
ITEM 1 August 6, 2018 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS and ZONING RELEIF 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2018040; ZH20180132 
APPLICANT:  Platte Architecture and Design 
OWNER:  Over-the-Rhine Community Housing  
ADDRESS:  1623 Race Street 
PARCELS:  094-0008-0057 
ZONING:  RM 1.2/Historic District Overlay 
OVERLAYS:   Over-the-Rhine  
COMMUNITY: Over-the-Rhine 
REPORT DATE: July 27, 2018 
PRE HEARING: July 18, 2018 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) to demolish a one 
story rear non-contributing CMU garage and a dimensional variance for an 8 foot rear 
fence.  
 
Details of Zoning Relief Required: 

1. Section 1421-33– Dimensional Variance – Proposed 2 ft. variance from the 6 
foot maximum fence height in a rear yard. Proposed 8 foot fence.  

 
Existing Conditions: 
The project location is 1623 Race Street. The main building is a three-story masonry 
mixed use building and is a contributing building to the Over-the-Rhine Historic District. 
The building is mid-block and is adjacent to an alley. The building has a one story CMU 
garage addition on the rear.  
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Figure 1: Map of 1623 Race Street. Map provided by Cagis Maps. 

 

 
Figure 2: 1623 Race Street The addition is outlined in red. 

 
Proposed Conditions: 
The proposal is to demolish the one story CMU addition at the rear and add an 8 foot 
solid wood plank fence in the rear.  
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Previous Reviews: NA  
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405  Residential Districts 
Variance Request: Section 1421-33 Fence Height 
Variance Authority: Section 1445 
HCB authority: Section 1435-05-4   
Overlays:  Over the Rhine Historic District 
Historic Landmark/Reg:  Over-the-Rhine Historic District  
COA Standard: Section 1435-09-2 Certificate of Appropriateness; Standard of 
Review 
 

Zoning Review 

The building is currently vacant and will be rehabilitated. Any zoning relief at that time 

for the rehabilitation will go through the proper reviews and approval.  

The fence is being proposed due to security concerns raised by adjacent property 
owners. With the garage being demolished, adjacent properties would become 
accessible. The proposed fence of 8 feet will deter access to these lots.   
 
Below is analysis of the consideration factors for all of the requested zoning actions, 
utilizing Section 1445-13, General Standards; Public Interest. 
 
a. Zoning.  The proposed work conforms to the underlying zone district regulations 

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

 The underlying zoning is RM 1.2.  The proposed use of the subject 
property conforms to the underlying zone district. The proposal does not 
conform to the fence regulations as the fence is 8 feet tall in the rear 
rather than 6 feet tall.  

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.   

This is not applicable  

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

This is not applicable 
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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 
and will be improving the lot by removal of a dilapidated addition in 
preparation for building rehabilitation. A new rear wood privacy fence is 
compatible to the neighborhood.  

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

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

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

There are no adverse impacts anticipated. Neighboring land and buildings 
will not be adversely impacted by the proposed fence but will rather be 
protected by the addition of the fence.   

k. Blight.  The elimination or avoidance of blight.  
This is not applicable.   

l. Economic Benefits.  The promotion of the Cincinnati economy.   
 The improvement will provide security and visual improvements to the 
property.   

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

n. Tax Valuation.  Any increase in the real property tax duplicate.   
 This is not applicable.   

 

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. 
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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 variance for the fence will provide added security to the 
property and surrounding properties until the principal building can be 
rehabilitated.  

 (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 
height variance for the fence is minimal and as the fence will be in-between 
two existing buildings (Principal building and new garage on the adjacent 
property) it is helping to provide better security at a and surrounding 
properties.  
 

Staff comments on the Specific Guidelines for Demolition of Buildings: 

The proposed demolition is for a concrete block garage addition that is on the rear of 
the building. This addition is not contributing to the property and while it is 50 years old, 
as evidenced by the Sanborn maps provided by the applicant, as well as construction 
methods and materials, it is not original to the building.  The demolition is on the rear 
and will not be visible from Race Street. The building is in poor condition and does not 
contribute to the historic or architectural value of the property. Condition 4 is deemed 
applicable and appropriate. 
 
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. 
Urban Conservation staff has visited the site and confirmed the condition that the 
garage is in poor condition.  

 
(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;  

The owner is not claiming an economic hardship condition.  
 
(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 
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with its organization purposes and would amount to a taking of the owner’s property 
without just compensation.  

Not applicable to the request.  
 

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

The demolition request is for a non-original addition to the building. The exterior 
of the addition is not in a contributing state to the historic district and is in 
disrepair. 
  

Other Considerations: 

Prehearing Results: The applicants and owner were present.  
 
Comments Provided to Staff: N/A 
 
Consistency with Plan Cincinnati (2012): N/A 
 
Recommendation: 

Staff recommends the Historic Conservation Board take the following actions:  
 
A. ZONING VARIANCE DIMENSIONAL VARIANCE 

1. Section 1421-33- APPROVE a Dimensional Variance of 2 feet to allow for a 8 
foot wood fence per plans submitted by Platte Architecture and Design dated 
July 18, 2018 and subject to the following condition: 

(a) A building permit for the fence shall be required as prescribed by the 
Building Code.    

