
ITEM 1  July 12, 2021 

 
 

  APPLICATION FOR  
ZONING RELIEF 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: ZH20210084 
APPLICANT:  PAST 
OWNER:  Mohawk LLC   
ADDRESS:  222 Mohawk Street 
PARCELS:  009500020040 
ZONING:  UM  
OVERLAYS:   Sohn-Mohawk Historic District 
COMMUNITY:  Over-the-Rhine 
REPORT DATE: June 15, 2021 
 

 
Details of Zoning Relief Required: 
The applicant requires the following Zoning Relief: 
 

1. Section 1410-07 – Numerical Variance for a 5-residential-unit building.  The 
building had an existing 4 residential units. The base zoning allows 3 residential 
units. A variance to allow 5 units at 488 sf of lot area/unit is required.     
 

Existing Conditions 
The subject property is situated mid-block on the northside of Mohawk Street toward the 
dead-end next to Jackson Brewery.  The building is a 3-story brick building and is an 
existing 4-unit residential building.  
 

Proposed Conditions 
The applicant is proposing to divide a larger unit into 2 smaller units to create a 5 
residential unit building. The unit that is being subdivided was originally a 2-story, 2 
bedroom unit and the proposal is to make each floor its own 1 bedroom unit.   
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Figure 1. Location of 222 Mohawk St. Image from CAGIS. 
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Figure 2. Street view of 222 Mohawk Street. Image from Google. 

 
 
Previous Reviews: NA 

 
Applicable Zoning Code Sections:   
Zoning District: Section 1410   UM  
Variance Request: Section 1410   Density 
Variance Authority:  Section 1445 
HCB authority: Section 1435-05-4  
Overlays:  Section 1435   Historic Preservation 
Historic District/Reg: Sohn-Mohawk Historic District 
COA Standard: Section 1435-09-2  COA; Standard of Review 
 
 
 
 
 

https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS
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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Zoning Review 
The project was originally approved for rehabilitation for the legally nonconforming 4 
units of the last known and documented use.  
 
A variance is required to increase the density to 5 units that would have 1 unit per floor 
for the front and rear portion of the building.   
 
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 building is a historic building and the dividing a 2-story 2 bedroom unit into 
two 1 bedroom units is appropriate for the layout and configuration of this 
building. Having one unit per floor is a typical composition within historic 
buildings.   

 (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). 

A denial of the density variance would not result in the deprivation of all 
economically viable use, but it is providing a more traditional configuration with 
office on the first and residential above.   
 

Standards for Variances per Section 1445-05-4 

 (a)  Owing to special circumstances or conditions pertaining to a specific piece of 

property, the strict application of the provisions or requirements of this Code or 

the Land Development Code, as applicable, are unreasonable and would result in 

practical difficulties.  

• The property is in an existing building. Configuring existing buildings 

into today’s standards and market design often requires relief to make 

the apartments practical in design.  

• The request isn’t changing the exterior of the building.  

• The request isn’t changing the number of bedrooms in the building 

(b)  The 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. 

The applicant is seeking a density that is similar to other densities that 

have been approved for existing buildings within the area, including the 

Over-the-Rhine Historic district. Existing property densities that have been 

previously approved since 2016 in the district have a range from a density 
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as low as 150 sf of lot area/unit up to 864 sf of lot area/unit. The majority 

of the variances allow for a density around 200-300 sf of lot area/unit.  

 
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 UM.  The proposal does not conform to the 
underlying zoning allowances for density.   

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 project is within Sohn-Mohawk Historic District. There is no exterior 
work and therefore no COA is required.  

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. 

A stated goal of the 2002 Over-the-Rhine Comprehensive Plan is  
“Encourage and welcome new investment at all income levels of the housing 
market and ensure the long-term sustainability of enough affordable housing 
to house current residents.” The project is providing a diverse range of 
housing options, both in size, configuration and availability to different 
economic levels.  
 

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.   

The building is a residential building within the UM zoning district.  Parking 
is no longer required due to the Urban Parking Overlay District. The number 
of bedrooms is not increasing.  

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 density is at 488 sf of land area per unit.  This is similar in 
density with other recently approved projects in existing buildings within 
commercial districts in Over-the-Rhine. Projects that the HCB has approved 
in mixed use districts since 2017 are below 

• 1531 Elm St   253 sf lot area/ unit 

• 1533 Elm St  275 sf lot area/ unit 

• 1925 Vine St  333sf lot area/ unit 
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• 161 E McMicken 357 sf lot area/ unit 

• 24 W 15th St  125 sf lot area/ unit 

The property is large enough that all trash for the units will be able to be 
accommodated onsite.  

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.  

Ordinance 202101677 has been referred to City Planning Commission 
from Council. This ordinance would remove density requirements from 
many zoning districts throughout Cincinnati, including the UM zoning.  

l.  Economic Benefits. The promotion of the Cincinnati economy. 
The proposed project is creating more housing opportunities in the urban 
core providing more density and patrons of local businesses.  

 
m.  Job Creation. The creation of jobs both permanently and during construction. 

There will be temporary jobs during construction.  
 
n.  Tax Valuation. Any increase in the real property tax duplicate. 

The rehabilitation of the building will increase the property value of the 
property.  
 

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

The owner of the property will have a benefit to redeveloping the property 
and creating an income stream.  

 
p.  Public Benefits. The public peace, health, safety or general welfare. 

The overall project is creating a diversity of housing options for a range of 
economic levels. This is a desire of the community and the city as a 
whole.  

 
 
Certificate of Appropriateness Review: 
No COA is required on this project as all work being proposed is regular maintenance 
and repair.  
 
 
Other Considerations:  
 

Prehearing Results: A prehearing was held on June 23.   
 

Comments Provided to Staff: NA 
 

Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
 
 



7 
 

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

 
I. ZONING RELIEF 

A. Variances 
1. Section 1410-07 –APPROVE – Numerical Variance to allow a 5-

residential-unit building at 488 sf of lot area/dwelling unit, in excess of the 
permitted 3 units and legally nonconforming 4 units, per plans for 222 
Mohawk Street submitted by Michael Stehlin dated April 27, 2021.  
 

B. FINDING: The Board makes this determination that per Section 1435-05-4: 
1. Such relief from the 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.  

2. The density variance is similar to other density variances approved for 
existing buildings within the neighborhood.  

3. The density will not materially alter the demand for parking or the ability 
to manage utilities and services, including trash for the project. 

 
 































ITEM 2  July 12, 2021 

 
 

  APPLICATION FOR  
ZONING RELIEF 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: ZH20210085 
APPLICANT:  City Studios Architecture 
OWNER:  Cintrifuse Innovation Hub LLC 
ADDRESS:  1313-1315 Vine Street  
PARCELS:  081-0004-0188 
ZONING:  CC-P 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY:  Over-the-Rhine 
REPORT DATE: June 21, 2021 
 

 
Details of Zoning Relief Required: 
The applicant requires the following Zoning Relief: 
 

1. Section 1419-21 (c) – Conditional Use for an Outdoor Area associated with an 
eating and drinking establishment that exceeds 50% of the indoor area accessible 
to the public for a property within 500 feet of a residential zone. The property is 
380 feet from an RM district.  

2. Section 1419-21 (e) – Conditional Use for an Outdoor Area with Entertainment 
associated with an eating and drinking establishment for a property within 500 feet 
of a residential zone. The property is 380 feet from an RM district.  
 

Existing Conditions 
The subject property is situated mid-block on Vine Street adjacent to Imagination Alley 
and within an existing mixed-use building that has been used as a restaurant without an 
outdoor patio.  The patio is an existing patio associated with other non-eating/drinking 
uses within the building.  
 

Proposed Conditions 
The applicant is proposing convert the existing patio into a patio with outdoor 
entertainment associated with the eating and drinking establishment. The only substantial 
exterior change to the historic building is taking an existing window opening and turning 
it into a door on the rear of the structure. This has been permitted under permit # 
2021P03621.  
 
The proposed patio is 1,015 sf and the interior are accessible to the public is 1,301 sf. 
The outdoor area will have a DJ booth toward the center of the patio. An existing 6-foot 
wooden privacy fence will be maintained at the perimeter of the outdoor area.  
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Figure 1. Location of 1313 Vine Street. Image from CAGIS. 
 

  
Figure 2. Street view of 1313 Vine Street. Image from Google. 
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Figure 3. Street view of 1313 Vine Street from Republic Street. Image from Google. 

 
Previous Reviews: Permit # 2021P03621 allowed the use of a portion of the patio without 
entertainment and changes on the exterior of the façade to allow access from the 
restaurant to the patio space.  
 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409   UM  
Variance Request: Section 1419   Outdoor Eating and Drinking  
Variance Authority:  Section 1445 
HCB authority: Section 1435-05-4  
Overlays:  Section 1435   Historic Preservation 
Historic District/Reg: Sohn-Mohawk Historic District 
COA Standard: Section 1435-09-2  COA; Standard of Review 
 
 
Zoning Review 
 

Standards for Conditional Uses 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 

https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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The outdoor area provides additional area for the business to use. Historic 
building 1st floor commercial spaces are often limited in size and an outdoor 
area provides a larger space for revenue for the establishment.  

The outdoor entertainment does not adversely affect this historic 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). 

A denial of the conditional uses would not result in the deprivation of all 
economically viable use, but it is providing more space and atmosphere for the 
eating and drinking establishment.  

 
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 CC-P.   

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 project is within Over-the-Rhine Historic District. There is no exterior 
work in this request. A COA has previously been issued at staff level for 
minor changes to the rear of the structure.  

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. 

Plan Cincinnati states as a goal to: Cultivate our position as the most vibrant 
and healthiest part of our region through targeting investment to geographic 
areas where there is already economic activity. 
 

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.   

Parking is not a required for developments within the Urban Parking Overlay 
Zone.  

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

No buffering is required by zoning as the adjacent parcels are in the same 
zoning district as the subject parcel. The existing patio has a 6-foot privacy 
fence to buffer any visual impact to the adjacent neighboring properties.  
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The closest residential zoning district, which is 380 feet way, is also buffered 
from the outdoor area and outdoor entertainment with other buildings which 
are all taller than the patio area.  

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

There is no landscaping, or buffer yards required as the adjacent 
properties are within the same zoning district.  

g. Hours of Operation.  Operating hours of the venue are compatible with adjacent 
land uses and illustrated below.  They are compliant with Sec. 1419-21(g):  

The hours of operation will comply with 1419-21. As the property is more 
than 100 feet from a residential zoning district it does not require any 
approval of operating hours and is permitted to be open till 2 am.  

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 outdoor eating and drinking area for a previously permitted 
eating and drinking establishment is in keeping with an area that is zoned as 
a mixed-use area. Within the Over-the-Rhine Neighborhood and historic 
district, there are several outdoor areas associated with eating and drinking 
establishments.   

Vine Street is a major commercial corridor within the Over-the-Rhine 
neighborhood with many eating and drinking establishments with outdoor 
areas.  

The properties along Republic Street are residential in nature but they are 
within a mixed-use zoning district.  

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.  

N/A 

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 anticipated adverse effects to the extent of access to fire, police 
or other public services. As the proposal is for use of a proposed vacant lot, 
there would not be any impact of access to light or air to adjoining properties.  

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

l. Economic Benefits.  The promotion of the Cincinnati economy.   
The proposed work will increase income gained from use of the property.  

m. Job Creation.  The creation of jobs both permanently and during construction.   
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The proposed project will create temporary jobs during construction and will 
provide permanent jobs at the commercial space.   

n. Tax Valuation.  Any increase in the real property tax duplicate.   
None anticipated.  

 

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

There will be an economic benefit to the operator of the business with the 
increased commercial space.  

 
p.  Public Benefits. The public peace, health, safety or general welfare. 

The project will result in no identified adverse effects to the public peace, 
health, safety, or general welfare and will add to the vibrancy of the 
neighborhood.  
 

 
Certificate of Appropriateness Review: 
No COA is required on this review 
 
 
Other Considerations:  
 

Prehearing Results: A prehearing was held on June 23.  The applicants were present.  
 

Comments Provided to Staff: NA 
 

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 for the property at 1313 Vine Street per plans from City Studios 

dated 5.3.21: 

A. Section 1419-21 (c) – APPROVE a Conditional Use for an Outdoor Area 
associated with an eating and drinking establishment that exceeds 50% of the 
indoor area accessible to the public for a property within 500 feet of a residential 
zone. 

B. Section 1419-21 (e) – APPROVE a Conditional Use for an Outdoor Area with 
Entertainment associated with an eating and drinking establishment for a 
property within 500 feet of a residential zone.  
 

C. FINDING: The Board makes this determination that per Section 1435-05-4: 
1. Such relief from the 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.  

 



 

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: May 12, 2021 

Location: 1313 Vine St 

Request: Conditional Use 

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 and Zoning Relief 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. When you submit the copies of the application, the Documents Required Sheet 

must be submitted as well. A $500 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. 1419-21 (e): Outdoor Area Entertainment:  A Conditional Use is required for outdoor entertainment 

associated with an eating and drinking establishment that is within 500 feet of a residential zoning 

district. The property is approximately 380 feet from a RM district.  

 

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. Applications can 

be turned in no later than 3pm on the deadline date. You must contact Kasandra Maynes at 513-352-

1559 or Kasandra.Maynes@cincinnati-oh.gov for submittal.  

 

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:Kasandra.Maynes@cincinnati-oh.gov
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          
513-352-1559 
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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May 27, 2021 

 

Historic Conservation Board 

City of Cincinnati 

II Centennial Plaza 

805 Central Avenue, Suite 500 

Cincinnati, Ohio 45202 

 

Re: Conditional Use Request 

 1313 – 1315 Vine Street 

 

Historic Board members, 

 

This letter is to request conditional use approval for outdoor area and entertainment for the 

Bourbon’s Craft Kitchen and Bar located in a first floor commercial space at 1313-1315 Vine 

Street. The property is located in the CC-P zoning district, which is within the boundaries of the 

Over-the-Rhine Historic District.  

 

The following documents and information are included with this application: 

 

1. Adjudication letter, dated, May 12, 2021 

2. Zoning Hearing Examiner Application Form 

3. Copy of the Hamilton County Auditors Report 

4. Location plan 

5. Floor plan  

6. Site photographs 

7. Permit application drawing set. 

 

The property is bounded by Vine Street to the east, Republic Street to the west and the public 

parked named Imagination Alley to the north of the building. An existing outdoor patio with a 

perimeter privacy fence is located at the rear of the building. The patio is currently used primarily 

by the Cintrifuse office space that occupies the remainder of the 1313-1315 Vine building in 

which the restaurant resides. As part of Bourbon’s Craft Kitchen and Bar, a new door will be 

created at the rear of the space for direct access to the patio. A DJ booth is proposed. 

 

Conditional use requests: 

 

▪ Outdoor area:  The existing outdoor area (1,015 s.f.) exceeds 50% of the existing indoor 

area accessible to the public (1,301 s.f.) and is less than 500’-0” from the RM-1.2 

residential district boundary line (405’-0”).   

 

▪ Entertainment:  The DJ booth in the outdoor area is less than 500’-0” from the RM-1.2 

residential district boundary line (405’-0”).   
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We believe that the existing size of the outdoor patio and the addition of a DJ booth is in the 

public interest per Cincinnati Municipal Code: 

▪ Additional outdoor area is listed as a conditional use, per 1419-21 (c) and entertainment 

is also listed as a conditional use, per 1419-21(e). 

▪ The Bourbon’s Craft Kitchen and Bar conforms to the underlying zone district use 

regulations and is in harmony with the general purposes and intent of the Cincinnati 

Zoning Code. 

▪ The proximity of the outdoor patio and DJ booth is approximately 405’-0”, which is 

minimally less than the 500’-0” mark for eliminating the need for a conditional use 

request. Relief from the distance requirement will not have an adverse effect on the 

character of the area or the public health, safety and general welfare of residents. 

▪ The Bourbon’s Craft Kitchen and Bar, in an existing vacant tenant space, will contribute 

to the promotion of the Cincinnati economy. 

▪ The restaurant and use of the outdoor patio conforms to the city’s comprehensive plan 

of Vine Street as a vibrant and energized commercial corridor. The use is compatible with 

the predominant prevailing land use and will not have a material net cumulative 

adverse impact on the neighborhood. 

 

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

requests that the Historic Conservation Board grants the conditional uses for this project. 

 

 

Sincerely, 

 

 

 

Deanna Heil 

Principal Architect 

City Studios Architecture 
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1313-1315 Vine St. - 5/28/2021

View looking southwest from Vine St. (Google street view)

View looking west from Vine St. (Google street view)

1313-1315 VINE ST. IMAGINATION ALLEY



1313-1315 Vine St. - 5/28/2021

View looking east from Republic St. (Google street view)

View looking southeast from Republic St. (Google street view)



1313-1315 Vine St. - 5/28/2021

View of patio, looking west.

View of patio, looking east. 



1313-1315 Vine St. - 5/28/2021

View of patio, looking east. 

View of patio, beneath existing stair, looking west. 
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BOURBON'S CRAFT KITCHEN & BAR 1313 VINE STREET CINCINNATI, OHIO
EXISTING BUILDING IMAGE

LOCATION PLAN - NTS
N

NEW WORK LEGEND
1.  PROJECT LOCATION:

2.  DESCRIPTION:

3.  GOVERNING CODE:

4.  ZONING DESIGNATION:

5. CONSTRUCTION TYPE:

6. USE GROUP OCCUPANCY:

EXISTING BASEMENT:

EXISTING FIRST FLOOR:

EXISTING SECOND - FOURTH FLOORS:

7. OCCUPANCY:

8. MEANS OF EGRESS:

9. FIRE PROTECTION SYSTEM:

10. ACCESSIBILITY:

11. PLUMBING FIXTURES:

2017 OBC (OHIO BUILDING CODE)

CC-P
OVER-THE-RHINE HISTORIC DISTRICT

IIIB

PROJECT IS THE INTERIOR TENANT IMPROVEMENT OF THE BASEMENT AND FIRST FLOOR OF AN
EXISTING RESTAURANT SPACE. INTERIOR WORK INCLUDES MODIFICATION OF AN EXISTING
RESTROOM, NEW RAMPS, STEPS, LANDINGS, AND A NEW EXTERIOR DOOR FOR ACCESS TO AN
EXTERIOR PATIO SPACE WITH NEW LANDSCAPING. NEW KITCHEN / BAR EQUIPMENT WILL BE
INSTALLED IN THE EXISTING BAR SPACE. BASEMENT CHANGES ARE LIMITED TO A NEW FREEZER
SECTION OF AN EXISTING WALK-IN COOLER.

THE 2ND-4TH FLOORS ARE EXISTING TO REMAIN, WITH NO CHANGES.

THE OVERALL BUILDING RENOVATION WAS COVERED UNDER PERMIT #2014P01346

1313-1315 VINE STREET - BASEMENT / 1ST FLOOR
OVER-THE-RHINE
CINCINNATI, OH 45202

THERE IS NO CHANGE TO THE EXISTING USE GROUPS / OCCUPANCY AS PART OF THIS WORK

S-1 (NO CHANGE)

A-2 (NO CHANGE)

B-BUSINESS (NO CHANGE / NO WORK)

TWO EXIT DOORS ARE REQUIRED.

TWO EXISTING EXIT DOORS WILL REMAIN ON THE FIRST FLOOR. THE DOORS ARE MORE THAN 13 THE DISTANCE OF THE
DIAGONAL OF THE BUILDING, AS REQUIRED PER SECTION 1007.1.1 EXCEPTION 2.
BASEMENT EGRESS WILL REMAIN AS-IS.

TWO EXISTING EXIT DOORS TO BE FIXED IN THE CLOSED POSITION.

THE BUILDING IS EQUIPPED WITH EXISTING AUTOMATIC SPRINKLER SYSTEM.

P R O J E C T   I N F O R M A T I O N

UP
STAIR RUN
DIRECTION TAG

FLOOR LEVEL USE AREA/OCC AREA OCCUPANTS
1 A-2 15 GSF/OCC - EXISTING POSTED = 70

1 - EXTERIOR A-2 15 GSF/OCC 715 48
TOTAL 118

ACCESSIBLE ACCESS TO THE FIRST FLOOR RESTAURANT SPACE IS PROVIDED BY TWO EXISTING
ON-GRADE ENTRY DOORS. ONE OF WHICH INCLUDES AN ACCESSIBLE RAMP.

GROUP    DESCRIPTION   OCC. MALE WC     FEMALE WC MALE LAV     FEMALE LAV
     A-2    ASSEMBLY     118 1     1     1     1

EXISTING MASONRY WALL

EXISTING PARTITION WALL

NEW PARTITION WALL - 3-5/8" MTL.
STUDS. 1 LAYER GWB. EACH SIDE.
FROM FLOOR TO FINISH CEILING.
PROVIDE INSULATION PER TENANT
STANDARDS.

EXISTING DOOR TO REMAIN

EXISTING EXIT SIGN TO REMAIN

G E N E R A L   P R O J E C T   N O T E S
1. ALL MATERIALS, PRODUCTS AND SYSTEMS SHALL BE INSTALLED IN ACCORDANCE WITH THE MFR.'S REQUIREMENTS, RECOMMENDATIONS AND SPECIFICATIONS. ALL WORK SHALL BE EXECUTED TO THE HIGHEST

STANDARD OF CRAFTSMANSHIP BY RESPECTIVE TRADES.

2. ALL WORK SHALL COMPLY WITH APPLICABLE CODES AND ORDINANCES.

3. THE GENERAL CONTRACTOR SHALL VERIFY ALL INFORMATION IN THESE DRAWINGS AND SHALL REPORT ANY ERRORS, OMISSIONS, OR DISCREPANCIES TO THE ARCHITECT BEFORE PROCEEDING WITH THE WORK.  THE
CONTRACTOR SHALL ASSUME RESPONSIBILITY FOR ANY DEPARTURES FROM THESE PLANS NOT APPROVED IN WRITING BY THE ARCHITECT.

4. EXISTING BUILDINGS MAY CONTAIN HAZARDOUS MATERIALS, INCLUDING BUT NOT LIMITED TO ASBESTOS AND/OR LEAD-BASED PAINTS. ARCHITECT HAS MADE NO INVESTIGATION REGARDING HAZARDOUS MATERIALS
AND ACCEPTS O LIABILITY FOR HAZARDOUS MATERIAL ABATEMENT. iF HAZARDOUS MATERIALS ARE DISCOVERED DURING DEMOLITION/CONSTRUCTION, CONTACT OWNER FOR FURTHER DIRECTION.

5. THE CONTRACTOR IS TO REVIEW THESE DRAWINGS AND VISIT THE SITE BEFORE COMMENCING THE PROJECT IN ORDER TO FAMILIARIZE HIM OR HERSELF WITH THE PROPOSED WORK.

6. THE CONTRACTOR SHALL NOT REMOVE ANY ELEMENTS WHICH MAY CAUSE THE STRUCTURE TO BECOME UNSTABLE, OR THAT WILL POSE A RISK TO PERSONS OR PROPERTY, EVEN IF INDICATED IN PLANS. IF ANY
ELEMENTS BECOME UNSTABLE, CONTRACTOR IS TO STABILIZE AND SHALL INFORM THE ARCHITECT/OWNER IMMEDIATELY.

7. IT IS UP TO THE CONTRACTOR TO CONTINUALLY EVALUATE THE STRUCTURAL STABILITY OF THE BUILDING AND THE INTEGRITY OF ELEMENTS BOTH STRUCTURAL AND NON-STRUCTURAL THAT ARE SHOWN TO REMAIN. IF
THE CONTRACTOR DETERMINES THAT SOME OF THESE ELEMENTS SHOULD BE REMOVED, HE/SHE MUST FIRST RECEIVE PERMISSION FROM THE ARCHITECT/OWNER, OR MAY BE FINANCIALLY RESPONSIBLE FOR THE
REPLACEMENT OF THESE ELEMENTS.

8. THE CONTRACTOR IS RESPONSIBLE FOR THE REMOVAL OF ALL TRASH AND DEBRIS THROUGHOUT THE WORK. ALL DEBRIS MUST BE REMOVED AND DISCARDED IN A SAFE AND LEGAL MANNER.

9. THE CONTRACTOR IS RESPONSIBLE FOR THE PROCUREMENT OF ANY ADDITIONAL MATERIALS, EQUIPMENT, AND PERMITS AND FOR ANY FEES, PENALTIES OR RENTAL COSTS  ASSOCIATED WITH THE  DEMOLITION WORK.

10. THE CONTRACTOR SHALL IDENTIFY, LOCATE AND PROTECT ANY ABOVE AND BELOW-GROUND UTILITIES ON SITE DURING THE COURSE OF THE DEMOLITION WORK. UPON COMPLETION, CONTRACTOR IS TO LEAVE ALL
UTILITY LINES AND CONNECTIONS IN A STABLE, PROTECTED STATE.

11. CONTRACTOR IS TO PROTECT THE BUILDING FROM THE ELEMENTS, THEFT , TRESPASSERS AND VANDALISM AT ALL TIMES  THROUGHOUT DEMOLITION/CONSTRUCTION.

12. SPRINKLER SYSTEM TO REMAIN. MODIFICATIONS TO SPRINKLER SYSTEM IF REQUIRED TO BE SUBMITTED UNDER SEPARATE PERMIT APPLICATION BY CONTRACTOR.

13. THE EXISTING MECHANICAL SYSTEM TO REMAIN, MECHANICAL WORK, IF REQUIRED , IS TO BE DEISIGN-BUILD AND SUBMITTED UNDER SEPARATE PERMIT APPLICATION BY CONTRACTOR.

14. PLUMBING WORK TO BE DESIGN-BUILD AND SUBMITTED UNDER SEPARATE PERMIT APPLICATION BY CONTRACTOR.

15. ELECTRICAL WORK TO BE DESIGN -BUILD AND SUBMITTED UNDER SEPARATE PERMIT APPLICATION BY CONTRACTOR.

16. KITCHEN EQUIPMENT DRAWINGS HAVE BEEN PREPARED AND ARE INCLUDED IN THIS PERMIT SET. TENANT AND CONTRACTOR ARE RESPONSIBLE FOR OBTAINING HEALTH DEPARTMENT APPROVAL.

17. CONTRACTOR IS RESPONSIBLE FOR COORDINATION OF FINISH AND FIXTURE MODIFICATIONS.

EXISTING DOOR
TO REMAIN

NEW DOOR

EXISTING WINDOW
TO REMAIN

1 REVISION NUMBER

A0.0 COVER SHEET,  BASEMENT AND FIRST FLOOR NEW WORK PLANS
A0.1 ENLARGED DEMO AND NEW WORK PLANS, INTERIOR ELEVATIONS, STAIR

AND STOREFRONT DETAILS

FS-1       FIRST FLOOR KITCHEN EQUIPMENT / SEATING PLAN
FS-2       BASEMENT AND OUTDOOR PATIO KITCHEN EQUIPMENT / SEATING PLAN

D R A W I N G   I N D E X

EX

E

UP

DN

EXISTING
COOLER

NEW
FREEZER

EXISTING SHAFT

EXIT
ACCESS

EXIT
ACCESS

REGION NOT ADDRESSED UNDER
THIS PERMIT, AS THERE IS NO

CHANGE.

EXISTING BUILDING
SERVICE ENTRANCE.

NO CHANGE.

EXISTING PREP
KITCHEN

EXISTING KITCHEN PREP
AREA AND COOLERS

TO REMAIN.

3

3

NEW WORK KEYED NOTES#

1. EXISTING DOOR TO BE FIXED IN THE CLOSED POSITION.
2. 3'-8" EGRESS CLEARANCE TO REMAIN CLEAR THROUGHOUT.
3. ALL PREVIOUSLY PAINTED SURFACES ARE TO BE REPAINTED. PAINT TO

BE SELECTED BY OWNER.
4. NEW 2'-0" LONG RAMP, AT 1:12 SLOPE. CONTRACTOR TO EXPOSE

STRUCTURE BELOW RAMP RELOCATION AND NOTIFY ARCHITECT TO
REVIEW CONDITION FOR CONSTRUCTION OF RAMP. RAMP TO BE
CONSTRUCTED OF WOOD FRAMING, PLYWOOD SUPBFLOOR, AND
FINISH FLOOR TO MATCH SURROUNDING FLOOR CONDITION.

5. NEW 5'-6" LONG RAMP, AT 1:12 SLOPE. RAMP TO BE CONSTRUCTED
OF WOOD OVER-FRAMING AND TAPERED SLEEPERS MOUNTED TO
EXISTING FINISH FLOOR, PLYWOOD SUPBFLOOR, AND FINISH FLOOR
TO MATCH SURROUNDING FLOOR CONDITION.

6. NEW 5' X 5' CLR. LANDING WITH 5 12" STEP. LANDING TO BE
CONSTRUCTED OF WOOD OVER-FRAMING MOUNTED TO EXISTING
FINISH FLOOR, PLYWOOD SUBFLOOR, AND FINISH FLOOR TO MATCH
SURROUNDING FLOOR CONDITION.

7. NEW FLOOR MOUNTED HANDRAIL. HAND RAIL SUBCONTRACTOR TO
PROVIDE FLOOR ATTACHMENT DETAIL THAT MEETS THE FORCE
REQUIREMENTS OUTLINED IN THE OHIO BUILDING CODE.

8. NEW WALL MOUNTED HANDRAIL @ 36" HIGH.
9. NEW LANDING AND FLOOR MOUNTED HANDRAIL TO EXTEND UNDER

BAR TOP TO MEET LOW WALL BENEATH BAR.
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A0.0

BASEMENT NEW WORK PLAN
1/8" = 1'-0"

2
A0.0

AutoCAD SHX Text
DJ

AutoCAD SHX Text
BOOTH



+5
 1 16

"

+1
5 

1 4"

3'
-8

"

3'-8"
2'-8"

+1
0 

1 8"

EXISTING
SHAFT

RECONFIGURED
RESTROOM

EXISTING
RESTROOM

UP

A0.1
3

A0.15

A0.1

4
1

2

27

4

5

6

7

8

1'-0" 1'-10" 11"

21

4'
-2

"

3'-1" 11" 11"

ALIGN

26

25 25

26

29

28

28

1'-0" 5'-6"

2'
-3

"

CL

4'-0"

2'
-6

"
4'

-8
"

5'-0"

4'-0"

4'
-0

" 5'-
0"

30 30

9

10

10

3

24

22
23

10
" B

O
TT

O
M

 R
A

IL

INTERIOR SIDEEXTERIOR SIDE

412" FRAME
BEYOND

1 2"
 M

A
XI

M
UM

TH
RE

SH
O

LD
 H

EI
G

HT

 SLAB ON GRADE
ALIGN W/ EXISTING EXTERIOR
T.O. LANDING

 
EXISTING
1ST FLOOR FINISH FLOOR

(3
) R

IS
ER

S 
@

5.
05

" E
A

. =
 1

'-3
1 4"

(2) TREADS
@ 11" EA = 1'-10"

EXISTING FOUNDATION WALL CUT
11" BELOW GRADE OPEN STAIR STRINGER WITH CARRIAGES

BEYOND @ 16" O.C. PROVIDE A DOUBLE
STRINGER AT SOUTHERN SIDE OF STAIR FOR

HANDRAIL ATTACHMENT.

11
" 8"#4 REBAR SPACED 12" O.C. 8"

EMBEDMENT INTO SLAB, 5" EMBEDMENT
INTO NEW CURB

SPECIES AND STAIN OF
WOOD TREADS AND RISERS
TO MATCH EXISTING FLOOR
FINISH

P.T. WOOD BLOCKING

3
4" T&G P.T. 'MARINE GRADE'

PLYWOOD SUBFLOOR

THERMALLY BROKEN ALUMINUM
DOUBLE-SADDLE THRESHOLD

SLOPE TOP OF NEW FOUNDATION
WALL 14" PER FOOT TOWARD EXTERIOR

EXISTING SLAB ON GRADE

EXISTING EXTERIOR MASONRY
WALL BEYOND. TOOTH IN

SALVAGED BRICK BELOW SILL.
PRIME AND PAINT TO MATCH

EXISTING PAINTED BRICK.

GYPBOARD RETURN, BOTH SIDES

2X8 JOISTS @16" O.C. BEARING ON
2X4 KNEE WALL.

2"

EXISTING WOOD
FLOORING TO
REMAIN

(1) LAYER OF 3 4" PLYWOOD
SUBFLOOR WHERE EXISTING
WOOD FLOORING WAS
REMOVED

EX
IS

TIN
G

 1
-H

O
UR

FI
RE

 R
A

TE
D

 A
SS

EM
BL

Y
N

O
 C

HA
N

G
E

#4 REBAR SPACED 12" O.C. 8"
EMBEDMENT INTO EXISTING

FOUNDATION WALL BELOW, 6"
EMBEDMENT INTO NEW CURB ABOVE

(3
) R

IS
ER

S 
@

5.
05

" E
A

. =
 1

'-3
1 4"

(2) TREADS
@ 11" EA = 1'-10"

3'
-0

"

11"

3'
-0

"

11 11 11

12

12

13

12

12

13

1414 1415 15 15

7

7 7

7

8

2

7" 3'-014"
CLCL

16

17

18

17

18

ALIGN ALIGN

7'
-0

"

3'-0"±2'-0"

5'-2" R.O. V.I.F.

8'
-8

" N
EW

 R
.O

.

19

2

20 20

A0.1
6

A0.1
7

14

SHEET KEYED NOTES#

1. INFILL AREA WITH WOOD FLOORING TO MATCH EXISTING. REPAIR CEILING ABOVE WHERE WALL
WAS REMOVED.

2. NEW ALUMINUM DOOR AND SIDELITE STOREFRONT SYSTEM. MANUFACTURER, SYSTEM, AND FINISH
COLOR TO MATCH DOOR IDENTIFIED IN KEY NOTE 21, UNLESS OTHERWISE DIRECTED BY THE
OWNER. PROVIDE DOOR CLOSER AND ENTRY LOCKSET. OWNER TO SPECIFY ADDITIONAL DOOR
HARDWARE.

3. CAREFULLY REMOVE BATHROOM FLOORING WHERE NEW WALL IS TO BE INSTALLED. FLOOR
TRANSITION TO OCCUR UNDER THE NEW POSITION OF THE DOOR (SEE NEW WORK PLANS) IF THE
RESULTANT FLOOR REMOVAL RESULTS IN AN UNACCEPTABLE SLIVER OF FLOORING, CONTACT
OWNER/ARCHITECT BEFORE PROCEEDING.

4. RE-INSTALL EXISTING DOOR. REUSE EXISTING DOOR HARDWARE. PROVIDE ALTERNATE PRICING FOR
A NEW DOOR TO MATCH AT THIS LOCATION IN THE EVENT THE DOOR IS NOT SALVAGEABLE.

5. PROVIDE NEW ADA COMPLIANT SINK.
6. NEW WOOD STAIR AND LANDING. FINISHED FLOOR ELEVATIONOF LANDING TO ALIGN W/ HIGH

POINT OF NEW CONCRETE CURB. (SEE 3/A0.1). WOOD FLOORING ORIENTATION TO MATCH THAT
OF EXISTING FLOOR. NEW WOOD FLOORING AND TREADS TO MATCH THE SPECIES AND STAIN OF
THE EXISTING WOOD FLOORING.

7. PROVIDE NEW POST MOUNTED STEEL HANDRAIL @ 36" A.F.F. WITH 11" EXTENSION PAST NOSING OF
BOTTOM TREAD. RAILING SHOP DRAWINGS TO BE STAMPED BY AN ENGINEER.

8. PROVIDE NEW WALL-MOUNTED STEEL HANDRAIL. @ 36" A.F.F. WITH 11" EXTENSION PAST NOSING
OF BOTTOM TREAD AND 12" EXTENSION PAST NOSING OF TOP TREAD. RAILING SHOP DRAWINGS
TO BE STAMPED BY AN ENGINEER.

9. REMOVE STONE SILL. REMOVE BRICK DOWN TO BELOW GRADE (SEE 3/A0.1 FOR DEPTH) TOOTH
OUT BRICK AT JAMBS AND PREPARE TO KEY SALVAGED BRICK BACK IN. SEE NEW WORK PLANS.

10. REMOVE EXISTING WINDOWS. CONTRACTOR TO VERIFY WITH OWNER THE STORAGE LOCATION OF
REMOVED WINDOWS.

11. TOP OF NEW BASEBOARD TO ALIGHT WITH BOTTOM OF FIRST STAIR TREAD. NEW BASEBOARD
THICKNESS TO BE 12".

12. MITER JOINT BETWEEN PAINTED WOOD STAIR RISER AND PAINTED WOOD TRIM. OWNER TO SELECT
PAINT FINISH OF STAIR RISERS AND WOOD TRIM.

13. COVE TRIM, OWNER TO SELECT FINSIH.

14. 1
2" THICK MOUNTING PLATE FOR SIDE-MOUNTED HANDRAIL. NOTCH PAINTED WOOD TRIM

AROUND STEEL PLATE. PLATE TO BE MOUNTED TO FACE OF DRYWALL. SURFACE OF PLATE TO BE
FLUSH WITH SURROUNDING 12" WOOD TRIM. RAILING SHOP DRAWINGS TO BE STAMPED BY AN
ENGINEER.

15. NEW PAINTED DRYWALL, PAINT TO MATCH EXISTING.

16. HOLD FACE OF PIPE HAND RAIL 1 12" OFF FACE OF NEW STOREFRONT MULLIONS.
17. NEW WOOD STOREFRONT SILL, ALIGN WITH ADJACENT LANDING. SPECIES AND STAIN TO MATCH

ADJACENT WOOD STAIR LANDING.
18. NEW PAINTED WOOD WINDOW SILL APRON. DEPTH OF APRON TO MATCH ADJACENT WOOD

TRIM/ DEPTH OF TOP STAIR RISER. OWNER TO SELECT PAINT FINISH.
19. FACE OF EXISTING WINDOW OPENING BEYOND.
20. EXISTING BASEBOARD TO REMAIN.
21. EXISTING ALUMINUM DOOR AND FRAME SYSTEM REFERENCED IN KEYED NOTE #2.
22. REMOVE SINK AND PREPARE FOR RELOCATED NEW SINK.
23. CAREFULLY REMOVE EXISTING DOOR AND SAVE FOR REINSTALLATION.
24. SAW CUT EXISTING WOOD FLOOR AND REMOVE IN PREPARATION FOR NEW STAIR AND LANDING.
25. INSTALL BLOCKING AS NEEDED FOR RAILING SUPPORT.
26. TOOTH IN SALVAGED BRICK AT JAMBS WHERE BRICK WAS REMOVED BELOW THE SILL. REPAINT

BRICK TO MATCH SURROUNDING BRICK WHERE MASONRY WORK OCCURRED.
27. NEW WALL, MATCH PRE-EXISTING CONSTRUCTION TYPE AND FINISHES.
28. EXISTING TOILET AND GRAB BARS TO REMAIN.
29. EXISTING MASONRY OPENING HEADER ABOVE, TO REMAIN.
30. POST MOUNTED VERTICAL HANDRAIL SUPPORT BELOW. EXISTING MASONRY WALL.
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ITEM 3  July 12, 2021 

 
 

  APPLICATION FOR  
ZONING RELIEF 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: ZH20210083 
APPLICANT:  Saul Howard 
OWNER:  Kanu Investments   
ADDRESS:  2025 Vine Street  
PARCELS:  009500050021 
ZONING:  CC-P 

OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY:  Over-the-Rhine 
REPORT DATE: June 17, 2021 
 

 
Details of Zoning Relief Required: 
The applicant requires the following Zoning Relief: 
 

1. 1409-09: Development Regulations. Density- 1 unit per 500 sf of land 
area/unit is permitted. 7 units are permitted. 17 are proposed at 232 sf of land 
area/ unit. 

