  
 
According to stabilization budget submitted by the applicant, with no details on 
how the costs are arrived at (aka detailed stabilization plan), an estimated cost of 
just the stabilization would be $311,860 from inhouse construction managers. 
The stabilization cost does include an approximate 12.5% of budget in project 
management fees, overhead and profit. The purchase price for the lot with both 
buildings was $320,000 according to County Auditor records or less than 
$27,000 each for 11 potential dwelling units and one small commercial storefront. 
These costs are in addition to rehabilitation into a permitted use. Since, no 
project pro-forma was submitted, Staff has taken a preliminary estimate for the 
cost of rehabilitation of the entire property (both front and rear buildings) would 
be $2,195,000 based on $250 sf and 8,780 sf. This would make the overall cost 
$2,506,860 which would mean approximately $286/sf. Based on previous cases, 
Staff has estimated that If the applicants were able to obtain both State and 
Federal Historic tax credits, the most they would be able to afford with using 
comparable rental rates for both apartments and office uses would be $280/sf, 
which is close to $286/sf but this is also not including the purchase price into 
financing. If the purchase price is included in financing, then the applicants would 
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only be able to afford $230/sf.  However, the property owner has provided no 
material supporting these assumptions in the specific case of this property. 
 
As the state tax credits are a competitive application, it is not a guarantee that 
they would be able to receive the state credits.  Note also, state credits are only 
issued 2 times a year; therefore, requiring properties to wait to start work until 
they are awarded. This can be problematic if there is an emergent hazard issue.  
 
 If only Federal Tax Credits were able to be obtained, Staff estimates that would 
mean a max rehab costs that the applicant would be able to afford would be 
$220/sf when not considering the purchase price and a max of $175/sf when 
considering the purchase price.   
 
With the removal of the rear building a rehabilitation would be around $1,725,000 
or $250/sf for 6,900 sf.  They would be able to support a rehabilitation with the 
use of both Federal and State Tax Credits of around $255/sf and with just 
Federal Tax Credits at about $210/sf.  A Staff presented economic analysis can 
be seen in Attachment 3. Note again, no substantiation has been provided by the 
property owner.  Note also, that this analysis fails to attribute the cost of 
demolition of the rear building which would drive up the cost per square foot to 
the redevelopment of the front building. 
 
Even with rough estimates, there is a gap between what it will cost to rehabilitate 
the property with the rear building and what the property can support 
economically. The gap to rehabilitate both the front and rear building are close 
only when you do not consider the purchase price and the rehabilitation would be 
able to get both state and federal historic tax credits.  While there is still a 
potential gap with just the front building it is much closer and with some finessing 
of the financing and construction costs, the project would be doable. It would 
have been beneficial for the property owner to provide the material and submit 
the answers to the demolition questionnaire that was provided but not completed. 
 
(ii) Will the reasonable investment-backed expectations of the property 
owner be maintained without approval of a Certificate of 
Appropriateness; and  
 
The applicants did buy the property in 6.26.19 knowing that the building was in 
the Over-the-Rhine Historic District, knowing the existing state of the rear 
building and knowing that a COA would be required for the demolition.  
 
The property has changed hands multiple times over the last 10 years without a 
successful rehabilitation project being able to be completed. The ownership 
records indicate 6 owners since 2008. The previous owners, Mt. Auburn LLC, 
took plans to the Historic Conservation Board for rehabilitation work and even 
had building permits substantially approved, subject to one condition, but did not 
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execute on that building permit.   The owners before them, Hilton Capital Group, 
attempted to pull permits under their ownership but withdrew the work.  
 
A significant issue with working to keep the two buildings intact but separating 
the properties would continue to be how do you resolve the short distance of 9.5 
ft. between buildings and to address emergency egress from both buildings.  The 
rear of both buildings backs to a mutual courtyard.  The rear building enters 
ONLY through the courtyard, not Campbell Street.  The courtyard is only 
accessible through breezeways through either of the buildings. Thus, a solution 
is complicated.  Further complicating a solution would be if the buildings are 
subdivided onto individual lots.  This would likely require potential easements of 
access and no-build easements to accomplish building code requirements.  
These issues have not been fully vetted presently, but would need to be solved 
for both buildings to proceed with redevelopment. 