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

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

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

 
B. CERTIFICATE OF APPROPRIATENESS: 

1. APPROVE a Certificate of Appropriateness for demolition of the rear 1 story 
CMU addition of 1623 Race Street based on the credible evidence provided by 
applicant and Platte Architecture and Design in their submission dated June 22, 
2018 and subject to the following condition:  

(a) The building permits must be issued within two years of the decision date 
or the Certificate of Appropriateness shall expire.  
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2. FINDING:  The Board makes this determination per Section 1435-09-2: 
(a) That the property owner has demonstrated by credible evidence that the 

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

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

(c) That the demolition of the property will not adversely affect the character 
of the streetscape or of the historic district.  
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II Centennial Plaza 
805 Central Avenue, Suite 500 
Cincinnati, Ohio 45202 
Monday- Friday 7:30 am—4 pm 
(513) 352-4848 
Urban.Conservator@Cincinnati-OH.gov  
 
 

CERTIFICATE OF APPROPRIATENESS APPLICATION 
 

 

SUBJECT PROPERTY 
 

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

PRIMARY CONTACT 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: _____________________ 

mailto:Urban.Conservator@Cincinnati-OH.gov
eric
Typewritten Text
Luke Field





 

 

June 22, 2018 

Re:  1623 Race Street – rear garage addition 

 

 

Dear Historic Conservation Board: 

 

We are apply for a COA to remove a small 1-story garage addition at the rear of 1623 Race street. Based 

on photographs, Sanborn maps, and construction type, it is clear that this structure is not original to the 

neighborhood. It is a CMU and steel building, that clearly abuts the original building construction. It does 

not appear on the 1922 Sanborn maps (a smaller 1-story structure was in its place). It does appear on 

later Sanborn maps – however, due to it’s scale and construction, we do not feeel that the building is 

contributing to the character of the neighborhood. It is in a deteriorated shape, and does not appear to 

have solid foundation. We believe that the building should be removed. In it’s place, this portion of the 

site will remain open to facilitate the future redevelopment of the primary historic building. (Current plan 

for this spot is to install a fence and concrete slab that can be used as outdoor space by the future 

tenants).  

 

1922 map        

 

 

Most recent sanborn:  

 
 

Thank you for your time. We look forward to presenting our case to the board.   

 

Sincerely,  

Luke Field, Project Architect 

513-871-1850 

 



 

 

 

Demolition Case: 

 

We believe this garage addition is non contributing, as it was not original to the primary historic building. 

Per the Sanborn research indicated in our cover letter, it was clear the structure was built after 1922. 

Furthermore, the materials used are clearly more modern than the typical brick and wood found 

throughout the neighborhood from the late 1800 structures.  

 

Given the location of the structure (on the rear of the site, abutting a minor alley), we do not feel the 

building is prominent. Its demolition will not affect the primary streetscape along Race street. 

Furthermore, sites in Over the Rhine  typically have some open space towards the rear of the buildings. 

Removal of this structure would create such a space.  

 

Finally, this structure is currently awkardly abutting the primary historic building, and clearly was 

constructed as an afterthought. We again do not feel that it is contributing.  

 

 

 

 

Statement of Plans: 

 

After the removal of the structure, we plan to pour a new concrete slab and surround this portion fo the 

site with a 6’ tall metal fence. The specific details of each will be provided as part of the overall building 

renovation. This will provide the future tenants fo the building with some outdoor amenities, as well as 

potentially providing an area for trash and recycling collection.   

 

 

 

 

 

Expert Witness List:  

 

Luke Field – PLATTE architecture & desgin 

Eric Blyth – PLATTE architecture & design 

Tyler Zurick – 3CDC 



ITEM 2  August 6, 2018 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS AND ZONING RELIEF 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2018039/ZH20180121 
APPLICANT:  City Studios Architecture 
OWNER:  OTR Holdings 
ADDRESS:  310-316 Main Street 
PARCELS:  083-0003-0005; 0007; 0008 
ZONING:  DD 
OVERLAYS:   Third and Main Street Historic District 
COMMUNITY: Downtown 
REPORT DATE: July 27, 2018 
HEARING DATE: July 18, 2018  
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Nature of the Request 
The applicant is proposing to demolish a rear portion of the buildings and build a new 
addition on the rear to accommodate a hotel use in a newly constructed addition. The 
front 25 feet and facades will be preserved and consolidated into one building. New 
signage and canopies are being proposed and will require zoning relief.  
 
Details of Zoning Relief Required: 
The applicant requires the following Zoning Relief: 
 

1. 1411-39 (b)(3) Maximum Height of projecting signs is 8 feet. A variance of 8’7” 

feet is required.  

2. 1411-39 (c)(5) Awning signs may not exceed 12 square feet of total surface area 

and letters may not exceed 12 inches in height. A variance of 68 square feet 

for the sign total and of 14 inches for the height of the letters is required.  

3. 1411-39 (c) Wall Signs and projecting signs are to be street level/fronting. A 

location variance is required for the sides of the awning on Main Street and 

for all sides of the awning on Hammond Alley (north) and for the projecting 

sign on Hammond Alley.  

4. 1411-39 (c)(3) Maximum Display Area: 1-square foot for each one-foot of 

business frontage on the street to be faced by the sign. A 100 ft. dimensional 

variance is required for awning fronting Hammond Alley (north)  

 

Existing Conditions 
The proposal is three different buildings within the Third and Main Street Historic 
District. The historic district is a block long historic district which these comprise up half 
of the block. All three buildings are four stories mixed used buildings with a commercial 
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storefront. 312 and 316 Main Street have had an unsympathetic storefront change while 
308 Main Street retains the original storefront configuration.  
 
 
Proposed Conditions 
The applicant is proposing on the interior to combine all buildings into one building. This 
will be accomplished by removing rear additions and demolishing a portion of the rear of 
the building. The proposal will retain the first 25 feet of the building and the north 
bearing wall along Hammond Alley. A new 6 story building will be built behind the 
original 25 feet of the building. This new building will have a cast stone base on the first 
floor and an EFIS façade with a two toned panel system that has a slight texture. Along 
the alley paired window openings will be punched over the façade. The Main hotel 
entrance will be along the side on Hammond Alley and will employ a canopy system. A 
steel canopy will also be designed for the front over the middle building storefront. A 
new storefront system that is more sympathetic to the historic architecture as well as the 
slope of the sidewalk will be installed.  
 