2. 1425-19: Parking Requirements. 1 parking space is required for each unit. 17 
parking spaces are required. No parking is proposed. A variance waiving all 
parking requirements is required. 
 

Existing Conditions 
The subject property is a tax consolidated property with 4 buildings/5 addresses with 3 
addresses on Vine Street and 2 addresses on Ohio Avenue. The buildings are all brick 
buildings. While there are 4 different buildings on the property, the existing and proposed 
egress system is integrated between the buildings. The buildings are 2 and 4 stories tall, 
brick buildings from the late 1800s to the turn of the century.  
 
There is an existing 12 residential units and no onsite parking.  
 

 
.  
 



 

2 
 

 
Figure 1. Location of 2025 Vine St. Image from CAGIS. 

Figure 2. Aerial photo of 2025 Vine St. Image from CAGIS. 
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Figure 3. Street view of 2025-2029 Vine Street. Image from Google. 
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Figure 4. Street view of 2014-2016 Ohio Ave. Image from Google. 

 
Proposed Conditions 
The applicant is proposing 17 units within the complex with the following unit counts at 
the address 

• 2014 Ohio Ave (yellow)- 2 units, with first floor storage and a unit on each of the 
2nd and 3rd floors 

• 2016 Ohio Ave(blue)- 4 units, 1 per floor 

• 2025 Vine Street (green)- 3 units, 1 per floor 

• 2027 Vine Street (red) - 4 units, 1 per floor 

• 2029 Vine Street (red)- 4 units, 1 per floor 
 

Previous Reviews: NA 
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Applicable Zoning Code Sections:   
Zoning District: Section 1409  CC-P 
Variance Request: Section 1409  Density 
   Section 1425  Parking 
Variance Authority:  Section 1445 
HCB authority: Section 1435-05-4  
Overlays:  Section 1435   Historic Preservation 
Historic District/Reg: Over-the-Rhine 
COA Standard: Section 1435-09-2  COA; Standard of Review 
 
 
Zoning Review 
 
As the 4 buildings are on one tax consolidated lot, the zoning relief is viewed as the lot 
as a whole. A removal of the tax consolidation would require a subdivision of the land 
through the Cincinnati Planning Commission. If the buildings get subdivided onto different 
lots, the units as shown in this zoning relief application would be reviewed with the 
subdivision and any deviation from the permitted density per building would potentially 
require further zoning relief.  
 
This application is also just for the zoning relief, any exterior changes including but not 
limited to, the addition of fire escapes on street facing façades, windows, changes to 
openings, and storefront/façade rehabilitation/changes are required to get a Certificate of 
Appropriateness. The approval of the zoning relief presented in this document does not 
provide a justification for doing work that does not meet the Over-the-Rhine Design 
Guidelines.  
 
A variance is required to increase the overall site density to 17 units as well as to permit 
no onsite parking.   
 
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 buildings are historic buildings and have an established 12 units existing 
in the building. The proposal it to also use the attic spaces and have an 
apartment on each level of each building dividing the 2 townhouses into 4 units. 
This is a configuration that is appropriate for historic buildings.  

The property is also a dense compact built up parcel. These buildings were 
built prior to automobiles and do not have land available for parking on-site. 
Allowing for parking relief is required to allow the reuse of the properties.  

 (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). 

https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS
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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A denial of the density variance would not result in the deprivation of all 
economically viable use as the existing legally nonconforming number of 
previously established units could be utilized.  
 

Standards for Variances per Section 1445-05-4 

 (a)  Owing to special circumstances or conditions pertaining to a specific piece of 

property, the strict application of the provisions or requirements of this Code or 

the Land Development Code, as applicable, are unreasonable and would result in 

practical difficulties.  

• The property is in an existing building. Configuring existing buildings 

into today’s standards and market design often requires relief to make 

the apartments practical in design.  

• The existing parcel is extremely dense with 4 buildings built on the 

property due to the dual frontage. The buildings take up the majority 

of the property. There is not additional room for curb cut allowances 

for off-street parking.   

 

(b)  The 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. 

• The applicant is seeking a density that is similar to other densities 

that have been approved for existing buildings within the area, 

including the Over-the-Rhine Historic district. Existing property 

densities that have been previously approved since 2016 in the 

district have a range from a density as low as 150 sf of lot area/unit 

and up to 864 sf of lot area/unit. The majority of the approved 

variances allow for a density around 200-300 sf of lot area/unit.  

• The Urban Parking Overlay Zone is adjacent to the property 

allowing the properties across the street to be exempt from parking.  
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Figure 5. Map showing Urban Parking Overlay Zone. Map provided by Cagis. 

 

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 CC-P.  The proposal does not conform to the 
underlying zoning allowances for density or for parking.   

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 project is within Over-the-Rhine Historic District. There is no exterior 
work for review under this request. Any changes to the proposed buildings 
that are outside of the allowances for staff review and/or do not meet the 
Historic Design Guidelines would be required to go before the Historic 
Conservation Board.  
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The first floors are storefront designs, which would be required to remain a 
storefront design even if used as a residential unit.  

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. 

A stated goal of the 2002 Over-the-Rhine Comprehensive Plan is  
“Encourage and welcome new investment at all income levels of the housing 
market and ensure the long-term sustainability of enough affordable housing 
to house current residents.” The project is providing a diverse range of 
housing options, both in size, configuration and availability to different 
economic levels.  
 

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.   

The buildings fronting Vine Street were originally designed as mixed use 
buildings with commercial on the first floor and the buildings fronting Ohio 
Avenue were built as residential buildings. The reuse of these buildings will 
require more on-street parking. This portion of Vine Street and Ohio Avenue 
are not as densely population and have on-street parking capacity.   

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 density is at 232 sf of land area per unit.  This is similar in 
density with other recently approved projects in existing buildings within 
commercial districts in Over-the-Rhine. Projects that the HCB has approved 
in mixed use districts since 2017 are below: 

• 1531 Elm St   253 sf lot area/ unit 

• 1533 Elm St  275 sf lot area/ unit 

• 1925 Vine St  333sf lot area/ unit 

• 161 E McMicken 357 sf lot area/ unit 

• 24 W 15th St  125 sf lot area/ unit 

The property is large enough that all trash for the units will be able to be 
accommodated onsite.  

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.  

Ordinance 202101677 has been referred to City Planning Commission 
from Council. This ordinance would remove density requirements from 
many zoning districts throughout Cincinnati, including the CC-P zoning.  
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l.  Economic Benefits. The promotion of the Cincinnati economy. 
The proposed project is creating more housing opportunities in the urban 
core providing more density and patrons of local businesses.  

 
m.  Job Creation. The creation of jobs both permanently and during construction. 

There will be temporary jobs during construction.  
 
n.  Tax Valuation. Any increase in the real property tax duplicate. 

The rehabilitation of the building will increase the property value of the 
property.  
 

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

The owner of the property will have a benefit to redeveloping the property 
and creating an income stream.  

 
p.  Public Benefits. The public peace, health, safety or general welfare. 

The overall project is creating a diversity of housing options for a range of 
economic levels. This is a desire of the community and the city as a 
whole.  

 
Certificate of Appropriateness Review: 
No COA has been applied for as part of this request. The property is under contract and 
the zoning relief is part of the due diligence for the potential buyers.  
 
All exterior changes will be required to get a Certificate of Appropriateness. As stated 
above, the following are concerns/issues to be taken into consideration for the exterior 
changes: 

1) New fire escapes require a door and cannot use just window openings. This would 
require door openings to be cut on the façade which does not meet the design 
guidelines.  

2) The storefronts on Vine Street will be required to be maintained and the storefront 
windows cannot be reduced.  

3) New windows will be required to fill the entire original opening even if previous 
windows have reduced the window opening. New windows will be required to be 
historically appropriate and vinyl windows are not permitted.  

 
Other Considerations:  
 

Prehearing Results: A prehearing was held on June 23.  The applicants were present.  
 

Comments Provided to Staff: NA 
 

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

 
I. ZONING RELIEF 

A. Variances 
1. Section 1410-07 –APPROVE – Numerical Variance to allow a 17-

residential-unit complex over the 4 buildings on the tax consolidated 
parcel 009500050021 at 232 sf of lot area/dwelling unit, in excess of the 
permitted 7 units and legally nonconforming 12 units, per plans for 2025 
Vine Street dated April 18, 2021, with the following conditions:  

a. All exterior changes will be required to get a Certificate of 
Appropriateness.  

b. Any new street façade fire escapes will be required to get a 
Certificate of Appropriateness through Historic Conservation 
Board Approval. 

c. All trash receptacles are required to be stored on the 
property.  

d. If the property is subdivided the number of units approved in 
each building/at each address must match the unit count 
presented in this zoning relief, and additional zoning relief 
may be required based on final lot area per unit calculation. 

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

1. Such relief from the 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 the property is located.  

2. The density variance is similar to other density variances approved for 
existing buildings within the neighborhood.  

3. The density will not materially alter the demand for parking or the ability 
to manage utilities and services, including trash for the project. 

 
 



Zoning   Relief   Application   Index   
  

  
Note:    The   requirements   found   in   Cincinnati   Municipal   Code   1433-15   were   not   included  
because   they   are   exempted   by   code   1433-11   (b)   “Permits   necessary   for   compliance   
with   retroactive   provisions   of   the   Cincinnati   Building   Code.”   
  

No   witness   testimony   is   included   as   the   engineering   reports   and   contractor   estimates   
provide   evidence   of   the   financial   burden   of   this   proposed   project.     
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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: April 6, 2021 
Location: 2025-2029 Vine St, 2014-2016 Ohio Av 
Request: Density Variance, parking variance 
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 Zoning Relief from 
the Historic Conservation Board as it is within a local historic district.   
 
The review of this property is for the tax consolidated parcel (009500050021) as the existing property line 
goes through the building. If the property is subdivided, or the tax consolidation removed it could 
potentially create additional variances and/or building code difficulties and will require subdivision 
approval through the City Planning Commission. This review is only for the density and parking relief. Any 
changes to the exterior of the building that do not meet the staff review allowances could require 
additional Historic Conservation Board reviews.  
 
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. When you submit the copies of the application, the Documents Required Sheet 
must be submitted as well. A $500 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. 1409-09: Development Regulations. Density- 1 unit per 500 sf of land area/unit.  is permitted.  7 
units are permitted. 17 are proposed at 232 sf of land area/ unit.  

2. 1425-19: Parking Requirements. 1 parking space is required for each unit. 17 parking spaces are 
required. No parking is permitted. A variance waiving all parking requirements is required.  

 
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. Applications 
can be turned in no later than 3pm on the deadline date. You must contact Kasandra Maynes at 513-
352-1559 or Kasandra.Maynes@cincinnati-oh.gov for submittal.  
 
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 

2025, 2027, 2029 Vine St & 2014, 2016 Ohio Ave
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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 AppropriatenessApplication 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

500.00
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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;
Proposedmaterials, textures, and colors. Include Make, model and series for proposedmaterials
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 informationmay 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.
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Click any blue box 
for additional information 

(hyper-link) 

 

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)  HILLSIDE DISTRICT: □ Yes □ No 
BASE ZONING CLASSIFICATION  _ ZONING OVERLAY (if applicable)   

HISTORIC DISTRICT: □ No   □ Yes: (name)    
□ 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 □ Special Exception □ Conditional Use □ Use Variance 
□ 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  /  /   

Clifton2025 Vine Street, Cincinnati OH 45202
009500050021 x

CC-P
x Over-The-Rhine

x

Saul Howard
21 Solstice Ct Erie CO 80516

saul@sjhowardhomes.com BUYER
720-778-1242

Kanu Investments ENYI KANU
4050 EXECUTIVE PARK DRIVE, SUITE 420A Cincinnati OH 45241

ekanu@kanuasset.com
(513) 769-2700

x

To rehabilitate the 5 1890s historic buildings on the parcel at 2025 Vine Street so they can once again
be used by the general public as housing.  These buildings have fallen into disrepair and are in need
of substantial repairs and modernization.  Once complete these building will no longer be a hazard to
the general public and serve a purpose once again.

Saul Howard 05 07 2021

2025/2027/2029 Vine Street
2014/2016 Ohio Avenue
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Section 8. ADDITIONAL DOCUMENTATION SUBMISSION REQUIREMENTS. 
If you fail to complete the application or provide all information requested, your application may be denied. 

All application transactions must be completed by 4:00pm. No exceptions. 
 

 

Submit two (2) paper copies collated, single sided and bound together, and 
one (1) digital copy in PDF format of all the documents listed below. 

 

 

All documents (forms, letters, etc.) must be formatted to 8.5x11. 
Plans or drawings may be formatted to 11x17 or 12x18, but no larger sizes will be accepted. 

 

 

Zoning Hearing Examiner application. 

 

 

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. 

 

 

Accurate drawings, plans or surveys (including a graphic scale) 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 be provided. 

 

 

Detailed information (such as photographs, elevations, specifications) fully depicting the 
exterior appearance of the existing and proposed project, including parking and access, 
exterior lighting, landscaping, and signs involved in the application. 

 

 

The Hamilton County Auditor’s record showing ownership of the property. 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. 

 

 

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

 

 

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

 

 

A non-refundable application fee - a check made payable to “City of Cincinnati.” 
• $900.00 for Use Variances 
• Variances, including Special Exception, Conditional Use, Expansion or Substitution of 

Non-Conforming Use, Hillside & Urban Design Overlay and DD District are as follows: 
$300.00 for Residential Projects (RCO) One -, Two -, and Three- Family Dwelling 
$500.00 for Non-residential Projects (Non-RCO) 

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. 



INSTRUCTIONS FOR APPLICATIONS REQUESTING 
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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. 



Section   6:   Summary   of   Reasons   Why   Relief   Should   
be   Granted   
This   application   is   seeking   zoning   relief   as   the   regulation   currently   allows   for   1   unit   per   
500   SF   of   land   and   we   are   proposing   17   units,   equalling   approximately   232   SF   of   land   
per   unit.   The   rationale   for   the   zoning   relief   is   included   in   the   following   paragraphs.   
Additionally   the   application   seeks   parking   relief   as   there   is   no   additional   location   nor   
space   for   parking   aside   from   street   parking   and   the   property   in   question   lies   just   outside   
the   Cincinnati   Urban   Parking   District.    Urban   Parking   Districts   do   not   require   compliance   
with   the   parking   requirements   found   in   Section   1711-1.1.   The   proximity   to   the   Cincinnati   
Urban   Parking   District   and   that   the   types   and   makeup   of   buildings   within   the   district   are   
not   any   different   from   the   property   in   question   (or   the   surrounding   buildings),   there   is   a   
strong   case   that   a   variance   should   be   granted   and   the   parking   requirements   should   be   
similar   to   an   Urban   Parking   District.   
  

  
  

The   historic   buildings   in   question   have   fallen   into   disrepair   due   to   neglect   over   the   past   
many   years.    The   exterior   brick   work   is   deteriorating.    The   roof   has   multiple   leaks   



causing   water   damage   to   the   interior.    The   buildings   are   mainly   vacated   and   not   serving   
any   use   to   the   general   public   aside   from   being   a   hazard   due   to   their   current   condition.   
  

Upon   examination   of   the   architecture   of   these   buildings   it   appears   to   have   originally   
housed   12   individual   units   (10   apartments   and   2   townhomes).     This   is   already   in   
violation   of   zoning   requirements   and   neither   the   current   owner   nor   any   predecessor   
owner   caused   this   nonconformity .    After   review   of   each   building’s   layout   we   are   
proposing   adding   an   additional   5   units   to   bring   the   total   to   17   units,   converting   each   
floor   of   the   2   townhomes   into   individual   units.     The   main   reason   for   maximizing   the   
amount   of   units   is   to   make   the   project   financially   viable   so   the   required   exterior   repairs   
can   be   performed   and   the   building’s   electrical,   plumbing   and   general   interiors   can   be   
modernized.     These   buildings   will   receive   new   roofs,   the   exterior   and   foundational   
masonry   will   be   repaired   and   they   will   once   again   provide   housing   to   the   greater   
Cincinnati   area.    Not   only   that   but   the   unique   historic   architecture   inherent   to   these   
buildings   will   be   preserved   and   add   to   the   historic   beauty   of   the   area.    Not   maximizing   
the   amount   of   units   in   these   buildings   makes   it   extremely   difficult   to   create   a   positive   
cash   flow   for   the   owner   and   thus   an   unappealing   endeavor   to   begin   with.   
  

The   current   cost   and   income   estimates   for   this   project   are   outlined   in    figure   1    on   the   
next   page.    All   rehab   cost   estimates   are   all   backed   by   estimates   we’ve   received   from   
professionals   that   are   included   in   the   application   submission.    The   estimated   rental   
income   is   for   17   units   (see    figure   2 ),   any   less   would   decrease   the   potential   income.    To   
be   conservative   we   are   projecting   50%   of   rental   income   will   go   to   operating   expenses   
such   as   taxes,   insurance,   property   management,   common   area   maintenance   and   
utilities,   maintenance/repairs,   and   reserve   funds   for   future   capital   expenditures.    At   
these   estimates   the   property   already   has   a   negative   cash   flow   of   $425.    Based   on   these   
projections   we   are   minimizing   negative   cash   flow   by   maximizing   the   quantity   of   units   per   
building.   

   



Figure   1.   Projections   

  
   

Rehab   Description   Cost     Loan   Cost   

Demolition   $65,388    Total   Loan   (A   +   B)   $1,764,911  

Roofing   $72,160    Rate   3.50%  

Windows   $31,835    Years   30  

Masonry   $238,231    Mortgage   -$7,925.24  

Electrical   $200,000        

HVAC   $50,000    Monthly   Projection   

Plumbing   $300,000    Est.   Rental   Income   $15,000.00  

Framing,   Trim/Doors,   Paint   $150,516    50%   Operating   Exp.   -$7,500.00  

Flooring/Counters/Cabinets/Etc  $144,781    Mortgage   -$7,925.24  

Appliances   $107,200    Est.   Cash   Flow   -$425.24  

Security   $5,000        

Courtyard   $25,000        

Structural   Engineer   $10,000        

Architect   $15,000        

City   Permits  $8,000        

Dumpster   $5,000        

Port-a-potty   $1,800        

2025/2014   Staircase   $75,000        

          

A.   Rehab   Total   $1,504,911        

B.   Purchase   Price   $260,000        



Figure   2.   Rent   Estimates   

  
The   buildings   are   located   on   Vine   Street   just   a   short   5-minute   walk   north   of   the   
Cincinnati   Bell   Connector.    Vine   Street   is   also   part   of   GoMetro’s   path   for   routes   46   and   
78.    There   are   multiple   public   transportation   options   available   to   the   future   tenants   of   
these   buildings   that   can   take   them   anywhere   downtown   Cincinnati   or   up   towards   the   
University   of   Cincinnati.    The   ideal   location   makes   it   possible   for   tenants   to   live   without   a   
vehicle   and   thus   potentially   minimizes   additional   traffic   and   parking   in   the   area.    This   
location   also   boasts   short   walking   distances   to   nearby   restaurants   and   shops   located   in   
the   Findlay   Market   area.   
  

Examining   the   types   of   buildings   in   the   area   one   can   find   a   mix   of   single   family   homes  
as   well   as   a   host   of   small   and   medium   sized   apartment   buildings.    The   proposed   use   of   
these   buildings   as   apartment   units   fits   well   with   the   neighborhoods   current   mix   of   
residential   buildings.    The   rehabilitation   of   these   buildings   will   help   not   only   reduce   the   
blight   of   the   neighborhood   but   also   make   the   neighborhood   safer.    It   will   also   encourage   
the   development   of   similar   buildings   in   the   area.    This   will   be   a   small   step   to   help   the   

Unit   SF  Rent  

2014   Ohio   Ave   -   A  518  $850  

2014   Ohio   Ave   -   B  518  $850  

2014   Ohio   Ave   -   
C   518  $850  

2014   Ohio   Ave   -   
D   395  $825  

2027   Vine   St   -   A  550  $950  

2027   Vine   St   -   B  550  $950  

2027   Vine   St   -   C   550  $950  

2027   Vine   St   -   D   336  $850  

2029   Vine   St   -   A  550  $950  

2029   Vine   St   -   B  550  $950  

2029   Vine   St   -   C   550  $950  

2029   Vine   St   -   D   395  $825  

2016   Ohio   Ave   -   A  500  $850  

2016   Ohio   Ave   -   B  500  $850  

2025   Vine   St   -   A  500  $850  

2025   Vine   St   -   B  500  $850  

2025   Vine   St   -   C   500  $850  

    $15,000  



area   continue   to   improve   and   provide   housing   for   the   working   class   who   will   in   turn   help   
stimulate   the   economy   through   their   use   of   local   shops   and   restaurants   as   well   as   public   
transportation.   
  

Due   to   the   severe   disrepair   of   the   buildings   the   rehabilitation   itself   will   provide   a   decent   
amount   of   economic   opportunity   for   local   contractors.    This   project   is   currently   
estimating   around   $1.5   million   dollars   in   rehabilitation   costs   which   will   employ   plumbers,   
electricians,   masonry   workers,   carpenters,   window   providers,   etc.    The   overall   work   will   
result   in   a   substantial   increase   to   the   properties   valuation   and   thus   the   tax   valuation.   
Ultimately   this   will   help   launch   the   real   estate   investment   business   the   potential   owners   
are   starting   and   provide   a   great   portfolio   piece   to   help   justify   similar   future   projects   in   
the   Cincinnati   area.   
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Appraisal/Sales Summary
Year Built 1890
Total Rooms 0
# Bedrooms 0
# Full Bathrooms 0
# Half Bathrooms 0
Last Transfer Date 9/17/2002
Last Sale Amount $35,000
Conveyance Number 14575
Deed Type WE - Warranty Deed (EX)
Deed Number 981861
# of Parcels Sold 1
Acreage 0.090

Dusty Rhodes, Hamilton County Auditor
Property Report
Parcel ID 
095-0005-0021-00  

Address 
2025 VINE ST  

Index Order
Parcel Number  

Tax Year 
2020 Payable 2021

Property Information
Tax District  001 - CINTI CORP-CINTI CSD  
School District  CINCINNATI CSD

Images/Sketches

Appraisal Area
02200 - CUF

Land Use
404 - RETAIL/APARTMENT OVER

Owner Name and Address
KANU INVESTMENTS 
4015 EXECUTIVE PARK DR STE 402 
CINCINNATI OH 45241 
(call 946-4015 if incorrect)

Mailing Name and Address
KANU INVESTMENTS  
4015 EXECUTIVE PARK DR #402 
CINCINNATI OH 45241
(call 946-4800 if incorrect)

Assessed Value
25,940

Effective Tax Rate
89.090432

Total Tax
$2,333.20

Property Description
2025-27-29 VINE ST 52 FT IRR PT LOT 10 REEDERS SUB PARS 21-22 CONS

Tax/Credit/Value Summary
Board of Revision YES(04)
Rental Registration Yes
Homestead No
Owner Occupancy Credit No
Foreclosure No
Special Assessments Yes
Market Land Value 16,460
CAUV Value 0
Market Improvement Value 57,650
Market Total Value 74,110
TIF Value 0
Abated Value 0
Exempt Value 0
Taxes Paid $1,177.70
Tax as % of Total Value 0.000%

Notes

Structure List
Structure Name Use Code Finished Sq. Ft. Year Built

Structure 3 404 RETAIL/APARTMENT OVER 1,120 1890
Structure 2 404 RETAIL/APARTMENT OVER 5,856 1890
Structure 1 404 RETAIL/APARTMENT OVER 1,339 1890

Commercial Appraisal Data
Section Occupancy Finished Area (sq. ft.) Story Height Stories

Section 2 352 Multiple Res (Low Rise) 560 12 1
Section 1 352 Multiple Res (Low Rise) 560 12 1

No Proposed Levies Found

Levies Passed – 2020 Pay 2021 Tax Bill
Levy Levy Type Mills Current Annual Tax Estimated Annual Tax Note
Cincinnati CSD - Emergency ($48,000,000) Renewal 7.34 $195.85 $190.40 C, D

This is an estimated levy payment based on the current value of your property. Actual tax amounts per tax year may vary based on changes in property valuation and based on
whether a parcel receives any abatement, credit, or reduction during the levy period.

Effective for the tax year 2005, Ohio's biennial budget bill, Amended Substitute House Bill 66, signed by the Governor on June 30, 2005, terminates the 10 percent real property
tax rollback for the commercial and industrial classes of property, and agricultural property used for the commercial production of timber.

Effective for the tax year 2013, Ohio's biennial budget bill, House Bill 59, signed by the Governor on June 30, 2013, terminates the 10 percent real property tax rollback and the
2.5 percent homestead credit on all additional or replacement levies passed at the November 5, 2013 election or after. As a result of this legislation, those same levies will not
qualify for the stadium tax credit.

Existing and renewal levies, as well as levies passed at the May 7,2013 and August 6, 2013 elections will qualify for the credits. Residential and most agricultural properties with
qualifying levies will receive what is now the Non-Business Credit Rollback Factor. Owner occupied residential dwellings with qualifying levies will receive what is now the Owner
Occupancy Credit Rollback Factor, as well as the stadium tax credit.

Transfer History
Year Conveyance # Selling Price Transfer Date Previous Owner Current Owner

2002 14575 35,000 9/17/2002 PALMER WILLIAM C KANU INVESTMENTS
1990 0 0 1/1/1990 PALMER WILLIAM C PALMER WILLIAM C
1978 0 0 3/1/1978 SEE OWNERSHIP CARD PALMER WILLIAM C

Related Names
Name Relationship Status

KANU INVESTMENTS Parcel Owner Current
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1_________________________________________________________________________________________________________,  
NAME OF LISTING REALTOR® FIRM  

___________________________________________________________________________________________________________ 
                   ADDRESS        
 
2 PROPERTY DESCRIPTION: The undersigned buyer ("Buyer") offers to purchase from the seller ("Seller"), the following described 
Real Estate ("Real Estate") with improvements and fixtures thereon and with all appurtenant rights, privileges and easements, located in 
______________________________  (City)  ______________________________ (County), ________________________ (State) 
described as ________________________________________________________________________________________________ 
____________________________________________________________________________________________________________
_________________________________________________________________________________________________________; 
______________________________________________further described in Auditor’s Plat Book Number _______, Page _________, 
as Parcel(s) ________________________________________________________________________________________________. 
 
 3    INCLUDED IN THE SALE:  The Real Estate shall include, without limitation, the following: all electrical, plumbing, heating and air 
conditioning equipment, if any, except: ____________________________________________________________________________ 
__________________________________________________________________________________________________________. 
 

4 OTHER ITEMS:  The following items shall be included in the sale:  __________________________________________________ 
____________________________________________________________________________________________________________
_________________________________________________________________________________________________________. 
 
5    PRICE AND TERMS: The purchase price shall be $______________________(“Purchase Price”) payable as follows: 
 

 

(a) EARNEST MONEY: $_______________________("Earnest Money") shall be deposited with _________________________ 
_______________________________________________________________  (“Agent”) upon written acceptance of this Contract, 
in a trust account (“Trust Account”) pending closing (“Closing”), on the Real Estate and other items included in the sale in Section 
4, if any.  The Earnest Money shall be disbursed as follows: (i) at Closing, the Earnest Money shall be applied to Purchase Price 
and, if deposited with REALTOR® Firm acting as Agent, may be retained by Agent and credited toward the brokerage commission 
owed  REALTOR® Firm or as directed by Buyer;  (ii) if either party fails or refuses to perform, or if any contingency is not satisfied 
or waived, the Earnest Money shall be (a) disbursed in accordance with a release of Earnest Money (“Release”) signed by all 
parties to the Contract; or (iii)) in the event of a dispute between the Seller and Buyer regarding the disbursement of the Earnest 
Money the Earnest Money shall be in accordance with the following: 
 

(1) The Agent shall maintain such funds in the Trust Account until the Agent receives (i) written instructions signed by 
the parties specifying how the Earnest Money is to be disbursed or (ii) a final court order that specifies to whom the 
Earnest Money is to be awarded. Both Buyer and Seller acknowledge and agree that, in the event of a dispute 
between Buyer and Seller as to entitlement of the Earnest Money, the REALTORS£ will not make a determination as 
to which party is entitled to the Earnest Money. 

 
(2) If the Real Estate is located in Ohio, any disbursement of Earnest Money shall be in compliance with Ohio R.C. 
4735.24.  If, within two years from the date the Earnest Money was deposited in the Agent’s Trust Account, the 
parties have not provided the Agent with such signed instructions or written notice that a court legal action to resolve 
the dispute has been filed, the Agent shall return the Earnest Money to the Buyer with no further notice to the Seller.      
 
(3) If the Real Estate is located in Kentucky, any disbursement of Earnest Money shall be in compliance with KRS 
324.111, and the Agent may initiate the release process.  The Agent shall notify all parties at their last known address 
by certified mail that the Earnest Money shall be distributed to the parties specified in the letter unless all parties 
enter into a written mutual release, or unless one (1) or more of the parties initiate litigation within sixty (60) days of 
the mailing date of the certified letter.  If neither Buyer nor Seller initiates litigation or enters into a written release 
within sixty (60) days of the mailing date of the certified letter, the Agent may release the deposit to the party 
identified in the certified letter without penalty under this section and without civil liability in the courts of the 
Commonwealth of Kentucky.  
 

Buyer’s Initials  _____  _____      Date / Time  __________               Seller’s Initials  _____  _____    Date / Time  ___________ 

 Contract to Purchase  
 Commercial-Industrial-Investment 
 (“Contract”) 
 Adopted by the 
 Commercial Real Estate Council 
 of Greater Cincinnati 
 For exclusive use by REALTORS®. 
 This is a legally binding contract.  If not understood, seek legal advice. 

For real estate advice, consult a REALTOR®.

Comey & Shepherd Realtors

2025 Vine Street, Cincinnati, OH 45202

Cincinnati Hamilton County OH
2025-27-29 VINE ST 52 FT IRR PT LOT 10 REEDERS SUB PARS 21-22 CONS

PIDN 095-0005-0021-00

Tenant personal belongings

Sold as is excluding tenant personal belongings.

260,000.00

2,000.00 Absolute Title Agency, LLC
evidence of deposit shall be delivered to Listing Realtor within 3 business days.
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Notwithstanding the foregoing, the Buyer shall retain the right to the deposit  in the following circumstances:  (i) if Seller fails to accept 
this offer, (ii)  if Seller fails to perform Seller’s obligations under this Contract; or (iii)  if the contingencies set forth in Section 6, and if 
applicable, 7 are not satisfied and as a result, Buyer elects to terminate this Contract.   Seller shall be entitled to the Earnest Money if 
Buyer fails to perform Buyer’s obligations under this Contract or upon default by Buyer’s failure to comply with any material obligation 
imposed under this Contract. 
 

(b) BALANCE: The balance of the Purchase Price shall be paid by cash or certified, cashier's, attorney or title company trust 
account check, or by federal wire transfer on date of Closing. 
 

6      CONTINGENCIES:  The Buyer's obligation to close this transaction is contingent upon the following: 
 

(a)    FINANCING:  _______________________________________________________________________________________ 
_______________________________________________________________________________________________________ 
_______________________________________________________________________________________________________ 
_______________________________________________________________________________________________________ 
_______________________________________________________________________________________________________. 
 
Buyer agrees to apply for and to make a diligent effort to obtain said financing on or before _______________________________ 
or this Contract shall become null and void at the option of the Seller.  Buyer is relying on Buyer's own understanding of financing to 
be obtained as well as the legal and tax consequences thereof, if any.     
 
(b) INSPECTIONS:  Buyer may, at Buyer’s sole discretion and expense, perform inspections of the Real Estate prior to the 
Closing.  Buyer’s inspection of the Real Estate may include: physical inspection of the condition of the property, title, survey, 
environmental conditions, the roof, mechanical equipment, zoning and permits, feasibility of intended use, site preparation costs 
and                
        ______    (collectively, “Buyer’s Inspection”).   
Buyer’s Inspection shall be completed within _________________days (“Inspection Period”) of acceptance of this Contract.  Buyer 
shall provide written acceptance of the conditions of all such items within the Inspection Period.  Seller agrees to provide Buyer with 
any and all of the above information, if available (i.e.:  survey, title, inspection reports) and shall allow access to real estate at 
reasonable times for the purpose of conducting Buyer’s Inspection.  If Buyer is not satisfied with the results of Buyer’s Inspection 
then Buyer shall have the option to terminate this Contract by providing written notification to 
___________________________________ (Listing Firm) prior to the expiration of the Inspection Period.  If Buyer does not 
provide said notice, then Buyer shall be deemed to be satisfied with the inspection report(s) and the contingency will be 
considered waived as of, but not prior to, the expiration of the Inspection Period. 
 

 (c)  OTHER:    ___________________________________________________________________________________________. 
 
7 ADDENDUM:  Additional terms and conditions  �  are    �  are not    set forth as an Addendum attached hereto and made an 
integral part of this Contract. 

 
8 BUYER'S EXAMINATION:    Buyer is relying solely upon Buyer's own examination of the Real Estate and inspections herein 
required, if any, for its physical condition and character, and the real estate's suitability for Buyer's intended use thereof and not upon 
any representations by the REALTORS® involved, except for those made by said agents directly to the Buyer in writing. 
 
9 SELLER'S CERTIFICATION:  The Real Estate is zoned __________________________________________________________; 
is �  is not �  located in a Historic District; and is �  is not �  located in a flood plain.  Seller represents and warrants that to the 
best of the Seller's knowledge (a) no toxic or hazardous substances or wastes have been disposed upon or released, unless 
documented and done in compliance with applicable environmental laws, in, on, or from the Real Estate including, but not limited to, 
asbestos, PCB's, oil and petroleum products; (b) there are not presently nor have there ever been any underground storage tanks or 
above ground storage tanks located in, on, or under the Real Estate; (c) no City, County, State or Federal orders have been served 
upon Seller requiring work to be done or improvements to be made which have not been performed; and, (d) a Phase I Environmental 
Audit  �  has    �  has not been furnished to the Buyer.  REALTORS® make no representations or warranties concerning the 
environmental condition of the Real Estate and Buyer has relied solely upon the representations and warranties of Seller as set forth 
herein or in other disclosures listed in Section 16 of this Contract.   
 
10 CONDITION OF IMPROVEMENTS: Seller agrees that upon delivery of deed, the improvements constituting part of the Real Estate 
shall be in the same condition as they are on the date of this offer, reasonable wear and tear excepted.  Seller shall continue to insure 
the improvements until Closing naming Buyer as an additional insured as Buyer's interest may appear.  In the event of loss before 
Closing and if such loss shall not be repaired by and at the cost of Seller prior to Closing, the Buyer may elect to accept the property 
and insurance proceeds, or terminate this Contract, in which latter event Buyer shall be entitled to a return of the Earnest Money. 
 
 
Buyer’s Initials  _____  _____      Date / Time  __________               Seller’s Initials  _____  _____    Date / Time  ___________ 

Seller shall provide financing with the following terms: Three year balloon mortgage with option for mutually agreed
five year balloon amortized over thirty years at eight percent interest rate, in the amount of $206,000. Buyer to make nonrefundable
$54,000.00 down payment at closing. Seller shall provide Mortgage and Note.

NA

None

20

Comey & Shepherd Realtors

Property sold as is, where is. Buyer to rely on own inspections and investigations.

404 - Retail/Apartment over.
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11 PRORATIONS: Seller shall be responsible to pay all real estate taxes and assessments accrued on the Real Estate through the 
date of Closing.  Real estate taxes, installments of assessments, rents and operating expenses shall be prorated as of the date of 
Closing.  Buyer shall pay all taxes, installments of assessments, and operating expenses which may become due and payable following 
date of Closing.  Any security and/or damage deposits held by Seller shall be transferred to Buyer at Closing.  Real estate taxes and 
assessments will be prorated based on the most recent official tax duplicate as of the date of Closing. 
 
12 CONVEYANCE AND CLOSING:  Seller shall be responsible for transfer taxes, conveyance fees, deed preparation; and shall 
convey marketable title to the Real Estate, with release of dower,  by  �  deed of general warranty in fee simple absolute or              
�  ________________________ deed.  Buyer shall be responsible for other Closing costs and fees.  Such conveyance to take place 
within ___________________ days of release or waiver of contingencies, (or at such sooner time as mutually agreeable in writing), to 
the parties hereto, free, clear and unencumbered as of Closing except restrictions, assessments and easements of record which do not 
adversely affect the use of the Real Estate, except _______________________________________________________________ 
_________________________________________________________________________________________________. Seller shall 
have the right at Closing to pay for the removal of any and all encumbrances or liens out of the proceeds.  At Closing Seller shall 
execute any document reasonably required by Agent or the title company to effectuate the sale contemplated by this Contract. 
 
13 POSSESSION:  Possession shall be given, subject to tenants' rights, upon Closing.  Tenants’ rights in the Real Estate are:     
____________________________________________________________________________________________________________
____________________________________________________________________________________________________________
____________________________________________________________________________________________________________
______________________________________________________________________________________________________. 
 
14 INDEMNITY: Seller and Buyer recognize that the REALTORS® involved in the sale are relying on all information provided herein or 
supplied by Seller or Seller's sources and/or Buyer or Buyer's sources in connection with the Real Estate, and agree to indemnify and 
hold harmless the REALTORS®, their agents and employees, from any claims, demands, damages, suits, liabilities, costs and 
expenses (including reasonable attorney's fees) arising out of any misrepresentation or concealment of facts by Seller or Seller's 
sources and/or Buyer or Buyer's sources. 
 