 
The demolition of this structure will help facilitate an economically viable 
rehabilitation of the architecturally significant building at the front of the lot. 
Currently, the ownership is not proposing additions on the site. Currently the site 
has a non-conforming condition with 2 principal structures on the site and a new 
separate building would require zoning relief or the new portion would have to be 
a connected to the remaining structure. The extra space could provide an 
outdoor space for future residents as well as amble space for refuse storage and 
or vehicular parking.  
 
The previous owners had come before the board in January of 2018 for 
rehabilitation of the structures to include roof decks and balconies.  
 
 
(iii) Whether the economic hardship was created or exacerbated by the 

property Owner. 
 
The current owners bought the property as it is and did not further create a 
hardship on the lot. The owners closed on the lot on 6.26.19.  
 
(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 as the property was recently purchased 
in order to facilitate the rehabilitation of the building fronting on Elm Street. The 
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current property owner owns a significant number of buildings around the Findlay 
Market area and has successfully rehabilitated these buildings.  
 
The owner was given two offers by OTR Adopt. One was to purchase just the 
rear building (the building proposed for demolition) for $5,000 (Attachment 5).  
The other was the entire parcel for $330,000. This offer is $10,000 more than the 
property was bought for on 6.26.19 (Attachment 6). These offers were presented 
to the property owner and the Historic Conservation Board.  It is staff’s 
understanding that the property owner has not formally accepted, declined, or 
countered either of the offers at the time of this report.  The property owner has 
orally stated that they would have entertained an offer based on ‘pro-rata’ of the 
purchase price.  
 
(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 for a range of 
commercial uses but given the size of each floor (768 sf. per floor) the uses that 
would be most feasible would be either office or residential, and more likely multi-
family residential. If the rear building potentially were only to become a 3-family, 
the building code may be more accommodating on the life-safety and exiting 
strategies.  The building permit 2018P01565, as approved by the Building Plans 
Examiner, demonstrates the rear building as a 3-family. 
 
(iii)(dd) Any evidence of self-created hardship through deliberate neglect or 
inadequate maintenance of the property; 
 
The property is currently vacant and has been vacant for years. The rear building 
has evidence of structural damage due to water, fire, and neglect but this was all 
done prior to the current ownership which obtained ownership on 6/26/2019.  
 
(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 as they requested an Adjudication Letter and filed their 
application prior to the closing on the sale.  
 
(iii)(ff) Economic incentives and/or funding available to the Applicant 
through federal, state, city, or private programs. 
 
The building is eligible for historic tax credits as it is a contributing structure in the 
Over-the-Rhine Historic District.  
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(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 is for a secondary principal structure on the lot. The building is not 
connected to the building that fronts on to Elm Street. The demolition of the 
building will not affect the streetscape of Elm Street. However, Campbell Street is 
a unique streetscape in that the alley width represents itself more as a street than 
alley.  The site is highly visible from Elder Street (50 ft. right of way), and Logan 
Street (40 ft. right of way) and many of the buildings are of a scale of principal 
structures or are the principal structure on Elm Street, utilizing the entire lot for 
the building.  When separate buildings, these rear buildings were primarily multi-
family dwellings, not accessory structures like garages, stables and workshops to 
those buildings fronting on Elm Street. 

Supplemental Demolition Guidelines for the Over-the-Rhine Historic District 

(5) Approve the Demolition of a non-contributing building or a building of a later 
period and the demolition will not adversely affect the character of the 
streetscape or the district as determined by the Historic Conservation Board.  
 