 

 
Figure 1: 308-316 Main Street. Map from CAGIS Maps. 
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Figure 310-316 Main Street. Image courtesy of applicant 

 
Previous Reviews: NA  
 
Applicable Zoning Code Sections:   
Zoning District: Section 1411   DD 
Variance Request:  Section 1411   Signage- Downtown District 
Variance authority:  Section 1445 
HCB authority: Section 1435-05-4  
Overlays:  Section 1435   Historic Preservation 
Historic District/Reg: Third and Main Street  
COA Standard: Section 1435-09-2  COA; Standard of Review 
 
Zoning Review 
The applicant requires Zoning Relief for the proposed signage, which exceeds the 
maximum allowances and location signs in the DD District. The proposed signage 
exceeds the allowances for canopies on the front and places signage on the north side 
of the building which fronts an alley. All other zoning requirements of the DD district are 
met, including parking, which for the proposed project is not required to be owned for 
this conversion of an existing structure and that the proposed use is not listed as 
requiring parking in the DD district. 
  

https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1411DODEDI
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.cincinnati-oh.gov/buildings/historic-conservation/local-historic-landmarks/
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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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 

While the proposed signs exceed the allowable letter height and signage size 
for canopies in the district on both the north façade and the west facade, the 
overall canopies shape and size are appropriate to the scale of the building. 
The projecting sign also is on the side of the building and exceeds the size 
limitations for projecting signs. A larger sign at this location on the corner is 
needed for vehicular wayfinding towards the main entrance on the north side 
of the building. The Main Street façade cannot serve as the primary entrance 
because of the location of the streetcar at the curbline.  The location of 
signage on the north side, while on a façade that does not front on a street, is 
appropriate as this alley is wider than a typical alley and will be acting as the 
main entrance to the building and present itself as if on a street facade. As a 
long façade, the proposed signage does not overwhelm the façade.  

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

The denial of the requested variances would not deprive the property of all 
economically viable uses; however, the signage proposed does help to 
promote the business and utilization of a challenging historic rehabilitation of 
the property. Without effective signage, the business is unlikely to be easily 
identified and frequented by passersby. 

 
General Standards; Public Interest 

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 DD. The proposed work conforms to the district 
regulations with the exception of the relief requested herein.  

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

 The proposed work substantially conforms to the Historic Conservation 
guidelines for the historic district. 

d. Traffic.  Streets or other means of access to the proposed development are 
suitable and adequate to carry anticipated traffic and will not overload the adjacent 
streets and the internal circulation system is properly designed.   
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The signs will not negatively affect traffic. The projection of the sign will 
allow vehicular guests to easily understand to enter from the side of the 
building and not impede the path of the streetcar.   

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. 
Projecting signs and canopy signs are permitted in this district, though not 
at the location or size proposed. The sign, however, fits with the scale of 
the building. 

While the canopy signs will be much larger than is permitted on a canopy, 
the applicants are not proposing any wall signs. If a wall sign was 
permitted it would be permitted to be 75 feet. The canopy sign is 80 feet, 
which is only slightly above the amount for a wall sign. This size also 
includes the signage from all three sides of the canopy. If precluding wall 
signage, as it is challenging to protect the historic integrity of the building, 
the larger canopy signage appears to be a suitable compromise. 

The signage on the north face is technically on an alley and not on a street 
frontage. No signs are permitted on non-street fronting facades.  However, 
this alley way is acting as the major access point for the hotel, so signs 
are necessary to identify the location of the entrance. The façade is 182 
feet long and the proposed canopy sign is 100 sf of signage on all three 
sides. If this façade were on a street, the amount of signage would be 
within its frontage.  

 
Certificate of Appropriateness Review: 
A COA is required for the proposed signage, changes to the façade, and demolition of a 
portion of the building and construction of a 6 story addition.  
 
Comments on Applicable Guidelines  
The proposed signage substantially conforms to the Third & Main Street Historic 
Conservation Guidelines.  
 
Applicable Guidelines 
 

PRIMARY FEATURES SUBJECT TO REVIEW  
All exterior changes will be reviewed, however, the focus of the review will be on 
significant features on primary elevations.  
 208-210 E. Third - South elevation  
 300-302 Main - South and west elevations  
 304-306 Main - West elevation  
 308-310 Main - West elevation  
 312-314 Main - West elevation  
 316-318 Main - West elevation 
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 The facades of 310-316 Main Street are being preserved and restored. The 

unsympathetic storefronts at 312 and 316 Main Street are being removed and 
more appropriate storefronts that address the change in grade between the three 
buildings as well as reintroduce large storefront glass systems will be installed. 

 
 
DEMOLITION   
Demolition is proposed for a non-significant portion of a building, and the demolition will 
not adversely affect the historic character of those parts of the building determined by 
the HCB to be significant. 

The proposal for demolition of the rear additions and the building except for 25 
feet of the original building and the north wall, while not ideal, is an acceptable 
compromise for redevelopment of these buildings. As the main focus and intent 
of the guidelines is the preservation of the front facades of these buildings and 
façade-ectomy (retention of a façade with a new building behind it) is not a best 
practice due to structural integrity concerns during construction as well as the 
maintenance of integrity of the north corner, staff finds that the proposal is 
acceptable and within the intention of the Third and Main Street Historic District.  

 
Demolition of a major portion of the building should only be considered under 
certain circumstances. Two of the three buildings are already combined on the 
first floor and for the proposal to work, trying to combine the floor plates into one 
would not be able to work well as the floor levels are not at the same height in 
each building. While an economic hardship case has not been claimed, creating 
a hotel over three buildings with different floor plates would be a difficult 
challenge. The current owners have had the building since 2015. Other projects 
have been proposed for these buildings, but nothing has been able to move 
forward. If the proposal were to keep all four walls intact, we would not be able to 
comment or review the interior alterations in such that all interior floors would be 
able to be removed and rebuilt. The proposal is keeping 3 of the four external 
walls (North wall, west wall, south wall and rebuilding the interior. The rear wall is 
not retained as the new building built behind the existing buildings footprint is 
connected at this location. If the rear wall was retained, it would be completed 
obscured by the new building.  