15   AGENCY DISCLOSURE:  Seller and Buyer acknowledge having reviewed and signed the attached state-mandated Agency 
Disclosure Statement and Dual Agency Disclosure Statement, if applicable.   
 
16  OTHER DISCLOSURES:  The following additional disclosures have been provided:  ____________________________________. 
 

�   Lead-based paint (mandatory for properties built prior to 1978 which contain one or more dwelling units). 
�   Residential Property Disclosure (mandatory for any property which contains 1-4 dwelling units). 
�   Other  ____________________________________________________________________________ 

 
17   LISTING SERVICE AUTHORITY:  Seller and Buyer authorize REALTOR® to disclose this sales information, including sale price 
and terms, to any Listing Service to which REALTOR® is a member. 
 
18 GOVERNING LAWS:  This Contract shall be governed in accordance with the laws of the state in which the Real Estate is 
located. 
 
19    SOLE CONTRACT:  The parties agree that this Contract constitutes their entire agreement, and that no oral or implied agreement 
exists.  Any amendments to this agreement shall be made in writing, signed by both parties and copies shall be attached to all copies of 
this original agreement.  This offer, when accepted, shall be binding upon the parties, their heirs, administrators, executors, successors 
and assigns.  The parties acknowledge that they have been provided the opportunity to have this Contract reviewed by legal counsel 
prior to signing, unless such contingency has been incorporated into this Contract under Section 6 herein. 
 
20   TIME IS OF THE ESSENCE:  Time is of the essence with respect to the performance of every provision of this Contract in which 
time of performance is a factor. 
 
21 ELECTRONIC SIGNATURES:  Manual or electronic signatures on contract documents, transmitted in original, facsimile or 
electronic format shall be valid for purposes of this Contract and any amendments, addendums or notices to be delivered in connection 
with this Contract.  Only original, manually signed documents shall be valid for deeds or other documents to be recorded at or after 
closing. 
 
22 EXPIRATION AND APPROVAL:  This offer shall remain open for acceptance until __________ o’clock � AM   � PM EASTERN 
STANDARD/EASTERN DAYLIGHT TIME on _____________________, _________, and a signed copy shall be returned to Buyer 
upon acceptance. 
 
Buyer’s Initials  _____  _____      Date / Time  __________               Seller’s Initials  _____  _____    Date / Time  ___________ 

NA
14

Sold as is where is, buyer to rely on own investigations and inspections

Month to month leases which shall be provided to Buyer within 3 days.

NA

NA
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WITNESS: ____________________________________  BUYER: _________________________________________________ 
 
        DATE : __________________________  Time:  _________________ 
 
_______________________________________________ BUYER: _________________________________________________ 

Name of Buyer’s REALTOR® Firm, if any   
        DATE : __________________________  Time:  _________________ 
 
 

23 RECEIPT OF EARNEST MONEY  BY AGENT: _________________________, ____________,  _______________, _________,  
                   CITY              STATE                    DATE   
 
I hereby acknowledge receipt of $ __________________________________________________ in accordance with the terms herein.

  
By: _____________________________________________              ____________________________________________________ 

Name                       Firm 
 

24  COMMISSION:  Seller agrees to pay a commission of _______% of the purchase price to Buyer’s REALTOR® Firm, if any.  
 
25  ACTION BY SELLER:  The undersigned Seller has read and fully understands the foregoing offer and hereby      � accepts said 
offer and agrees to convey the Real Estate according to the above terms and conditions,   � rejects said offer, or   � counteroffers 
according to the above modifications initialed by Seller, which counteroffer shall become null and void if not accepted in writing on or 
before ________ o’clock � AM   � PM EASTERN STANDARD/EASTERN DAYLIGHT TIME ________________,  _________ (Date).   
 
 
WITNESS: ____________________________________    SELLER: ________________________________________________ 
 
 DATE : __________________________  Time:  _________________ 
     
           SELLER: ________________________________________________ 
         
        DATE : __________________________  Time:  _________________ 
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Saul Howard

eXp Realty

Cincinnati Ohio

2,000.00
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Jordan Fiore
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STRUCTURAL ASSESSMENT 
 

FOR 

 

2014 Ohio Avenue 
Date of Report: 

March 10th, 2021 

 

 
 

 

SUBMITTED TO: 

Jade Howard 

Phone: (801) 427-5839  

Email: jade@sjhowardhomes.com 
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Project Number: 21-283 

Inspection Date: 03-08-2021 

 

Subject:  Structural Assessment – General Foundation and Building Structure    

   

Dear Ms. Howard:  

 

Pursuant to your request, AO Structural Engineers visited the property at 2014 Ohio Avenue in the Cincinnati, Ohio 

neighborhood of CUF to visually assess the condition of the foundation and general building structure. CUF is a group of 

neighborhoods in Cincinnati representing the communities of Clifton Heights, University Heights, and Fairview. 

BACKGROUND INFORMATION 

The single-family dwelling was originally constructed at an unknown date but was of similar construction and material as an 

adjacent property at 2025 Vine Street that was built in 1890. No records of the property at 2014 Ohio Ave were found online. 

The two-story structure was supported by grouted fieldstone foundation walls supporting brick bearing walls and wood floor 

joists. The house sat above a full basement that had a concrete floor and was unfinished. The building shared a wall with the 

property at 2016 Ohio Ave. 

Based on our discussions, I understand that you were interested in investing in the property but wanted to have the structure 

evaluated for general condition prior to purchasing it. The properties at 2025 Vine St, 2029 Vine St, and 2016 Ohio Ave were 

also assessed during this visit with findings summarized in separate reports. 

PURPOSE AND SCOPE 

The purpose of this assessment was to visually assess the foundation and building structure for general condition and comment 

on any structural concerns. Recommendations to address any structural concerns will be provided as part of this report.  

FIELD INVESTIGATION FINDINGS 

The property was located along Ohio Ave, a no outlet street with access provided from W Clifton Ave. The street sloped upwards 

from W Clifton Ave to the north before transitioning into the short dead-end segment named Van Lear. The generally 

topography also sloped lower from west to east, but grade had largely been cut into and terraced by the surrounding buildings. 

For the purposes of this report, the west side of the property facing Ohio Ave will be considered the front face.  

The lot was bordered by a public sidewalk along the front and by an adjacent property to each side. The left-side wall abutted 

to the neighboring property at 2016 Ohio Ave. An open courtyard was located in the rear of the property that was shared with 

2025 Vine St.  The house sat above a full basement with a concrete floor and was unfinished. The front foundation wall retained 

soils near full height whereas the rear wall was fully exposed to allow walk out access. A covered entry way provided access 

from the courtyard to the first level above.  

Foundation walls were composed of stacked and grouted fieldstone that supported brick bearing wall above the footing level. 

A built-up wood beam supported a section of the rear exterior brick above the covered entryway. The interior was generally 

finished with plaster on brick. Wood floor joists spanned side to side in a “shotgun” style construction with bearing provided by 

the side foundation and brick bearing walls. 

The assessment began along the interior of the basement with a visual review of foundation walls for any evidence of movement 

or instability. First floor framing was also visible from within the basement and reviewed for condition. The assessment 

continued along the interior with a visual review of the building’s general condition. The roof hatch could not be opened but 

the roof was viewed from the surrounding structures above. The exterior brick was visually reviewed from multiple vantage 

points around the structure to determine general condition of the brick and mortar. 

 A 4-foot level and tape measure were used to take measurement. A sharpened screwdriver was used to check for condition of 

materials. A ladder was required for roof access. The following observations were made: 
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Foundation 

▪ Basement walls were constructed of brick bearing walls above the foundation except for the front wall which was 

composed of stacked and grouted fieldstone that retained soils along the front street. The basement has walkout 

access to the left side and rear of the building into the courtyard; 

▪ The right and rear foundation and brick bearing walls appeared to be in generally good condition. Mortar felt solid and 

only showed minor erosion along the fieldstone footing joints. Walls measured relatively straight and plumb. No visible 

cracking or other evidence of differential foundation movement were observed; 

▪ The rear and left foundation walls exhibited evidence of differential settlement. Crack patterns were indicative of 

localized settlement at the back left corner foundation near the covered opening. Cracks extended into the first and 

second level rear brick face as commented in the Brick section below. Measurements of a nearby window indicated 

the foundation had shifted lower by 1-inch using the 4-foot level. A nearby downspout was located at the settled 

corner and the soils were depressed and eroded in this area; 

▪ The mortar joints along the base of the left and rear wall were eroded. Mortar dust and evidence of efflorescence were 

observed along the base of the wall from the eroded joists. Erosion depth measured up to 1-inch from the exterior 

brick face; 

▪ The floor of the basement consisted of concrete and was generally dry though evidence of previous moisture 

percolation up into the foundation walls was observed; 

▪ The first-floor joists consisted of 2x12 dimensional lumber with diagonal bridging. The joists were spaced roughly 12-

inches apart and spanned fully between each side foundation wall; 

▪ Floor joist ends were bearing directly to the fieldstone foundation wall on each side. The joist bearing ends felt sound 

and solid where probed and appeared dry. 

Building Structure 

▪ The building consisted of first- and second level-living areas above the basement walkout basement; 

▪ The floor framing was mostly covered by ceiling plaster from below and by a single layer of tongue and groove flooring 

from above. Floors measured level and straight where checked and felt sound and solid to walk on; 

▪ A built-up wood beam supported the rear exterior wall above the rear covered entryway and the first level bathroom 

floor framing. The beam was bearing to the back left corner of the basement wall (near building center) and spanned 

left to the right wall of the building at 2016 Ohio Ave. The beam was tilted toward the settled basement corner by 

roughly 1-inch using the 4-foot level, aligning with measurement taken along the basement wall below; 

▪ The first-level bathroom floor framing above the covered rear entryway was heavily rotted. Water stains from above 

and below the floor were indicative of a plumbing leak. Nearly all bathroom floor joists appeared affected; 

▪ The rear brick wall above the rear entryway beam and above the rear bearing wall were cracks along the height of the 

building. The cracks propagated to the interior plaster. Crack patterns were again indicative of settlement to the back 

left basement corner;  

▪ All other brick bearing walls measured relatively straight and plumb where checked. Aside from the rear wall, windows 

and door appeared generally square in their frames. No visible evidence of structural movement or differential 

settlement was observed along these walls; 

▪ The interior plaster was in generally good condition along most of the interior. Some sections of ceiling and interior 

wall plaster were missing. Some localized areas of floor appeared water damaged where plumbing appeared to have 

leaked. Paint was largely pealing from the plaster and some areas of painted wallpaper were beginning to peal from 

the plaster; 

Roof 

▪ The building roof was framed as a monoslope low pitched roof that sloped lower from front to back towards a gutter. 

The roof membrane consisted of what appeared to be a built-up asphalt and sand/gravel membrane. A downspout 

from the adjacent roof at 2016 was drained to the roof at 2014 and appeared to be collected by a gutter without a 

downspout; 
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▪ Two chimneys were located along the right side of the building above the exterior bearing wall. The front chimney had 

been parged with cement. The brick of the rear chimney was heavily spalled and deteriorating; 

▪ The roof otherwise appeared to be in generally good condition as viewed from nearby buildings. No noticeable interior 

leaks were observed that would indicate a failing roof membrane. 

Exterior Brick 

▪ The exterior brick was exposed fully on the front and rear face. The right face was not visibly accessible due to a barrier 

fence. The front face of the building was painted; 

▪ The general brick appeared to be in good condition except for the cracking and slight bulging along the rear wall. 

Diagonal and stair stepped cracks were observed along the rear face, above the covered entryway above the built-up 

wood beam. Sections of brick had separated from the adjacent building at 2016 Ohio Ave below the neighboring 

downspout. Some weather damage to the brick mortar joints was observed in this area; 

▪ The front painted brick exterior appeared to be in good condition.  

CONCLUSIONS AND RECOMMENDATIONS 

Based on my observations made during this assessment, it is my professional opinion that the general foundation and building 

structure was sound and solid at the time of the assessment except for the back left foundation corner that extended beyond 

the rear covered entryway. The footing and bearing walls exhibited evidence of localized settlement at the corner as indicated 

by crack patterns and measurements of the wall and built-up beam above. All other foundation walls measured generally 

straight, plumb, and in sound condition.  

Further, the wood floor framing below the first level bathroom was heavily rotted and appeared to be from a plumbing leak. 

The water had visibly damaged the interior ply of the built up beam as well. All other floors felt sound, solid, and level to walk 

on. All observations indicated a sound building structure at this time except for the local settlement and bathroom floor rot 

damage.  

The building materials were also beginning to show evidence of weathering due to lack of maintenance that may further impact 

the integrity of the building structure. Areas of potential structural concern included (1) settlement at the back left basement 

corner, (2) improperly functioning gutters and downspouts, (3) joint deterioration along the base of the basement brick bearing 

wall, (4) open brick cracks caused by settlement and weathering, (5) rotted bathroom floor framing and support beam, (6) 

deteriorating brick at the rear chimney and open chimneys. 

Therefore, it is recommended to provide the following structure repairs to stabilize the building and the following maintenance 

to reduce the risk of further movement: 

1. Hire a qualified foundation contractor to carefully excavate the back right basement foundation corner. Provide a new 

concrete footer below the wall corner and install underpins to support and possibly lift the corner. Work shall be down 

in sections or with temporary support to avoid damaging or destabilizing the structure above. Temporary support of 

the nearby built-up wood beam is required during the duration of the foundation work. 

2. Inspect and scope the downspout at the settled foundation corner for function. Install and tie-in a new drain and 

functioning drain as required to route water away from the foundation corner. Additionally, provide new gutters and 

downspouts along the rear of the building to drain water away from the roof and building. It is recommended to consult 

a roofing specialist for this work. 

It is recommended to provide maintenance to the above items (3) thru (6) to reduce the risk of potential structure concerns: 

3. Hire an experienced mason to clean and point along the base of the foundation and brick bearing walls around the 

basement. Wall joists may be cleaned with a hose under light pressure. Point joints with a Type O mortar or hand 

mixed mortar containing no more than 1 part cement to 1 part lime and 7 to 9 parts sand. The wall may be skimmed 

as an option in addition to pointing repairs. 

4. Hire a qualified and experienced historic mason to repair and tuck point all exterior brick cracks and mortar joints along 

the exterior that are weathered more than 3/8-inch from the brick face. Pointing shall also be performed along the 

upper right front face of the building. Joints shall be thoroughly cleaned prior to applying either a Type O mortar mix 

or hand mixed mortar containing no more than 1 part cement to 1 part lime and 7 to 9 parts sand. Contractor shall 
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match mortar in color and finish as best as possible. It is also encouraged to consult with the local Historic Conservation 

Board on best practices and materials. 

5. Hire a qualified carpenter to replace all rotted floor framing below the first level bathroom. The built-up wood beam 

supporting the rear exterior wall shall receive an additional wood ply, thru bolted into the existing beam to provide a 

sound surface to joist hang the new bathroom joists. All exposed new and existing wood shall be flashed and covered 

entirely. Provide a new steel channel or angle to support the exterior rear brick wall above the existing built-up wood 

beam, sized by a Professional Engineer licensed in the State of Ohio. Finally, hire a qualified plumber to address any 

plumbing and leaks. 

6. Hire a qualified mason to either encapsulate, cap, and seal the existing chimney above the roof or demo the chimney 

down to the roof level and seal with a cap and membrane. The work should be performed to prevent water from 

penetrating into the chimney cavity and further damaging the brick. 

7. Finally, it is recommended to hire a licensed architect to incorporate the above recommendations into the permit 

drawings for bidding, permitting, and construction purposes. 

 

Thank you for the opportunity, if you have any questions regarding this report, please feel free to contact us. 

 

Regards,  

Eric Oetjen, PE  

 

LIMITATIONS AND RESTRICTIONS 

❖ This report was prepared with generally accepted structural engineering practices and thus makes no other 

warranties, either expressed or implied, as to the professional advice provided under the terms of the agreement 

between AO Structural Engineers and Client.  

❖ Review of structural elements was limited to areas of concern deemed accessible at the time of the inspection. 

Elements hidden by non-structural components were not reviewed.  

❖ This structural assessment report has been prepared for the intended and exclusive use of AO Structural Engineers, 

LLC and Client.  Nothing in this report shall create a contractual relationship with or a cause of action in favor of a 

third party against either the Client or AO Engineers, LLC. 

❖ AO Structural Engineers, LLC does not assume liability for the use of this report, or for the information included 

herein, or resulting in any damages from the use of this report by other parties.  

❖ This report has not been prepared for use of client and cannot be utilized or relied upon by other parties without 

written consent of AO Structural Engineers, LLC. 

❖ The recommendations and conclusions provided in this report are reliant on supplied and obtained information as 

described in this report.  If any item and/or items differ from what is described in this report, the report shall be 

considered void and thus not used. 

❖ AO Structural Engineers, LLC disclaims all liability for information, recommendations, and conclusions that are not 

expressively stated in this report. 

❖ AO Structural Engineers, LLC shall not be liable for incidental, consequential, indirect, or punitive damages arising out 

of any clam associated with the use of this report.  

❖ AO Structural Engineers, LLC shall not be responsible for modifications completed prior to, or hereafter, in which AO 

Structural Engineers was not directly involved.  

❖ AO Structural Engineers, LLC does not perform destructive testing or geotechnical investigations as part of its scope 

nor was such information provided to AO Engineers at the time of this report. 
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PHOTOS 

 
Photo 1 – Basement Area Looking Towards Right Wall  

 
 

 
Photo 2 – Basement Area Looking Towards Left Wall  

 

 
Photo 3 – Wall Plumbness Check, Basement 

 

 
Photo 4 – Wall Plumbness Check, Basement 
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Photo 5 – Eroded Basement Wall Joints 

 

 
Photo 6 – Eroded Basement Wall Joint Depth 

Measurement  
 

 
Photo 7 – Depressed and Eroded Soils at Settled 

Foundation Corner    

 
Photo 8 – Brick Joint Erosion and Weathering at Basement 

Corner 
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Photo 9 – Wall Slope Measurement Towards Settled 

Corner     

 
Photo 10 – Brick Movement at Rear Basement Door Due to 

Corner Settlement   
 

 

 
Photo 11 – Settled Rear Foundation Corner at Downspout 

 

 
Photo 12 – Brick Movement at Rear Basement Window 

Due to Corner Settlement   
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Photo 13 – Floor Beam Tilted Towards Settled Foundation 

Corner 
   

 
Photo 14 – Floor Beam Sag Check   

 

 
Photo 15 – Damaged Built-Up Floor Beam at Covered 

Entryway      
 

 
Photo 16 – Damaged Bathroom Floor Framing from 

Covered Entryway      
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Photo 17 – Evidence of Floor Drop at Damaged Bathroom 

Floor Joists       
 

 
Photo 18 – Rear Exterior Settlement Cracking Above 

Settled Foundation Corner         
 

 
Photo 19 –  Rear Exterior Where Building Meets 2016 Ohio 

Ave        
 

 
Photo 20 – Brick Settlement Cracking Above Covered 

Entryway, Rear Left Exterior 
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Photo 21 – Brick Joint Erosion at Downspout, Rear Exterior     

 

 
Photo 22 – Slight Bow in Brick Due to Settlement        

 

 
Photo 23 – First Level Kitchen Area      

 

 
Photo 24 – First Level Bathroom Area 
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Photo 25 – Moisture Damage, First Level Bathroom     

 

 
Photo 26 – First Level Living Space     

 
Photo 27 – First Level Living Space     

 

 
Photo 28 – Second Level Living Space        
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Photo 29 – Second Level Living Space        

 

 
Photo 30 – Plaster Crack from Foundation Settlement       

 

 
Photo 31 – Typical Floor Levelness Check 

 
Photo 32 – Roof View from Above 
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Photo 33 – Rear Right Spalling and Deteriorating Chimneys 
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Project Number: 21-283 

Inspection Date: 03-08-2021 

 

Subject:  Structural Assessment – General Foundation and Building Structure    

   

Dear Ms. Howard:  

 

Pursuant to your request, AO Structural Engineers visited the property at 2016 Ohio Avenue in the Cincinnati, Ohio 

neighborhood of CUF to visually assess the condition of the foundation and general building structure. CUF is a group of 

neighborhoods in Cincinnati representing the communities of Clifton Heights, University Heights, and Fairview. 

BACKGROUND INFORMATION 

The single-family dwelling was originally constructed at an unknown date but was of similar construction and material as an 

adjacent property at 2025 Vine Street that was built in 1890. No records of the property at 2016 Ohio Ave were found online. 

The four-story structure was supported by grouted fieldstone foundation walls supporting brick bearing walls and wood floor 

joists. The house sat above a full basement that had an earthen floor and was unfinished. The building was connected to the 

property at 2029 Vine St at its rear by an adjoining hallway. 

Based on our discussions, I understand that you were interested in investing in the property but wanted to have the structure 

evaluated for general condition prior to purchasing it. The attached property at 2029 Vine St, along with properties at 2014 

Ohio Ave and 2016 Ohio Ave, were also assessed during this visit with findings summarized in separate reports. 

PURPOSE AND SCOPE 

The purpose of this assessment was to visually assess the foundation and building structure for general condition and comment 

on any structural concerns. Recommendations to address any structural concerns will be provided as part of this report.  

FIELD INVESTIGATION FINDINGS 

The property was located along Ohio Ave, a no outlet street with access provided from W Clifton Ave. The street sloped upwards 

from W Clifton Ave to the north before transitioning into the short dead-end segment named Van Lear. The general topography 

also sloped lower from west to east, but grade had largely been cut into and terraced by the surrounding buildings. For the 

purposes of this report, the west side of the property facing Ohio Ave will be considered the front face.  

The lot was bordered by a public sidewalk along the front and by an adjacent property to the left side. The right-side wall was 

shared with a neighboring property at 2014 Ohio Ave. The rear of the property was connected to 2029 Vine St by an adjoining 

hallway. The building sat above a full basement with earthen floor and was unfinished. The side foundation walls retained soils 

near full height whereas the front foundation wall was separated from street level soils by an additional fieldstone retaining 

wall. The rear foundation wall was shared with the property at 2029 Vine St. Foundation walls were composed of stacked and 

grouted fieldstone that supported brick bearing wall above the basement level. The interior of the building above was generally 

finished with plaster on brick. Wood floor joists spanned side to side in a “shotgun” style construction with bearing provided by 

the side foundation and brick bearing walls. 

The assessment began along the interior of the basement with a visual review of foundation walls for any evidence of movement 

or instability. First floor framing was also visible from within the basement and reviewed for condition. The assessment 

continued along the interior upper floors with a visual review of the building’s general condition. The roof was accessed through 

a ceiling hatch from the fourth floor and membrane generally observed. The exterior brick was visually reviewed from multiple 

vantage points around the structure to determine general condition of the brick and mortar. 

 A 4-foot level and tape measure were used to take measurement. A sharpened screwdriver was used to check for condition of 

materials. A ladder was required for roof access. The following observations were made: 
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Foundation 

� The foundation walls appeared to be in generally good condition. Mortar felt solid and only showed minor erosion 

along the fieldstone joints. Walls measured relatively straight and plumb. No visible cracking or other evidence of 

differential foundation movement were observed; 

� The floor of the basement consisted of exposed earth that appeared damp. The air within the basement felt humid 

and mold was observed throughout the space; 

� The first-floor joists consisted of 2x12 dimensional lumber with diagonal bridging. The joists were spaced roughly 12-

inches apart and spanned fully between each side foundation wall; 

� Floor joist ends were bearing directly to the fieldstone foundation wall on each side. The left foundation wall appeared 

to retain soils at full height whereas grade was recessed below the top of the right wall. The joist bearing ends along 

the left wall appeared damp and soft rotted. Wood was easily probed up to 3-inches into the wood. Joists along the 

right foundation wall felt sound and solid where probed and appeared dry; 

� An additional fieldstone wall ran along the front of the building in front of the first level front wall. The fieldstone 

retained soils along the street level. A roughly 2-foot air cavity separated the retaining wall from the building’s front 

foundation wall. The retaining wall was bowed horizontally by up to roughly 3-inches into the air cavity and away from 

the street soils. The wall was estimated to be around 18-inches in thickness but could not be confirmed. 

� Brick rubble was present along the toe of the wall which reduced the wall’s clear height to approximately 9-feet.  

Building Structure 

� The building consisted of abandoned church offices on the first level, a second level living area combined with a third 

level loft, and a fourth level attic space; 

� The floor framing was mostly covered by ceiling plaster from below and by a single layer of tongue and groove flooring 

from above. Floors measured level and straight where checked and felt sound and solid to walk on; 

� Brick bearing walls measured relatively straight and plumb where checked. Windows and door appeared generally 

square in their frames. No visible evidence of structural movement or differential settlement was observed along the 

walls; 

� The interior plaster was in generally good condition along most of the interior. Some sections of ceiling were missing 

where plumbing work had been performed. Some localized areas of floor appeared water damaged where plumbing 

appeared to have leaked. Paint was largely pealing from the plaster and some areas of painted wallpaper were 

beginning to peal from the plaster; 

� The two windows along the right wall of the attic were missing and window openings were boarded up. The brick 

surrounding the window opening and interior plaster were beginning to shows signs of weathering and some 

deterioration. 

Roof 

� The building roof was framed as a monoslope low pitched roof that sloped upwards from front to back towards a ridge. 

The roof membrane consisted of a tar and shingle sublayer that was sealed with a rolled-on membrane; 

� A roughly 10-foot section of membrane and shingle were missing near the ridge of the roof. The tar subbase was 

exposed. The remaining roof membrane appeared to be functional but was beginning to show sings or weathering, 

cracking, and wear, especially along the roof edges; 

� The flashing along the perimeter of the roof was heavily rusted. The shingle and membrane were beginning to 

deteriorate along the roof perimeter at the flashing; 

� Two chimneys along the left side of the roof had been removed down to roof level, but remained open and exposed. 

Some brick spalling was observed along the exterior of the chimneys; 

� The header up the front right glass block window was missing and showed evidence of previously leaking. Some of the 

wood roof framing around this area, including the eaves facia board, were rotted. 
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Exterior Brick 

� The exterior brick was exposed fully on the front and left face. The right wall was shared with the neighboring property 

except for the upper attic level which extended above the neighboring roof. The front face of the building was painted; 

� Some minor weathering of the mortar joints was observed along the left exterior wall. Depth of weathering was 

generally around ¼-inch with some local pockets nearing ½-inch in depth; 

� The front painted brick exterior appeared to be in good condition except for the upper right face along the attic level. 

The brick mortar joints appeared heavily weathered here, likely due to leaking gutters and roof above where the glass 

block window header was rotted and missing.  

 

CONCLUSIONS AND RECOMMENDATIONS 

Based on my observations made during this assessment, it is my professional opinion that the general foundation and building 

structure was sound and solid at the time of the assessment and given its apparent age. Foundation walls measured generally 

straight, plumb, and in sound condition. The brick was largely intact with no visual indication of differential movement. Floors 

felt sound, solid, and level to walk on. All observations indicated a sound building structure at this time.  

However, the building materials were beginning to show evidence of weathering and age due to lack of maintenance that may 

begin to impact the integrity of the building structure. Areas of potential structural concern included (1) the rot damaged 

bearing ends of the first-floor joists, (2) absence of moisture control within the basement area, (3) missing windows, (4) missing 

membrane and shingles on the roof, (5) open chimneys on the roof, and (6) general pointing and patching along the exterior 

brick. 

Further, (7) the first-floor level retaining wall along the front of building below street level showed some indication of previous 

movement. The wall was bowed nearly 3-inches towards the building, which appeared minor given its age.     

 Therefore, it is recommended to provide maintenance to the above items as follows to reduce the risk of potential structure 

concerns: 

1. Provide beam supports along the left foundation wall to provide bearing support to the first level floor joists. New 

beam to be supported on new columns bearing onto new footings. Beams, columns, and footings shall be designed by 

licensed Professional Engineer in the State of Ohio. See Appendix for guidance on location of work. 

2. Provide a 6 mil minimum polyethylene vapor barrier along the floor of the basement. Lap joints 6-inches and secure 

with tape. Provide gravel or similar above the barrier to secure into place. Continuously operate a dehumidifier sized 

for the basement area with automatic drain function to the nearest floor drain or sanitary drain. 

3. Hire an experienced and qualified contractor to install new windows and weather seal the openings along the attic 

walls. Owner should consider replacing and sealing around all windows for consistency. 

4. Hire a qualified roofing contractor to recommend repairs and maintenance for the roof membrane. Contractor shall 

confirm function of all gutters, downspouts, and flashing. 

5. As part of the roofing repairs, hire a qualified mason to fill and cap the chimneys at roof level. Membrane and seal the 

chimneys to prevent water from penetrating into the chimney cavity and protect the brick below. 

6. Hire a qualified and experienced historic mason to tuck point all mortar joints along the exterior that are weathered 

more than 3/8-inch from the brick face. Pointing shall also be performed along the upper right front face of the 

building. Joints shall be thoroughly cleaned prior to applying either a Type O mortar mix or hand mixed mortar 

containing no more than 1 part cement to 1 part lime and 7 to 9 parts sand. Contractor shall match mortar in color and 

finish as best as possible. 

7. Monitor the front retaining wall at the first-floor level along the street for movement.   

8. Finally, it is recommended to hire a licensed architect to incorporate the above recommendations into the permit 

drawings for bidding, permitting, and construction purposes. 
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Thank you for the opportunity, if you have any questions regarding this report, please feel free to contact us. 

 

Regards,  

 

Eric Oetjen, PE  

 

 

 

 

 

 

LIMITATIONS AND RESTRICTIONS 

❖ This report was prepared with generally accepted structural engineering practices and thus makes no other 

warranties, either expressed or implied, as to the professional advice provided under the terms of the agreement 

between AO Structural Engineers and Client.  

❖ Review of structural elements was limited to areas of concern deemed accessible at the time of the inspection. 

Elements hidden by non-structural components were not reviewed.  

❖ This structural assessment report has been prepared for the intended and exclusive use of AO Structural Engineers, 

LLC and Client.  Nothing in this report shall create a contractual relationship with or a cause of action in favor of a 

third party against either the Client or AO Engineers, LLC. 

❖ AO Structural Engineers, LLC does not assume liability for the use of this report, or for the information included 

herein, or resulting in any damages from the use of this report by other parties.  

❖ This report has not been prepared for use of client and cannot be utilized or relied upon by other parties without 

written consent of AO Structural Engineers, LLC. 

❖ The recommendations and conclusions provided in this report are reliant on supplied and obtained information as 

described in this report.  If any item and/or items differ from what is described in this report, the report shall be 

considered void and thus not used. 

❖ AO Structural Engineers, LLC disclaims all liability for information, recommendations, and conclusions that are not 

expressively stated in this report. 

❖ AO Structural Engineers, LLC shall not be liable for incidental, consequential, indirect, or punitive damages arising out 

of any clam associated with the use of this report.  

❖ AO Structural Engineers, LLC shall not be responsible for modifications completed prior to, or hereafter, in which AO 

Structural Engineers was not directly involved.  

❖ AO Structural Engineers, LLC does not perform destructive testing or geotechnical investigations as part of its scope 

nor was such information provided to AO Engineers at the time of this report. 
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PHOTOS 

 
Photo 1 – Basement Area, Earthen Floor 

 

 
Photo 2 – Basement Area  

 

 
Photo 3 – Typical Grouted Fieldstone Foundation Wall   

 

 
Photo 4 – Typical Foundation Wall Plumbness and 

Straightness Check 
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Photo 5 – Soft Rotted Joist Bearing End, Left Foundation 

Wall 
 

 
Photo 6 – Soft Rotted Joist Bearing End, Left Foundation 

Wall 
 

 
Photo 7 – Typical Joist Bearing and Moisture Damage, Left 

Foundation Wall   

 
Photo 8 – Typical Joist Bearing, Right Foundation Wall 



 
COMMERICAL | RESIDENTIAL 

 

ALLEN|OETJEN Structural Engineers 

ERIC OETJEN, PE (PRESIDENT) | NICK ALLEN, PE (VICE PRESIDENT)  

Consulting@AOEngineers.com 

 
Photo 9 – Front Retaining Wall Below Street Level     

 
Photo 10 – Front Retaining Wall Bow Measurement   

 
 

 
Photo 11 – First-Level, Front Building 

 

 
Photo 12 – First-Level, Mid Building  
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Photo 13 – Second Level, Mid Building 

   

 
Photo 14 – Typical Plumbing, Missing Ceiling     

 

 
Photo 15 – Typical Plumbing, Missing Ceiling     

 

 
Photo 16 –Third Level, Mid Building     
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Photo 17 – Third-Level (Loft) Front      

 

 
Photo 18 – Floor Penetration Below Plumbing Area        

 

 
Photo 19 – Local Damage to Flooring        

 

 
Photo 20 – Typical Plaster Damage, Likely Plumbing 

Related 
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Photo 21 – Typical Floor Levelness Check     

 

 
Photo 22 – Typical Wall Plumbness Check       

 

 
Photo 23 – Typical Attic Space      

 

 
Photo 24 – Attic Framing, Some Previous Water Damage to 

Ceiling       
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Photo 25 – Weather and Interior Brick Sill from Missing 

Window, Attic Level     
 

 
Photo 26 – Weathering at Missing Window, Attic Level  

  

 
Photo 27 – Previous Water Damage and Missing Header, 

Front Attic Window     
 

 
Photo 28 – Right Exterior Building        
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Photo 29 – General Roof and Membrane        

 

 
Photo 30 – Area of Roof Membrane and Shingle Damage 

 

 
Photo 31 – Exposed Chimney, Demolished Down to Roof 

Level 

 
Photo 31 – Left Exterior Building 
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Photo 31 – Left Exterior, Localized Brick Joint Weathering 

 
Photo 31 – Brick Condition, Front Face vs. Side Face 
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Project Number: 21-281 

Inspection Date: 03-08-2021 

 

Subject:  Structural Assessment – General Foundation and Building Structure    

   

Dear Ms. Howard:  

 

Pursuant to your request, AO Structural Engineers visited the property at 2029 Vine Street in the Cincinnati, Ohio neighborhood 

of CUF to visually assess the condition of the foundation and general building structure. CUF is a group of neighborhoods in 

Cincinnati representing the communities of Clifton Heights, University Heights, and Fairview. 

BACKGROUND INFORMATION 

The single-family dwelling was originally constructed at an unknown date but was of similar construction and material as an 

adjacent property at 2025 Vine Street that was built in 1890. No records of the property at 2029 Vine St were found online. The 

four-story structure was supported by grouted fieldstone foundation walls supporting brick bearing walls and wood floor joists. 

The house sat above a full basement that had a brick paver floor and was unfinished. The building was connected to the property 

at 2016 Ohio Ave at its rear by an adjoining hallway. 

Based on our discussions, I understand that you were interested in investing in the property but wanted to have the structure 

evaluated for general condition prior to purchasing it. The attached property at 2016 Ohio Ave, along with properties at 2014 

Ohio Ave and 2025 Vine St, were also assessed during this visit with findings summarized in separate reports. 

PURPOSE AND SCOPE 

The purpose of this assessment was to visually assess the foundation and building structure for general condition and comment 

on any structural concerns. Recommendations to address any structural concerns will be provided as part of this report.  

FIELD INVESTIGATION FINDINGS 

The property was located along Vine Street and roughly across from the intersection with Mulberry St. The street sloped 

upwards from south to north. For the purposes of this report, the east side of the property facing Vine St will be considered the 

front face.  

The lot was bordered by a public sidewalk along the front and by adjacent properties to either side. The rear of the property 

was connected to 2016 Ohio Ave by an adjoining hallway. The building sat above a full basement that was divided by a center 

front to back bearing wall. The basement floor consisted of a brick paver floor and was unfinished. The front and side foundation 

walls retained soils near full height. The rear foundation wall was shared with the property at 1016 Ohio Ave. Foundation walls 

were composed of stacked and grouted fieldstone that supported brick bearing walls above the basement level. The interior of 

the building above was generally finished with plaster on brick. Wood floor joists spanned side to side in a “shotgun” style 
construction with bearing provided by the center and side foundation and brick bearing walls. 

The assessment began along the interior of the basement with a visual review of foundation walls for any evidence of movement 

or instability. First floor framing was also visible from within the basement and reviewed for condition. The assessment 

continued along the interior upper floors with a visual review of the building’s general condition. The second- and third-level 

units were occupied and not accessed at the time of the visit. The roof was accessed through a ceiling hatch from the fourth 

floor and membrane generally observed. The exterior brick was visually reviewed from multiple vantage points around the 

structure to determine general condition of the brick and mortar. 

 A 4-foot level and tape measure were used to take measurement. A sharpened screwdriver was used to check for condition of 

materials. A ladder was required for roof access. The following observations were made: 
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Foundation 

▪ The perimeter foundation walls appeared to be in generally good condition. Mortar felt solid and only showed minor 

erosion along the fieldstone joints; 

▪ The center foundation wall running front to back appeared to be sound but joints were heavily eroded. Mortar was 

missing up to 4-inches in depth in some locations and most notably near the base of the wall. The wall measured 

roughly 18-inches in total width; 

▪ Foundation walls measured relatively straight and plumb where checked. No visible cracking or other evidence of 

differential foundation movement were observed; 

▪ The floor of the basement consisted of brick pavers. A floor drain was located in the left basement space. The air within 

the basement felt humid and mold was observed throughout the space; 

▪ The first-floor joists consisted of 2x12 dimensional lumber with diagonal bridging. The joists were spaced roughly 12-

inches apart and spanned fully between each side foundation wall; 

▪ Floor joist ends were bearing directly to the fieldstone foundation wall on each side and center wall. Joists along the 

left foundation wall were headed and hung from doubled joists that were bearing on the foundation. All other joist 

ends were bearing directly to the foundation walls; 

▪ The joist bearing ends along both side foundation walls appeared damp and soft rotted. The wood material was easily 

probed up to 3-inches at the bearing end. The exception was a middle section of the right foundation wall where joists 

were elevated onto bricks and felt sound and appeared dry and in good condition. The joists along the center 

foundation wall also felt sound and appeared dry and in good condition. 

▪ Six joists near the right rear of the basement area were soft rotted and moisture damaged near their midspan; 

Building Structure 

▪ The building consisted of abandoned church offices on the first level, separate second- and third-level living areas, and 

a fourth level attic space. The second- and third-level living areas were occupied and not accessed; 

▪ The floor framing was mostly covered by ceiling plaster from below and by a single layer of tongue and groove flooring 

from above. Floors measured level and straight where checked and felt sound and solid to walk on along the first-floor 

and attic floor levels; 

▪ Brick bearing walls measured relatively straight and plumb where checked. Windows and doors appeared generally 

square in their frames as observed from the exterior. No visible evidence of structural movement or differential 

settlement was observed along the walls of the first level; 

▪ Large sections of interior plaster had spalled from the interior and right exterior brick bearing walls of the first floor. 