The building is a rear multi-family tenement style building from the late 1800s. It 
was built on then known Campbell Street. While Staff recognizes this is a 
Contributing Building in the district, the demolition of it will not affect the 
streetscape of Elm Street or adversely affect the architecturally significant 
building fronting Elm Street.  It would affect the streetscape on Campbell Street. 
 
An OTR Foundation submittal has been submitted.  Within it is included A 
“Digging Cincinnati History” report by Ann Senefeld.   This report shows that the 
building was potentially built by the Christian Moerlein Brewing Company in 1885 
(Attachment 4). The property also lies in an area of high significance. Also within 
Attachment 4 is evidence provided by other resources validating that the building 
is a Contributing Structure, that the applicant did not provide an Economic 
Hardship analysis when considering demolition of Contributing Structures, case 
studies of two similar structures saved from similar neglect (1737 Elm and 43-45 
Clifton) and an Exhibit F, with a proposed stabilization budget/estimate to bring 
the building to VBML status totaling, $67,435, a significant difference from the 
property owner’s $311,860 estimate. 
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Other Considerations: 

Prehearing Results: July 3, 2019. The applicant and one resident were present.  
The resident, Danny Klingler, was not in favor of the demolition and has submitted 3 
documents for review by staff and the board. They include a profile of 1737 Elm Street 
showing another building on the same block that was able to be saved, a history of the 
building and a map showing the property is in an area of high significance (Attachment 
4). Staff agrees with the documentation regarding the history and as stated above 
considers this a contributing building. While the profile of 1737 Elm Street and 45-47 
Clifton are compelling, staff does recognize that the cited issues of deterioration are 
different between this building and the others. In particular, the documentation 
submitted on 1737 Elm Street show deterioration at the top of the wall and not in the 
foundation.  
 
Letters in opposition has been submitted by the Over-the-Rhine Community Council, 
Over-the-Rhine Foundation, and Cincinnati Preservation Association and other 
concerned individuals. Staff does want to note that contrary to the correspondence, all 
parties were notified of the application to the HCB through both mailed and emailed 
notice.  
 

Recommendation: 

Staff originally did consider recommending approval for the application as the 

documentation, including stabilization estimates that were used to analyze required 

rehabilitation costs per square footage for a project that would at minimum break even 

when using tax credits showed that there was  a reasonable economic return was likely 

not possible. However, since the writing of the previous staff report two offers were 

submitted to the property owner and copies submitted to staff.  One does commit to 

purchase the property for $10,000 more than it was acquired for on 6.26.19. It is difficult 

to dispute a $10,000 profit while owning the property only 45 days.  The property owner 

additionally has not rejected or counter-offered on either of the purchase contracts.  

While the city cannot require a property owner to sell their property, if there is a viable 

option(s), where an owner can get a reasonable economic return, it is difficult to opine 

that  they met the second test “Can a reasonable economic return be gained from the 

use of all or part of the building?” 

Further, though Staff affirmed early on that the property was a Contributing Structure, as 

does additional outside evidence, the property owner did not illustrate the economic 

hardship test, by providing their own pro-forma of the development costs of a two 

building project or a one building project on the property.  In particular, they have not 

estimated the demolition costs or acknowledged how the sale of the rear building for 

any value, plus relief from the demolition costs would impact their financial viability for 

the project in the front.  They have also not demonstrated with much specificity how the 
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stabilization cost is 5 times greater than the Purchaser’s Stabilization budget/bid 

proposal.   

Staff has attempted to inquire if any of the parties desired to provide additional 

information prior to issuance of this Staff report.  Based on what has been presented to 

the Board, the following inquiries should be made by the Board during its deliberation: 

Applicant/Property Owner 

• What is your case for Economic Hardship that needs to be demonstrated when 
demolishing a Contributing Structure? 

• What is the cost of demolition and was that accounted for within your pro-forma? 

• Would a purchase of the rear building reduce your development costs as 
demolition would be removed from the cost/pro-forma estimation? 

• Are the Purchase Contracts bonafide offers and what consideration have you 
made upon receipt of such offers? 