 
ADDITIONS AND ALTERATIONS  
New construction and alterations should fit the character of the original building.  

A.  Additions should not detract from the original building.  
B. Additions and alterations should be consistent with "new materials" guidelines 

above. 
 
 The New Addition, while visible from the street and taller than the original 

building, is set back from the front of the building and with the north wall being 
retained, the new material will only be visible in a few spots while on Main Street. 
The placement of the new building will not detract from the original building as it 
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will not be highly visible. The sight line studies that the applicants have provided 
on pages 14-16 show the visibility of the new addition from various points on 
Main Street.  

 
 Also as the guidelines above have limited guidance on the proposed changes, 

the applicants have referenced the National Park Service Interpreting the 
Standards Bulletins in regards to both the addition of openings on the north 
façade along Hammond Alley in the original brick walls well as roof top additions 
and exterior additions.  

  

 New Openings on Secondary Walls are generally appropriate when they are 
not cut into the first bay and that the window sizes and scale are similar to 
existing windows on the building. (page 18). 

o The proposal sets the windows back after the first bay and the 
windows, while shorter than the windows on the front, are taller than 
they are wide.  

 Rooftop Additions are generally appropriate according to the NPS ITS, when 
they are not highly visible from the street, are set back at least one bay from 
the street and are on buildings that are not less than 3 stories tall. Generally 
only a one story addition is appropriate. (Page 19) 

o With the exception of the one story addition, the proposal fits within 
these guidelines. While the building does go up to 6 stories it is only 
about 1 ½ stories above the existing roofline as the 5th story is set 
below the existing roof line of the building. There are minimal 
penthouses and roof accesses on the 7th floor but these are set back 
approximately 40 feet from the front façade. While the guidelines state 
one story, staff does feel that in the rear it would be more appropriate 
to have more screening of the mechanicals and an enclosure should 
be constructed to obstruct views to the mechanicals. This enclosure 
won’t be visible from Main Street, but will obscure the mechanicals 
from surround buildings and view sheds from the Riverfront area.  

 Additions are generally appropriate when they preserve significant historic 
materials, features and forms, are compatible and are differentiated from 
the main building. (Page 20) 
o Staff believes the proposed design accomplished all of the above. As 

the intent of the guidelines is the preservation of the significant Main 
Street facades, the proposal is accomplishing the retention of the 
significant materials, features and forms. The massing and placement 
and use of punched opening in a regular rhythm across the north 
façade reflect the historic pattern of punched openings. Historically 
secondary facades were not highly detailed, and the proposal follows 
this design as well. The use of a different material on the addition also 
differentiates the addition from the original. While EFIS is not a 
masonry building material, the proposed EFIS has a slight texture 
similar to a slight texture that is seen on a brick. The color use of grays 
also will help the building fall to the background and blend in with the 
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gray of the adjacent buildings to the north.  
 
NEW MATERIALS  
Where no original materials remain and there is no evidence on the building or in 
documentation of what the original looked like, new material should be designed to fit 
the general character of the original building.  

A. New material should be compatible with the building in color, texture, detailing, 
placement, size and shape.  

B. New features should respect the existing proportions and design patterns of the 
building.  

 
While staff had some reservations about the use of EFIS in the historic district, 
the samples that the applicants provided that will be used have a slight texture 
that will be reflective of a slight texture that is seen in brick. The applicants have 
also proposed the use of a stone cladding at the base/pedestrian level. As the 
alley is not as wide as a street, the main traffic in the alley, both pedestrian and 
vehicular will experience the stone base rather than the EFIS. This stone base 
carries the masonry from the original building into the new addition and provides 
a higher quality material at the pedestrian scale.  

 
 

SIGNS 
The guidelines do not have any specific references to signs as an element and staff 
looks towards the Secretary of the Interiors Standards where it states “New additions, 
exterior alterations, or related new construction shall not destroy historic materials that 
characterize the property. The new work shall be differentiated from the old and shall be 
compatible with the massing, size, scale, and architectural features to protect the 
historic integrity of the property and its environment.” 
 

The proposed signage substantially meets these guidelines in that the signs and 
canopy is compatible with the building but is contemporary in nature to show that 
it is not a historic feature. The signs and canopy are appropriately placed and 
sized for the building and use. While the secondary façade would not have 
historically had a canopy, the use of the secondary façade as the main entrance 
required an identification element to direct patrons to an entrance. The canopy is 
placed away from the corner as to not detract from the historic portion of the 
building.  

 
Other Considerations:  
 
Prehearing Results: A prehearing was held on July 18, 2018  
 
Comments Provided to Staff: Staff has received comments about the proposal from 
the Department of Transportation Engineering. While the comments do not discuss the 
merits of the design in regards to the design, the issues and concerns presented to 
reflect the proposed demolition and new construction. Staff wants to make sure the 
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comments are reflected in the official record and are considered as conditions on the 
approval for new construction.  
 
DOTE Conditions for Historic Conservation Board approval: 
1. DOTE generally approves the proposed concept for final operations and 

construction operations of the boutique hotel utilizing Hammond Street for vehicular 
access.  However, to improve vehicular travel, DOTE will require Hammond Street 
be converted to one-way east bound only travel.  Along with the construction of a 
bump in for valet and loading areas.  Developer responsible for all work; including 
modifications of existing infrastructure. 

2. Existing access easements with adjacent property owner will require amendments or 
modifications to allow one-way travel.  The proposed development will also require 
an access easement for usage if the property remains a private (City owned) parcel. 