The underlying brick appeared to be sound and solid. The remaining interior plaster within the first level was in 

generally good condition; 

▪ A large pile of rubble, brick, and flue caps had been abandoned in the front left attic area. The pile appeared to impart 

a notable load into the floor framing but floor damage was not visibly evident. 

Roof 

▪ The building roof was framed as a monoslope low pitched roof that sloped upwards from front to back towards a ridge. 

The roof membrane consisted of a tar and shingle sublayer that was sealed with a rolled-on membrane; 

▪ The roof membrane appeared to be functional but was beginning to show sings or weathering, cracking, and wear, 

especially along the roof edges; 

▪ The flashing along the perimeter of the roof was heavily rusted and some sections were coming loose, exposing the 

fascia board. The shingle and membrane were beginning to deteriorate along the roof perimeter at the flashing; 

▪ Two chimneys were located above the roof: one above the left exterior wall and one above the center wall near the 

building’s front. The chimneys’ flues were open. The center chimney was finished with a cement parge and appeared 

to be in good condition. The brick along the exterior of the side chimney was noticeably spalling on the exposed face 

of the chimney and mortar was eroded and loose; 

▪ A third chimney along the left side wall had been demolished, explaining the pile of brick, flue, and rubble in the front 

attic space; 
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▪ The trimmer joists and nearby joists to the right of the center chimney exhibited signs moisture damage. Moisture 

damage extended at least 1-inch into the joists in some locations; 

Exterior Brick 

▪ The exterior brick was exposed fully on the front and left face. The right exterior wall was not visible to view but only 

partially exposed above the adjacent building. 

▪ Some minor weathering of the mortar joints was observed along the left exterior wall, near the top of the wall. Depth 

of weathering was generally around ¼-inch with some local pockets nearing ½-inch in depth; 

▪ The front exterior brick appeared to be in generally good condition with no visible deterioration or damage from street 

level.  

 

CONCLUSIONS AND RECOMMENDATIONS 

Based on my observations made during this assessment, it is my professional opinion that the general foundation and building 

structure was sound and solid at the time of the assessment and given its apparent age. Foundation walls measured generally 

straight, plumb, and in sound condition. The brick was largely intact with no visual indication of differential movement. Floors 

felt sound, solid, and level to walk on. All observations indicated a sound building structure at this time.  

However, the building materials were beginning to show evidence of weathering and age due to lack of maintenance that may 

begin to impact the integrity of the building structure. Areas of potential structural concern included (1) the rot damaged first 

floor joists within the basement, (2) absence of moisture control within the basement area, (3) eroded joints along the center 

foundation wall within the basement, (4) large pile of brick and rubble on the attic floor, (5) missing windows, (6) previous water 

damage to roof joists, (7) aging roof membrane and flashing, (8) open chimneys on the roof, and (9) general pointing and 

patching along the exterior brick. 

Therefore, it is recommended to provide maintenance to the above items as follows to reduce the risk of potential structure 

concerns: 

1. Provide beam supports to the left and right foundation walls to provide bearing to the first-floor joists. New beam to 

be supported on new columns bearing onto new footings. Beams, columns, and footings shall be designed by licensed 

Professional Engineer in the State of Ohio. See Appendix for guidance on location of work. 

2. Continuously operate a dehumidifier sized for the basement area with automatic drain function to the nearest floor 

drain or sanitary drain. 

3. Hire an experienced mason to clean and point the center foundation wall. Wall joists may be cleaned with a hose under 

light pressure. Point joints with a Type O mortar or hand mixed mortar containing no more than 1 part cement to 1 

part lime and 7 to 9 parts sand. The wall may be skimmed as an option in addition to pointing repairs. 

4. Remove the brick and rubble from the attic space to relieve the floor framing of the weight. 

5. Hire an experienced and qualified contractor to install new windows and weather seal the openings along the attic 

walls. Owner should consider replacing and sealing around all windows for consistency. 

6. Sister the trimmer joists and adjacent joist supporting the roof to the right of the center chimney. 

7. Hire a qualified roofing contractor to recommend repairs and maintenance for the roof membrane. Contractor shall 

confirm function of all gutters, downspouts, and flashing. 

8. Hire a qualified mason to either encapsulate, cap, and seal the existing chimney above the roof or demo the chimney 

down to the roof level and seal with a cap and membrane. The work should be performed to prevent water from 

penetrating into the chimney cavity and further damaging the brick. 

9. Hire a qualified and experienced historic mason to tuck point all mortar joints along the exterior that are weathered 

more than 3/8-inch from the brick face. Pointing shall also be performed along the upper right front face of the 

building. Joints shall be thoroughly cleaned prior to applying either a Type O mortar mix or hand mixed mortar 

containing no more than 1 part cement to 1 part lime and 7 to 9 parts sand. Contractor shall match mortar in color and 

finish as best as possible. 

10. Finally, it is recommended to hire a licensed architect to incorporate the above recommendations into the permit 

drawings for bidding, permitting, and construction purposes. 
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Thank you for the opportunity, if you have any questions regarding this report, please feel free to contact us. 

 

Regards,  

 

Eric Oetjen, PE  

 

 

 

 

 

 

 

LIMITATIONS AND RESTRICTIONS 

❖ This report was prepared with generally accepted structural engineering practices and thus makes no other 

warranties, either expressed or implied, as to the professional advice provided under the terms of the agreement 

between AO Structural Engineers and Client.  

❖ Review of structural elements was limited to areas of concern deemed accessible at the time of the inspection. 

Elements hidden by non-structural components were not reviewed.  

❖ This structural assessment report has been prepared for the intended and exclusive use of AO Structural Engineers, 

LLC and Client.  Nothing in this report shall create a contractual relationship with or a cause of action in favor of a 

third party against either the Client or AO Engineers, LLC. 

❖ AO Structural Engineers, LLC does not assume liability for the use of this report, or for the information included 

herein, or resulting in any damages from the use of this report by other parties.  

❖ This report has not been prepared for use of client and cannot be utilized or relied upon by other parties without 

written consent of AO Structural Engineers, LLC. 

❖ The recommendations and conclusions provided in this report are reliant on supplied and obtained information as 

described in this report.  If any item and/or items differ from what is described in this report, the report shall be 

considered void and thus not used. 

❖ AO Structural Engineers, LLC disclaims all liability for information, recommendations, and conclusions that are not 

expressively stated in this report. 

❖ AO Structural Engineers, LLC shall not be liable for incidental, consequential, indirect, or punitive damages arising out 

of any clam associated with the use of this report.  

❖ AO Structural Engineers, LLC shall not be responsible for modifications completed prior to, or hereafter, in which AO 

Structural Engineers was not directly involved.  

❖ AO Structural Engineers, LLC does not perform destructive testing or geotechnical investigations as part of its scope 

nor was such information provided to AO Engineers at the time of this report. 
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PHOTOS 

 
Photo 1 – Right Basement Area 

 

 
Photo 2 – Left Basement Area  

 

 
Photo 3 – Typical Perimeter Foundation Wall Condition   

 

 
Photo 4 – Center Foundation Wall Joist Erosion  
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Photo 5 – Center Foundation Wall Joist Erosion 

Measurement   
 

 
Photo 6 – Typical Header and Trimmer Framing, Left 

Foundation Wall 
 

 
Photo 7 – Soft Rot Damaged Joist Ends, Left Foundation 

Wall   

 
Photo 8 – Middle Joists Bearing on Brick 
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Photo 9 – Typical Soft Rot Damaged Joist Bearing End      

 
Photo 10 – Moisture Damaged First-Floor Joists, Rear 

Basement Area Near Plumbing 
 

 

 
Photo 11 – Basement Floor Drain 

 

 
Photo 12 – Abandoned Church, Right First Level  
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Photo 13 – Abandoned Church, Left First Level 

   

 
Photo 14 – Spalling Plaster, First Floor Level, Center Wall     

 

 
Photo 15 – Left Attic Space, Missing Windows      

 

 
Photo 16 – Floor Levelness Check     
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Photo 17 – Attic Space, Front Right      

 

 
Photo 18 – Water Damaged Joist at Center Chimney         

 

 
Photo 19 – Evidence of Previous Water Penetration, Front 

Left Demolished Chimney         
 

 
Photo 20 – Rubble and Brick Pile, Attic 
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Photo 21 – General Roof and Condition     

 

 
Photo 22 – Center Chimney Proposed for Chimney Cap       

 

 
Photo 23 – Left Chimney Proposed for Demo 

 

 
Photo 24 – Typical Open Flue       
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Photo 25 – Brick Exterior, Rear Face of Building     

 

 
Photo 26 – Brick Joint Weathering, Upper Left Exterior  

 
Photo 27 – Brick Spalling at Chimney      

 

 
Photo 28 – Brick Joint Weathering, Upper Left Exterior          
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Photo 29 – Weathered Trim and Fascia, Left Exterior        

 

 
Photo 30 – Brick Joint Weathering at Window Opening       
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STRUCTURAL ASSESSMENT 
 

FOR 

 

2025 Vine Street 
Date of Report: 

March 10th, 2021 

 

 
 

SUBMITTED TO: 

Jade Howard 

Phone: (801) 427-5839  

Email: jade@sjhowardhomes.com 
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Project Number: 21-280 

Inspection Date: 03-08-2021 

 

Subject:  Structural Assessment – General Foundation and Building Structure    

   

Dear Ms. Howard:  

 

Pursuant to your request, AO Structural Engineers visited the property at 2025 Vine Street in the Cincinnati, Ohio neighborhood 

of CUF to visually assess the condition of the foundation and general building structure. CUF is a group of neighborhoods in 

Cincinnati representing the communities of Clifton Heights, University Heights, and Fairview. 

BACKGROUND INFORMATION 

The single-family dwelling was originally constructed 1890 according to online records. The three-story structure was supported 

by grouted fieldstone foundation walls supporting brick bearing walls and wood floor joists. The house sat above a full basement 

that had an earthen floor and was unfinished. 

Based on our discussions, I understand that you were interested in investing in the property but wanted to have the structure 

evaluated for general condition prior to purchasing it. The properties at 2029 Vine St, 2014 Ohio Ave, and 2016 Ohio Ave were 

also assessed during this visit with findings summarized in separate reports. 

PURPOSE AND SCOPE 

The purpose of this assessment was to visually assess the foundation and building structure for general condition and comment 

on any structural concerns. Recommendations to address any structural concerns will be provided as part of this report.  

FIELD INVESTIGATION FINDINGS 

The property was located along Vine Street and roughly across from the intersection with Mulberry St. The street sloped 

upwards from south to north. For the purposes of this report, the east side of the property facing Vine St will be considered the 

front face.  

The lot was bordered by a public sidewalk along the front and by an adjacent property to each side. The right-side wall abutted 

to the neighboring property at 2029 Vine St. An open courtyard was located in the rear of the property that was shared with 

2015 Ohio Ave. The building sat above a full basement with earthen floor and was unfinished. All four foundation walls retained 

soils near their full height. Foundation walls were composed of stacked and grouted fieldstone that supported brick bearing 

wall above the basement level. The interior of the building above was generally finished with plaster on brick. Wood floor joists 

spanned side to side in a “shotgun” style construction with bearing provided by the side foundation and brick bearing walls. 

The assessment began along the interior of the basement with a visual review of foundation walls for any evidence of movement 

or instability. First floor framing was also visible from within the basement and reviewed for condition. The assessment 

continued along the interior upper floors with a visual review of the building’s general condition. The roof was accessed through 

a ceiling hatch from the fourth floor and membrane generally observed. The exterior brick was visually reviewed from multiple 

vantage points around the structure to determine general condition of the brick and mortar. 

 A 4-foot level and tape measure were used to take measurement. A sharpened screwdriver was used to check for condition of 

materials. A ladder was required for roof access. The following observations were made: 

Foundation 

▪ The foundation walls appeared to be in generally good condition. Mortar felt solid and only showed minor erosion 

along the fieldstone joints. Walls measured relatively straight and plumb. No visible cracking or other evidence of 

differential foundation movement were observed; 

▪ The floor of the basement consisted of exposed earth that appeared damp. The air within the basement felt humid 

and mold was observed throughout the space; 
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▪ The first-floor joists consisted of 2x12 dimensional lumber with diagonal bridging. The joists were spaced roughly 12-

inches apart and spanned fully between each side foundation wall; 

▪ Floor joist ends were bearing directly to the fieldstone foundation wall on each side. The joist bearing ends along the 

right wall appeared damp and soft rotted. The damp wood was easily probed up to 1-inch into the wood. Most joists 

along the left foundation wall felt sound and solid where probed and appeared dry; 

▪ Shoring has been provided to the middle section of floor joists along the left and right foundation walls. The shoring 

was bearing onto a wood plate above the basement floor. The left shoring appeared to support the soft rot damaged 

joist ends whereas the purpose of the left shoring could not be determined.  

Building Structure 

▪ The building consisted of first- and second-level living spaces and a third level attic space; 

▪ The floor framing was mostly covered by ceiling plaster from below and by a single layer of tongue and groove flooring 

from above. Floors measured level and straight where checked and felt sound and solid to walk on; 

▪ Brick bearing walls measured relatively straight and plumb where checked. Windows and door appeared generally 

square in their frames. No visible evidence of structural movement or differential settlement was observed along the 

walls; 

▪ The interior plaster along the exterior walls was in generally good condition.  Some sections of ceiling and wall plaster 

along the interior framing were missing. Some localized areas of floor appeared water damaged where plumbing 

appeared to have leaked. Wall and ceiling paint was peeling away from the plaster throughout the building; 

Roof 

▪ The building roof was framed as a monoslope low pitched roof that sloped upwards from back to front. The roof 

membrane consisted of a built-up roof membrane with sand/gravel; 

▪ A single chimney was located on the front left side of the roof. The flue remained open and exposed; 

▪ The front soffit was weather damaged and partially rotted. 

Exterior Brick 

▪ The exterior brick was exposed fully on the front, right, and rear faces. The left wall was shared with the neighboring 

property except for the upper attic level which extended above the neighboring roof; 

▪ Heavy brick spalling was observed along the exterior of the chimney; 

▪ The brick along the upper front face of the building, below the front oof and soffit, was heavily spalled and 

deteriorated. The soffit was also worn and weather damaged; 

▪ Some weathering of the mortar joints was observed along the back right corner along the downspout. 

CONCLUSIONS AND RECOMMENDATIONS 

Based on my observations made during this assessment, it is my professional opinion that the general foundation and building 

structure was sound and solid at the time of the assessment. Foundation walls measured generally straight, plumb, and in sound 

condition. The brick was largely intact with no visually indication of differential movement. Floor felt sound, solid, and level to 

walk on. All observations indicated a sound building structure at this time.  

However, the building materials were beginning to show evidence of weathering due to lack of maintenance that may begin to 

impact the integrity of the building structure. Areas of potential structural concern included (1) the rot damaged bearing ends 

of the first-floor joists, (2) absence of moisture control within the basement area, (3) damaged front soffit below the roof level, 

(4) open and spalled brick chimneys on the roof, (5) general pointing and patching along the exterior brick and spalled brick 

along the upper front exterior. 

Therefore, it is recommended to provide maintenance to the above items as follows to reduce the risk of potential structure 

concerns: 

1. Provide beam supports to the left and right foundation walls to provide bearing to the first-floor joists. New beam to 

be supported on new columns bearing onto new footings. Beams, columns, and footings shall be designed by licensed 

Professional Engineer in the State of Ohio. See Appendix for guidance on location of work. 
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2. Provide a 6 mil minimum polyethylene vapor barrier along the floor of the basement. Lap joints 6-inches and secure 

with tape. Provide gravel or similar above the barrier to secure into place. Continuously operate a dehumidifier sized 

for the basement area with automatic drain function to the nearest floor drain or sanitary drain. 

3. Hire a qualified roofing contractor to replace and roof the front soffit. 

4. Hire a qualified mason to either encapsulate, cap, and seal the existing chimney above the roof or demo the chimney 

down to the roof level and seal with a cap and membrane. The work should be performed to prevent water from 

penetrating into the chimney cavity and further damaging the brick. 

5. Hire a qualified and experienced historic mason to tuck point all mortar joints along the exterior that are weather more 

than 3/8-inch from the brick face. Replace spalled bricks along the upper front face of the building, as necessary. 

Pointing shall also be performed along the upper right front face of the building. Joints shall be thoroughly cleaned 

prior to applying either a Type O mortar mix or hand mixed mortar containing no more than 1 part cement to 1 part 

lime and 7 to 9 parts sand. Contractor shall match mortar in color and finish as best as possible. 

6. Finally, it is recommended to hire a licensed architect to incorporate the above recommendations into the permit 

drawings for bidding, permitting, and construction purposes. 

 

Thank you for the opportunity, if you have any questions regarding this report,  

please feel free to contact us. 

Regards,  

Eric Oetjen, PE  

LIMITATIONS AND RESTRICTIONS 

❖ This report was prepared with generally accepted structural engineering practices and thus makes no other 

warranties, either expressed or implied, as to the professional advice provided under the terms of the agreement 

between AO Structural Engineers and Client.  

❖ Review of structural elements was limited to areas of concern deemed accessible at the time of the inspection. 

Elements hidden by non-structural components were not reviewed.  

❖ This structural assessment report has been prepared for the intended and exclusive use of AO Structural Engineers, 

LLC and Client.  Nothing in this report shall create a contractual relationship with or a cause of action in favor of a 

third party against either the Client or AO Engineers, LLC. 

❖ AO Structural Engineers, LLC does not assume liability for the use of this report, or for the information included 

herein, or resulting in any damages from the use of this report by other parties.  

❖ This report has not been prepared for use of client and cannot be utilized or relied upon by other parties without 

written consent of AO Structural Engineers, LLC. 

❖ The recommendations and conclusions provided in this report are reliant on supplied and obtained information as 

described in this report.  If any item and/or items differ from what is described in this report, the report shall be 

considered void and thus not used. 

❖ AO Structural Engineers, LLC disclaims all liability for information, recommendations, and conclusions that are not 

expressively stated in this report. 

❖ AO Structural Engineers, LLC shall not be liable for incidental, consequential, indirect, or punitive damages arising out 

of any clam associated with the use of this report.  

❖ AO Structural Engineers, LLC shall not be responsible for modifications completed prior to, or hereafter, in which AO 

Structural Engineers was not directly involved.  

❖ AO Structural Engineers, LLC does not perform destructive testing or geotechnical investigations as part of its scope 

nor was such information provided to AO Engineers at the time of this report. 
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PHOTOS 

 
Photo 1 – General Basement Area 

 

 
Photo 2 – Existing Floor Shoring, Right Foundation Wall 

 

 
Photo 3 – Existing Floor Shoring, Left Foundation Wall  

 

 
Photo 4 – Soft Rot at Bearing Ends of Left Floor Joists  
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Photo 5 – First Floor Joist Bearing Ends at Left Foundation  

 

 
Photo 6 – Typical Foundation Straightness and Plumbness 

Check 
 

 
Photo 7 – First Floor Level    

 
Photo 8 – Typical Floor Levelness Check 
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Photo 9 – Typical Wall Plumbness Check     

 
Photo 10 – Typical Plaster Damage, Interior Wall  

 
 

 
Photo 11 – General Second Floor Level and Ceiling Plaster 

Damage   

 

 
Photo 12 – General Second Floor Level      
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Photo 13 – General Third/Attic Floor Level      

   

 
Photo 14 – General Third/Attic Floor Level      

 

 
Photo 15 – General Roof and Built-Up Membrane      

 

 
Photo 16 – Spalled Brick at Chimney      
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Photo 17 – Open Flue in Chimney       

 

 
Photo 18 – Brick Spalling and Soffit Damage, Upper Front 

Wall        
 

 
Photo 19 – Brick Joint Weathering, Back Left Corner at 

Downspout         
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3
984 Bach Buxton Rd

Cincinnati, Ohio
45102

513-753-0050

April 1st, 2021

RE: Install new plumbing systems (BUDGET NUMBER ONLY)

1. Bid includes labor, material, and equipment for the following work only:
o Install new PVC drain waste and vent system for the units as described in the email and on the

drawings provided.
o Install new PEX water system for the units as described in the email and on the drawings provided
o Provide new finish material and installation as outlined below

• 17 Lavatories (provide faucets and traps, bowls by others
• 17 Tub shower or shower units 4 piece
• 17 tub shower valves with chrome trim
• 17 40 gallon electric water heaters
• 17 Washer Box Laundry Hook ups
• 17 double bowl kitchen sinks and faucets
• 17 Water Closets provide round front with seat white

o Provide all new drain waste and vent piping in the basements and attach to the existing cast iron
sanitary piping going out of the foundations.

o Provide all new water distribution system in the basements and attach to the existing incoming water
service piping

o Owner will build soffits and pad walls as necessary where necessary to accommodate plumbing
system.

Two Hundred and Eighty Four Thousand Six Hundred and Fifty Two dollars…………………………..$284,652.00

This is a budget number only.  This number is designed to be a catch all.  I would expect this number to drop as details
are worked out.

● Bid does not include any demolition of existing piping or walls
● Bid assumes the following:

o All plumbing walls will be stripped to the bare studs
o Plumbing chases and soffits will be built as necessary to accommodate plumbing
o Brick removed in basement for sanitary piping under the floor will be hauled out by others
o Owner provided dumpster will be on site
o Building will be secured at all times.



Thanks for the opportunity to bid this project. Please do not hesitate to call with any questions or concerns.

Mike Bradford

REPAIR-REMODEL-NEW-EXCAVATION-DRAIN CLEANING-BACKFLOW TESTING

3984 Bach Buxton Rd. – Cincinnati, Ohio 45102 – (513) 753-0050 – FAX (513) 753-0781
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Rsc Company LLC
838 hermosa 

Cincinnati, OH  45238 US

+1 5135788010

aromaticholdingsllc@gmail.com

 

Estimate
ADDRESS
jade@sjhowardhomes.com

ESTIMATE 1017
DATE 03/22/2021
EXPIRATION DATE 03/22/2021

SERVICE DESCRIPTION QTY RATE AMOUNT

Demolition Demolition of  
2016 Ohio  Cincinnati ohio 45202 3 1 bedrooms and 1 
studio according to  demo scope supplied by owners.. 
Remove all plaster walls down to studs or existing brick 
walls, ceilings and stairwells dumpsters to be supplied by 
contractor 50% down 25% @ 75% completion 25% upon 
completion

1 15,475.00 15,475.00

Thanks for the opportunity!!! TOTAL $15,475.00

Accepted By

Accepted Date



5/7/2021 SJ Howard Homes Mail - Meyer Windows, Doors and More

https://mail.google.com/mail/u/1?ik=3f3d9cb26b&view=pt&search=all&permmsgid=msg-f%3A1694669258412576183&simpl=msg-f%3A1694669258412576183 1/2

Jade Howard <jade@sjhowardhomes.com>

Meyer Windows, Doors and More 

Nate Meyer <meyercincinnati@gmail.com> Fri, Mar 19, 2021 at 8:01 AM
To: jade@sjhowardhomes.com

Hello Jade,
Thanks for meeting me this week. I ran some options and have some numbers for you on the windows.  I went with a solid
mid-grade vinyl replacement product, the Vinylmax Franklin series with double-pane Low-E glass.  Initially I ran them in
white for the color, which is the most affordable.  Tan in and out is the same cost.  The good news is on the
largest window (35x95") they can make that model the full size, no reason to frame it down.  I broke it down per size so
you can easily add or subtract windows.  
35x85"   $637ea installed with tax
35x95"  $684ea
35x78" $612ea
35x70"  $587ea
25x63"  $579ea
35x61"  $579ea 
(2) sliding windows $579ea

According to the count we had, this would be how it adds up:
Building 1: #2016 
(5) 35x85"   $637ea installed with tax = $3185
(2) 35x95"  $684ea = $1368
(7) 35x78" $612ea = $4284
(7) 35x70"  $587ea = $4109
(1) 25x63"  $579ea = $579
Subtotal: $13,525

Building 2: 
(2) 35x85"   $637ea installed with tax = $1274
(15) 35x61"  $579ea = $8685 
(2) sliding windows $579ea = $1158
Curved top opening filled in with a composite board $275 total
Subtotal: $11,392

Building 3:
(10) 35x70"  $587ea = $5870
(2) small Doublehungs $524ea = $1048
Subtotal: $6,918

Grand total in white: $31,835

To make the exterior a Bronze color, it adds $134 per window.  So if it is 53 windows that would be an extra $7,102. 
Standard installation included setting the new window in the opening, spray foam insulation around the window, silicone
caulking and aluminum wrapping the exterior.  Depending on much the other contractors set up for us, we may need to
add some labor and material.  For example, if we have to reframe the opening to mount the new window it may add up to
$200 if it is all four sides.  I imagine there will be some extra work involved unless the other crews really set us up nice. 
$200 would be on the extreme end, if we have to do modest adjustments it would be less.  Let me know if you have any
questions, and thanks a million for the opportunity.  It means a lot to our family business.  I will talk to you soon.  Did you
connect with my roofing friend Cory?

Nate Meyer
Meyer Windows, Doors & More
www.MeyerCincinnati.com
513-658-6283

2 attachments
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Proposal

Kaiser Roof and Exteriors
8354 Princeton Glendale Rd,
Suite 105
West Chester, 45069
(513) 341-5588

Tim Allen
tim@kaiserroofandexteriors.com

Contact: Jade and Saul Howard
Job #2643 - 2014 Ohio - Howard
2014 Ohio Ave
Cincinnati, OH 45202

Estimate No: 6208
Estimate Date: 3/22/2021

2025 Vine
Item Name Description Qty Price Amount

New EPDM Rubber Roof -Remove existing roof. *
-Damaged decking that is not repairable will be replaced
at $100 per sheet of wood ( 3/4" thick subfloor to be
used, in order to match thickness of existing deck
material.)
-Prepare and clean decking surface free of debris.
-Install 1" poly-iso insulation board on the entire surface. 
-Install reinforced 60 mil EPDM Rubber Roofing System -
Fully Adhered.
-Install EPDM with 3" HPV Fasteners and Plates: Steel
(22 gauge & heavier). 
-Prepare membrane utilizing EPDM V-150 Primer.
-Cut edge sealant applied to all intersections of 3 or more
areas.
-Apply membrane using G200SA Substrate Adhesive.
-Quick Applied QAT EPDM Seam Tape. (Fully Cured
utilized in all field seaming).
-Membrane Terminations will be counter-flashed at any
brick walls, or finished with 3x3 angled gravel-stop or
other edge metal (depending on eave or rake location)**
-Pipe Boot: Pre-molded QA (VGC-8.1A) Pipe Seal Detail
around all circular penetrations 

1.00 $4,600.00 $4,600.00  

Demolition *-Price per layer of extra demolition to demolish and
remove the debris to the dumpster (customer to provide
dumpster unless agreement otherwise amended)

THIS PROPOSAL INCLUDES 4 LAYERS OF REMOVAL,
SUBJECT TO INCREASE OR DECREASE DEPENDING
UPON CORE SAMPLE FINDINGS IF WE ARE
CONTRACTED TO DO THE WORK.

4.00 $1,000.00 $4,000.00  

Edge Metal **- As per description above,this includes the wall
flashing/counter flashing, as well as the cover strip to
seal the metal against the roof

100.00 $16.00 $1,600.00  
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2025 Vine

 

Item Name Description Qty Price Amount

Edge Trim -At the applicable roof edges, install LP SmartSide
Strand Trim for long lasting finish and protection

Price includes either:

Kaiser to paint according to customer color choice

OR

Product will be pre-finished in one of a select few options
(recommended)

90.00 $16.50 $1,485.00  

Gutters and Downspouts -Replace the gutter on the side of the building with new
6" K-style gutter
-Replace the gutter board behind it (SEE EDGE TRIM
ITEM)

-Install new downspout to the same drain location (we
will route to a ground opening, but we do not work on the
underground portion of the drain system)

***Copper options available for greater historical/
aesthetic value, ask Tim about pricing

1.00 $1,850.00 $1,850.00  

Roof Hatch.. Install a Bilco Roof Hatch for water-tight seal, and easy
future roof access 

-Lower cost alternative: Build roof hatch out of wood and
roof membrane in order to achieve a better version of
what currently exists - $575

1.00 $2,150.00 $2,150.00  

Chimney Demo OPTIONAL (MASONRY CREW MAY DO THIS, PER
CONVERSATION AT TIME OF INSPECTION)

-Remove chimney
-Re-deck the roof in the place where the chimney was
-Remove the debris to the dumpster

2.00 $775.00 $1,550.00  

Sub Total: $17,235.00
Total: $17,235.00

Comments: Thank You For the Opportunity to earn your business. Please contact me with any questions or regarding scheduling at
(513)623-5612

-Tim Allen
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Proposal

Kaiser Roof and Exteriors
8354 Princeton Glendale Rd,
Suite 105
West Chester, 45069
(513) 341-5588

Tim Allen
tim@kaiserroofandexteriors.com

Contact: Jade and Saul Howard
Job #2643 - 2014 Ohio - Howard
2014 Ohio Ave
Cincinnati, OH 45202

Estimate No: 6209
Estimate Date: 3/22/2021

2016 Ohio / 2027-2029 Vine
Item Name Description Qty Price Amount

New EPDM Rubber Roof -Remove existing roof. *
-Damaged decking that is not repairable will be replaced
at $100 per sheet of wood ( 3/4" thick subfloor to be
used, in order to match thickness of existing deck
material.)
-Prepare and clean decking surface free of debris.
-Install 1" poly-iso insulation board on the entire surface.
-Install reinforced 60 mil EPDM Rubber Roofing System
- Fully Adhered.
-Install EPDM with 3" HPV Fasteners and Plates: Steel
(22 gauge & heavier). 
-Prepare membrane utilizing EPDM V-150 Primer.
-Cut edge sealant applied to all intersections of 3 or
more areas.
-Apply membrane using G200SA Substrate Adhesive.
-Quick Applied QAT EPDM Seam Tape. (Fully Cured
utilized in all field seaming).
-Membrane Terminations will be counter-flashed at any
brick walls, or finished with 3x3 angled gravel-stop or
other edge metal (depending on eave or rake location)**
-Pipe Boot: Pre-molded QA (VGC-8.1A) Pipe Seal Detail
around all circular penetrations 

1.00 $14,500.00 $14,500.00  

Demolition *-Price per layer of extra demolition to demolish and
remove the debris to the dumpster (customer to provide
dumpster unless agreement otherwise amended)

THIS PROPOSAL INCLUDES 4 LAYERS OF
REMOVAL, SUBJECT TO INCREASE OR DECREASE
DEPENDING UPON CORE SAMPLE FINDINGS IF WE
ARE CONTRACTED TO DO THE WORK.

4.00 $3,100.00 $12,400.00  

Edge Metal **- As per description above,this includes the wall
flashing/counter flashing, as well as the cover strip to
seal the metal against the roof

230.00 $16.00 $3,680.00  



Document ID: 0F1824D0-A708-461B-8328-7EF8B7F7BFE9 Page 2 of 2

2016 Ohio / 2027-2029 Vine

 

Item Name Description Qty Price Amount

Edge Trim -At the applicable roof edges, install LP SmartSide
Strand Trim for long lasting finish and protection

Price includes either:

Kaiser to paint according to customer color choice

OR

Product will be pre-finished in one of a select few
options (recommended)

230.00 $16.50 $3,795.00  

Gutters and Downspouts -Replace the gutter on the side of the building with new
6" K-style gutter
-Replace the gutter board behind it (SEE EDGE TRIM
ITEM)

-Install new downspout to the same drain location (we
will route to a ground opening, but we do not work on
the underground portion of the drain system)

***Copper options available for greater historical/
aesthetic value, ask Tim about pricing

1.00 $1,850.00 $1,850.00  

Roof Hatch.. Install a Bilco Roof Hatch for water-tight seal, and easy
future roof access 

-Lower cost alternative: Build roof hatch out of wood and
roof membrane in order to achieve a better version of
what currently exists - $575

1.00 $2,150.00 $2,150.00  

Chimney Demo OPTIONAL (MASONRY CREW MAY DO THIS, PER
CONVERSATION AT TIME OF INSPECTION)

-Remove chimney (More difficult chimneys)
-Re-deck the roof in the place where the chimney was
-Remove the debris to the dumpster

2.00 $900.00 $1,800.00  

Sub Total: $40,175.00
Total: $40,175.00

Comments: Thank You For the Opportunity to earn your business. Please contact me with any questions or regarding scheduling at
(513)623-5612

-Tim Allen
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Proposal

Kaiser Roof and Exteriors
8354 Princeton Glendale Rd,
Suite 105
West Chester, 45069
(513) 341-5588

Tim Allen
tim@kaiserroofandexteriors.com

Contact: Jade and Saul Howard
Job #2643 - 2014 Ohio - Howard
2014 Ohio Ave
Cincinnati, OH 45202

Estimate No: 6207
Estimate Date: 3/22/2021

2014 OHIO
Item Name Description Qty Price Amount

New EPDM Rubber Roof -Remove existing roof. *
-Damaged decking that is not repairable will be replaced
at $100 per sheet of wood ( 3/4" thick subfloor to be
used, in order to match thickness of existing deck
material.)
-Prepare and clean decking surface free of debris.
-Install 1" poly-iso insulation board on the entire surface. 
-Install reinforced 60 mil EPDM Rubber Roofing System -
Fully Adhered.
-Install EPDM with 3" HPV Fasteners and Plates: Steel
(22 gauge & heavier). 
-Prepare membrane utilizing EPDM V-150 Primer.
-Cut edge sealant applied to all intersections of 3 or more
areas.
-Apply membrane using G200SA Substrate Adhesive.
-Quick Applied QAT EPDM Seam Tape. (Fully Cured
utilized in all field seaming).
-Membrane Terminations will be counter-flashed at any
brick walls, or finished with 3x3 angled gravel-stop or
other edge metal (depending on eave or rake location)**
-Pipe Boot: Pre-molded QA (VGC-8.1A) Pipe Seal Detail
around all circular penetrations 

-Deck over the unused roof hatch-- If interested in re-
opening this hatch for use, please contact Tim for
revision

1.00 $4,600.00 $4,600.00  

Demolition *-Price per layer of extra demolition to demolish and
remove the debris to the dumpster (customer to provide
dumpster unless agreement otherwise amended)

THIS PROPOSAL INCLUDES 4 LAYERS OF REMOVAL,
SUBJECT TO INCREASE OR DECREASE DEPENDING
UPON CORE SAMPLE FINDINGS IF WE ARE
CONTRACTED TO DO THE WORK.

4.00 $1,000.00 $4,000.00  

Edge Metal **- As per description above,this includes the wall
flashing/counter flashing, as well as the cover strip to
seal the metal against the roof

110.00 $16.00 $1,760.00  

Chimney Demo OPTIONAL (MASONRY CREW MAY DO THIS, PER
CONVERSATION AT TIME OF INSPECTION)

-Remove chimney
-Re-deck the roof in the place where the chimney was
-Remove the debris to the dumpster

2.00 $775.00 $1,550.00  
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2014 OHIO

 

Item Name Description Qty Price Amount

Gutters and Downspouts -Replace the gutter on the side of the building with new
6" K-style gutter
-Replace the gutter board behind it (SEE EDGE TRIM
ITEM)

-Install new downspout to the same drain location (we
will route to a ground opening, but we do not work on the
underground portion of the drain system)

***Copper options available for greater historical/
aesthetic value, ask Tim about pricing

1.00 $1,850.00 $1,850.00  

Edge Trim -At the applicable roof edges, install LP SmartSide
Strand Trim for long lasting finish and protection

Price includes either:

Kaiser to paint according to customer color choice

OR

Product will be pre-finished in one of a select few options
(recommended)

60.00 $16.50 $990.00  

Sub Total: $14,750.00
Total: $14,750.00

Comments: Thank You For the Opportunity to earn your business. Please contact me with any questions or regarding scheduling at
(513)623-5612

-Tim Allen

 
 



 
 
         

       SJ Howard Homes 
       Address 

              Zip            
      
 
 

 
March 25, 2021 
 
Re: Vine Street Properties 
 
2014 Ohio Ave typical of one unit 
18 Duplex receptacles 
10 Single pole switches 
6 3 way switches 
6 Smoke detectors 
4 TV/Data outlets 
1 HVAC System wiring 
1 Dishwasher outlet 
1 Disposal outlet 
1 Range/oven outlet 
1 Wash machine outlet 
1 Dryer outlet 
1 Water Heater wiring 
2 Bath fans wiring only 
25 Light fixture outlets 
1 Light fixture allowance $2,500.00 
1 Doorbell/Intercom system 
1 Electric panel 
  
Misc. items 
Overhead electric service and meter 
Inspection fees 
Engineering fees 
 
Base bid ............... $21,450.00 
 
 
 
 
 
 
 



 
 
 
 
 
 
March 25, 2021 
 
Vine Street Properties page 2 
 
2025 Vine Ave typical of one unit 
36 Duplex receptacles 
13 Single pole switches 
6 3 way switches 
1 4 way switch 
5 Smoke detectors 
6 TV/Data outlets 
1 HVAC System wiring 
1 Dishwasher outlet 
1 Disposal outlet 
1 Range/oven outlet 
1 Wash machine outlet 
1 Dryer outlet 
1 Water Heater wiring 
2 Bath fans wiring only 
49 Light fixture outlets 
1 Light fixture allowance $4,900.00 
1 Doorbell/Intercom system 
1 Electric panel 
 
Misc. items 
Overhead electric service and meter 
Inspection fees 
Engineering fees 
 
Base bid ............... $28,390.00 
 



 
 
 
 
 
 
 
 
 
March 25, 2021 
 
Vine Street Properties page 3 
 
2016 Ohio Ave/2027 Vine floors one through three 9 units total 
147 Duplex receptacles  
66 Single pole switches  
24 3 way switches  
18 Smoke detectors  
18 TV/Data outlets  
9 HVAC System wiring  
9 Dishwasher outlets  
9 Disposal outlets  
9 Range/oven outlets  
9 Wash machine outlets  
9 Dryer outlets  
9 Water Heater wiring  
9 Bath fan wiring only  
144 Light fixture outlets  
1 Light fixture allowance $14,400.00  
9 Doorbell/Intercom systems  
9 Electric panels  
   
Misc. items 
Overhead electric service and meters 
Inspection fees 
Engineering fees 
 
Base bid ............... $113,700.00 
  
 
2016 Ohio Ave/2027 Vine Common Areas 
4 Duplex receptacles 
3 Single pole switches 
7 Smoke detectors 
2 Electric Heater wiring 
5 Light fixture outlets 
1 Light fixture allowance $500.00 
1 Electric panel 
 
Base bid ............... $4,800.00 
 
 



 
 
 
 
 
 
 
 
March 24, 2021 
 
Vine Street Properties page 4 
 
2016 Ohio Ave/2027 Vine fourth floor 2 units total 
45 Duplex receptacles  
11 Single pole switches  
7 3 way switches  
3 Smoke detectors  
4 TV/Data outlets  
2 HVAC System wiring  
2 Dishwasher outlets  
2 Disposal outlets  
2 Range/oven outlets  
2 Wash machine outlets  
2 Dryer outlets  
2 Water Heater wiring  
2 Bath fan wiring only  
35 Light fixture outlets  
1 Light fixture allowance $3,500.00  
2 Doorbell/Intercom system  
2 Electric panels  
   
Misc. items 
Overhead electric service and meters 
Inspection fees 
Engineering fees 
 
Base bid ............... $27,800.00 
  
 
Should you have any questions regarding this proposal please contact Jim Hoffman 
 
Proposal firm for 30 days acceptance 



 
 
 
 
 
Please Note: 
-All prices are based upon initial walk through and owner provided floor plans  
-Price is subject to change after architectural drawings are released  
-Prices are to be viewed for budgeting purposes only 
-Fire rated walls/fire blocking not included  
-If not specifically mentioned in estimate it is not included  
-Price does not include dumpsters provided by Colina Inc. for construction scrap 
-Any existing structural framing needing repaired/replaced after demo is not included  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
2027 Vine Street Preliminary Budget Number                                                                      3/24/2021 
 

1. Drywall single layer ½” 
2. Framing 3 5/8 metal studs 
3. (5) Interior door 
4. (2) New metal clad entry doors 
5. (2) Bypass closet doors  
6. Paint  
7. (10) Owner provided kitchen cabinets (labor only) installed, not to include countertops 
8. (1) Owner provided vanity  

 
 
 

Material and Labor: $51,800 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 

 
2016 Ohio Street Preliminary Budget Number                                                                     3/24/2021 
 

1. Drywall single layer ½” walls and ceiling  
2. Framing 3 5/8 metal studs  
3. Luan over existing sub floor  
4. Paint  
5. (8) Owner provided cabinets (labor only) installed, not to include countertops 
6. (1) Owner provided vanity  
7. (3) Interior doors 
8. Reinstall salvaged base board  
9. (2) New metal clad entry doors 
10. (1) Bypass closet door 

 
Material and Labor: $23,410 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 



 
 
 
 2025 Vine Street Preliminary Budget Number                                                                       3/24/2021 
 

1. Drywall single layer ½” walls and ceilings  
2. Framing 3 5/8 metal studs 

a. Interior and exterior walls 
3. (2) New metal clad entry doors 
4. (7) New hollow core interior doors 
5. Luan over existing subfloor throughout  
6. (10) Owner provided cabinets (labor only), not to include countertops  
7. (1) Owner provided vanity  

 
 

Material and Labor: $53,000 
 
 
 
 
 
 

If not clearly stated within itemized list, item is not included in price.  
                