• What is the scope of work anticipated within your Stabilization bid and why is it 
so significantly greater an amount than the property owner’s estimate? 

Presenter of the Purchase Contracts 

• How can you establish the validity of the stabilization estimate if you have not 
been in the building? 

• What are the resources you have available and how quickly could you implement 
a stabilization effort? 

• Upon stabilization, what would be your plan and timeline to reutilize the building?  

• What is the scope of work anticipated within your Stabilization bid and why is it 
such a smaller amount than the property owner’s estimate? 

 
A. CERTIFICATE OF APPROPRIATENESS: 
 
INSUFFICIENT DETAILS to RECOMMEND.  Staff has not garnered sufficient 
information to provide a recommendation at this time.  The burden to establish evidence 
to allow for the demolition rests with the property owner.  Though the property owner has 
provided evidence of a hazard presented by the rear building, there is a lack of credible 
evidence from the property owner that the property cannot make a viable project out of 
the rear building.  The property owner has not provided information stating the Purchase 
Contracts are insufficient or untenable.   
 
The Board would be recommended to open the hearing, ask their questions and listen to 
testimony, and consider TABLING the request, providing the staff and property owner 
guidance on how best to proceed and a reasonable timeline for that information to be 
returned to the board.  Without further information the record at present is lacking and 
would likely lead staff to reverse our previous favorable recommendation.   



























 

1826 Race Street • Cincinnati, Ohio • 45202 
P: 513.559.0048 • F: 513.559.4578 • www.modelgroup.net 

 

 

RE: 1725 Elm Rear Stabilization Quote  

1725 Elm St. 

Cincinnati 

OH, 45202 

 

Dear Mr. Smith, thank you for allowing us the opportunity to quote the stabilization of the 1725 Elm 

Rear building.  Below is a cost breakdown of the estimate we have prepared for this project. 

 

 

Sincerely,  

David Daugherty 

Pre-Construction Manager 

Model Construction 

 

1725 Elm Rear Stabilization Estimate

Architecture & Engineering 10,000.00$    

Building Permits 3,000.00$      

Alley Shutdown Permit 5,000.00$      

Protection for buildings next door 3,000.00$      

Shoring 20,000.00$    

Asbestos Abatement 4,950.00$      

Selective demo 4,950.00$      

Masonry 125,000.00$ 

Rough Carpentry 82,500.00$    

Roofing 12,500.00$    

Board up windows and doors 1,800.00$      

Project management, General Requirements, 

and General Conditions 16,780.00$    

Overhead 5,600.00$      

Profit 16,780.00$    

Total Cost to stabilize 311,860.00$ 
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GENERAL SPECIFICATIONS
SCHEDULES

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.
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	Text1: 1510 - 1516 PLEASANT STREET CINCINNATI, OH 45202
	Hamilton Co Parcel ID No: 081-0002-0526-00
	Text2: CC-P
	Historic District: OVER THE RHINE
	Text3: 
	Check Box5: Off
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	OTHER: ARCHITECT
	Text4: RDA GROUP ARCHITECTS, LLC         [ GREG SNYDER ]
	Address: 7945 WASHINGTON WOODS DRIVE
	City: DAYTON 
	State: OH
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	Text9: CONDOMINIUM HOLDINGS INC
	Text11: Ean Siemer [Buyer]
	Text12: 1203 WALNUT STREET 4TH FLOOR
	City_2: CINCINNATI
	State_2: OHIO
	Text13: 45202
	Phone_2: 513-505-5551
	Text14: eansiemer@gmail.com
	Check Box15: Yes
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	Provide a very brief summary of the project 2: Facades will be brick veneer with double hung windows.
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	Check Box19: Off
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	Provide a very brief summary of the zoning relief requested 2: Dimensional variance for the perimeter landscape requirement of 3'-0" around the parking and drive to 0'-0"
	Provide a very brief summary of the zoning relief requested 3: 
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