3. DOTE Right of Way permits will be required for all work on Hammond Street and 
Hammond Alley. 

 
Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
 
 
Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  

 
I. ZONING RELIEF 

A. VARIANCES 
1. Section 1411-39(3) – APPROVE a Dimensional Variance of 8’7” for a 

projecting sign of  16’7” feet in height, in excess of the 8-foot limit per 
plans submitted by City Studios dated 7/24/2018, with the following 
condition 

a.  
2. Section 1411-39(c)(5) – APPROVE a Dimensional Variance of 68 

square feet for size and 12 inches for letter height for a canopy sign along 
Main Street  per plans submitted by City Studios dated 7/24/2018 with the 
following condition: 

a. A Revocable Street Privilege will be required for the canopy.  
b. No other wall signs will be proposed for the façade.  

3. Section 1411-39(c) – APPROVE a Locational Variance to allow a 
canopy with signage and a Projecting Sign along Hammond Alley per 
plans submitted by City Studios dated 7/24/2018 with the following 
condition.  

a. A Revocable Street Privilege will be required for the Projecting 
Sign. 

4. Section 1411-39(c)(3) – APPROVE a Dimensional Variance of 100 
square feet for the awning sign along Hammond Alley per plans submitted 
by City Studios dated 7/24/2018.  
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B. FINDING: The Board makes this determination that per Section 1435-05-4: 
1. Such relief from literal implication of the Zoning Code will not be materially 

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

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

 
II. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 308-316 Main Street per plans 
submitted by City Studios dated 7/24/2018 including  any revisions submitted for 
permit subject to staff review and approval with the following condition: 

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

2. The demolition of the proposed portion of the historic buildings shall not be 
issued without a simultaneous issuance of a building permit for the 
proposed addition.  

3. A Consolidation Plat shall be recorded prior to issuance of building permit 
combining Parcels 083-0003-0005, 0007, 0008. 

4. The future project shall be addressed as 312 Main Street. 
5. The roof parapet for the eastern half of the building shall be heightened to 

a full story to provide a complete enclosure of the mechanical area and 
provide a wall for the Identity Signage permitted within the DD district.   

6. The bar courtyard shall evidence a recorded easement to Third Street or 
shall provide a secondary egress back into the building.  

7. Hammond Street shall be converted to one-way east-bound only travel 
and all proposed modifications to the right of way shall be constructed at 
the expense of the developer.  

8. Amendments to existing access easements with adjacent property owner 
to allow for one-way travel will be filed with the Department of Building and 
Inspections when building permits are submitted.  

9. DOTE Right of Way permits will be required for all work on Hammond 
Street and Hammond Alley. 
 

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 Third and Main Street guidelines state the focus of the review is on 

the primary façade and the proposal rehabilitates and restores the primary 
façade to original conditions.  

3.  The addition is not highly visible from Main Street and does not detract 
from the primary elevations.  

4.  The applicants have demonstrated that they are following best practices 
as outlined in by the National Park Service Interpreting the Standards 
Bulletins.  
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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: 06/01/2018  

Location:310-314 Main Street 

Request: Partial Demolition and Addition 

Zoning District: DD-A/Third and Main Historic District 

 

Applicant Name:  City Studios 

 

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 Zoning Relief and a 

Certificate of Appropriateness from the Historic Conservation Board as it is within a Historic Conservation 

Overlay Zone.  

 

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 $606.09 fee is required with the submission as well. The next deadline is June 8, 

2018 for the July 23, 2018 Historic Conservation Board Meeting. 

 

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

 

1. 1411-39 (b)(1)  Location: Below the third story of a building and extend from the building facade. 

A variance is required.  

2. 1411-39 (b)(3) Maximum Height. 8 feet. A variance of 12 feet is required.  

3. 1411-39 (c)(5) Awning signs may not exceed 12 square feet of total surface area and letters may 

not exceed 12 inches in height. A variance of 68 square feet and of 14 inches is required.  

4. 1411-39 (c) Wall Signs are to be street level/fronting. A location variance is required for the 

sides of the awning on Main Street and for all sides of the awning on Hammond Alley 

(north).  

5. 1411-39 (c)(3)  Maximum Display Area: 1-square foot for each one-foot of business frontage 

on the street to be faced by the sign. A 100 ft dimensional variance is required for awning 

fronting Hammond Alley (north)  

 

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 5
th
 floor of 805 Central Avenue in the Permit 

Center. 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,  



 

Permit Center   805 Central Avenue, Suite 500    Cincinnati, Ohio 45202 

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

 
Beth Johnson 

Urban Conservator 

(p): 513-352-4848 

(e): beth.johnson@cincinnati-oh.gov 
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CINCINNATI’S HISTORIC CONSERVATION OFFICE  
Documents Required for Review 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 

606.09
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 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  
 _______________________________________________________________________ 
 _______________________________________________________________________ 
 _______________________________________________________________________ 
 
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.  

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 
Urban.Conservator@Cincinnati-OH.gov  
 
 

CERTIFICATE OF APPROPRIATENESS APPLICATION 
 

 

SUBJECT PROPERTY 
 

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

PRIMARY CONTACT 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: _____________________ 

mailto:Urban.Conservator@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          
513-352-1559 
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    __ 

 

Section 3. OWNER   
NAME      __ CONTACT PERSON (if legal entity)  ____________  _____ 
ADDRESS         CITY_____________STATE_______ZIP_________ 
EMAIL      ________RELATIONSHIP TO OWNER (if not owner)   ___________ 
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 ____/____/______ 
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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. 
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INSTRUCTIONS FOR APPLICATIONS REQUESTING  

A VARIANCE  

Applicants requesting a variance must demonstrate through credible testimony, 
documentary evidence or written statements how their proposed project meets the 
standards outlined in Cincinnati Municipal Code 1445-13 AND Cincinnati Municipal Code 
1445-15.  Applications that are not supported by testimony, documentary evidence or written 
statements are subject to disapproval.  

As required by Section 6 of the Zoning Hearing Examiner Application, applicants must provide 
a written statement explaining how their proposed project meets the following standards for 
a variance: 

1. To meet the standard outlined in Cincinnati Municipal Code 1445-13, an applicant must 
show that the proposed project “is in the public interest.”  A list of factors considered 
by the Zoning Hearing Examiner to determine whether the proposed project “is in the 
public interest” is found in Cincinnati Municipal Code 1445-13. 