We appreciate the opportunity to work with you. 
 
Garen Colina  
Colina, Inc. 
(513) 379-1272 

 
 
 
 
 
 
 
 
 
 
 
 

 



Chappell’s Masonry Restoration LLC
957 Hillview Dr. Alexandria, KY 41001

Presented to: Jade Howard
Phone: (801)- 427- 5839
Email:jade@sjhowardhomes.com

“CMR” is responsible for all equipment, material, and labor involved in the masonry
repair/restoration aspect of the following properties. 2016 Ohio Avenue, 2014 Ohio Avenue,
2025 Vine Street and 2029 Vine Street.

“Sunbelt Rentals” will be responsible for supplying, erecting, and dismantling the scaffolding
needed to reach all elevations within the courtyard.

“CMR” will utilize an 80’ articulating boom lift to reach all other masonry.

Scope of work:

2016 Ohio Avenue

1



1. Grind out and repoint weathered mortar joints more than ⅜ “ from face of brick with a
type O mortar mix. Color will closely match existing mortar color. An estimated 30%-40%
of mortar joints along the left side exterior is subject to the repointing procedure.

2. Brick replacements and repointing will be performed on the front face of the building.
(Approx. 30% of wall.)

3. Galvanized steel angle irons will be installed above the three attic windows on the front
face of the building.

4. One standard dimension Rockcast limestone window sill will be installed below the right
fourth story window facing the courtyard.

5. Multiple bricks throughout the exterior wall facing the courtyard are subject to brick
replacements as well as mortar joints to grind and repoint. (Approx. 5% of wall.)

6. The three chimneys appear to be open and flush with the roof line, any loose brick will
be relayed.

(Suggest roofing company patch over chimneys).

2014 Ohio Avenue

1. Brick replacements along the right face front exterior corner. (Approx. 8% of wall.)

2



2. Multiple brick replacements and repointing will be done in the interior of the
basement.

3. Chimneys will be repaired and capped.
Alternative -  Chimneys will be demolished to the roof line and a roofing company can patch
over open areas.

4. Rear face of the building will be completely demolished down to the footer.
Shoring posts will temporarily support the structure and connected structure
during reconstruction. Brick, lintels, and sills will be saved and reused on the new
brick facade. A new 14” wide by 24” thick concrete footer will be installed.
8”x8”x16” reinforced CMU wall will be installed with a new reclaimed brick facade
to match the original look of the structure.

5. One standard dimension Rockcast limestone window sill will replace the
deteriorated window sill located on the right ground floor window at the rear face
of the building.

6. Other small areas of brick replacements and repointing will be addressed on the
rear face of the structure supported by a beam foundation.

2025 Vine Street

1. Rebuild chimney and cap.
2. Demolish brick above second story windows on front face of structure and relay.

3



3. Repoint mortar joints and replace randomly spalling brick on the front exterior of the
structure. (Approx. 5% of wall.)

4. Repoint and replace brick around the back left corner at downspout and areas
throughout the rear face of the structure.

2029 Ohio Avenue

1. Repoint center interior foundation fieldstone wall with Type O lime based mortar.
2. Rebuild and cap chimney
3. Brick replacements and repointing throughout the rear and left ally side face of the

structure
4. Repoint areas on the front facade. (Approx. 5%)
5. Replace missing brick on the front facade.
6. Third story windows show evidence of rusted angle irons. CMR will need to further

examine the steel angles to determine if they need to be replaced.

Not in Scope of work:

“CMR” is not responsible for replacing or installing doors and window frames.
“CMR” is not responsible for roofing material installment.
“CMR” is not responsible for any other type of work except the masonry portion specified within
this proposal.
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Material:

12- 56” precast concrete lintels/ 2 pallets of reclaimed red brick/ 10- 20’ pcs. #5 rebar/ 1 roll
18”x75’ Textraflash/ Aluminum termination bar 8’/ 2 standard dimension Rockcast limestone
sills/ 1 case brick ties/ 1.5 pallets 80lbs bag 3500 psi high strength concrete/ 780- 8”x8”x16”
CMU/ 2 pallets Type S premix mortar 2 bundles hook + eye Durawire/ 3 pallets portland cement/
1 pallet Hydraulic Lime/ 5 tons of mason’s sand/ 3 - 3⅝”x 3⅝”x48” gavenized steel angle irons.

Lumber:

10- 2”x12”x20’/ 6- 4”x4”x8’/ 48- 2”x4”x8’/ 8 - 4’x8’ sheets ¾” plywood

Tools & Equipment:

1- 80’ articulating boom lift/ 1- 6 cu. Ft. mortar mixer/ 1 wheelbarrow/ 1 sausage tube caulk gun/
1- 30 yard dumpster rental/ 1 brick cart/ 10 5gal. buckets/ 4 mud stands/ 1 generator/ 4 100’
extension cords/ 2- 50’ string lights/ 1 light stand/ respirator filters/ 8’ A-frame ladder/ 2
retractables/ 16 heavy duty shoring posts/ 3400 PSI pressure washer + 100’ pressure hose/14”
gas concrete saw/ 2 arbortechs/ shovels and brooms/ gas/ diesel/ 1 job box

Manpower: 2 Masons/ 2 Laborers
Total man-hours: 2,560
Estimated Job Duration: 4 months

Chappell's Masonry Restoration LLC hereby furnishes all material, labor, and equipment for
the completion of the project listed above for the sum of: $238,231.84

Labor: $160,000.00
Material: $10,058.49
Tools & Equipment: $9,274.41
Scaffolding: $40,409.34
Boom Lift: $18,489.60
Grand Total: $238,231.81

Payment as follows:

$59,557.96 Deposit.
$59,557.96 withdrawal 30 days into the project.
$59,557.96 withdrawal 60 days into the project.
$59,557.96 at completion of the project.
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All material is guaranteed to be as specified. All work to be completed in a substantial
workmanlike manner according to specifications submitted, per standard practices. Any
alteration or deviation from above specifications involving extra costs will be executed only upon
written orders, and will become an extra charge over and above the estimate. All agreements
contingent upon strikes, accidents or delays beyond our control. Owner to carry fire, tornado
and other necessary insurance.

Our workers are fully covered by Workman's Compensation Insurance. “Chappell's Masonry
Restoration, LLC” is insured with general liability Insurance. If either party commences legal
action to enforce its rights pursuant to this agreement, the prevailing party in said legal action
shall be entitled to recover its reasonable attorney’s fees and costs of litigation relating to said
legal action, as determined by a court of competent jurisdiction.

Note: This proposal may be withdrawn by “CMR” if not accepted within 30 days.

ACCEPTANCE OF PROPOSAL - The above prices, specifications and conditions are
satisfactory and are hereby accepted. You are authorized to do the work as specified.
Payment will be made as outlined above.

Customer Signature: ______________________ Date:_____________

Authorizing Signature:______________________ Date: 04/01/2021
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ITEM 4 July 12, 2021 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2021030/ZH20210086 
APPLICANT:  Luminaut   
OWNER:  Parkway Towers Association 
ADDRESS:  1416-1418 Central Parkway 
PARCELS:  008100020598 
ZONING:  CC-A 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: June 23, 2021 
 
Nature of Request: 
The Applicant is requesting a Certificate of Appropriateness (COA) to demolish the 
contributing structure located at 1416 Central Parkway and the non-contributing addition 
at 1430 Central Parkway. If the demolition is approved the applicant is requesting a COA 
for new construction for a building at 1416 Central Parkway that will incorporate an 
existing historic buildings at 1420 and 1430 Central Parkway. The request is also for a 
Conditional Use for Outdoor entertainment at an outdoor patio associated with an eating 
and drinking establishment. All the proposed buildings, both new construction and 
rehabilitation will be connected into one complex.  
 
Zoning Relief Requested:  

1. 1419-21(c): Size of the outdoor area. The proposed outdoor area associated with 

an eating and drinking establishment is 50% larger than the permitted indoor area 

and is within 500 feet of a residential district. This requires a Conditional Use.  

2. 1419-21(e): Outdoor entertainment. The proposed outdoor area will have outdoor 

entertainment and is within 500 feet of a residential district. This requires a 

Conditional Use Approval.  

 
 
MATERIALS SUBMITTED AND USED IN THE FOLLOWING REVIEW FOR 

DEMOLITION:  
 
Materials Presented by Applicant- Attachment A 

1. Adjudication Letter 
2. COA Application 
3. Zoning Relief Application 
4. Narrative on Demolition and New Construction 
5. HCA Property Report 
6. Demolition Drawings  
7. Proforma Summary and Proformas 

http://wedge.hcauditor.org/view/re/08800080107
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8. Current Operating Financial Report and Property Owner Letter 
9. Property Comparables 
10. Structural Report 
11. HCG Stabilization Estimate.  

 
Materials Presented by Staff for Demolition – Attachment B 

1. Ordinances Establishing OTR Local Historic District South and then Combined 
2. Pages from 2014 National Register Nomination concerning properties 1416-1430 

Central Parkway 
3. Assessing Economic Hardship Article - By Julia Miller 
4. Economic Analysis from Department of Community and Economic Development 

(DCED) 
 
 
 

 
Figure 1: Map of 1416-1424 Elm Street. Cagis Maps. The site is outlined in blue.  

 
 
Existing Conditions: 
The project location is the east side of Central Parkway within the Over-the-Rhine 
Historic District.  The site is a combination of contributing buildings, non-contributing 
buildings and parking lot.  
 
In 1993 when the district was established, 1424 Central Parkway and the addition to 
1430 Central Parkway were included on the non-contributing list, however when the 
district was combined in 2003 the non-contributing list that was used was the same non-
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contributing list from the National Register Historic District. However, the local historic 
district boundaries included areas along the edge that were not included within the 
National Register listing, therefore a contributing nature of these buildings was not 
considered within the local district guidelines non-contributing list. In 2014 the area 
which this property is in was included in an amendment to the original National Register 
Historic District and a determination on the contributing/non-contributing nature of the 
buildings on the block of 1400 Central Parkway was established. The building at 1424 
Central Parkway was determined to be a non-contributing building, all other buildings on 
the lot were found to be contributing. As the one-story portion on 1430 Central Parkway 
was an addition the entire building as a whole is considered contributing, but the one-
story portion is a non-contributing addition. Attached are pages from the 2014 National 
Register Nomination that detail the properties 1416-1430 Central Parkway.  
 

 
Figure 2: 2014 OTR National Register Historic District Amendment. 

Proposed Conditions: 

The work proposed is the following for each address: 
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1. 1416 Central Parkway- Contributing Building- demolition due to Economic 

Hardship. Infill Development of a 3-story building at the street line with a setback 
4th story. The building will be mostly brick with arched openings on the first floor 
and larger grouped windows on the second and third with strong vertical pilasters 
dividing the building into bays.  

 
Figure 3: 1416 Central Parkway. Google Street views 

  
2. 1420 Central Parkway- Rehabilitation including addition/façade changes with a 

4th floor access hallway. The garage door will be removed for recessed entrance 
in the large first floor opening.  

 
Figure 4: 1420 Central Parkway. Google Street views 
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3. 1424 Central Parkway Demolition (previously approved under COA2021015) and 
Infill.  

4. 1430 Central Parkway- addition- Demolition of a Non-contributing addition and 
Infill.  
The infill at 1424 and 1430 Central Parkway that will take the place of the 2 one 
story structures. It will be one structure that will maintain 2 distinct façade 
treatments. It will be a 3-story building set at the street with a 4th story set back. 
The first floor will have a storefront and either punched openings or grouped 
openings at the above floors. There will be a skyway connection set back from 
the façade that will connect the building to 1420 Central Parkway over the alley 
at the second, third and 4th levels.  

5. 1430 Central Parkway- Rehabilitation (previously approved under permit 
#2020P10759), addition of a roof deck and roof access at the southeast corner of 
the roof. The roof deck will only have an addition for access and then a glass 
railing setback from the edge of the roof.  

 

 

                  Figure 5: 1424-1430 Central Parkway. Google Street views 
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6. 216-222 Magnolia Street- currently parking lot, proposed Infill. The proposal is for 
a 3-story building at the street face with a 4th floor set back on the rear half of the 
building. This portion of building will be set back from the property line but will 
have a knee wall and planters at the street line. This building will be faced with 
brick with individual bunched openings over the façade with a distinctive first 
floor. 
 

 
    Figure 6: Magnolia Street. Google Street views 

 

 
COA FOR DEMOLITION for 1416 Central Parkway: 
 
Historic Districts: Legislation and Purpose  
The City of Cincinnati has a long history of Historic Preservation and supporting protection 
of historic resources in both individual landmarks and historic districts. Legislation for 
“districts” was first established in 1964 with the establishment of “protection” areas (later 
referred to as Historic Districts).  With authority granted to an Architectural Review Board 
(updated to the Historic Conservation Board in 1980), standards were created for the 
board to make determination of the compatibility of new construction, alteration to existing 
buildings and partial or total demolitions. Cincinnati became an early adopter of legislation 
to protect its historic resources preceding the Federal Historic Preservation Act by two 
years.  Today, 26 local districts have been established.  
 
The support and desire for Historic Districts has been supported in Master Plans and the 
Zoning Code.  Within the “Cincinnati 2000 Plan,” published in 1982, it states:  

• “Cincinnati is a proud city, rich in history, its tradition, in the quality of life. Its 
splendid heritage must be preserved; nothing in its future development must 
be permitted to diminish its high standards.”  

 
 



7 
 

Further the plan goes on to say,  

• “Downtown Cincinnati’s cultural heritage and its historic character form a 
valuable legacy contributing to the richness of the City’s personality…To 
conserve these assets as a functional part of downtown, a preservation 
program is an integral part of Cincinnati Plan.”  

 
In “Plan Cincinnati”, the current Master Plan, the city supports and encourages historic 
preservation; 

• “As housing demand increases in the oldest neighborhoods, the City’s 
broad and reputable historic building stock should be preserved…”  

 
Historic Conservation is seen as a basic building block to Cincinnati’s future with policy 
principles including:  

• “Preserve our resources and facilitate sustainable development.” 

• “Cincinnati is known for our historic built character and spectacular natural 
beauty. The City will focus on preserving and protecting our unique assets 
and reverse the modern trend of ‘disposable’ development.”  

  
Within the Zoning Code, Cincinnati made a commitment to historic conservation and 
preservation through its goals and policies. Three specific purposes of historic 
preservation, according to the current Zoning Code Section 1435-03 include:  

• “to safeguard the heritage of the city by preserving districts and landmarks 
which reflect elements of its history, architecture and archeology, 
engineering or culture,”  

• “to conserve the valuable material and energy resources by ongoing use 
and maintenance of the existing built environment,” 

• “to maintain the historic urban fabric of the city.”  
 

With these stated purposes and intentions, as well as Cincinnati’s demonstrated 
commitment to its historic building stock, demolition and disposing of buildings in areas 
that the City has designated historic should only be considered when every option to 
reuse a building has been explored and exhausted.    
 
Over-the-Rhine Historic District – Establishment  
The district is a collection of mid to late 19th century to early 20th century residential, 
commercial, industrial, institutional and mixed-use buildings. On September 20, 1993, the 
Historic Conservation Board voted to recommend the establishment of the Over-the-
Rhine (South) Historic District and its related guidelines. On November 17, 1993 City 
Council unanimously approved the establishment of the Over-the-Rhine Historic District.  
In its approval, City Council cited that it considered the establishment to be in the “best 
interest of the city and the general public” (Attachment B).  
 
At the time of the establishment of the Over-the-Rhine Historic District, the governing 
ordinance was Municipal Code Chapter 741. In this code, the purpose of a district and its 
associated guidelines were that they shall: 
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“promote the conservation, development and use of structures, sites and 
districts…and shall promote the special historic, architectural, community or 
aesthetic interest or value (of the districts.)”  

 
In 2003, Over-the-Rhine South and the Over-the-Rhine North, which was established in 
2001, were combined into one historic district, the Over-the-Rhine Historic District. This 
was adopted by City Council on June 18, 2003. The current guidelines were also adopted 
at this time.  
 
The (Local) Over-the-Rhine Historic District is also part of the Over-the-Rhine National 
Register Historic District that was established prior to the local designation on December 
29, 1982, and amended May 6, 2014.  
 
Over-the-Rhine Historic District – Significance  
The Over-the-Rhine Historic District is historically significant to the City of Cincinnati as a 
whole. Over-the-Rhine encompasses over 360 acres just north of the central business 
district. It was at one time home to over 45,000 people in a densely built mixed-use 
neighborhood. A major feature of the neighborhood is its cohesive character of dense 
compact middle and late nineteenth century buildings. The era of significance of the 
district as defined by the National Register Nomination was originally 1840-1928 and then 
was expanded to 1941. In the 1993 local Over-the-Rhine South designation report the 
era of significance is dated from 1850s to early 20th century.  
 
Over-the-Rhine Historic District – Site’s Contribution to the District  
Over-the-Rhine Historic District is a collection of buildings with varying degrees of 
architectural ornateness and styles. What make a district significant is not its individual 
buildings, but the collection of buildings as a whole - a cohesive collection.   
 
In the Historic Conservation Guidelines for the Over-the-Rhine Avenue Historic District 
there is a list of non-contributing buildings. While 1416 Central Parkway was not part of 
the list of non-contributing buildings, the building has had significant and irreversible 
changes done to the building altering the exterior from an industrial/warehousing 
vernacular to one with Spanish revival detailing. These changes include stuccoing the 
brick façade, reducing window sizes, removing window openings, and adding stepped 
parapet detailing. According to the National Register nomination, the building was built 
around 1900. A fire insurance map shows the building in 1887 without the 3rd story portion. 
It has been stated that the building was built in 1854, but as of the writing of this document 
staff did not identify any documentation for this date.  
 
While there have been significant changes to the building, the National Register 
Nomination states the following- “Although many of the openings on the building have 
been altered, the historic character and massing of the building have been preserved. 
The historic windows have been replaced throughout most of the building, but the historic 
opening sizes and locations have been maintained on the primary (west)elevation.” 
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Figure 7: 1921 Picture of the 1416-1430 Central Parkway 

 

 
Figure 8: 1921 Picture of the south façade of 1416 Central Parkway 
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Figure 9: 1904 Sanborn Map  
 



11 
 

 
Figure 10: 1891 Fire Insurance map 

 
.  

DEMOLITION REQUEST ANALYSIS for 1416 Central Parkway 

Over-the-Rhine Demolition Guidelines: 
Below are the Demolition Guidelines, as outlined in the Conservation Guidelines, with 
Staff analysis.   
 
Demolition of existing buildings shall not be permitted unless one of the following 
conditions exists:  
 

1) Demolition has been ordered by the Director of Buildings & Inspections for 
the public safety because of an unsafe or dangerous condition which 
constitutes an emergency.  
The City has at no time ordered emergency demolition for the building.  
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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.  
 
To answer this question staff refers to the series of questions asked in Zoning 
Code Section 1435-09-2(b) Certificate of Appropriateness; Standards of Review 
which 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?  
 
The Applicant argues that there is no economically viable use that can be made in 
the existing building. They provided 5 different scenarios for proformas for the 
building. In all cases their proformas showed that the base stabilization and 
restoration cost of $1.6 million is too much of a factor for any of the options to be 
economically viable.  
 
Each of the four potential use configurations produces a negative cash on cash 
return on investment and the 5th proforma, which is a break even proforma only, 
allows for a stabilization budget of about 1/3 the cost of the provided estimate.  The 
provided proforma analysis incorporates being awarded Historic Tax Credits from 
the Federal Government into the analysis.  

 
DCED conducted an independent analysis of the possible economic returns for the 
proposed development at 1416 Central Parkway. They concluded that the project 
would not be financially feasible should the COA be denied. Four scenarios were 
analyzed in their analysis, included in Attachment B. In all four scenarios the 
project’s Net Operating Income is too low to attract the debt needed for the project 
to be financially feasible. The analysis notes,  

“Given the deteriorated condition of 1416 Central Parkway, any re-use will 
require substantial stabilization. The applicant supports this claim with a report 
submitted by a structural engineer and an estimate for stabilization costs from 
a reliable contractor, which exceeds $1.6 million. The cost to stabilize and 
rehabilitate this building in compliance with the historic conservation guidelines 
will exceed the potential value created by the project. The property owners, if 
denied the demolition permit and Certificate of Appropriateness, cannot 
successfully attract the necessary financing to complete the project.  
 
Although the above analysis projects the property owner can meet its debt 
obligations, lenders generally would not finance a project that is worth less 
than what it costs to build. The above analysis also illustrates that none of the 
proposed use scenarios yield industry required equity returns (Cash on Cash), 
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which in all four cases too low to attract the necessary private capital to 
proceed with the project.” 

 
The DCED analysis concludes that the denial of the requested COA would deprive 
the property of its economic use, would result in sustained vacancy and blight, and 
decrease the overall wellbeing of the neighborhood and by extension the City.  
 

(ii) Will the reasonable investment-backed expectations of the property Owner 
be maintained without approval of a Certificate of Appropriateness; and  
Julia Miller, former Editor-in-Chief of the Preservation Law Reporter and a leading 
authority in the matter of historic preservation law, wrote an article “Assessing 
Economic Hardship Claims under Historic Preservation Ordinances,” published by 
both National Trust for Historic Preservation and the National Alliance for 
Preservation Commissions. This article has outlined a process, series of questions 
and necessary evidence in analyzing economic hardship claims and this process 
has become a standard best practice. In the article, Miller states:  
  

“The Supreme Court has also said that the Applicant's "reasonable 
investment-backed expectations" should be taken into consideration. 
Although the meaning of this phrase has not been delineated with 
precision, it is clear that "reasonable" expectations do not include those 
that are contrary to law. Thus, an Applicant's expectation of demolishing a 
historic property subject to a preservation ordinance at the time of 
purchase may not be considered "reasonable." (Attachment B) 

 
As stated in the excerpt above from “Assessing Economic Hardship Claims under 
Historic Preservation Ordinances,” buying a building subject to a historic 
preservation ordinance and demolition review and expecting to be able to demolish 
it is not a reasonable investment backed expectation. The applicants have the 
property under contract and the application is a due diligence for the purchase of 
the property.  

 
The current owner acquired the property in July of 1997. The exterior of the building 
at that time was in a similar state as it is currently. It is unknown when the stucco 
and Spanish revival detailing was added to the building prior to the purchase in 
1997.  
 
The applicant is seeking demolition after reviewing multiple potential means of 
redevelopment, including analysis of redevelopment for 4 different permitted uses, 
and reaching the conclusion that redevelopment is not economically viable. The 
analysis completed by DCED also concludes that redevelopment is not financially 
feasible.  
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(iii)Whether the economic hardship was created or exacerbated by the 
property owner.  
 
As previously noted, the existing owner purchased the property in 1997. The owner 
prior to the current owner was a construction company that purchased the property 
in 1978. In reviewing building permits record for this property, there were not any 
permits submitted for substantial upgrades to the property, however there were 
also no property and maintenance code citations or violations issued for the 
property.  
 
The economic hardship was not created or exacerbated by the applicant. The 
current owners have owned the building since 1997 and have submitted a letter 
stating that the building is in the same basic condition in which they received it. 
Since they purchased the building, they have only been able to occupy a portion 
of the building and state that they have been operating at a loss since they have 
owned it. The current owners have provided a Profit and Loss proforma to support 
their statement. The stucco exterior was on the building when the current owner 
bought the property. It is unknown the condition of the structural issues of the 
building when the property was purchased in 1997.  
 

In evaluating the above factors for economic hardship, the Historic Conservation 
Board may consider any or all of the following:  

 
(iii)(aa) A property's current level of economic return; 
The property is currently occupied with an office and storage uses. Per the 

applicant, the entire building is not able to be utilized at this time due to the 

condition of the building. Only 2,500 sf of 11,500 sf is currently is use.   The 

property has historically been used as an industrial, warehousing, and 

manufacturing uses.  

Per the applicant regarding the current level of economic return 

“The first floor, the other half of the second floor, the third floor have not been 

suitable for any tenants and the cost of refurbishment was too great. So in the 

end, the owner decided to maintain the building as is and occupy what little they 

could. They do not pay themselves rent and merely pay the property tax and 

general maintenance. Therefore, the actual building is not, and has not recently 

been, a fiscally cash flow-producing property for the current owner. As a result, 

the property operates at a loss.” 
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(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;  

No real estate broker or firm has been engaged to sell the property; the 
acquisition price in the applicant provided proformas is noted as $750,000.  
 
The applicant provided a comparable property valuation to the subject 
property.   
 
 

(iii)(cc) The feasibility of alternative uses for the property that could 
earn a reasonable economic return;  
The applicant provided proforma cost analysis of redevelopment of the 
property for 4 different permitted uses and well as a 5th proforma for a break-
even scenario. None of the potential uses/configuration of uses produces a 
reasonable economic return. A more detailed explanation of the scenarios 
and proposed market and economic assumptions are in the provided 
documentation from the applicant in Attachment A.  
 
As previously discussed, DCED reviewed the application materials and 
analyzed four scenarios in which the applicant renovates the historic property. 
Their analysis concludes that the project would not be financially feasible if 
the COA for demolition is denied. DCED analysis is in Attachment B.  
 
 

(iii)(dd) Any evidence of self-created hardship through deliberate 
neglect or inadequate maintenance of the property;  

 The current owner bought the property in 1997. There is no evidence of self-
created hardship through deliberate neglect or inadequate maintenance by 
the current owner as there have been no property maintenance or code 
enforcement citations or violations of the property.  

 
(iii)(ee) Knowledge of landmark designation or potential designation at 

time of acquisition; and/or  
 The applicants were aware of the contributing nature of the building prior to 

submission of the application and through previous discussions with staff 
regarding the development of this site.  

 
 The current owner purchased the property in 1997 and the OTR South 

Historic District was established at that time. The applicants haven’t provided 
documentation regarding if the current owner was aware of the designated 
status at their time of purchase.  
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(iii)(ff)  Economic incentives and/or funding available to the 
Applicant through federal, state, city, or private programs. 

 
The applicants used federal historic tax credits in their proforma analysis, and 
even with the tax credits the potential uses evaluated did not produce a 
reasonable economic rate of return. State Historic Preservation Tax Credits 
are competitive and are not a guaranteed incentive.  
 
DCED also ran their assumptions and analysis with using the Federal Historic 
Tax Credit and found that it made a nominal difference and did not bring the 
project into an economically feasible condition. Below is from an email from 
DCED staff on the Historic Tax Credit Analysis. Their Tax Credit Analysis is 
with Attachment B.  
 
“…with the Federal Income tax rate being so low, we are seeing syndication 
prices lower than $0.80/credit in projects – and we’ve heard from many 
developers that any Federal Tax Credit award less than $1m is very difficult to 
syndicate. All that said, attached is an updated estimate with the Federal 
HTCs assumed. A federal HTC award will ultimately reduce the necessary 
developer equity required and will drive up the Cash on Cash return. 
However, in this particular scenario the HTCs do not bring enough value to 
the project to drive the Cash-on-Cash return into a reasonable range. As you 
can see in the attached, the CoC returns still only range from 1.5% to 2.7%.” 

 

3) The owner is a non-profit corporation or organization and can demonstrate 
to the satisfaction of the Historic Conservation Board that the denial of the 
application to demolish would also deny the owner the use of the property in a 
manner compatible with its organizational purposes and would amount to a 
taking of the owners property without just compensation. 
 
The current owner is a private owner and is not a non-profit entity.  
 
4) The demolition request is for an inappropriate addition or a non-significant 
portion of a building and the demolition will not adversely affect those parts of 
the building which are significant as determined by the HCB 

 
The demolition is for the entire building not an addition or portion of the building.  
 
5) The demolition request is for a non-contributing building and the demolition 
will not adversely affect the character of the district.  
 
The building is not listed as a non-contributing building within the Over-the-Rhine 
Historic District Guidelines. It is noted however that the building has had significant 
irreversible, unsympathetic and inappropriate façade changes to the building that 
have negatively affected the architectural integrity of the building.  
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Staff Summary and Conclusions:  
It is staff’s analysis of the documentation that has been provided by the Applicant that 
the Applicant has provided credible evidence that the building cannot be reused nor can 
a reasonable economic return be gained from the use of all or part of the building. Staff 
bases their analysis on the following points of evidence: 
 

1. The applicant provided proforma analysis for 4 different potential permitted uses 
within the building, none of which produce a reasonable rate of return even when 
including potential awards of tax credits in the analysis.  

2. The applicant did not deliberately neglect maintenance of the property and has 
not created or exacerbated the economic hardship. 

3. DCED has conducted an independent analysis of the applicant’s materials and 
potential redevelopment of the building. They concluded that the project would 
not be financially feasible should the COA be denied. 

4. The use of Federal Historic Tax Credits would not make the property 
economically viable.  

 

 
 
COA- DEMOLITION REQUEST REVIEW for 1430 Central Parkway- addition 

Over-the-Rhine Demolition Guidelines: 
Below are the Demolition Guidelines, as outlined in the Conservation Guidelines, with 
Staff analysis.   
 
Demolition of existing buildings shall not be permitted unless one of the following 
conditions exists:  
 

1) Demolition has been ordered by the Director of Buildings & Inspections for 
the public safety because of an unsafe or dangerous condition which 
constitutes an emergency.  
 
The City has at no time ordered emergency demolition for the building.  
 

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 applicant has not provided economic hardship claim for this building.  

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

to the satisfaction of the Historic Conservation Board that the denial of the 
application to demolish would also deny the owner the use of the property 
in a manner compatible with its organizational purposes and would amount 
to a taking of the owners property without just compensation. 
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The current owner is a private owner and is not a non-profit entity.  

 
4) The demolition request is for an inappropriate addition, or a non-significant 

portion of a building and the demolition will not adversely affect those parts 
of the building which are significant as determined by the HCB 

 
The demolition is for a non-contributing addition for the property. While the 2003 
guidelines that combined the Northern and the Southern OTR Historic Districts 
does not list the addition as a non-contributing addition, the 1993 OTR South 
Historic District did list the addition as a non-contributing addition.   
 

 

 
 
ZONING and COA REVIEW for New Construction at 1416-1430 Central Parkway 

 
Applicable Zoning Code Sections:   
Zoning District: Section 1409   CC-A  
Variance Request: Section 1419   Outdoor Eating and Drinking  
Variance Authority:  Section 1445 
HCB authority: Section 1435-05-4  
Overlays:  Section 1435   Historic Preservation 
Historic District/Reg: Over-the-Rhine District 
COA Standard: Section 1435-09-2  COA; Standard of Review 
 
ZONING REVIEW: 
 
The proposed uses of a hotel and eating and drinking establishment is permitted in the 
CC-A. The property is also exempt from parking requirements per the Urban Parking 
Overlay Zone. The only zoning relief required is for the size of the outdoor area associated 
with eating and drinking establishments and outdoor entertainment associated with eating 
and drinking establishments.  
 

Standards for Conditional Uses 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 outdoor area provides additional area for the business to use within both 
the first-floor courtyard and at the rooftop deck. Both of the proposed outdoor 
areas do not adversely affect the historic building as the courtyard is outside of 
the historic building and the rooftop deck is built on top of the existing roof and 
doesn’t cut in or destroy historic materials. The railing is set back from edge of 
the roof and is proposed to be glass as to not be highly visible from the right of 

https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS
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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way. The combined area of the roof deck and courtyard are approximately 
2600sf and the combined area of the 2 floors of the interior area of 1430 Central 
Parkway and the first floor of the new construction is approximately 4630 sf. 50 
% of the interior area would be 2315sf. The requested outdoor area is 56% of 
the interior area accessible to the public.  

The outdoor entertainment does not adversely affect the historic 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). 

A denial of the conditional uses would not result in the deprivation of all 
economically viable use, but it is providing more space and atmosphere for the 
eating and drinking establishment.  

 
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 CC-A. The use of the property conforms to the 
underling zoning except for the Conditional Uses requested.  

 

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 project is within Over-the-Rhine Historic District. The requested work for new 
construction does conform to the Historic District Guidelines.  

 

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

The proposed work conforms to the Over the Rhine 2002 Comprehensive Plan 
as it is within a Residential/Mixed Use Land Use area and is within the CC-A 
Zoning District which allows for Residential/Mixed Use and Commercial uses. 
 

 
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.   

Parking is not a required for developments within the Urban Parking Overlay 
Zone.  
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e. Buffering.  Appropriate buffering is provided to protect adjacent uses or properties 
from light, noise and visual impacts.   

No buffering is required by zoning as the adjacent parcels are in the same zoning 
district as the subject parcel.  

The outdoor area at the ground floor courtyard area is buffered from neighboring 
properties by 2 to 4 story tall buildings.  

The outdoor area at the rooftop of the property is physically buffered from 
adjacent properties by the new construction which is taller than the roof deck.  

The closest residential zoning district, which is 150 feet away, is also buffered 
from the outdoor area and outdoor entertainment with other buildings which are 
all taller than the rooftop area.  

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

There is no landscaping, or buffer yards required as the adjacent properties are 
within the same zoning district.  

 

g. Hours of Operation.  Operating hours of the venue are compatible with adjacent 
land uses and illustrated below.  They are compliant with Sec. 1419-21(g):  

The hours of operation will comply with 1419-21. As the property is more than 
100 feet from a residential zoning district it does not require any approval of 
operating hours and is permitted to be open till 2 am.  

 

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 outdoor eating and drinking area for a previously permitted eating 
and drinking establishment is in keeping with an area that is zoned as a mixed-
use zoning district. Within the Over-the-Rhine Neighborhood and historic district, 
there are several outdoor areas associated with eating and drinking 
establishments.   

 
Central Parkway is a major roadway within the basin downtown area and the 
development fronting Central Parkway is mostly institutional and commercial.  

 
The adjacent properties to the east are residential uses.  
 

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.  
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As of the submission of this staff report there is not an official application 
submitted or under review by the City Planning Department. A request has been 
made to a Councilmember’s, but it has not been referred to Council.  
 

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 anticipated adverse effects to the extent of access to fire, police or 
other public services. As the proposal is for use of a courtyard that is 
surrounded by the new development and one is on an existing development, the 
conditional uses for the outdoor patios will not have adverse effects to adjacent 
properties.  

 

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

 

l. Economic Benefits.  The promotion of the Cincinnati economy.   
The proposed work will increase income gained from use of the outdoor spaces.  

  

m. Job Creation.  The creation of jobs both permanently and during construction.   
The proposed project will create temporary jobs during construction and will 
provide permanent jobs at extended outdoor spaces.  

 

n. Tax Valuation.  Any increase in the real property tax duplicate.   
None anticipated.  
 

 

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

The increased area for outdoor area will provide additional opportunities for 
income for the property.  
 

p.     Public Benefits. The public peace, health, safety or general welfare. 
The project will result in no identified adverse effects to the public peace, 
health, safety, or general welfare and will add to the vibrancy of the 
neighborhood.  
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CERTIFICATE OF APPROPRIATENESS REVIEW FOR NEW CONSTRUCTION  

Staff is supportive of the design and feels that the design substantially conforms to the 
Historic Conservation District Guidelines. The applicant has provided a narrative. Staff 
agrees with their narrative and has the additional comments/analysis below.  
 
 
NEW CONSTRUCTION  
The Over-the-Rhine Historic Conservation Design Guidelines give direction to both staff 
and an applicant on how to design and review proposed developments. When designing 
infill developments, context and existing surrounding buildings are the main guiding 
principles of reference. Typically, the context that we consider the most when looking at 
appropriate infill design is the block that the parcel is on and especially adjacent 
properties  
 
While the application and proposal is all one complex, the new construction has 4 
distinct sections: 

1. 15th Street Section 
2. 1424 Central Parkway Section 
3. 1416 Central Parkway Section 
4. Magnolia Section.  

 
Staff will detail each individually in our analysis to provide structure to the discussion.  
 
Staff comments on the Specific Guidelines for New Construction:  
 
 
A. Intent and General Guidelines  
1. New construction is allowed on vacant sites in Over-the-Rhine, because gaps due to 
demolition weaken the streetscape and the overall character of the district. New 
construction can improve both the physical quality and economic vitality of the 
neighborhood.  
If demolition is permitted at 1416 Central Parkway and at the addition to 1430 Central 
Parkway, the new construction would all be on vacant property and would be 
incorporating 2 historic buildings into the complex.  
 
2. New construction should be well-designed but should not replicate the existing 
buildings. The exceptional quality of the existing buildings in the district provides an 
outstanding framework for new construction.  
This infill development, while traditional in detailing, does not replicate the existing 
buildings and has a high level of design and detailing that is based on the fabric of the 
neighborhood.  
 
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. 
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New design proposals should pay particular attention to composition, materials, 
openings, rhythm, scale, proportion and height.  
Staff details the compatibility of the project with the guidelines and surrounding buildings 
below in the specific guidelines.  
 
4. The new construction guidelines for this district will be used to judge the compatibility 
of new work. The specific site and programmatic needs of each project will be taken into 
consideration.  
Staff details the compatibility of the project with the guidelines and surrounding buildings 
below in the specific guidelines  
 
 
B. Specific Guidelines  
1. Composition: New buildings should respond to the traditional subdivisions found on 
historic property: a base, a middle and a top. Most buildings in Over-the-Rhine are built 
of brick with the principal facade parallel to the street it faces. The most important 
features of buildings in Over-the-Rhine are the arrangement of openings on the principal 
facade and an overall vertical emphasis of the whole design. Each building provides its 
own variations, but collectively they share many basic features. 
 
Base: New buildings should have a well-defined base. Within the district most buildings 
have a base that is distinguishable from the rest of the building. This is accomplished 
through a change of materials, a change of scale, and/or a lintel or other type of 
horizontal banding. In larger buildings the original base may include more than the first 
floor. 
 
 

• 15th Street Section- The base is defined with a change in brick color and lintel. 
The base is designed with a storefront vocabulary with a garage door as the 
“storefront.”  

• 1424 Central Parkway Section- The base of this building is defined in 2 sections 
as the building is broken into two distinct bays. The northern bay has arches with 
corbelling detailing and the southern bay has a more traditional storefront design.  

• 1416 Central Parkway Section- The base is distinguished with the same arches 
from the northern bay at 1424 Central Parkway. These bays are evenly spaced 
and create a repetitive pattern on both the Central Parkway and Magnolia faces.  

• Magnolia Section- This building creates and transitions to a more residential 
vocabulary and while it has individual punched openings at the first floor the base 
is distinguished with a lintel and change in brick color. This element is on both 
the street and alley face.  

 
 
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 
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indicating the floor lines, sill heights or lintel heights should not overpower the vertical 
emphasis of the design.  
 

• 15th Street Section- The middle is defined with individual punched openings that 
help transition the building to a more residential language.  

• 1424 Central Parkway Section- The middle is defined on the northern bay with a 
single, paired, paired, single window format and strong vertical pilasters. The 
southern bay is defined with individual punched openings with simple sills and 
lintels.  

• 1416 Central Parkway Section- The middle is defined with pairing of a single 
window and triple window within each bay. Strong vertical pilasters break up the 
façade and create changes in plane and materials over the face.  

• Magnolia Section- The middle is defined with individual punched openings that 
help transition the building to a more residential language. The windows do have 
a projecting detail framing each window for a modern representation of a 
windowsill, lintel and frame. The rear is defined by horizontally and vertically 
aligned windows. The window detailing is simple with less articulation.  

 
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.  
 

• 15th Street Section- The top is a simple slightly projecting cornice with corbeled 
brick detailing and a top molding that is traditional in design.   

• 1424 Central Parkway Section- The top of the street face is defined with a strong 
modern cornice. At the northern bay the columns turn into a frame that provides 
a projection from face of the building. At the southern bay a change in material 
and brick pattern creates a strong top. The entire building is connected with a top 
that is recessed from the face but with lighting and a projection that creates a 
distinctive cornice.  

o The fourth floor that is recessed from the façade does not have a top, but 
it is designed to take a backseat to the rest of the building and is meant to 
blend into the background and not have a strong architectural presence.  

• 1416 Central Parkway Section- The cornice on this section mirrors the cornice 
from the northern bay and has the same top cornice as the entire building at 
1424 Central Parkway as an element to tie the buildings together.   

• Magnolia Section- The top is a simple projecting cornice that is traditional in 
design.  On the alley side the simple cornice is still on top of the third level, and 
the 4th level is a change of material.  

 
 
2. Roofs: Roofs for new construction should be similar to roofs of adjacent and nearby 
buildings of similar size and use. In the district, buildings of three or more stories 
generally have low-pitched shed roofs that are not visible above the principal facade. 
Smaller buildings in the district typically have simple gable roofs on which the gables 
are perpendicular to the principal facade. Institutional buildings in Over-the-Rhine have 
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a variety of roof shapes, including dormers, multiple gables, hip roofs and towers. Roofs 
in this district have little or no overhang.  
 
The roof is a flat roof. While the fourth floor does provide a different form to the roof with 
having a multi-level roof, the overall appearance of the building from the right of way will 
be one of a flat roof.  
 
 
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 wider (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 sashes 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.  
 
While the window patterning changes a bit on each building the following is true of all 
the buildings, including the alley side facing Whetsel Ally.  

• The windows are taller than they are wide. Even when the windows are in pairs 
or triples, the individual window within those groupings are taller than they are 
wide.  

• The windows have definition to them with simple lintels and sills, corbeling 
detailing or a projecting frame.  

• The windows are recessed from the face of the building.  

• The windows are all aligned vertically and horizontally, matching the floor heights 
of the historic building at 1420 Central Parkway.  

 
 
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 
windowsill height is between 18 inches and 3 feet above grade; and storefront windows 
are set back from the structural elements approximately 12 inches  
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The new construction along Central Parkway and 15th Street all have a storefront 
vocabulary.  

• W 15th Street Section- The storefront is defined at the first floor with a change in 
brick color and a lintel at the top of the first floor. A garage door with a panel at 
the bottom to mimic a bulkhead takes the place of a traditional storefront.  

• 1424 Central Parkway Section- There is a traditional storefront design with a 
bulkhead, large glass window, vertical columns, and storefront lintel.  

• The rest of the new construction has an arched window language. Within each of 
the bays that is created by the corbeled arched windows are large expanses of 
clear glass that are recessed into the arches. At the 1416 Central Parkway, the 
bases of the windows are defined with brick planters. 

 
 
5. Setback: Setback is an important issue in a dense urban area such as Over-the-
Rhine. The setback for new construction should be consistent with the buildings of 
similar use on adjacent and nearby sites. In Over-the-Rhine, most commercial buildings 
are built up to the property line. Some residential property, especially detached 
buildings, has shallow setbacks but retain an "edge" at the property line with a fence. 
Some larger institutional buildings such as schools, churches and public buildings are 
setback from the street to provide public space and to add to their monumentality. In 
most cases new construction on corner sites should be built up to the edge of both 
outside property lines.  
 
The buildings fronting onto Central Parkway are all at a zero-lot line and set to the 
street. On the Magnolia Section of the building, there is a slight setback of the building. 
While the building is still a commercial building use, as the uses on the street are 
transitioning more to a residential use and vocabulary, and as the building directing to 
the east of the project is set back from the street, a slight setback is appropriate and 
contextual.  
 
While the guideline only addresses street setbacks, the applicants have also setback 
the rear of the building along Magnolia Street 10 feet from the alley to be contextual with 
the alley setbacks as well.  
 
 
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.  
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• W 15th Street Section- The building follows the typical rhythm within the district as 
this is a typical mixed use building with windows and openings equally aligned 
over the façade.  

• 1424 Central Parkway Section- The building creates two distinct bays on the 
building each about 25-30 feet wide that create a similar building width 
appearance to the buildings at 1430 and 1420 Central Parkway. Within the 
façade, the regular spacing of the windows and the columns over the façade 
create consistent rhythm.  

• 1416 Central Parkway Section- The building is a wider building than the typical 
building at 60 feet wide. While wider than normal the subdivision of the building 
with the columns and regular pattern of the windows over the façade creates a 
consistent rhythm.  

• Magnolia Section- The building follows the typical rhythm within the district as 
this is a typical rowhouse with windows and openings equally aligned over the 
façade. The alley side also has a regular rhythm.  

• The overall rhythm of the block structure with the ally dividing the block along 
Central is respected as the Ally way remains open while a connecter setback 
from the front of the buildings is at the 2-4 levels. This also is proposed to be 
glass to be sympathetic to this having been an open division between the north 
side and south side of the block.  

 
 
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.  
 

• W 15th Street Section- This section is taller than it is wide, the windows are in a 
vertical orientation and that the windows are taller than they are wide. 

• 1424 Central Parkway Section- Verticality is achieved through the building being 
taller than it is wide, the use of columns that extend up the entire façade, a tall 
projecting cornice to add additional height, vertical alignment of the windows and 
windows taller than they are wide.  

• 1416 Central Parkway Section- While the building is wider than it is tall (at the 
street face), there is still strong verticality created through the use of columns that 
extend up the entire façade, a tall projecting cornice to add additional height, 
vertical alignment of the windows, and windows taller than they are wide.  

• Magnolia Section- While this section is wider than it is tall, it does create vertical 
emphasis through the vertical alignment of the windows and that the windows are 
taller than they are wide. This effect is on both the streetside and alley side of the 
building.  
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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.  
 

All sections of the new construction have an overall height of 4 stories/ 51’8” tall, 
but are 3 stories/43 feet at the street face. The existing historic buildings on the 
block facing Central Parkway are 2 stories/33’ to the top of the parapet at 1430 
Central Parkway, and 3 stories/40’6” at 1420 Central Parkway. The building 
(Wooden Nickel) across Magnolia Street to the south on Central Parkway is 3 
stories/50’ tall.  
 
On Magnolia Street, the building directly to the east of the property is 2 stories tall. 
The rest of the buildings facing Magnolia Street are mostly 3 stories on the north 
side and mostly 2 stories on the south side of the street.  
 
On 15th Street, the building directly to the east of the development is 3 stories/35’ 
tall (per building permits submitted). The majority of the buildings on 15th street 
are new construction and are not considered contributing buildings, they are 3 
stories at the street at 38+ft (per building permits) and 46+ ft (per building permits) 
to the top of the 4th floor. The contributing buildings on the street are mostly 3 
stories tall.  

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

The building materials are all appropriate. The main building material is brick. 
Different color bricks are used but when used are in a homogenous color to create 
the different architectural elements, such a change in color for the base or 
pilasters.  
 
Metals and glass are also used as secondary materials for windows and detailing.  
 

 
Other Considerations: 
Prehearing Results: June 22, 2021 – The applicant team and 9 members of the public 
were present.  
The members from the public were generally opposed to the demolition and the height 
of the building. Comments are summarized below: 

- Demolition of a pre-civil war building is inappropriate due to the significance of 
the building as a canal industry building. 
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- An economic hardship cannot be issued for a building that still has an operating 
business on the property. 

- 4 stories is too tall compared to the character and height of adjacent buildings 
and does not meet the guidelines and obscures views from homes on 15th Street.  

- Larger developers are given too much leniency compared to Single Family 
homes. 

- Hotel is an inappropriate use next to the residential uses. 
- Use and outdoor areas will have inappropriate noise levels. 

 
Public Engagement: The applicants have provided a timeline of Public Engagement 
that they have done during the development of this project.  
 
Comments Provided to Staff:  
 
The following letters of opposition were submitted to the board for review 

• Kevin Hassey 
 
Consistency with Plan Cincinnati (2012):  
Demolishing a building is not consistent with the “Sustain” Initiative Area “Preserve our 
built history,” but an infill new construction that meets the Historic Conservation Design 
Guidelines does support the sustain initiative.  
 

Recommendation: 

Staff recommends the Historic Conservation Board take the following actions:  
 
I. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE the application for a Certificate of Appropriateness for demolition of a 
non-contributing addition at 1430 Central Parkway and demolition of a 
contributing building at 1416 Central Parkway with the following conditions: 
1. The building permit must be issued within 2 years, or the Certificate of 

Appropriateness will expire.  
2. The demolition permit shall be issued concurrently with the issuance of the 

new construction proposed on the site.  
 

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

1. That the property owner and applicant have demonstrated by credible 
evidence that the proposal to demolish 1430 Central Parkway substantially 
conforms to the applicable guidelines for demolition in the Over-the-Rhine 
Historic Conservation District as the addition is a non-contributing addition.   

2. The applicants/property owners would suffer an economic hardship if the 
demolition is not approved for 1416 Central Parkway.  
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3. The Department of Community and Economic Development did 
independent analysis which concludes rehabilitation of the existing building 
is infeasible.  

4. The use of Federal Historic Tax Credits will not make the project 
economically feasible.  

 

If the above Certificate of Appropriateness is approved, staff recommends the below 
for the proposed Zoning Relief and Certificate of Appropriateness for New 
Construction at the subject site.  

 

II. ZONING RELIEF 

The following recommendations are proposed for the project proposed at 1424 Central 
Parkway per the drawings submitted by Luminaut dated 4.1.2021.  

A. Sec. 1419-21(c) – APPROVE - Conditional Use - Limited or Full-Service 

Restaurants and Drinking Establishment Outdoor Areas – Maximum Size. Allowing 

for a maximum 2600 sq. ft. Outdoor Area, which exceeds 50% of the indoor area 

which is approximately 2315 sq. ft.  

B. Sec. 1419-21(e) – APPROVE - Conditional Use - Limited or Full-Service 

Restaurants and Drinking Establishment Outdoor Areas – Outdoor Entertainment. 

Allowing outdoor entertainment at the outdoor areas including the rooftop deck and 

courtyard area within 500 feet of a residential zone.  

C. The above approvals are conditioned on:  

1. If property is found to exceed the requirements of Chapter 909, Community 

Noise, on three or more occasions within a twelve-month period, such can 

be grounds for the Zoning Administrator to revoke this conditional use 

approval. 

2. The outdoor entertainment at the roof deck shall be limited to background 

music.  

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

1. Such relief from the 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.  

2. The outdoor areas are buffered from adjacent properties by the new 
construction at the site.  

 
 
III. CERTIFICATE OF APPROPRIATENESS: 

A. APPROVE a Certificate of Appropriateness for new construction of a new 
building and rehabilitation and additions to 2 existing contributing buildings 
per plans from Luminate dated 6.23.2021 for the properties at 1416-1430 
Central Parkway with the following conditions: 
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1. The building permit must be issued within 2 years, or the Certificate of 
Appropriateness will expire.  

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

1. That the Applicant and/or the Property Owner has demonstrated by 
credible evidence that the proposal substantially conforms to the 
applicable conservation guidelines. 

2. The new construction is sympathetic to the historic context and fabric 
without being replicative of design.  

 



ATTACHMENT A- APPLICANTS SUBMISSION 

1. Adjudication Letter 
2. COA Application 
3. Zoning Relief Application 
4. Narrative on Demolition and New Construction 
5. HCA Property Report 
6. Demolition Drawings  
7. Proforma Summary and Proformas 
8. Current Operating Financial Report and Property Owner Letter 
9. Property Comparables 
10. Structural Report 
11. HCG Stabilization Estimate.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

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: May 7, 2021 

Location: 1416-1430 Central Parkway 

Request: Demolition, Infill, rehabilitation and related zoning relief 

Zoning District: CC-A/ 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 and Zoning Relief 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. When you submit the copies of the application, the Documents Required Sheet 

must be submitted as well. A $621.68 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. 1419-21 (c): Size of the outdoor area. The proposed outdoor area associated with an eating and 

drinking establishment is 50% larger than the permitted indoor area and is within 500 feet of a 

residential district. This requires a Conditional Use.  

2. 1419-21(e): Outdoor entertainment. The proposed outdoor area will have outdoor entertainment 

and is within 500 feet of a residential district. This requires a Conditional Use Approval.  

 

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. Applications can 

be turned in no later than 3pm on the deadline date. You must contact Kasandra Maynes at 513-352-

1559 or Kasandra.Maynes@cincinnati-oh.gov for submittal.  

 

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:Kasandra.Maynes@cincinnati-oh.gov
mailto:beth.johnson@cincinnati-oh.gov
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

beth.johnson
Typewriter
621.68
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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.









 

 

The property owner seeks the Historic Conservation Board’s authorization to demolish the 

building located at 1416 Central Parkway.  The building is approximately 60’-0” wide (measured 

parallel to Central Parkway) by approximately 90’-0” deep (measured parallel to Magnolia Street).  

The majority of the building is two stories tall, but the south-east corner of the building is three 

stories tall and the north-east corner of the building is one story tall.  The building has stucco-

covered brick masonry exterior walls and a flat membrane-covered roof.  It was originally 

excluded from the Over the Rhine National Historic District but was added as a contributing 

structure during the 2014 boundary increase.  The boundary increase nomination places the date 

of construction in 1900 and makes note of the building’s “muted Spanish colonial revival style” 

with “decorative plaster friezes” and “decorative plaster medallions”.  The nomination also 

describes “decorative urns” above the parapet, but this element is now entirely missing.  Historic 

photographs indicate that the Spanish colonial revival ornament is not original to the building and 

it cannot be determined if these features were added during the historic district’s period of 

significance.  The nomination notes that the historic rhythm of door and window openings has 

been altered, which is supported by historic photographs.  It also states that the historic massing 

remains; however, the current stepped parapet is not present in the historic photographs and this 

addition alters the profile of the building. 

 

The property owner understands the gravity of this request, but this demolition is justified due the 

economic hardship imposed by the stabilization and rehabilitation of this building in compliance 

with the historic conservation guidelines and applicable building codes.  The historic conservation 

guidelines state that the demolition of a contributing building is permitted when “the owner can 

demonstrate to the satisfaction of the Historic Conservation Board that the structure cannot be 

reused for any use or [that] a reasonable economic return from the use of all or part of the building 

… cannot be realized”.  The property owner has prepared a proforma to demonstrate that this 

building will not generate a reasonable economic return for office, residential, retail, or mixed 

uses.  Please also refer to the structural engineer’s report regarding the deteriorated condition of 

the existing building and to the general contractor’s opinion of probable construction costs for the 

stabilization of the existing building.  Furthermore, the building has been significantly altered from 

its original appearance and its continued preservation potentially creates a false historic impression 

(as these alterations may not date from the historic district’s period of significance).  The applied 

Spanish colonial revival ornament detracts from the integrity of the historic district, which is 



      

 

nationally recognized as a significantly intact urban neighborhood of primarily simple Italianate 

and modest vernacular buildings.  Historic photographs show a simple, modest industrial building 

without any of the Spanish colonial revival elements described above; however, restoration of this 

appearance is not recommended from a durability perspective due to the stucco (see below).  The 

historic photographs show the original building exhibited a rhythm of door and window openings 

compatible with the other historic buildings in the historic district; however, the current building 

does not maintain this rhythm and its massing has been altered.  The conservation guidelines 

address buildings that have been significantly altered and should not be considered contributing: 

“some older buildings have lost the integrity of their original design due to substantial, 

incompatible exterior alterations…the basic design, scale, and rhythm of these buildings no longer 

relates to the historic buildings of the district.”  The remainder of this document will discuss 

specific challenges associated with the restoration or preservation of this building.  

 

 

Per the Ohio Building Code (OBC), continuation of the current occupancy type (business) is 

permitted without complying with the requirements for new construction; however, a change of 

occupancy to a more hazardous occupancy type, including mercantile and residential, would 

require compliance with the requirements for new construction.  The “alternative compliance” 

methodology for existing buildings described in Section 3412 OBC is not applicable because the 

building does not comply with the mandatory emergency egress requirements, including the 

minimum number of exits and the required remoteness of exits.  Additionally, the existing building 

is classified as construction type V-B due to the wood-framed exterior walls on the west side of 

the third floor and on the east side of the second floor (noted as “iron-clad” on historic Sanborn 

fire insurance maps and currently clad with vinyl siding); typically, contributing buildings in the 

historic district are classified as construction type III-B due to their non-combustible masonry 

exterior walls.  The building code has more stringent requirements regarding height limits and 

sprinklers for V-B construction than for III-B construction, which is an additional obstacle to the 

stabilization and rehabilitation of this building compared to typical historic buildings.  The third 

story is currently occupied as storage and thus any occupancy (business, mercantile, or residential) 

would be considered a change of occupancy; therefore, the following life-safety improvements are 

included in the opinion of probable construction costs: 

 

- Installation of a new automatic sprinkler system. 

- Installation of fire-rated walls to enclose the interior exit stairs. 

- Installation of fire-rated ceiling membrane to separate mixed occupancies. 

- Extension of the existing fire escape to the third floor to provide second means of egress. 

 



      

 

 

Additionally, the existing building does not have an accessible entrance and each story has multiple 

floor levels; however, an accessible entrance and an accessible route connecting the public areas 

on the first story is required in historic buildings.  Modification of an existing recessed entrance, 

including removal of a portion of the stone rubble foundation wall and modification of the wood 

floor framing, would be required to install a new ramp up to a new landing providing the code 

required wheelchair maneuvering clearances at the building entrance.  New ramps connecting the 

existing floor levels throughout the first story would also be required; therefore, the cost of these 

mandatory accessibility improvements is included in the opinion of probable construction cost.  

These elements would consume a large percentage of the leasable floor area on the first story. 

 

 

The existing roof membrane is deteriorated and must be replaced as a matter of routine building 

maintenance; however, the existing parapet height is not adequate to properly terminate the 

membrane and counterflash the membrane perimeter.  Increasing the existing parapet height would 

not be an appropriate treatment for the historic building as it would further alter the building’s 

massing; however, the building owner cannot obtain a standard roof warranty maintaining the 

existing parapet height.  The existing stucco wall covering is also deteriorated with some areas 

delaminating from the brick masonry substrate and cannot remain in its current condition.  The 

stucco is not original to the historic building as evidenced by historic photographs and it is unclear 

if the stucco was applied during the historic district’s period of significance; however, removal of 

the deteriorated stucco to restore the historic building’s original appearance is not advisable from 

a durability perspective.  Removal of the stucco will undoubtedly damage the underlying hard face 

material of the historic brick masonry substrate exposing the soft inner material to the elements 

and this softer inner material will deteriorate rapidly if it remains exposed to the elements.  Since 

brick masonry is the preferred exterior wall material per the historic conservation guidelines, the 

general contractor’s opinion of probably construction cost includes realistic quantities of brick 

replacement and mortar joint repointing.  Extensive reconstruction of the historic brick masonry 

exterior walls will be required to stabilize the building.  The structural engineer’s report also notes 

cracking of the masonry bearing walls due to movement or settlement of the building.  The 

structural engineer notes that the wythes of brick masonry appear to be separating and must be 

stabilized with new helical ties.  The historic scuppers, collector boxes, and downspouts seen in 

historic photographs are not present.  The stone parapet coping is loose and must be removed and 

reinstalled. 

 

 

 



      

 

 

There is extensive evidence of water infiltrating through the exterior walls, including 

effervescence, crumbling plaster, and spalling bricks – the stucco was most likely added to extend 

the service life of the brick masonry; however, it no longer provides adequate protection from the 

elements.  It can be reasoned that there is also deterioration of wood elements that are in contact 

with the damp brick masonry, including the door and window lintels and the bearing ends of floor 

joists and roof rafters; this hypothesis has been visually confirmed in areas where those elements 

are exposed due to damaged or missing plaster.  The original wood lintels have been removed 

where historic openings were filled.  Therefore, the cost of new steel lintels and the cost of sistering 

or replacing floor joists and roof rafters is included in the opinion of probable construction costs.  

This work is also necessary because the structural engineer has determined these joists are 

inadequate for the existing spans and anticipated loading.  Additionally, the existing building 

occupies the entirety of the site so new HVAC equipment would need to be installed on the roof, 

which will require further reinforcement of the existing framing. 

 

The stone rubble foundation walls in the basement must be repointed as the mortar joints are 

deteriorated from prolonged contact with damp soils.  Additionally, the foundation wall is 

undermined in the northeast corner of the building and must be reinforced per the structural 

engineer’s recommendations.  The timber posts in the basement are in direct contact with the 

ground and are deteriorated.  These posts must be replaced, and new concrete footings are 

necessary to isolate the wood from contact with the soil and to properly distribute the load.  There 

is an existing subbasement below the basement.  The structural engineer recommends backfilling 

this subbasement – the basement above this area has a wood framed floor that is bearing directly 

on damp earth and is severely deteriorated and should be removed.  Per the structural engineer’s 

report, the existing beams throughout the building are inadequate for the anticipated loads and 

must be reinforced.  A portion of the building’s original wood floor framing has been replaced 

with a concrete frame to allow machinery and vehicle storage in the rear portion of the first floor.  

The concrete has spalled in areas exposing the steel reinforcing, which is now rusting, and both 

must be repaired.  The existing wall ties have failed and must be replaced to interlock the walls 

and floor framing together for structural integrity. 

 

 

As stated in the nomination and evidenced by historic photographs, the rhythm of historic door 

and window openings has been heavily modified.  Historic photographs show arch-top masonry 

openings, which are no longer present although the stone sills remain at most openings.  On the 

south elevation, every first-floor opening has been modified from its original configuration – one 

opening has been modified into a door, one opening has been reduced in size, and the other six 



      

 

openings have been filled.  On the second-floor, one opening has been filled and the other seven 

remain but their height has been reduced.  On the third-floor, two openings have been filled and 

the one other window remains, but its height has been reduced.  On the west elevation fronting 

Central Parkway, two first-floor openings approximately align with the openings visible in historic 

photographs, but the other first-floor openings do not correspond with the historic photograph.  On 

the second-floor, two openings have been filled and the other six openings remain, but the height 

of three of these openings has been reduced.  The current windows are not original, and it is unclear 

if historic brickmould remains.  New garage doors have been cut into the east elevation.  These 

large openings compromise the lateral load resistance of the building and create a “soft story;” 

therefore, further reinforcement may be required to stabilize the building.  Additionally, these 

openings are not permitted by the Ohio Building Code due to the fire separation distance to the 

property line. 

 

 

For these reasons, the restoration or preservation of this building constitutes an economic hardship 

because a reasonable rate of return cannot be achieved; therefore, enforcement of the conservation 

guidelines by denying authorization to demolish this building would represent a taking of the 

owner’s real property rights.  Additionally, the building has been heavily modified from its original 

appearance.  It is unclear if these architectural embellishments were added during the historic 

district’s period of significance and therefore may constitute a false historic impression that 

weakens the integrity of the historic district.  The owner plans to construct a new hotel on this 

property and the new hotel has been designed to comply with the historic conservation guidelines 

and the zoning code. 

 

The owner also requests the Historic Conservation Board’s authorization to demolish the non-

contributing addition to 1430 Central Parkway.  The contributing portion of this building has been 

rehabilitated by the property owner into a new bar in compliance with the historic conservation 

guidelines (under a previous Certificate of Appropriateness); however, demolition of the non-

contributing addition is necessary for the proposed redevelopment of this site (see below).  The 

non-contributing addition is located to the south of the historic building.  It is approximately 28’-

0” wide by 72’-0” deep and is one story tall with a roof terrace.  The addition is set back from the 

property line approximately eight feet.  The historic conservation guidelines allow for the 

demolition of noncontributing, incompatible additions; therefore, approval should be granted.  The 

one-story building mass set back from the property line is inadequate to hold the street edge and 

is not appropriate for the urban neighborhood. 

 

 

 



      

 

 

The property owner will develop a new hotel on this site that will comply with the zoning district 

requirements and the historic conservation guidelines, especially regarding composition, materials, 

openings, rhythm, scale, proportion, and height.  The proposed design is contemporary but 

compatible with and sympathetic to the contributing buildings in the historic district; the historic 

conservation guidelines state: “new construction should be well-designed but should not replicate 

the existing buildings”, which would create a false historic impression.  The proposed design is an 

appropriate and contextual response the architectural precedent established by the contributing 

buildings and to the urban framework formed by the historic district.  The proposed development 

will fill gaps in the existing streetscape and hold the property line.  The master plan for this block 

includes the rehabilitation of two contributing buildings 1420 Central Parkway and 1430 Central 

Parkway; the demolition of one non-contributing structure (1424 Central Parkway – under a 

separate Certificate of Appropriateness application); the demolition of one non-contributing 

building addition at 1430 Central Parkway; and the demolition of one contributing structure at 

1416 Central Parkway, which is severely deteriorated and substantially altered from its original 

appearance (please see above).  The resulting development will improve both the physical quality 

and economic vitality of the neighborhood and should be approved by the Historic Conservation 

Board. 

 

The proposed design features a top, middle, and base composition distinctive of the contributing 

buildings in the historic district.  The top element is a contemporary, simplified interpretation of 

the cornices typical of contributing buildings.  At the corners, the base element is differentiated 

with arched storefront openings that correspond to the arched opening of the directly abutting 

historic building (1420 Central Parkway) that will be incorporated into the development; 

elsewhere, the base element is differentiated with horizontal masonry courses with a corresponding 

change in color or material.  The variation in base treatment breaks down the overall scale of the 

development while maintaining a cohesive, unified appearance.  The middle element between 

these top and base elements is characterized by a simple rhythm of window openings consistent 

with the contributing buildings in the historic district, and window head and sill heights correspond 

to the datum lines established by the adjacent historic structure.  The building will have a simple 

flat roof like other large buildings in the historic district and this roof will not be visible above the 

primary facade from the public right of way as directed by the historic conservation guidelines.  

The building will be four stories tall, which is only one story taller than the adjacent contributing 

buildings (as permitted by the historic conservation guidelines); however, the fourth story will be 

held back from the property line so that the building appears to be three stories tall from the public 

right of way – the same height as the adjacent contributing buildings.  There are many historic 

precedents for buildings of similar scale throughout the historic district especially near the edges 

of the historic district where larger buildings are more common. 



      

 

 

The building has an overall vertical emphasis, which is characteristic of contributing buildings in 

the historic district.  The building consists of many tall, skinny structural bays articulated with tall, 

skinny window openings stacked in repeating vertical columns.  At the corners, the vertical 

element is further emphasized with projecting brick masonry pilasters in a slightly contrasting 

color, which is a composition strategy employed by many contributing buildings in the historic 

district.  The historic conservation guidelines encourage using columns or piers to emphasize the 

vertical composition.  Within this structural armature, there are ganged windows, which are 

common in the historic district’s larger commercial and industrial buildings and will differentiate 

and emphasize the corner.  Each individual window within these groupings has the tall, skinny 

proportions of historic window openings.  Throughout the historic district, the corner buildings are 

often more monumental in scale and appearance, which reinforces the street edge.  The rhythm of 

these window bays is compatible with and sympathetic to the rhythm of window openings seen 

throughout the historic district.  The windows will be primarily double hung, which is prevalent in 

the historic district; the windows will be a dark color and will have proportions that approximate 

historic windows.  The storefront openings will also be tall, skinny double hung windows sitting 

on a bulkhead wall, which is typical of contributing buildings.  There will be a transom above the 

storefront windows with divided lites that correspond to the ganged windows below.  The overall 

composition of the storefront openings is similar in configuration and proportion to original 

storefronts in contributing buildings and is compatible with pedestrian scale at the sidewalk. 

 

The building will hold the property line along Central Parkway and at the corner along Magnolia 

Street.  The east wing of the building will be setback slightly (approximately three feet) to break 

up the massing, to shift to a simpler, reserved facade style, and to transition to the adjacent property 

east of that wing which is set back six feet from the property line (like the residential buildings 

across the street).  A low retaining wall with planters will hold the property line where this setback 

occurs as directed by the historic conservation guidelines.  Holding the property line with new 

three-story construction will fill gaps in the existing streetscape; and as previously stated, the more 

monumental appearance at the corner reinforces the urban grid.  The primary exterior materials 

will be brick masonry – a light and dark gray contrasting color will be selected to articulate the 

top, middle, and base composition and to reinforce the vertical emphasis.  The color changes also 

help to break down the scale of the building while presenting a cohesive and unified design.  The 

proposed design is contemporary but inspired by the historic vernacular of the historic district.  It 

is compatible with and sympathetic to the contributing buildings without direct mimicry that would 

create a false historic impression and is an appropriate scale for the urban neighborhood; therefore, 

the proposed development should be approved. 

 

 

 



      

 

 

Below is an outline of milestone dates meetings related to the zoning/entitlement approvals: 

• 04-30-2020 – Urban Conservator Meeting 

• 05-05-2020 – Infill Committee Meeting 

• 05-28-2020 – City Real Estate & GCWW 

o City Real Estate Manager – Tom Klumb 

o City Zoning Administrator – Emily Ahouse 

o GCWW – Becky Calder 

• 12-14-2020 – Urban Conservator update 

• 02-02-2021 – Urban Conservator update 

• 02-18-2021 – Infill Committee update 

o The articulated frame (heroic order) was deemed appropriate. Infill committee 

suggested reducing the brick color contrast of the articulated frame (Heroic order) 

columns of main structure on Central Parkway, which we have updated to be 

darker in the rendering and closer to the base brick (field) color. 

o There was concern about seeing the 4th story on magnolia from the sidewalk and 

from down at the corner of Elm and Magnolia especially from all of the additional 

foot traffic coming up from Washington Park.  Luminaut responded by 

developing a 3d animated walk-through model starting from the corner of Elm & 

Magnolia and walking along the south sidewalk of Magnolia then 

looking/panning back across the street directly at the new infill building to 

illustrate that the 4th story is set back far enough to be out of street level view.  

This animation was sent to the infill committee. 

• 03-24-2021 – OTR Economic / Quality of Life 

o There was concern regarding the occupiable roof deck that wraps the corner of the 

hotel at Central Parkway & Magnolia because it is close to the houses in 

proximity to the south.  Luminant responded by stretching the rooftop boundary 

back (to the west) and limiting extent of the occupiable area.  The eastern 

boundary of Wooden Nickel building was discussed and used as a general 

benchmark for where to limit the occupiable portion of the deck.  It was also 

noted that the roof in front of the 4th story guestroom wing setback was not 

occupiable specifically because of the residential neighbors across the street. 

• 04-20-2021 – OTR Neighbor’s Meeting 

o There was concern about seeing transients on the stoops from across the street 

(along Magnolia), as a result stoops were downsized and added a continuous 

planters behind the stoop wall to reduce the sized to a degree where it is not a 

“hang out place” but can still function as a 1st floor buffer from sidewalk traffic, 

and relates both the abutting 2-story building setback, as well as the setback & 

stoop architecture directly across the street along the Magnolia homes.   

o There was concern regarding the NE building corner of the Magnolia Guestroom 

wing being directly on the Whetsel Alley property line even though zero lot line 

building is allowable by-right, and present for two other historic buildings down 

Whetsel to the east.  Luminaut responded by shrinking the guestroom sizes on the 



      

 

alley side (back) of the building to achieve a 4’ setback at the end guestroom 

stack where it abuts and is limited by the stair core, and a full 10’ setback from 

the Whetsel property line for the rest of the guestrooms on that façade which 

accounts for 85% of the frontage there. 

o There was also concern regarding the 1st floor stoops (buffers), and guestroom 

balconies above that we had cantilevered off of the back of each guestroom along 

Whetsel Alley.  Luminant responded by removing the back occupiable stoops and 

replaced with a planting buffer, and above eliminated all of the balconies and 

changed to in swinging double French door Juliette’s so there is not an exterior 

place to “hang out”, but still provides an open-air connection for the guests.  The 

first-floor double doors and double doors above are roughly the same proportions 

as the first-floor windows and windows above of the Fenderworks building as a 

part of that Whetsel alley north elevation. 