AND 

2. To meet the standard outlined in Cincinnati Municipal Code 1445-15, an applicant must 
show: 

a. neither the owner nor any of its predecessors caused the nonconformity 
requiring a variance; and  

b. how the project meets either of the following conditions:  

i. special circumstances or conditions pertaining to the subject property 
cause the strict application of the zoning code to be unreasonable and 
would result in practical difficulties; or 

ii. a variance is necessary for the preservation and enjoyment of a 
substantial property right of the applicant possessed by owners of 
other properties in the same district or vicinity.  
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June 22, 2018 

 

Historic Conservation Board 

City of Cincinnati 

II Centennial Plaza  

805 Central Ave., Suite 500 

Cincinnati, Ohio 45202  

 

Re:  Zoning Variance Request 

 308-316 Main Street - signage

 

Historic Board members, 

 

A zoning variance is being requested

which is being proposed to be located at 308

Third Street Historic District).  As part of this application, we are providing the following:

 

1. Adjudication Letter, dated June 1, 2018

2. Completed Application for Zoning Relief

3. Hamilton County Auditor Property Report showing ownership

4. Location plan:  Page 2 of the attached document

5. Floor plans:  Pages 6-11 of the attached document

6. Context Photos:  page 2 of the attached document

7. Elevations:  pages 23-25 of the attached document

8. Building perspectives:  pages 21

9. Signage information sheets:  pages 27

 

Below is a description of the signs that 

above indicate the size and location 

 

Corner projecting sign 

 -sign height exceeds that which is allowed

 -sign extends into the 3rd story

 

(3) signs on the proposed Main Street awning

 -sign facing west exceeds the allowable area

 -north and south facing sign

 

(3) signs on the proposed awning along Hammond Street

-since Hammond Street is not a public ROW, no signage is allowed on the awning.  (3) signs are 

being proposed to be located on 

 

Based on the information conveyed through this zoning relief app

that the Historic Conservation Board 

 

Sincerely, 

 

 

Chantelle Noble 

Architect 

CITY STUDIOS Architecture 

C i n c i n n a t i ,  O h i o   4 5 2 0 2          p h :   5 1 3 . 6 2 1 . 0 7 5 0

signage 

is being requested for proposed building signs for a hotel / restaurant development, 

which is being proposed to be located at 308-316 Main Street (within the DD district as well as the

).  As part of this application, we are providing the following: 

June 1, 2018 

Completed Application for Zoning Relief 

Hamilton County Auditor Property Report showing ownership 

of the attached document 

of the attached document 

of the attached document 

of the attached document 

Building perspectives:  pages 21-22 of the attached document 

Signage information sheets:  pages 27-29 of the attached document 

that require variances for this development.  (The drawings

location of each sign). 

sign height exceeds that which is allowed. 

sign extends into the 3rd story. 

(3) signs on the proposed Main Street awning 

sign facing west exceeds the allowable area. 

north and south facing signs exceed the allowable number of signs per awning.

signs on the proposed awning along Hammond Street 

Hammond Street is not a public ROW, no signage is allowed on the awning.  (3) signs are 

to be located on this awning. 

Based on the information conveyed through this zoning relief application, the Owner respectfully request

that the Historic Conservation Board grant the variances listed in the adjudication letter. 

p h :   5 1 3 . 6 2 1 . 0 7 5 0  

hotel / restaurant development, 

as well as the Main and 

The drawings referenced 

 

Hammond Street is not a public ROW, no signage is allowed on the awning.  (3) signs are 

lication, the Owner respectfully requests 
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• The project is located between 3rd and 4th Streets within the Main and Third Street Historic District and consists 

of three buildings: 308 Main, 312 Main and 316 Main.  312 and 316 Main were combined into one building at 

some point in the past.

• The Main and Third Street Historic District is comprised of six signifi cant late 19th and early 20th century buildings 

located along Main Street which exhibit distinctive architectural characteristics and styles associated with their 

period of construction as applied to commercial use.  Their scale, location, materials, and setting produced a 

grouping that is cohesive in design, feeling, and association and visually distinct form it surroundings.  

• 308 Main is a four story building, one bay wide, rectangular in plan, constructed of brick with smooth sandstone 

front.  It is a commercial building exhibiting characteristics of the Italianate-style commercial building.  The stone 

storefront has decorative columns, decorative stone transoms, and arched stained glass transom windows.  

Aluminum storefront infi ll has replaced the original storefront windows and entrances.  The original masonry 

openings on the upper fl oors are intact with double hung windows.

• 312 Main and 316 Main were combined into one commercial building.  Both original buildings are four-story, 

one bay wide masonry buildings with stone front façades and exhibit characteristics of the Italianate-style.  The 

commercial storefront of both buildings has been signifi cantly altered.  A modern storefront was added that 

spans the entire façade of 312 and 316 Main.  The original masonry openings on the upper fl oors are intact with 

double hung windows.

• The rear (east) façade of 308 Main is not visible as it abuts 212 E. 3rd.  The rear of 312-316 was altered with a 

one-story garage structure and loading dock addition.  

Existing Building Description

A-02
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• The proposed project scope is to combine all three buildings and convert the use into a hotel.  

• Since all three buildings have different fl oor levels, the most feasible approach for the 

conversion to a hotel is to remove the rear non-signifi cant portion of the building and build new 

construction.

• The demolition of the rear portion of the building is considered acceptable per the local 

historic guidelines as it is proposed for a non-signifi cant portion of the building and the 

demolition does not adversely affect the signifi cant west building facades.  

• The front 25’ of the historic buildings, including existing fl oor and roof structure and the 

historically signifi cant east facade will be maintained intact.  Windows will be replaced with 

new aluminum clad wood double hung windows and the existing non-historic storefronts will be 

replaced with new storefronts compatible with the historic facade.