• 04-23-2021 – City Coordinated Report received 

• 04-29-2021 – Urban Conservator update 

• 05-28-2021 – HCB application submission 

• 06-23-2021 – HCB Pre-Hearing (demo & infill) 

• 07-12-2021 – HCB Hearing (demo & infill) 
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https://wedge1.hcauditor.org/view/re/0810002020500/2020/print_current 1/1

generated on 5/7/2021 2:34:15 PM EDT

Appraisal/Sales Summary
Year Built 1900
Total Rooms 0
# Bedrooms 0
# Full Bathrooms 0
# Half Bathrooms 0
Last Transfer Date 8/18/1997
Last Sale Amount $265,000
Conveyance Number 11145
Deed Type WE - Warranty Deed (EX)
Deed Number 818856
# of Parcels Sold 3
Acreage 0.220

Dusty Rhodes, Hamilton County Auditor
Property Report
Parcel ID 
081-0002-0205-00  

Address 
1416 CENTRAL PW  

Index Order
Parcel Number  

Tax Year 
2020 Payable 2021

Property Information
Tax District  001 - CINTI CORP-CINTI CSD  
School District  CINCINNATI CSD

Images/Sketches

Appraisal Area
01800 - OVER THE RHINE

Land Use
447 - OFFICE - 1-2 STORIES

Owner Name and Address
DOWNTOWN PROPERTY MANAGEMENT INC 
8322 ARBORCREST DR
CINCINNATI OH 45236 
(call 946-4015 if incorrect)

Mailing Name and Address
DOWNTOWN PROPERTY MANAGEMENT INC 
8322 ARBORCREST DR
CINCINNATI OH 45236 
(call 946-4800 if incorrect)

Assessed Value
100,260

Effective Tax Rate
89.090432

Total Tax
$9,642.55

Property Description
CENTRAL PKWY 60 X 139 IRR LOT 33-34-35 PT 32 HOTCHKISS AVERY ETAL SUB BLK 2-5 PARS 205-206-216-217 CONS

Tax/Credit/Value Summary
Board of Revision YES(04)
Rental Registration No
Homestead No
Owner Occupancy Credit No
Foreclosure No
Special Assessments Yes
Market Land Value 147,130
CAUV Value 0
Market Improvement Value 139,310
Market Total Value 286,440
TIF Value 78,640
Abated Value 0
Exempt Value 0
Taxes Paid $4,847.88
Tax as % of Total Value 0.000%

Notes
1) 11-29-04 30 YEAR TIF ABATEMENT BEGAN 2003 THRU 2032

https://wedge1.hcauditor.org/view/re/0810002020500/2020/images
https://wedge1.hcauditor.org/view/re/0810002020500/2020/tax_distributions
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Historic Map (c. 1904)
1416 Central Parkway
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Historic Photograph
West Elevation (Central Parkway)
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Historic Photograph
West Elevation (Central Parkway)
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Historic Photograph
South Elevation (Magnolia Street)
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Historic Photograph
South Elevation (Magnolia Street)
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Existing Street Elevations

South Elevation from Magnolia Street (Looking North) -- 1/16”=1’-0”

West Elevation from Central Parkway (Looking East) -- 1/16”=1’-0”
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Contemporary Photograph
View from the Northwest
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Contemporary Photograph
View from the Southwest
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Contemporary Photograph
View from the Southeast
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Contemporary Photograph
View from the Northeast
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Site Plan
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Contributing Historic Building

Non-Historic, Non-Contributing
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Existing Elevations

North Elevation from Whetsel Alley (Looking South) -- 1/64”=1’-0”

North Elevation from 15th Street (Looking South) -- 1/64”=1’-0”
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Existing Elevations

South Elevation from Magnolia Street (Looking North) -- 1/16”=1’-0”

West Elevation from Central Parkway (Looking East) -- 1/16”=1’-0”A
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Existing Elevations

North Elevation from Whetsel Alley (Looking South) -- 1/16”=1’-0”

North Elevation from 15th Street (Looking South) -- 1/16”=1’-0”

Site Key Plan : NTS
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Phasing Diagrams
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Phasing Diagram

Existing West Elevation from Central Pkwy (Looking East) - Phasing Overlay -- 1/32”=1’-0”

Existing Site Plan - Phasing Overlay -- 1/32”=1’-0”
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Phasing Diagram

Existing West Elevation from Central Pkwy (Looking East) - Phasing Overlay -- 1/32”=1’-0”

Existing Site Plan - Phasing Overlay -- 1/32”=1’-0”
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Phase 2:
•	 Demo 1430 Annex 'Pavilion' Building 

•	 Demo 1424 1-Story Building

•	 Demo 1416 'Laundry' Building

•	 Weatherproof Basement / Bar Foundation 

•	 Site Clearing / Prep

•	 Excavation for New Building Foundations
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Phasing Diagram

New West Elevation from Central Pkwy (Looking East) - Phasing Overlay -- 1/32”=1’-0”

New Site Plan - Phasing Overlay -- 1/32”=1’-0”
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Concept Plans



15th & Central  | 06.30.2021 14

A

B

C

D

E

F

G

H

I

A

B

C

D

E

F

G

H

I

Vestibule

Reception Desk 

Market/Branded Moment 

Lobby

Hotel Bar

Hotel Restaurant 

50 seats

Lounge/Bar 

62 seats 

Outdoor Patio/Bar

60 seats

Pitch Sports Bar

102 seats

J Loading 

J

K Back of House

K

K

K

Level 01 Enlarged Plan

Scale: Not to ScaleCentral Parkway

W
 1

5
th

 S
t

M
ag

no
lia

 S
t

W
he

ts
el

 A
lle

y



15th & Central  | 06.30.2021 15

Level 01 Plan

Existing Building (Historic)

Existing Building (Non-Historic)

Existing Building (Historic On Site)

New Building

Occupiable Roof / Upper Balcony
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Hotel Statistics:

Total Room Count = 90 Keys

    Lvl. 00 = 00 Keys

    Lvl. 01 = 13 Keys

    Lvl. 02 = 35 Keys

    Lvl. 03 = 35 Keys

    Lvl. 04 = 07 Keys

Total Gross SF = 83,612 (w/o Decks or Pitch)

    Lvl. 00 Gross SF =   9,992 (w/o Decks or Pitch)

    Lvl. 01 Gross SF = 21,275 (w/o Decks or Pitch)

    Lvl. 02 Gross SF = 21,418 (w/o Decks or Pitch)

    Lvl. 03 Gross SF = 20,188 (w/o Decks or Pitch)

    Lvl. 04 Gross SF = 10,739 (w/o Decks or Pitch)
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Level 02 Plan

Existing Building (Historic)

Existing Building (Non-Historic)

Existing Building (Historic On Site)

New Building

Occupiable Roof / Upper Balcony
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Hotel Statistics:

Total Room Count = 90 Keys

    Lvl. 00 = 00 Keys

    Lvl. 01 = 13 Keys

    Lvl. 02 = 35 Keys

    Lvl. 03 = 35 Keys

    Lvl. 04 = 07 Keys

Total Gross SF = 83,612 (w/o Decks or Pitch)

    Lvl. 00 Gross SF =   9,992 (w/o Decks or Pitch)

    Lvl. 01 Gross SF = 21,275 (w/o Decks or Pitch)

    Lvl. 02 Gross SF = 21,418 (w/o Decks or Pitch)

    Lvl. 03 Gross SF = 20,188 (w/o Decks or Pitch)

    Lvl. 04 Gross SF = 10,739 (w/o Decks or Pitch)
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Level 03 Plan

Existing Building (Historic)

Existing Building (Non-Historic)

Existing Building (Historic On Site)

New Building

Occupiable Roof / Upper Balcony
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Hotel Statistics:

Total Room Count = 90 Keys

    Lvl. 00 = 00 Keys

    Lvl. 01 = 13 Keys

    Lvl. 02 = 35 Keys

    Lvl. 03 = 35 Keys

    Lvl. 04 = 07 Keys

Total Gross SF = 83,612 (w/o Decks or Pitch)

    Lvl. 00 Gross SF =   9,992 (w/o Decks or Pitch)

    Lvl. 01 Gross SF = 21,275 (w/o Decks or Pitch)

    Lvl. 02 Gross SF = 21,418 (w/o Decks or Pitch)

    Lvl. 03 Gross SF = 20,188 (w/o Decks or Pitch)

    Lvl. 04 Gross SF = 10,739 (w/o Decks or Pitch)
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Level 04 Plan

Scale: Not to Scale

Existing Building (Historic)

Existing Building (Non-Historic)

Existing Building (Historic On Site)

New Building

Occupiable Roof / Upper Balcony
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Hotel Statistics:

Total Room Count = 90 Keys

    Lvl. 00 = 00 Keys

    Lvl. 01 = 13 Keys

    Lvl. 02 = 35 Keys

    Lvl. 03 = 35 Keys

    Lvl. 04 = 07 Keys

Total Gross SF = 83,612 (w/o Decks or Pitch)

    Lvl. 00 Gross SF =   9,992 (w/o Decks or Pitch)

    Lvl. 01 Gross SF = 21,275 (w/o Decks or Pitch)

    Lvl. 02 Gross SF = 21,418 (w/o Decks or Pitch)

    Lvl. 03 Gross SF = 20,188 (w/o Decks or Pitch)

    Lvl. 04 Gross SF = 10,739 (w/o Decks or Pitch)
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Roof Plan
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Image Strategy

Exterior Architecture
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Exterior Image Strategy 
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Material Inspiration

Exterior Design

Brick-1

Brick-2

Brick-3

Brick-4

Metal - 1        Copper - 1        Copper - 2        
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Exterior Design 
3D View (from Central Pkwy Median - Magnolia Corner)
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Exterior Design 
3D View (from Central Pkwy Median - 15th St. Corner)
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Exterior Elevations 

West Elevation from Central Parkway (Looking East) -- NTS

South Elevation from Magnolia Street (Looking North) -- NTS

Modeling - 3D View Elevations 

Approx. 44.5'

Approx. 41.5'

Approx. 49.5'

Approx. 51.5'

Approx. 31'

Approx. 42'

Approx. 51.5'

Approx. 46'

Approx. 53'

Approx. 51.5'

Approx. 41.5'

Approx. 43'

Approx. 28.5'

Approx. 44.5'

Approx. 41.5'

Approx. 51.5'

214 Magnolia                212 Magnolia                 210 Magnolia

222 W 15th				                 1430 Central Pkwy.								                  1420 Central Pkwy.  									                                 1408 Central Pkwy.

Approx. 41'

Doorway modified to become a window, 
matching adjacent -- tooth in brick & sill.
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Exterior Elevations 

North Elevation from 15th Street (Looking South) -- NTS

East Elevation Offset at Adjacent Buildings (Looking West) -- NTS

Modeling - 3D View Elevations 

Approx. 44.5'

Approx. 41.5'

Approx. 49.5'

Approx. 51.5'

Approx. 31'

Approx. 44'

Approx. 51.5'
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Approx. 41.5'
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215 W 15th	        217 W 15th	                219 W 15th		 221 W 15th	          223 W 15th								             1430 Central Parkway
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Exterior Elevations 

South Elevation from Whetsel Alley (Looking North) -- NTS

North Elevation from Whetsel Alley (Looking South) -- NTS

Modeling - 3D View Elevations 

Approx. 51.5'

Approx. 44.5'

Approx. 41.5'

15' Above Alley

Approx. 41.5'

Approx. 49.5'
Approx. 51.5'

Approx. 44.5'

Approx. 41.5'

Approx. 51.5'

Approx. 44'

Approx. 53'

214 Magnolia							               									                 1420 Central Parkway

    223 W 15th	              221 W 15th		       219 W 15th	               217 W 15th		     215 W 15th

Window modified to become a doorway, 
sill lowered to match adjacent similar.
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Exterior Design 
3D View (from Central Pkwy Median)



 

 
800 North High Street, Columbus, OH 43215 

PERSONAL & CONFIDENTIAL  

Moment Development, LLC 

Ohm Patel 

800 North High Street, Suite 03-108 

Columbus, OH 43215 

 

May 28, 2021 

 

Beth Johnson, AICP | Urban Conservator   
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EXECUTIVE SUMMARY 

It is our view that this development is the highest and best use of the parcels between 15th St. and Magnolia St. on 

Central Parkway in OTR. The property is zoned CCA and by right the hotel is an acceptable use.  With the area not 

having any premium hotel options, this location provides a much needed amenity to Music Hall, the OTR business and 

residential community, as well as supporting the needs of the newly opened TQL Stadium across the street.  This 

development will be in a class of its own on Central Parkway and is hopefully the first of much more vitality to come! 

In terms of architecture, we wanted the exterior design to be one that had elevated finishes and exceed the Over-The-

Rhine Historic Conservation Guidelines for New Construction, while also reciprocating the fresh new design of TQL 

Stadium.  With the use of an OTR based architectural firm in Luminaut, we truly feel that we have met the mark on 

delivering this vision of respect guidelines for new construction for this OTR.   With this development primarily being an 

infill opportunity, we could not discount the need to rise to the Moment on design when in front of a state of the art stadium 

and the rich beauty of OTR.    

In terms of hotel product, this property will be a boutique hotel that is completely curated to be one of a kind both in terms 

of design and in terms of product offering.  It will be soft branded to carry a brand of our own choosing but back by a 

global reservation system with either Hilton or Marriott.  The design theme is going to be a collision of both the past and 

present in that we will commemorate the auto body shop that once operated in 1420 Central Parkway Building, while also 

celebrating the immigrant story of Dr. Ramineni, a PHD professor at Xavier University, and the founder of Downtown 

Property Management, the owner’s of this property.  

The guest rooms will be luxurious and modern and the F&B offering will be by way of a partnership with a regional 

restaurateur offering an experience that adds to the rich culinary diaspora of the OTR community.  It is our vision for The 

Pitch Cincy to offer a laid back, casual experience to the community and our guests, while in contrast the hotel cocktail 

bar and restaurant will provide an elevated offering to create a destination of sorts.  Last but not least, our rooftop terrace 

facing Central Parkway with vivid views of TQL stadium and the downtown skyline, will play host to an array of private 

events.  To execute this vision, Moment Development will deliver the product by way of its Cincinnati based Design and 

Construction partners.  However, we will partner with Hotel Equities (hotel management company) to manage the property 

and instill the service culture and handle all hotel operations to meet the needs of our guests and community.   

It pains me to write this but based on the rhetoric from those who oppose this development, the truth must be expressed; 

this is not a cookie cutter roadside motel.  It is not a product that is going to offer a complimentary continental breakfast for 

a budget traveller.  It is not a product that is going to sell rooms below the average for the market.  This is not a Days Inn, 

a Motel 6, a Super8, a Hampton Inn, a Fairfield Inn, a Home2, or a Holiday Inn.  This is a luxury boutique hotel of the 

same caliber or greater than the other soft branded boutique hotel’s that have been developed in the Cincinnati market 

(The Lytle, Cincinnatian, Kinley to name a few).  The architecture presented should speak for itself.   
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Proforma Analysis 

To keep the the 1416-1418 Central Parkway Building the following are the square footage scenarios that we are 

presented with if we were to utilize this building for an alternate use, as well as the fixed cost of salvaging, stabilizing the 

foundation the building: 

● Level-1: 5,400 SF (60’x90’) 

● Level-2: 5,400 SF (60’x90’) 

● Level-3: 690 SF (30’x23’) 

● Total: 11,490 SF 

 

● $1,600,000.00 to stabilize the foundation, restoration of brick, addition of new brick, and frame.  

Based on the the aforementioned variables, we have put together 5 proformas together which encompass the following: 

● 1st-floor Retail and 2nd-3rd-floor Office 

● 1st-floor Retail and 2nd-3rd-floor Residential 

● 1st 2nd 3rd floor Office 

● 1st 2nd 3rd floor Residential 

● Breakeven Proforma to reflect what it would take to break even in restoring this building and operate the best 

performing combination from the aforementioned proformas, which is 1st-floor Retail and 2nd-3rd-floor Office 

 

In every scenario there is a negative return on capital and there are two contributing factors 1) The $1,600,000.00 

stabilization and restoration cost is simply too much to make any proforma work 2) The breakeven proforma proves that in 

our best case scenario of office and retail with a $529,000.00 stabilization and restoration budget (approximately ⅓ of 

HGC’s estimate), the project would create 0.00% return on capital.   

 

In addition, the Ohio Historic Preservation Tax Credit program was considered along with the National Park Service (NPS) 

federal Tax Incentives for Preserving Historic Properties.  An evaluation of the Appendix-D, Self-Scoring Summary was 

completed for this rehabilitation and it is our belief that this project will not tabulate with the scoring criteria to be 

completive for the Ohio Historic Preservation Tax Credits.   While the state program does not apply, a consideration that 

the NPS federal credits could potential be awarded. This 20% federal tax credit has been shown within the enclosed 

Breakeven Proforma illustrating that even with the award credits the rehabilitation/stabilization is not successful financially. 

 

Another big factor to consider here is that looking at the square footage and layout of each floor, there is simply not a 

good configuration or density of square footage that would support this project even if it was in pristine condition.   

 

The only conclusion that can be made is that the condition of this building creates an economic burden for any use at this 

location. 

 

Conclusion 

In determining the appropriateness of demolition on a contributing structure in an historic district, the Cincinnati 
Zoning Code section 1435-05-04(b) specifies that the “economic hardship” described in that section shall be 
evaluated against the standards provided in CZC Sec. 1435-09-02(aa)-(ff).  Applicant has provided the additional 
exhibit - 7f_Proforma Breakeven Proforma WITH Federal Tax Credits (pro forma) and provides the following 
responses: 
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CZC Sec. 1435-05-04 
(b) Is necessary where the denial thereof would result in a deprivation of all economically viable use 
of the property as viewed in its entirety. In making such determination, the Historic Conservation 
Board may consider the factors set forth in Section 1435-09-2(aa)—(ff) below. 

 
CZC Sec. 1435-09-02(aa)-(ff) 
In evaluating the above factors for economic hardship, the Historic Conservation Board may consider any 
or all of the following: 
 
APPLICANT COMMENT:  
The Board should evaluate the following factors, and consider any or all of them in evaluating the appropriateness of 
demolition, i.e., no single standard is determinative of appropriateness of demolition.   
 
(aa) A property's current level of economic return; 

APPLICANT COMMENT:  
This property for many years never commanded strong tenants.  It is only after the stadium coming 
to the market has there been interest.  This property is owned by Downtown Property Management, 
and of the 11,500 square feet, they only operate within 2,500 square feet of the structure.  The 2,500 
s.f. of space currently beyond used is located in half of the second floor.   
 
The first floor, the other half of the second floor, the third floor have not been suitable for any tenants 
and the cost of refurbishment was too great.  So in the end, the owner decided to maintain the 
building as is and occupy what little they could.  They do not pay themselves rent and merely pay 
the property tax and general maintenance. Therefore, the actual building is not, and has not recently 
been, a fiscally cash flow-producing property for the current owner.  As a result, the property 
operates at a loss.   
 
Upon further analysis as described in the proceeding standards (bb) through (ff), the cost of 
rehabbing the building would not generate an income that would support the investment.  This is why 
the ownership decided to collaborate with Moment Development, in an effort to fully restore two out 
of the three contributing buildings and do a by right development that celebrates OTR, the City of 
Cincinnati, and their family legacy.     

 
(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; 

APPLICANT COMMENT:   
Please refer to the enclosed exhibit- 7i_Property Comp Analysis.  

 
(cc) The feasibility of alternative uses for the property that could earn a reasonable economic return; 

APPLICANT COMMENT: 
Please see the attached pro forma which explores the possibility of rehabilitating this property for 
retail-office use. This pro forma considers office and retail.  As between residential uses and 
office/retail, the office-retail would have a higher likelihood of creating an economic 
return.  Additionally, the pro forma includes federal tax credits.  In other words, this scenario sets 
forth a best-case-scenario for possibilities that would maximize the potential for economic return 
from the property, but it still falls short.   
As shown in the pro forma, the property would operate at a loss.  This is with the following facts and 
assumptions: 

∙         Retail and Office is proposed, as it is a best-case scenario for this site in terms of 

possibility of an economic return.  The consideration is for Class A office space, and it’s for 
the downtown market for a fully-rehabbed office space indicative of being across from the 
new stadium and part of a great redevelopment around it, that would maximize its 
marketability.  

https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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∙         The building is 11,500 s.f. 

∙         Please note the $20/s.f. annual rent that is what is to be expected within this market for 

the uses proposed.  

∙         TI is at $65 per square foot.  This is the Tenant Allowance given to the tenant for fitting 

out their use in the property. This is a market average based on us delivering a vanilla shell 
with bathrooms and utilities. It’s a common practice for office and retail tenants in class A 
buildings to offer these types of TI allowances. This is always negotiable based on rents, but 
based on $20/sf in rent, $60/SF in TI is customary to bring in the right tenants with the kind of 
credit needed for financing.  

∙         The $750,000 in land cost is based on $65 per square foot for the building. This is well 

below the average of what buildings in the market are selling for and have recently sold for. 
Obviously this is based on condition, location, and tenancy. However the combination 
between its location, across from the stadium combined with the comps in the market 
conservatively support the $750,000 land price. If anything, that is a conservative number. 
You will find in the attached Comp Analysis Cover Spreadsheet and its backup files which 
reflect that the conservative valuation only aids the proforma when the market dictates that 
this building should sell at over $1m dollars at over $95/SF.  

∙         The $529,000 for site work is the structural cost of stabilizing and shoring up the 

building to justify the addition of long-term improvements.  While the current owner is able to 
operate minimally within a percentage of the building, at a loss, the basic maintenance of the 
building as-is is not adequate for long-term upgrades to office and retail use.  

∙         Keep in mind that these numbers are also conservative in that a retail and office lease, 

unlike residential, would be a triple net deal. This means that all of the maintenance falls on 
the tenant. Even with a nominal $2,300-2,415 maintenance cost falling on owner and tenants 
covering the bulk of ongoing maintenance responsibilities, the owner still falls short on 
economic feasibility of the structure.   

∙         Witnesses appearing on behalf of the Applicant and current owner will be available to 

elaborate upon, and answer questions regarding the entirety of the details provided in the 
proforma.   
 

(dd) Any evidence of self-created hardship through deliberate neglect or inadequate 
maintenance of the property; 
APPLICANT COMMENT: 
Please refer to the enclosed exhibit-7h_1416 Property Owner Letter from Brahma Ramineni with 
Downtown Property Management, Inc.  
 

(ee) Knowledge of landmark designation or potential designation at time of acquisition; and/or 
APPLICANT COMMENT: 
Not applicable.  The structure at issue does not meet the definition of an, “Historic Landmark” as 
defined by CZC Sec. 1435-01-H2 and therefore, this standard does not apply. Rather, the structure 
is a contributing structure in an “Historic District” as defined by CZC Sec. 1435-01-H1.  Nonetheless, 
Applicant will attempt to respond to this standard regarding its knowledge of the status of the 
structure within the district.  Applicant is aware of the structure’s status and through exhaustive 
evaluation, has determined that two of the three contributing structures it owns in conjunction with 
the proposed hotel project, retain economic viability.  The structure at issue here, does not.  Despite 
knowledge of the historic district status of these properties, Applicant is seeking the demolition 
approval for this single structure in an attempt to otherwise preserve the economically viable 
structures as part of a larger project.    
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(ff) Economic incentives and/or funding available to the applicant through federal, state, city, or private 
programs. 

APPLICANT COMMENT: 
As noted above in (cc), Applicant has provided best-case scenario with respect to economic 
incentives, where Applicant shows that even with the federal tax incentives, the proposed structure 
does not achieve the financial viability necessary to create an economically feasible project. The 
Ohio Historic Preservation Tax Credit program was considered along with the National Park Service 
(NPS) federal Tax Incentives for Preserving Historic Properties.  An evaluation of the Appendix-D, Self-
Scoring Summary was completed for this rehabilitation and it is our belief that this project will not tabulate 
with the scoring criteria to be competitive for the Ohio Historic Preservation Tax Credits.   While the state 
program does not apply, a consideration that the NPS federal credits could potentially be awarded. This 
20% federal tax credit has been shown within the enclosed Breakeven Proforma illustrating that even with 

the award credits the rehabilitation/stabilization is not successful financially.  Witnesses will be present 
at the hearing to testify in greater detail, if needed, as to the non-viability of the state tax credits 
discussed.  
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General Assumptions Financial Assumptions

Project Name  Retail & Office TTM (if needed)Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Land Acreage (1) Revenue ($ 230,000) ($ 230,000) ($ 230,000) ($ 230,000) ($ 230,000) ($ 241,500) ($ 241,500) ($ 241,500) ($ 241,500) ($ 241,500)
Building Square Footage (11,500) P&L Cost Drivers

Average Rent $20.00 Management Fee 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00%

Hard Costs/SF $150.00 Maintenance 1% 1% 1% 1% 1% 1% 1% 1% 1% 1%  

Site Work Cost/Foundations $1,600,000.00 Utilities 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Soft Costs/SF $25.00  

TI/SF - Tenant $65.00 Acc. Deprec/Amort.Expense ($ -  )($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         

Development Fee/SF $5.00 Building Dep. Expense ($ -  )($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         
Contruction Mgt Fee 10%

Property Taxes

Hard Costs ($ 1,725,000)     Insurance ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      

Soft Costs ($ 287,500)        

Site Work ($ 1,600,000)     

Land Cost ($ 775,000)        

Closing Costs ($ 30,000)          

Tenant Allowance ($ 747,500)        

Commission ($ 69,000)          

Development Fee ($ 125,000)        

Construction Mgt. Fee ($ 172,500)        

Builder's Risk Insurance ($ 10,000)          

Legal Fees ($ 10,000)          

Total Cost ($ 5,551,500)     

Primary Loan-to-Value 75%

Primary Total Loan ($ 4,163,625)     

Primary Equity Required $1,387,875.00

Primary Interest Rate 4.50%

Primary Amort. Schedule 30 years

Construction Period 1.0 years

TTM NOI ($ -  )                

Purchase Cap Rate
All In Cap Rate 0.00%

Exit Cap Rate 7.00%

Exit Year 10 years

Discount Rate 5%



Central Parkway - Retail & Office P&L

2

P&L Pro Forma
TTM P&L Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Revenue
Revenue ($ 230,000)     ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   

Total Retail Revenue ($ -  )         ($ 230,000)     ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   

Gross Profit    ($ 230,000)     ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   

Gross Profit % 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Non Operating Department Expense
Management Fee    ($ 18,400)       ($ 18,400)     ($ 18,400)     ($ 18,400)     ($ 18,400)     ($ 19,320)     ($ 19,320)     ($ 19,320)     ($ 19,320)     ($ 19,320)     

Maintenance ($ -  )         ($ 2,300)         ($ 2,300)       ($ 2,300)       ($ 2,300)       ($ 2,300)       ($ 2,415)       ($ 2,415)       ($ 2,415)       ($ 2,415)       ($ 2,415)       

Utilities ($ -  )         ($ -  )             ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           

Total Non Operating Dept. Expenses    ($ 20,700)       ($ 20,700)     ($ 20,700)     ($ 20,700)     ($ 20,700)     ($ 21,735)     ($ 21,735)     ($ 21,735)     ($ 21,735)     ($ 21,735)     

Gross Operating Profit    ($ 209,300)     ($ 209,300)   ($ 209,300)   ($ 209,300)   ($ 209,300)   ($ 219,765)   ($ 219,765)   ($ 219,765)   ($ 219,765)   ($ 219,765)   

% Gross Operating Profit 0.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00%

Fixed Expenses
Property Taxes

Insurance ($ 5,000)         ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       

Total Fixed Expenses ($ -  )         ($ 5,000)         ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       

Net Operating Income    ($ 204,300)     ($ 204,300)   ($ 204,300)   ($ 204,300)   ($ 204,300)   ($ 214,765)   ($ 214,765)   ($ 214,765)   ($ 214,765)   ($ 214,765)   

Adjusted Net Operating Income    ($ 204,300)     ($ 204,300)   ($ 204,300)   ($ 204,300)   ($ 204,300)   ($ 214,765)   ($ 214,765)   ($ 214,765)   ($ 214,765)   ($ 214,765)   

% Adjusted NOI of Revenue 0.00% 88.83% 88.83% 88.83% 88.83% 88.83% 88.93% 88.93% 88.93% 88.93% 88.93%
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Levered Return Analysis
Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Adjusted Net Operating Income ($ 204,300)          ($ 204,300)         ($ 204,300)         ($ 204,300)         ($ 224,730)         ($ 224,730)           ($ 224,730)           ($ 224,730)         ($ 224,730)         ($ 224,730)           

Primary Debt Service ($253,158) ($253,158) ($253,158) ($253,158) ($253,158) ($253,158) ($253,158) ($253,158) ($253,158) ($253,158)

Secondary Debt Service $0) $0) $0) $0) $0) $0) $0) $0) $0) $0)

Cash Flow After Financing ($ (48,858)           ($ (48,858)         ($ (48,858)         ($ (48,858)         ($ (28,428)         ($ (28,428)            ($ (28,428)            ($ (28,428)         ($ (28,428)         ($ (28,428)            
DSCR 0.81 0.81 0.81 0.81 0.89 0.89 0.89 0.89 0.89 0.89

Acquisition/Development Cost $5,551,500)

Loan Cash Flows ($ 4,163,625)          
Capital Improvements ($775,000)

Expected Sale Price                   ($ 3,210,429)        

Selling Costs ($48,156)
Principal Repayment ($4,163,625) $0) $0) $0) $0) $0) $0) $0) $0) $0)

($ (4,163,625)      ($ -  )                 ($ -  )                 ($ -  )                 ($ -  )                 ($ -  )                   ($ -  )                   ($ -  )                 ($ -  )                 ($ 3,162,272)        

Total Levered Cash Flow ($1,387,875) ($ (4,212,483)      

Return on Invested Capital -3.52% -3.52% -3.52% -3.52% -2.05% -2.05% -2.05% -2.05% -2.05% -2.05%

Average Return on Invested Capital -3.52% -3.52% -3.52% -3.52% -3.23% -3.03% -2.89% -2.78% -2.70% -2.64%

NPV ($5,600,358)

Levered IRR #NUM!

Residual 73.23%

Income 26.77%

Equity Multiple 0.00x  
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General Assumptions Financial Assumptions

Project Name  Retail & Resi TTM (if needed)Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Land Acreage (1) Revenue ($ 120,200) ($ 120,200) ($ 120,200) ($ 120,200) ($ 120,200) ($ 120,200) ($ 120,200) ($ 120,200) ($ 120,200) ($ 120,200)
Retail Square Footage (5,400) P&L Cost Drivers

Residential Square Footage (6,100) Management Fee 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00%

Average Residential Rent/SF $2.00 Maintenance 1% 1% 1% 1% 1% 1% 1% 1% 1% 1%  

Average Office Rent/SF $20.00 Utilities 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Hard Costs/SF $175.00  

Site Work Cost/Foundations $1,600,000.00 Acc. Deprec/Amort.Expense ($ -  )($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         

Soft Costs/SF $25.00 Building Dep. Expense ($ -  )($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         

TI/SF - Tenant $65.00
Development Fee/SF $5.00 Property Taxes ($ 50,000)   ($ 50,000)   ($ 50,000)   ($ 50,000)   ($ 50,000)   ($ 50,000)   ($ 50,000)   ($ 50,000)   ($ 50,000)   ($ 50,000)   
Contruction Mgt Fee 10% Insurance ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      

Hard Costs ($ 945,000)        

Soft Costs ($ 135,000)        

Site Work ($ 1,600,000)     

Land Cost ($ 775,000)        

Closing Costs ($ 30,000)          

Tenant Allowance ($ 351,000)        

Commission ($ 36,060)          

Development Fee ($ 125,000)        

Construction Mgt. Fee ($ 94,500)          

Builder's Risk Insurance ($ 10,000)          

Legal Fees ($ 10,000)          

Total Cost ($ 4,111,560)     

Primary Loan-to-Value 75%

Primary Total Loan ($ 3,083,670)     

Primary Equity Required $1,027,890.00

Capital Contribution Year Year 0

Secondary Annual Debt Service   

Construction Period 1.0 years

TTM NOI ($ -  )                

Purchase Cap Rate
All In Cap Rate 0.00%

Exit Cap Rate 7.00%

All In Cost per key ($ -  )                

Purchase Price Cost/Key ($ -  )                
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P&L Pro Forma
TTM P&L Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Revenue
Revenue ($ 120,200)     ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   

Total Retail Revenue ($ -  )         ($ 120,200)     ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   

Gross Profit    ($ 120,200)     ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   ($ 120,200)   

Gross Profit % 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Non Operating Department Expense
Management Fee    ($ 9,616)         ($ 9,616)       ($ 9,616)       ($ 9,616)       ($ 9,616)       ($ 9,616)       ($ 9,616)       ($ 9,616)       ($ 9,616)       ($ 9,616)       

Maintenance ($ -  )         ($ 1,202)         ($ 1,202)       ($ 1,202)       ($ 1,202)       ($ 1,202)       ($ 1,202)       ($ 1,202)       ($ 1,202)       ($ 1,202)       ($ 1,202)       

Utilities ($ -  )         ($ -  )             ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           

Total Non Operating Dept. Expenses    ($ 10,818)       ($ 10,818)     ($ 10,818)     ($ 10,818)     ($ 10,818)     ($ 10,818)     ($ 10,818)     ($ 10,818)     ($ 10,818)     ($ 10,818)     

Gross Operating Profit    ($ 109,382)     ($ 109,382)   ($ 109,382)   ($ 109,382)   ($ 109,382)   ($ 109,382)   ($ 109,382)   ($ 109,382)   ($ 109,382)   ($ 109,382)   

% Gross Operating Profit 0.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00%

Fixed Expenses
Property Taxes ($ 50,000)       ($ 50,000)     ($ 50,000)     ($ 50,000)     ($ 50,000)     ($ 50,000)     ($ 50,000)     ($ 50,000)     ($ 50,000)     ($ 50,000)     

Insurance ($ 5,000)         ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       

Total Fixed Expenses ($ -  )         ($ 55,000)       ($ 55,000)     ($ 55,000)     ($ 55,000)     ($ 55,000)     ($ 55,000)     ($ 55,000)     ($ 55,000)     ($ 55,000)     ($ 55,000)     

Net Operating Income    ($ 54,382)       ($ 54,382)     ($ 54,382)     ($ 54,382)     ($ 54,382)     ($ 54,382)     ($ 54,382)     ($ 54,382)     ($ 54,382)     ($ 54,382)     

Adjusted Net Operating Income    ($ 54,382)       ($ 54,382)     ($ 54,382)     ($ 54,382)     ($ 54,382)     ($ 54,382)     ($ 54,382)     ($ 54,382)     ($ 54,382)     ($ 54,382)     

% Adjusted NOI of Revenue 0.00% 45.24% 45.24% 45.24% 45.24% 45.24% 45.24% 45.24% 45.24% 45.24% 45.24%



Central Parkway - Retail & Residential Cash Flow Analysis & Returns

3

Levered Return Analysis
Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Adjusted Net Operating Income ($ 54,382)            ($ 54,382)           ($ 54,382)           ($ 54,382)           ($ 59,820)           ($ 59,820)             ($ 59,820)             ($ 59,820)           ($ 59,820)           ($ 59,820)             

Primary Debt Service ($187,494) ($187,494) ($187,494) ($187,494) ($187,494) ($187,494) ($187,494) ($187,494) ($187,494) ($187,494)

Secondary Debt Service $0) $0) $0) $0) $0) $0) $0) $0) $0) $0)

Cash Flow After Financing ($ (133,112)         ($ (133,112)       ($ (133,112)       ($ (133,112)       ($ (127,674)       ($ (127,674)          ($ (127,674)          ($ (127,674)       ($ (127,674)       ($ (127,674)          
DSCR 0.29 0.29 0.29 0.29 0.32 0.32 0.32 0.32 0.32 0.32

Acquisition/Development Cost $4,111,560)

Loan Cash Flows ($ 3,083,670)          
Capital Improvements ($775,000)

Expected Sale Price                   ($ 854,574)           

Selling Costs ($12,819)
Principal Repayment ($3,083,670) $0) $0) $0) $0) $0) $0) $0) $0) $0)

($ (3,083,670)      ($ -  )                 ($ -  )                 ($ -  )                 ($ -  )                 ($ -  )                   ($ -  )                   ($ -  )                 ($ -  )                 ($ 841,756)           

Total Levered Cash Flow ($1,027,890) ($ (3,216,782)      

Return on Invested Capital -12.95% -12.95% -12.95% -12.95% -12.42% -12.42% -12.42% -12.42% -12.42% -12.42%

Average Return on Invested Capital -12.95% -12.95% -12.95% -12.95% -12.84% -12.77% -12.72% -12.69% -12.66% -12.63%

NPV ($4,244,672)

Levered IRR #NUM!

Residual 63.32%

Income 36.68%

Equity Multiple 0.00x  



General Assumptions Financial Assumptions

Project Name  Office Only TTM (if needed)Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Land Acreage (1) Revenue ($ 207,000) ($ 207,000) ($ 207,000) ($ 207,000) ($ 207,000) ($ 217,350) ($ 217,350) ($ 217,350) ($ 217,350) ($ 217,350)
Building Square Footage (11,500) P&L Cost Drivers

Average Rent $18.00 Management Fee 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00%

Hard Costs/SF $175.00 Maintenance 1% 1% 1% 1% 1% 1% 1% 1% 1% 1%  

Site Work Cost/Foundations $1,600,000.00 Utilities 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Soft Costs/SF $25.00  

TI/SF - Tenant $50.00 Acc. Deprec/Amort.Expense ($ -  )($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         

Development Fee/SF $10.00 Building Dep. Expense ($ -  )($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         
Contruction Mgt Fee 10%

Property Taxes

Hard Costs ($ 2,012,500)     Insurance ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      

Soft Costs ($ 287,500)        

Site Work ($ 1,600,000)     

Land Cost ($ 775,000)        

Closing Costs ($ 30,000)          

Tenant Allowance ($ 575,000)        

Commission ($ 62,100)          

Development Fee ($ 125,000)        

Construction Mgt. Fee ($ 201,250)        

Builder's Risk Insurance ($ 10,000)          

Legal Fees ($ 10,000)          

Total Cost ($ 5,688,350)     

Primary Loan-to-Value 75%

Primary Total Loan ($ 4,266,263)     

Primary Equity Required $1,422,087.50

Primary Interest Rate 4.50%

Primary Amort. Schedule 30 years

Construction Period 1.0 years

TTM NOI ($ -  )                

Purchase Cap Rate
All In Cap Rate 0.00%

Exit Cap Rate 7.00%

Exit Year 10 years

Discount Rate 5%



P&L Pro Forma
TTM P&L Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Revenue
Revenue ($ 207,000)     ($ 207,000)   ($ 207,000)   ($ 207,000)   ($ 207,000)   ($ 217,350)   ($ 217,350)   ($ 217,350)   ($ 217,350)   ($ 217,350)   

Total Retail Revenue ($ -  )         ($ 207,000)     ($ 207,000)   ($ 207,000)   ($ 207,000)   ($ 207,000)   ($ 217,350)   ($ 217,350)   ($ 217,350)   ($ 217,350)   ($ 217,350)   

Gross Profit    ($ 207,000)     ($ 207,000)   ($ 207,000)   ($ 207,000)   ($ 207,000)   ($ 217,350)   ($ 217,350)   ($ 217,350)   ($ 217,350)   ($ 217,350)   

Gross Profit % 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Non Operating Department Expense
Management Fee    ($ 16,560)       ($ 16,560)     ($ 16,560)     ($ 16,560)     ($ 16,560)     ($ 17,388)     ($ 17,388)     ($ 17,388)     ($ 17,388)     ($ 17,388)     

Maintenance ($ -  )         ($ 2,070)         ($ 2,070)       ($ 2,070)       ($ 2,070)       ($ 2,070)       ($ 2,174)       ($ 2,174)       ($ 2,174)       ($ 2,174)       ($ 2,174)       

Utilities ($ -  )         ($ -  )             ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           

Total Non Operating Dept. Expenses    ($ 18,630)       ($ 18,630)     ($ 18,630)     ($ 18,630)     ($ 18,630)     ($ 19,562)     ($ 19,562)     ($ 19,562)     ($ 19,562)     ($ 19,562)     

Gross Operating Profit    ($ 188,370)     ($ 188,370)   ($ 188,370)   ($ 188,370)   ($ 188,370)   ($ 197,789)   ($ 197,789)   ($ 197,789)   ($ 197,789)   ($ 197,789)   

% Gross Operating Profit 0.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00%

Fixed Expenses
Property Taxes

Insurance ($ 5,000)         ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       

Total Fixed Expenses ($ -  )         ($ 5,000)         ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       

Net Operating Income    ($ 183,370)     ($ 183,370)   ($ 183,370)   ($ 183,370)   ($ 183,370)   ($ 192,789)   ($ 192,789)   ($ 192,789)   ($ 192,789)   ($ 192,789)   

Adjusted Net Operating Income    ($ 183,370)     ($ 183,370)   ($ 183,370)   ($ 183,370)   ($ 183,370)   ($ 192,789)   ($ 192,789)   ($ 192,789)   ($ 192,789)   ($ 192,789)   

% Adjusted NOI of Revenue 0.00% 88.58% 88.58% 88.58% 88.58% 88.58% 88.70% 88.70% 88.70% 88.70% 88.70%



Levered Return Analysis
Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Adjusted Net Operating Income ($ 183,370)          ($ 183,370)         ($ 183,370)         ($ 183,370)         ($ 201,707)         ($ 201,707)           ($ 201,707)           ($ 201,707)         ($ 201,707)         ($ 201,707)           

Primary Debt Service ($259,398) ($259,398) ($259,398) ($259,398) ($259,398) ($259,398) ($259,398) ($259,398) ($259,398) ($259,398)

Secondary Debt Service $0) $0) $0) $0) $0) $0) $0) $0) $0) $0)

Cash Flow After Financing ($ (76,028)           ($ (76,028)         ($ (76,028)         ($ (76,028)         ($ (57,691)         ($ (57,691)            ($ (57,691)            ($ (57,691)         ($ (57,691)         ($ (57,691)            
DSCR 0.71 0.71 0.71 0.71 0.78 0.78 0.78 0.78 0.78 0.78

Acquisition/Development Cost $5,688,350)

Loan Cash Flows ($ 4,266,263)          
Capital Improvements ($775,000)

Expected Sale Price                   ($ 2,881,529)        

Selling Costs ($43,223)
Principal Repayment ($4,266,263) $0) $0) $0) $0) $0) $0) $0) $0) $0)

($ (4,266,263)      ($ -  )                 ($ -  )                 ($ -  )                 ($ -  )                 ($ -  )                   ($ -  )                   ($ -  )                 ($ -  )                 ($ 2,838,306)        

Total Levered Cash Flow ($1,422,088) ($ (4,342,291)      

Return on Invested Capital -5.35% -5.35% -5.35% -5.35% -4.06% -4.06% -4.06% -4.06% -4.06% -4.06%

Average Return on Invested Capital -5.35% -5.35% -5.35% -5.35% -5.09% -4.92% -4.79% -4.70% -4.63% -4.57%

NPV ($5,764,378)

Levered IRR #NUM!