• Beyond the fi rst 25’, a new 6 story (+ roof deck) addition would be built within the original 

building footprint, maintaining the original side (north) brick wall with new compatible punched 

window openings.  A small portion of the 6th story and roof deck would be visible from Main 

Street from the north.  It is not visible from the front on Main Street.

• The new addition will be continued beyond the original building footprint to the east and will 

be 6 stories tall plus a roof deck, removing the non-historic existing one story structures at the 

rear of the building. 

•   The addition is necessary, as the existing three buildings do not have aligning fl oor levels and 

the existing confi guration of the buildings are not adaptable for the rehabilitation into a hotel 

use

• The new addition at the rear of the building is considered acceptable per the local historic 

guidelines as it does not detract from the original building and will be consistent with the new 

materials guidelines by using materials compatible in color, texture, detailing, placement, 

size and shape and new features respect the existing proportions and design patterns of the 

building.

Project Description
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1904-1940 Sanborn Map

• The 1904-1940 Sanborn map (right), shows that 308-316 Main Street (highlighted in blue) 

originally had an adjacent 5-story building to the north (highlighed in yellow).  This is also 

indicated by the remaining party wall visible on the north side of the building.  

• The 1968 auditor’s photo (above) indicates the adjacent building was removed 

sometime between 1940 and 1968 exposing the north wall of the building.

• In addition, there were originally 4 and 6 story buildings abutting the rear of 308-316 

Main, making the west street facade the only facade that was historically visible during 

the period of signifi cance.  The local historic guidelines defi nes the west facade as the 

primary elevation.

Project References
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Proposed Demolition Plan
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Proposed New Work Basement Plan

SCALE: 1/8" = 1'-0"

BASEMENT FLOOR PLAN 1
A-08
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Proposed New Work First Floor / Site Plan

SCALE: 1/8" = 1'-0"

FIRST FLOOR 1
A-01
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configuration
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door
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keep entirety of
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openings at first floor

Existing Building
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entry

New 6-story (+ roof deck) addition
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Proposed New Work Second-Fourth Floor Plan

SCALE: 1/8" = 1'-0"

SECOND FLOOR PLAN 1
A-02
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Proposed New Work Fifth Floor Plan

SCALE: 1/8" = 1'-0"

FIFTH FLOOR PLAN 1
A-05
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Proposed New Work Sixth Floor Plan

SCALE: 1/8" = 1'-0"

SIXTH FLOOR PLAN 1
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Proposed New Work Roof Plan

SCALE: 1/8" = 1'-0"

ROOFTOP BAR FLOOR PLAN 1
A-07
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View 1 from Main Street
Looking Southeast

Existing street view

1

Key Plan

Proposed street view

• New punched openings will be added with double hung windows in original north party wall 

to serve the new hotel rooms.  The original north wall was historically not visible as there was 

an adjacent building (see Sanborn Map).  This makes it less signifi cant and presents a greater 

opportunity for introducing new openings.  See NPS examples.

• The 6th fl oor of the new addition is partially visible from street above the existing 4 story building.  

This “roof addition” is set back from original north wall 5’ and from the west wall 25’.  With minimal 

visible windows and a fl at roof, the addition is compatible and does not detract from the original 

building.  See NPS examples.
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Existing street view

2

Key Plan

Proposed street view

View 2 from Main Street and Hammond Alley
Looking Southeast

• New punched openings will be added with double hung windows in original north party wall 

to serve the new hotel rooms.  The original north wall was historically not visible as there was 

an adjacent building (see Sanborn Map).  This makes it less signifi cant and presents a greater 

opportunity for introducing new openings.  See NPS examples.

• The 6th fl oor and roof deck of the new addition is partially visible from street above the existing 

4 story building.  This “roof addition” is set back from original north wall 5’ and from the west 

wall 25’.  With minimal visible windows and a fl at roof, the addition is compatible and does not 

detract from the original building.  See NPS examples.  
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Existing street view

3

Key Plan

Proposed street view

• Rear 6-story and roof deck addition is visible.  Addition includes simple facade with windows for 

hotel rooms on upper fl oors and recessed entry with canopy on fi rst fl oor for valet drop off.  

View 3 from Main Street
Looking Southeast



308-316 Main Street Development

07/24/2018 - REVISION #1

Page 15

Key Plan

Views 4 & 5 from Main Street

5

4

Existing View 5

Existing View 4

Proposed View 5

Proposed View 4
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7

Key Plan

Views 6 & 7 from Main Street
Looking Northeast

Existing View 7

Existing View 6

Proposed View 7

Proposed View 6

6
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Existing View 9

Existing View 8

9

Key Plan Proposed View 9

Proposed View 8

Views 8 and 9 from Hammond Alley

8
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New Openings on the North Wall (Secondary Elevation)

From NPS ITS 21: Adding New Openings on Secondary Elevations:

Rehabilitating a historic building to accommodate a new use may require inserting openings 

in a formally blank wall or increasing the number already there...[Buildings] may have one 

or more blank or un-fenestrated exterior walls that are not signifi cant and can successfully 

be altered without negatively impacting the building’s historic character.  The number of 

new openings should be limited so that enough mass remains to keep the wall’s sense of 

solidarity.  It is usually recommended when adding compatible new openings to a blank wall 

that windows not be cut in the fi rst bay at either end of the wall, but instead pulled back one 

bay...So that new openings do not appear historic, they should be very plain, preferably just 

cutouts in the wall without trim or period architectural surrounds.  And, the windows themselves, 

should be distinguishable from the historic windows by use of a simpler or slightly different light 

confi guration.

Examples of compatible openings from NPS

Proposed

NPS approved elevation from 2012 Historic Tax Credit Application

• The new openings are simple with 

precast concrete headers and sills.  

• The spacing of the new openings is 

regular and the size of the windows are 

similar to the proportions of the windows 

on the historic west facade.

• The new openings are set back 

25’ and there are no new openings 

proposed in the fi rst bay from the street.

• The window size and spacing is 

consistent with the new openings shown 

in an approved historic application from 

2012.

From NPS ITS 14: Introducing New Windows 

in Blank Walls:

A 19th century commercial building 

with an exposed party wall, where the 

adjacent buildings have been razed, 

presents a greater opportunity for 

compatible new openings.  Nonetheless, 

the design must not make such a strong 

architectural statement as to radically 

change the appearance of the building 

or overwhelm the composition of the 

historic facade
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From NPS ITS 47: Rooftop Additions on Mid-size Historic Buildings:

Rooftop additions proposed as part of a rehabilitation project must be carefully designed in 

order to preserve the building’s historic character.  A successful rooftop addition does not 

signifi cantly impact the character of the historic building.  It is subordinate to the historic building 

in size and design, and compatible with its massing, scale, materials and features.  It must be set 

far enough back from the primary elevation(s) of the building — usually at least one bay, so that 

it is not highly visible from the public right-of-way.  In most cases, rooftop additions should not be 

more than one story and, generally, they are not appropriate for buildings consisting of three 

stories or less. 

From NPS ITS 36: Rooftop Additions 

With regard to rooftop additions, the Guidelines for Rehabilitating Historic Buildings recommend 

that new rooftop additions be designed so that they are inconspicuous from the public right-of-

way, are set back from the primary elevation of the building, and do not damage character-

defi ning features of the historic building. Rooftop additions are almost never appropriate for 

buildings that are less than four stories high. Generally, rooftop additions should not be more 

than one story in height, and are more compatible on buildings that are adjacent to taller 

buildings or dense urban environments. 

Rooftop Additions

Examples of compatible roof additions from NPS:

From NPS website:

Here, a 1-story rooftop 

addition on a 6-story 

historic building is set 

back from the primary 

elevation so it is not 

seen from the street 

below. Although the 

taller portion at the 

rear, in particular, which 

replaced an existing 

tower, is visible from a 

distance, the addition is 

unobtrusive and does not 

impact the character of 

the historic building.

• Although our addition is not a true “rooftop 

addition”, it has the appearance of a roof top 

addition from the street.

• The “rooftop addition” is only slightly visible 

from Main Street from the north approach,  

is not visible at all from the west side of the 

building and is barely visible from the south 

approach.  

• The “rooftop addition” does not affect the 

character of the historic building.
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From NPS Preservation Brief 14: New Exterior Additions to Historic Buildings:

An addition should be designed to be compatible with the historic character of the building 

and, thus, meet the Standards for Rehabilitation. Standards 9 and 10 apply specifi cally to new 

additions:

(9) “New additions, exterior alterations, or related new construction shall not destroy historic 

materials that characterize the property. The new work shall be differentiated from the old 

and shall be compatible with the massing, size, scale, and architectural features to protect the 

historic integrity of the property and its environment.”

(10) “New additions and adjacent or related new construction shall be undertaken in such a 

manner that if removed in the future, the essential form and integrity of the historic property and 

its environment would be unimpaired.”

To accomplish this and meet the Secretary of the Interior’s Standards for Rehabilitation, a new 

addition should:

• Preserve signifi cant historic materials, features and form;

• Be compatible; and

• Be differentiated from the historic building. 

• The 6-story (+ roof deck) portion of the new 

addition is set behind the existing north wall and 

the 6th fl oor and roof deck are only partially 

visible, appearing as a “rooftop addition” (See 

notes on previous page).

• The 6-story (+ roof deck) portion of the new 

addition that can be seen meeting the ground 

is located beyond the historic enclosure of the 

existing building (where there is currently a non-

historic 1-story addition and loading dock).  

• The new addition will be simple in design and 

compatible to the historic building, but clearly 

differentiated from the historic building by 

material and style of windows. 

• The difference in height of the new addition 

and a slight set back will allow the addition to 

be viewed as a separate building maintaining 

the integrity of the existing building massing.

Examples of compatible additions from NPS:

Additions
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Birdseye View
Looking Southeast
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Birdseye View
Looking Northeast



308-316 Main Street Development

07/24/2018 - REVISION #1

Page 23

West Elevation
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North Elevation



308-316 Main Street Development

07/24/2018 - REVISION #1

Page 25

East Elevation
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Proposed Materials

Paint:  Sherwin Williams

 Sheen = fl at

 Color = Rookwood Terra Cotta

EIFS:  Sto ICF Finish System

 Finish = fi ne

 Color = Smoked Putty

EIFS:  Sto ICF Finish System

 Finish = freeform

 Color = Pearl Gray

Window frames:  Kawneer, Pella, and Wojan

 Finish = anodized (Pella will be Kynar)

 Color = Dark Bronze

(Note:  awnings to match this color)

Stone base:  Arriscraft

 Size = 23-5/8” wide x 11-5/8” high x 3-5/8” thick

 Style = smooth

 Color = Driftwood



308-316 Main Street Development

07/24/2018 - REVISION #1

Page 27

EIFS and Stone Precedents

Stone - large scale 

block with stacked 

bond

EIFS - subtle two 

toned coloration 

with clean joint 

lines
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Proposed Signage

Projection sign:
70 sf on each side.  (Variance
request for the size and
height).

Drop off canopy w/ signage
on three sides:
-56 sf signage facing north
-22 sf signage facing west
-22 sf signage facing east
(Variance request for the size
of the sign on the north face,
as well as adding the signs on
the east and west faces).

Main entry canopy, w/ signage on
three sides:
-40 sf signage facing west
-20 sf signage facing north
-20 sf signage facing south
(Variance request for the size of the
sign on the north face, as well as
adding the signs on the east and
west faces).

Projection sign:
for restaurant / bar tenant -12 sf on
each side.
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Signage Precedents
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Canopy Precedents
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