Residual 68.71%

Income 31.29%

Equity Multiple 0.00x  



Central Parkway - Residential Only Assumptions

1

General Assumptions Financial Assumptions

Project Name  Residential Only TTM (if needed)Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Land Acreage (1) Revenue ($ 34,500) ($ 36,225) ($ 37,088) ($ 37,950) ($ 38,813) ($ 39,675) ($ 40,538) ($ 41,400) ($ 42,263) ($ 43,125) 
Building Square Footage (11,500) P&L Cost Drivers

Average Rent $3.00 Management Fee 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00%

Hard Costs/SF $175.00 Maintenance 1% 1% 1% 1% 1% 1% 1% 1% 1% 1%  

Site Work Cost/Foundations $1,600,000.00 Utilities 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Soft Costs/SF $25.00  

TI/SF - Tenant $0.00 Acc. Deprec/Amort.Expense ($ -  )($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         

Development Fee/SF $5.00 Building Dep. Expense ($ -  )($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         
Contruction Mgt Fee 10%

Property Taxes

Hard Costs ($ 2,012,500)           Insurance ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      

Soft Costs ($ 287,500)              

Site Work ($ 1,600,000)           

Land Cost ($ 775,000)              

Closing Costs ($ 30,000)                

Tenant Allowance ($ -  )                      

Commission ($ 10,350)                

Development Fee ($ 125,000)              

Construction Mgt. Fee ($ 201,250)              

Builder's Risk Insurance ($ 10,000)                

Legal Fees ($ 10,000)                

Total Cost ($ 5,061,600)           

Primary Loan-to-Value 75%

Primary Total Loan ($ 3,796,200)           

Primary Equity Required $1,265,400.00

Primary Interest Rate 4.50%

Primary Amort. Schedule 30 years

Construction Period 1.0 years

TTM NOI ($ -  )                      

Purchase Cap Rate
All In Cap Rate 0.00%

Exit Cap Rate 7.00%

Exit Year 10 years

Discount Rate 5%



Central Parkway - Residential Only P&L

2

P&L Pro Forma
TTM P&L Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Revenue
Revenue ($ 34,500)       ($ 36,225)     ($ 37,088)     ($ 37,950)     ($ 38,813)     ($ 39,675)     ($ 40,538)     ($ 41,400)     ($ 42,263)     ($ 43,125)     

Total Retail Revenue ($ -  )         ($ 34,500)       ($ 36,225)     ($ 37,088)     ($ 37,950)     ($ 38,813)     ($ 39,675)     ($ 40,538)     ($ 41,400)     ($ 42,263)     ($ 43,125)     

Gross Profit    ($ 34,500)       ($ 36,225)     ($ 37,088)     ($ 37,950)     ($ 38,813)     ($ 39,675)     ($ 40,538)     ($ 41,400)     ($ 42,263)     ($ 43,125)     

Gross Profit % 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Non Operating Department Expense
Management Fee    ($ 2,760)         ($ 2,898)       ($ 2,967)       ($ 3,036)       ($ 3,105)       ($ 3,174)       ($ 3,243)       ($ 3,312)       ($ 3,381)       ($ 3,450)       

Maintenance ($ -  )         ($ 345)             ($ 362)          ($ 371)          ($ 380)          ($ 388)          ($ 397)          ($ 405)          ($ 414)          ($ 423)          ($ 431)          

Utilities ($ -  )         ($ -  )             ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           

Total Non Operating Dept. Expenses    ($ 3,105)         ($ 3,260)       ($ 3,338)       ($ 3,416)       ($ 3,493)       ($ 3,571)       ($ 3,648)       ($ 3,726)       ($ 3,804)       ($ 3,881)       

Gross Operating Profit    ($ 31,395)       ($ 32,965)     ($ 33,750)     ($ 34,535)     ($ 35,319)     ($ 36,104)     ($ 36,889)     ($ 37,674)     ($ 38,459)     ($ 39,244)     

% Gross Operating Profit 0.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00%

Fixed Expenses
Property Taxes

Insurance ($ 5,000)         ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       

Total Fixed Expenses ($ -  )         ($ 5,000)         ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       

Net Operating Income    ($ 26,395)       ($ 27,965)     ($ 28,750)     ($ 29,535)     ($ 30,319)     ($ 31,104)     ($ 31,889)     ($ 32,674)     ($ 33,459)     ($ 34,244)     

Adjusted Net Operating Income    ($ 26,395)       ($ 27,965)     ($ 28,750)     ($ 29,535)     ($ 30,319)     ($ 31,104)     ($ 31,889)     ($ 32,674)     ($ 33,459)     ($ 34,244)     

% Adjusted NOI of Revenue 0.00% 76.51% 77.20% 77.52% 77.82% 78.12% 78.40% 78.67% 78.92% 79.17% 79.41%



Central Parkway - Residential Only Cash Flow Analysis & Returns

3

Levered Return Analysis
Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Adjusted Net Operating Income ($ 26,395)            ($ 27,965)           ($ 28,750)           ($ 29,535)           ($ 33,351)           ($ 33,351)             ($ 33,351)             ($ 33,351)           ($ 33,351)           ($ 33,351)             

Primary Debt Service ($230,817) ($230,817) ($230,817) ($230,817) ($230,817) ($230,817) ($230,817) ($230,817) ($230,817) ($230,817)

Secondary Debt Service $0) $0) $0) $0) $0) $0) $0) $0) $0) $0)

Cash Flow After Financing ($ (204,422)         ($ (202,853)       ($ (202,068)       ($ (201,283)       ($ (197,466)       ($ (197,466)          ($ (197,466)          ($ (197,466)       ($ (197,466)       ($ (197,466)          
DSCR 0.11 0.12 0.12 0.13 0.14 0.14 0.14 0.14 0.14 0.14

Acquisition/Development Cost $5,061,600)

Loan Cash Flows ($ 3,796,200)          
Capital Improvements ($775,000)

Expected Sale Price                   ($ 476,447)           

Selling Costs ($7,147)
Principal Repayment ($3,796,200) $0) $0) $0) $0) $0) $0) $0) $0) $0)

($ (3,796,200)      ($ -  )                 ($ -  )                 ($ -  )                 ($ -  )                 ($ -  )                   ($ -  )                   ($ -  )                 ($ -  )                 ($ 469,301)           

Total Levered Cash Flow ($1,265,400) ($ (4,000,622)      

Return on Invested Capital -16.15% -16.03% -15.97% -15.91% -15.61% -15.61% -15.61% -15.61% -15.61% -15.61%

Average Return on Invested Capital -16.15% -16.09% -16.05% -16.02% -15.93% -15.88% -15.84% -15.81% -15.79% -15.77%

NPV ($5,266,022)

Levered IRR #NUM!

Residual 62.51%

Income 37.49%

Equity Multiple 0.00x  



Central Parkway - Breakeven Proforma Assumptions

1

General Assumptions Financial Assumptions

Project Name  Retail & Office TTM (if needed)Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Land Acreage (1) Revenue ($ 230,000) ($ 230,000) ($ 230,000) ($ 230,000) ($ 230,000) ($ 241,500) ($ 241,500) ($ 241,500) ($ 241,500) ($ 241,500)
Building Square Footage (11,500) P&L Cost Drivers

Average Rent $20.00 Management Fee 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00%

Hard Costs/SF $150.00 Maintenance 1% 1% 1% 1% 1% 1% 1% 1% 1% 1%  

Site Work Cost/Foundations $529,000.00 Utilities 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Soft Costs/SF $25.00  

TI/SF - Tenant $65.00 Acc. Deprec/Amort.Expense ($ -  )($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         

Development Fee/SF $5.00 Building Dep. Expense ($ -  )($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         
Contruction Mgt Fee 10%

Property Taxes

Hard Costs ($ 1,725,000)     Insurance ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      

Soft Costs ($ 287,500)        

Site Work ($ 529,000)        

Land Cost ($ 775,000)        

Closing Costs ($ 30,000)          

Tenant Allowance ($ 747,500)        

Commission ($ 69,000)          

Development Fee ($ 125,000)        

Construction Mgt. Fee ($ 172,500)        

Builder's Risk Insurance ($ 10,000)          

Legal Fees ($ 10,000)          

Total Cost ($ 4,480,500)     

Primary Loan-to-Value 75%

Primary Total Loan ($ 3,360,375)     

Primary Equity Required $1,120,125.00

Primary Interest Rate 4.50%

Primary Amort. Schedule 30 years

Construction Period 1.0 years

TTM NOI ($ -  )                

Purchase Cap Rate
All In Cap Rate 0.00%

Exit Cap Rate 7.00%

Exit Year 10 years

Discount Rate 5%



Central Parkway - Breakeven Proforma P&L

2

P&L Pro Forma
TTM P&L Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Revenue
Revenue ($ 230,000)     ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   

Total Retail Revenue ($ -  )         ($ 230,000)     ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   

Gross Profit    ($ 230,000)     ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   

Gross Profit % 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Non Operating Department Expense
Management Fee    ($ 18,400)       ($ 18,400)     ($ 18,400)     ($ 18,400)     ($ 18,400)     ($ 19,320)     ($ 19,320)     ($ 19,320)     ($ 19,320)     ($ 19,320)     

Maintenance ($ -  )         ($ 2,300)         ($ 2,300)       ($ 2,300)       ($ 2,300)       ($ 2,300)       ($ 2,415)       ($ 2,415)       ($ 2,415)       ($ 2,415)       ($ 2,415)       

Utilities ($ -  )         ($ -  )             ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           

Total Non Operating Dept. Expenses    ($ 20,700)       ($ 20,700)     ($ 20,700)     ($ 20,700)     ($ 20,700)     ($ 21,735)     ($ 21,735)     ($ 21,735)     ($ 21,735)     ($ 21,735)     

Gross Operating Profit    ($ 209,300)     ($ 209,300)   ($ 209,300)   ($ 209,300)   ($ 209,300)   ($ 219,765)   ($ 219,765)   ($ 219,765)   ($ 219,765)   ($ 219,765)   

% Gross Operating Profit 0.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00%

Fixed Expenses
Property Taxes

Insurance ($ 5,000)         ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       

Total Fixed Expenses ($ -  )         ($ 5,000)         ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       

Net Operating Income    ($ 204,300)     ($ 204,300)   ($ 204,300)   ($ 204,300)   ($ 204,300)   ($ 214,765)   ($ 214,765)   ($ 214,765)   ($ 214,765)   ($ 214,765)   

Adjusted Net Operating Income    ($ 204,300)     ($ 204,300)   ($ 204,300)   ($ 204,300)   ($ 204,300)   ($ 214,765)   ($ 214,765)   ($ 214,765)   ($ 214,765)   ($ 214,765)   

% Adjusted NOI of Revenue 0.00% 88.83% 88.83% 88.83% 88.83% 88.83% 88.93% 88.93% 88.93% 88.93% 88.93%



Central Parkway - Breakeven Proforma Cash Flow Analysis & Returns

3

Levered Return Analysis
Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Adjusted Net Operating Income ($ 204,300)          ($ 204,300)         ($ 204,300)         ($ 204,300)         ($ 224,730)         ($ 224,730)           ($ 224,730)           ($ 224,730)         ($ 224,730)         ($ 224,730)           

Primary Debt Service ($204,318) ($204,318) ($204,318) ($204,318) ($204,318) ($204,318) ($204,318) ($204,318) ($204,318) ($204,318)

Secondary Debt Service $0) $0) $0) $0) $0) $0) $0) $0) $0) $0)

Cash Flow After Financing ($ (18)                   ($ (18)                 ($ (18)                 ($ (18)                 ($ 20,412)           ($ 20,412)             ($ 20,412)             ($ 20,412)           ($ 20,412)           ($ 20,412)             
DSCR 1.00 1.00 1.00 1.00 1.10 1.10 1.10 1.10 1.10 1.10

Acquisition/Development Cost $4,480,500)

Loan Cash Flows ($ 3,360,375)          
Capital Improvements ($775,000)

Expected Sale Price                   ($ 3,210,429)        

Selling Costs ($48,156)
Principal Repayment ($3,360,375) $0) $0) $0) $0) $0) $0) $0) $0) $0)

($ (3,360,375)      ($ -  )                 ($ -  )                 ($ -  )                 ($ -  )                 ($ -  )                   ($ -  )                   ($ -  )                 ($ -  )                 ($ 3,162,272)        

Total Levered Cash Flow ($1,120,125) ($ (3,360,393)      

Return on Invested Capital 0.00% 0.00% 0.00% 0.00% 1.82% 1.82% 1.82% 1.82% 1.82% 1.82%

Average Return on Invested Capital 0.00% 0.00% 0.00% 0.00% 0.36% 0.61% 0.78% 0.91% 1.01% 1.09%

NPV ($4,480,518)

Levered IRR #NUM!

Residual 261.67%

Income -161.67%

Equity Multiple 0.00x  



General Assumptions Financial Assumptions

Project Name  Retail & Office TTM (if needed)Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Land Acreage (1) Revenue ($ 230,000) ($ 230,000) ($ 230,000) ($ 230,000) ($ 230,000) ($ 241,500) ($ 241,500) ($ 241,500) ($ 241,500) ($ 241,500)
Building Square Footage (11,500) P&L Cost Drivers

Average Rent $20.00 Management Fee 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00% 8.00%

Hard Costs/SF $150.00 Maintenance 1% 1% 1% 1% 1% 1% 1% 1% 1% 1%  

Site Work Cost/Foundations $529,000.00 Utilities 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Soft Costs/SF $25.00  

TI/SF - Tenant $65.00 Acc. Deprec/Amort.Expense ($ -  )($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         

Development Fee/SF $5.00 Building Dep. Expense ($ -  )($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         ($ -  )         
Contruction Mgt Fee 10%

Property Taxes

Hard Costs ($ 1,725,000)     Insurance ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      ($ 5,000)      

Federal Tax Credit ($ (402,500)       

Soft Costs ($ 287,500)        

Site Work ($ 529,000)        

Land Cost ($ 775,000)        

Closing Costs ($ 30,000)          

Tenant Allowance ($ 747,500)        

Commission ($ 69,000)          

Development Fee ($ 125,000)        

Construction Mgt. Fee ($ 172,500)        

Builder's Risk Insurance ($ 10,000)          

Legal Fees ($ 10,000)          

Total Cost ($ 4,078,000)     

Primary Loan-to-Value 75%

Primary Total Loan ($ 3,058,500)     

Primary Equity Required $1,019,500.00

Primary Interest Rate 4.50%

Secondary Annual Debt Service   

Construction Period 1.0 years

TTM NOI ($ -  )                

Purchase Cap Rate

All In Cap Rate 0.00%

Exit Cap Rate 7.00%

Exit Year 10 years

Purchase Price Cost/Key ($ -  )                



P&L Pro Forma
TTM P&L Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Revenue
Revenue ($ 230,000)     ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   

Total Retail Revenue ($ -  )         ($ 230,000)     ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   

Gross Profit    ($ 230,000)     ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 230,000)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   ($ 241,500)   

Gross Profit % 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Non Operating Department Expense
Management Fee    ($ 18,400)       ($ 18,400)     ($ 18,400)     ($ 18,400)     ($ 18,400)     ($ 19,320)     ($ 19,320)     ($ 19,320)     ($ 19,320)     ($ 19,320)     

Maintenance ($ -  )         ($ 2,300)         ($ 2,300)       ($ 2,300)       ($ 2,300)       ($ 2,300)       ($ 2,415)       ($ 2,415)       ($ 2,415)       ($ 2,415)       ($ 2,415)       

Utilities ($ -  )         ($ -  )             ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           ($ -  )           

Total Non Operating Dept. Expenses    ($ 20,700)       ($ 20,700)     ($ 20,700)     ($ 20,700)     ($ 20,700)     ($ 21,735)     ($ 21,735)     ($ 21,735)     ($ 21,735)     ($ 21,735)     

Gross Operating Profit    ($ 209,300)     ($ 209,300)   ($ 209,300)   ($ 209,300)   ($ 209,300)   ($ 219,765)   ($ 219,765)   ($ 219,765)   ($ 219,765)   ($ 219,765)   

% Gross Operating Profit 0.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00% 91.00%

Fixed Expenses
Property Taxes

Insurance ($ 5,000)         ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       

Total Fixed Expenses ($ -  )         ($ 5,000)         ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       ($ 5,000)       

Net Operating Income    ($ 204,300)     ($ 204,300)   ($ 204,300)   ($ 204,300)   ($ 204,300)   ($ 214,765)   ($ 214,765)   ($ 214,765)   ($ 214,765)   ($ 214,765)   

Adjusted Net Operating Income    ($ 204,300)     ($ 204,300)   ($ 204,300)   ($ 204,300)   ($ 204,300)   ($ 214,765)   ($ 214,765)   ($ 214,765)   ($ 214,765)   ($ 214,765)   

% Adjusted NOI of Revenue 0.00% 88.83% 88.83% 88.83% 88.83% 88.83% 88.93% 88.93% 88.93% 88.93% 88.93%



Levered Return Analysis
Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Adjusted Net Operating Income ($ 204,300)          ($ 204,300)         ($ 204,300)         ($ 204,300)         ($ 224,730)         ($ 224,730)           ($ 224,730)           ($ 224,730)         ($ 224,730)         ($ 224,730)           

Primary Debt Service ($185,964) ($185,964) ($185,964) ($185,964) ($185,964) ($185,964) ($185,964) ($185,964) ($185,964) ($185,964)

Secondary Debt Service $0) $0) $0) $0) $0) $0) $0) $0) $0) $0)

Cash Flow After Financing ($ 18,336)            ($ 18,336)           ($ 18,336)           ($ 18,336)           ($ 38,766)           ($ 38,766)             ($ 38,766)             ($ 38,766)           ($ 38,766)           ($ 38,766)             
DSCR 1.10 1.10 1.10 1.10 1.21 1.21 1.21 1.21 1.21 1.21

Acquisition/Development Cost $4,078,000)

Loan Cash Flows ($ 3,058,500)          
Capital Improvements ($775,000)

Expected Sale Price                   ($ 3,210,429)        

Selling Costs ($48,156)
Principal Repayment ($3,058,500) $0) $0) $0) $0) $0) $0) $0) $0) $0)

($ (3,058,500)      ($ -  )                 ($ -  )                 ($ -  )                 ($ -  )                 ($ -  )                   ($ -  )                   ($ -  )                 ($ -  )                 ($ 3,162,272)        

Total Levered Cash Flow ($1,019,500) ($ (3,040,164)      

Return on Invested Capital 1.80% 1.80% 1.80% 1.80% 3.80% 3.80% 3.80% 3.80% 3.80% 3.80%

Average Return on Invested Capital 1.80% 1.80% 1.80% 1.80% 2.20% 2.47% 2.66% 2.80% 2.91% 3.00%

NPV ($4,059,664)

Levered IRR #NUM!

Residual 25.33%

Income 74.67%

Equity Multiple 0.00x  







Comp Analysis for 1416 Central Parkway
Subject Property
Address  Total Square Feet Total Price Price Per Square Foot
1416 Central Parkway 11,500 $750,000.00 $65.22

For Sale Properties
Address  Total Square Feet Total Price Price Per Square Foot Document Name
216-222 W 15th St. 13,500 $1,250,000.00 $92.59 For Sale Properties
1600 Sycamore St 5317 $399,000.00 $75.04 For Sale Properties
1702 Vine St. 5400 $549,000.00 $101.67 For Sale Properties

Avg. of For Sale Properties $737,000.00 $83.63

Property Recently Sold
Address  Total Square Feet Total Price Price Per Square Foot Document Name
421 Bauer Ave 10299 $750,000.00 $72.82 421 Bauer Ave
1208 Sycamore St. 4752 $500,000.00 $105.22 1208 Sycamore St.
1209 Elm St. 4740 $425,000.00 $89.66 1209 Elm St.
1413 Central Parkway 4900 $1,100,000.00 $224.49 1413 Central Parkway
1422 Walnut St. 4518 $330,000.00 $73.04 1422 Walnut St.
1426 Main St. 2190 $415,000.00 $189.50 1426 Main St.
1509 Central Parkway 7656 $750,000.00 $97.96 1509 Central Parkway
1706 Republic Street 3670 $275,000.00 $74.93 1706 Republic Street
1718 Central Parkway 10000 $825,000.00 $82.50 1718 Central Parkway
1810 Vine St. 2910 $300,000.00 $103.09 1810 Vine St.

Avg of Property Recently Sold $567,000.00 $111.32

Avg of All Property Average Price Average Price/SF
$652,000.00 $97.48

Subject Property Valuation in Proforma $750,000 $65.00

Based on Market Subject Property Valuation should be a total of $1,120,966.77 $97.48



With a $1,120,966.77 market value, this further supresses each and every proforma compounding the financial burden to overcome.  
This therefore makes the $750,000 valuation in the proforma's an extremely conservative number, taking a huge valuation discount to try and 
make a development pencil and even then, it still fails to create any kind of legitimate return.  Financing does not work this way in that it will be 
based on an appraisal which will similarly take comps similar to what is in this spreadsheet. As a result, no bank will be willing to finance this 
project at this valuation given the cost it would take to renovate the building. 



421 Bauer Ave1

421 Bauer, Cincinnati, OH 45214

Transaction Information
02/15/2019Sale Date

Document Number 13188
Sale Price $750,000

Loan Type Other

Sale Type Other

Loan Amount
Down Payment
Lender

N/A
Sold Price Per Acres $2,083,333.33 Per Acre
Sale Price Per SQFT $72.82 Per SF

Excise Tax

Asking Price Negotiable
Attorney OnlyTitle CompanyAsking Price Per SQFT

Buyer & Seller Contact Information
True Buyer ContactRecorded Buyer

West End Dev Llc

Buyers Agent Company
Buyers Agents

True Seller ContactRecorded Seller
Feast Love

Listing Agent Company
Listing Agents

Sold Price: $750,000
Industrial - 10,299 SF

Financing Information

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



The buyer West End Dev Llc has a last known mailing address of .
Document Number: 13188
County Land Use: 680-exempt-hospital etc

Property Information
IndustrialProperty Type

Property Subtype Warehouse/Distribution
Building SQFT 10,299 SF

Year Built

Building Status EXISTING

Office SF
Industrial SF
Retail SFBuildings / Floors 1 / 1

Construction Masonry

Typical Floor SF

Units
Single-TenantOccupancy TypeZoning

Market Area
Condomimium No

Lot Acres 0.36 Acres
Lot SQFT 15,819 SF

Transaction Notes

Income & Expenses 
Gross Income
Total Expenses
Net Income
Cap Rate
Vacancy Rate

County Assessment
County Hamilton
Assessed Land $10,791
Assessed Improved $25,715
Assessed Total $36,506
Assessed Year 2019
Tax ID / Apn(s) 013400010233,013400010234,01340001

0325,013400010227,013400010225,0134
00010235,013400010226,013400010232,
013400010224

% Currently Occupied

Industrial Details
Clear Height
Dock High Doors 3
Grade Level Doors 0
Rail Doors 0
Parking Total

Real Estate Taxes $27.04

Marketing Notes

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



1208 Sycamore St1

1208 Sycamore St, Cincinnati, OH 45202

Transaction Information
10/25/2019Sale Date

Document Number
Sale Price $500,000

Loan Type Other

Sale Type Other

Loan Amount
Down Payment
Lender

N/A
Sold Price Per Acres $1,351,351.35 Per Acre
Sale Price Per SQFT $105.22 Per SF

Excise Tax

Asking Price Negotiable
Attorney OnlyTitle CompanyAsking Price Per SQFT

Buyer & Seller Contact Information
True Buyer ContactRecorded Buyer

1208 sycamore llc

Buyers Agent Company
Buyers Agents

True Seller ContactRecorded Seller
Croswell R Scott Iii

Listing Agent Company
Listing Agents

Sold Price: $500,000
Office - 4,752 SF

Financing Information

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



The buyer 1208 sycamore llc has a last known mailing address of .
Document Number: 93661
County Land Use: 448-com-ofc,walk up 3+st
MULTI-PARCEL SALE. 1.07 acres. APNs: 075-0001-0005-00, 075-0001-0251-00, 075-0001-0252-00

Property Information
OfficeProperty Type

Property Subtype
Building SQFT 4,752 SF

Year Built 1880

Building Status EXISTING

Office SF
Industrial SF
Retail SFBuildings / Floors 1 / 3

Construction

Typical Floor SF

Units
Multi-TenantOccupancy TypeZoning

Market Area
Condomimium No

Lot Acres 0.37 Acres
Lot SQFT 16,117 SF

Transaction Notes

Income & Expenses 
Gross Income
Total Expenses
Net Income
Cap Rate
Vacancy Rate

County Assessment
County HAMILTON
Assessed Land $23,384
Assessed Improved $20,836
Assessed Total $44,220
Assessed Year 2019
Tax ID / Apn(s) 007500010005% Currently Occupied

Office Details
Class B
Parking Ratio
Parking Total

Real Estate Taxes $4,406.03

Marketing Notes

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



1209 Elm St1

1209 Elm, Cincinnati, OH 45202

Transaction Information
07/14/2020Sale Date

Document Number 69150
Sale Price $425,000

Loan Type CONSTRUCTION

Sale Type Other

Loan Amount
Down Payment
Lender

$340,000
$85,000
CenterbankSold Price Per Acres $8,500,000.00 Per Acre

Sale Price Per SQFT $89.66 Per SF

Excise Tax

Asking Price Negotiable
Attorney OnlyTitle CompanyAsking Price Per SQFT

Buyer & Seller Contact Information
True Buyer ContactRecorded Buyer

Angelo Pusateri

Buyers Agent Company
Buyers Agents

True Seller ContactRecorded Seller
Tender Mercies Inc

Listing Agent Company
Listing Agents

Sold Price: $425,000
Office - 4,740 SF

Financing Information

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



Pusateri Angelo took out a CONSTRUCTION 1st mortgage in the amount of $340,000.00 through Centerbank. The buyer Pusateri Angelo has a last known mailing address of .
Document Number: 69150
County Land Use: 680-exempt-hospital etc

Property Information
OfficeProperty Type

Property Subtype General
Building SQFT 4,740 SF

Year Built

Building Status EXISTING

Office SF
Industrial SF
Retail SFBuildings / Floors 1 / 3

Construction Masonry

Typical Floor SF

Units
Single-TenantOccupancy TypeZoning

Market Area
Condomimium No

Lot Acres 0.05 Acres
Lot SQFT 2,189 SF

Transaction Notes

Income & Expenses 
Gross Income
Total Expenses
Net Income
Cap Rate
Vacancy Rate

County Assessment
County Hamilton
Assessed Land $18,893
Assessed Improved $71,820
Assessed Total $90,713
Assessed Year 2020
Tax ID / Apn(s) 008100030089% Currently Occupied

Office Details
Class B
Parking Ratio
Parking Total

Real Estate Taxes $9.94

Marketing Notes

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



1413 Central Pkwy1

1413 Central Pkwy, Cincinnati, OH 45214

Transaction Information
12/28/2017Sale Date

Document Number
Sale Price $1,100,000

Loan Type Other

Sale Type Other

Loan Amount
Down Payment
Lender

N/A
Sold Price Per Acres $4,074,074.07 Per Acre
Sale Price Per SQFT $224.49 Per SF

Excise Tax

Asking Price Negotiable
None AvailableTitle CompanyAsking Price Per SQFT

Buyer & Seller Contact Information
True Buyer ContactRecorded Buyer

Snm Properties Llc
1413 Central Pkwy 
Cincinnati, OH 45214-2814

Buyers Agent Company
Buyers Agents

True Seller ContactRecorded Seller
Quiggie Properties Llc

Listing Agent Company
Listing Agents

Sold Price: $1,100,000
Office - 4,900 SF

Financing Information

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



Document Number: 2017.117738
County Land Use: 447-com-offc bldg 1-2 st
Snm Properties Llc took out a 1st mortgage in the amount of through . The buyer Snm Properties Llc has a last known mailing address of 1413 Central Pkwy Cincinnati, OH 45214-2814.

Property Information
OfficeProperty Type

Property Subtype General
Building SQFT 4,900 SF

Year Built 1900

Building Status EXISTING

Office SF
Industrial SF
Retail SFBuildings / Floors 1 / 1

Construction

Typical Floor SF

Units
Single-TenantOccupancy TypeZoning

Market Area CIN - Downtown
Condomimium No

Lot Acres 0.27 Acres
Lot SQFT 11,627 SF

Transaction Notes

Income & Expenses 
Gross Income
Total Expenses
Net Income
Cap Rate
Vacancy Rate

County Assessment
County HAMILTON
Assessed Land $63,161
Assessed Improved $288,785
Assessed Total $351,946
Assessed Year 2017
Tax ID / Apn(s) 008100020135,008100020136,00810002

0137
% Currently Occupied

Office Details
Class B
Parking Ratio
Parking Total 18

Real Estate Taxes $33,228.70

Marketing Notes

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



1422 Walnut St1

1422 Walnut St, Cincinnati, OH 45202

Transaction Information
02/15/2019Sale Date

Document Number
Sale Price $330,000

Loan Type Other

Sale Type Other

Loan Amount
Down Payment
Lender

$313,500
$16,500
Wyndham Cap MtgSold Price Per Acres $1,736,842.11 Per Acre

Sale Price Per SQFT $73.04 Per SF

Excise Tax

Asking Price Negotiable
Attorney OnlyTitle CompanyAsking Price Per SQFT

Buyer & Seller Contact Information
True Buyer ContactRecorded Buyer

Hikel Christopher Lee
34 E 14th St #501 
Cincinnati, OH 45202-7924

Buyers Agent Company
Buyers Agents

True Seller ContactRecorded Seller
1401 walnut st llc

Listing Agent Company
Listing Agents

Sold Price: $330,000
Retail - 4,518 SF

Financing Information

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



Document Number: 15127
County Land Use: 401-com-apts, 4-19 units
Christopher Hikel took out a 1st mortgage in the amount of $313,500.00 through Wyndham Cap Mtg. The buyer Christopher Hikel has a last known mailing address of 34 E 14th St #501,Cincinnati, OH 
45202-7924.

Property Information
RetailProperty Type

Property Subtype Mixed Use
Building SQFT 4,518 SF

Year Built 1895

Building Status EXISTING

Office SF
Industrial SF
Retail SFBuildings / Floors 1 / 3

Construction Brick

Typical Floor SF

Units
Multi-TenantOccupancy TypeZoning

Market Area CIN - Downtown
Condomimium No

Lot Acres 0.19 Acres
Lot SQFT 8,229 SF

Transaction Notes

Income & Expenses 
Gross Income
Total Expenses
Net Income
Cap Rate
Vacancy Rate

County Assessment
County Hamilton
Assessed Land
Assessed Improved
Assessed Total
Assessed Year 2019
Tax ID / Apn(s) 008000010120,008000010119% Currently Occupied

Retail Details
Class
Parking Ratio
Parking Total

Real Estate Taxes

Marketing Notes

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



1509 Central Pkwy1

1509 Central Pkwy, Cincinnati , OH 45214

Transaction Information
06/02/2018Sale Date

Document Number
Sale Price $750,000

Loan Type Other

Sale Type Other

Loan Amount
Down Payment
Lender

N/A
Sold Price Per Acres $1,190,476.19 Per Acre
Sale Price Per SQFT $97.96 Per SF

Excise Tax

Asking Price Negotiable
Attorney OnlyTitle CompanyAsking Price Per SQFT

Buyer & Seller Contact Information
True Buyer ContactRecorded Buyer

Port Of Greater Cincinnati 
Development A
3 E 4th St #300 
Cincinnati, OH 45202-3745

Buyers Agent Company
Buyers Agents

True Seller ContactRecorded Seller
Pjc Inc

Listing Agent Company
Listing Agents

Sold Price: $750,000
Retail - 7,656 SF

Financing Information

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



Document Number: 48706
County Land Use: 420-com-small det retail
Port Of Greater Cincinnati Development A took out a 1st mortgage in the amount of through . The buyer Port Of Greater Cincinnati Development A has a last known mailing address of 3 E 4th St 
#300,Cincinnati, OH 45202-3745.

Property Information
RetailProperty Type

Property Subtype
Building SQFT 7,656 SF

Year Built 1920

Building Status EXISTING

Office SF
Industrial SF
Retail SFBuildings / Floors 1 / 2

Construction

Typical Floor SF

Units
Single-TenantOccupancy TypeZoning

Market Area CIN - Downtown
Condomimium No

Lot Acres 0.63 Acres
Lot SQFT 27,443 SF

Transaction Notes

Income & Expenses 
Gross Income
Total Expenses
Net Income
Cap Rate
Vacancy Rate

County Assessment
County HAMILTON
Assessed Land $16,478
Assessed Improved $10,413
Assessed Total $26,891
Assessed Year 2018
Tax ID / Apn(s) 008100050001% Currently Occupied

Retail Details
Class
Parking Ratio
Parking Total

Real Estate Taxes $2,544.22

Marketing Notes

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



1706 Republic Street1

1706 Republic Street, Cincinnati, OH 45202

Transaction Information
09/14/2020Sale Date

Document Number 97794
Sale Price $275,000

Loan Type Other

Sale Type Other

Loan Amount
Down Payment
Lender

$304,000
($29,000)
First Cmnwlt BkSold Price Per Acres $5,500,000.00 Per Acre

Sale Price Per SQFT $74.93 Per SF

Excise Tax

Asking Price Negotiable
Attorney OnlyTitle CompanyAsking Price Per SQFT

Buyer & Seller Contact Information
True Buyer ContactRecorded Buyer

Horrorhound Holdings Llc
2170 Gilbert Ave 

Buyers Agent Company
Buyers Agents

True Seller ContactRecorded Seller
Reckman Properties Ltd

Listing Agent Company
Listing Agents

Sold Price: $275,000
Office - 3,670 SF

Financing Information

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



Horrorhound Holdings Llc took out a 1st mortgage in the amount of $304,000.00 through First Cmnwlt Bk. The buyer Horrorhound Holdings Llc has a last known mailing address of 2170 Gilbert Ave.
Document Number: 97794
County Land Use: 499-com-othr structures

Property Information
OfficeProperty Type

Property Subtype General
Building SQFT 3,670 SF

Year Built 1915

Building Status EXISTING

Office SF
Industrial SF
Retail SFBuildings / Floors 2 / 1

Construction Brick

Typical Floor SF

Units
Multi-TenantOccupancy TypeZoning

Market Area
Condomimium No

Lot Acres 0.05 Acres
Lot SQFT 2,393 SF

Transaction Notes

Income & Expenses 
Gross Income
Total Expenses
Net Income
Cap Rate
Vacancy Rate

County Assessment
County Hamilton
Assessed Land $7,760
Assessed Improved $4,750
Assessed Total $12,510
Assessed Year 2020
Tax ID / Apn(s) 009400080230% Currently Occupied

Office Details
Class B
Parking Ratio
Parking Total 0

Real Estate Taxes $1,216.08

Marketing Notes

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



1718 Central Pkwy 1

1718 Central Pkwy , Cincinnati , OH 45214

Transaction Information
12/27/2019Sale Date

Document Number
Sale Price $825,000

Loan Type Other

Sale Type Other

Loan Amount
Down Payment
Lender

N/A
Sold Price Per Acres $1,683,673.47 Per Acre
Sale Price Per SQFT $82.50 Per SF

Excise Tax

Asking Price $1,150,000
Attorney OnlyTitle CompanyAsking Price Per SQFT $115.00 Per SF

Buyer & Seller Contact Information
True Buyer ContactRecorded Buyer

Stc Health Group Otr Llc

Buyers Agent Company
Buyers Agents

True Seller ContactRecorded Seller
Docks Ptshp Pll

Listing Agent Company Lee & Associates, LLC
Listing Agents Gary S Fisher

513-658-3411
gfisher@lee-associates.com

Sold Price: $825,000
Office - 10,000 SF

Financing Information

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



The buyer Stc Health Group Otr Llc has a last known mailing address of .
Document Number: 240
County Land Use: 447-com-offc bldg 1-2 st

Property Information
OfficeProperty Type

Property Subtype
Building SQFT 10,000 SF

Year Built 1968

Building Status EXISTING

Office SF
Industrial SF
Retail SFBuildings / Floors 1 / 2

Construction

Typical Floor SF

Units
Single-TenantOccupancy TypeZoning CC-A

Market Area
Condomimium No

Lot Acres 0.49 Acres
Lot SQFT 21,298 SF

Transaction Notes

Income & Expenses 
Gross Income
Total Expenses
Net Income
Cap Rate
Vacancy Rate

County Assessment
County HAMILTON
Assessed Land $54,065
Assessed Improved $32,746
Assessed Total $86,811
Assessed Year 2019
Tax ID / Apn(s) 009600050005,009600050009,00960005

0008,009600050007,009600050006
% Currently Occupied

Office Details
Class B
Parking Ratio
Parking Total 30

Real Estate Taxes $8,193.74

Marketing Notes
120/240V Single Phase and 240V Delta Three Phase Service On Site, Climate Controlled Throughout, 9'9"+/- Ceiling height, Working Dumb Waiter, Four (4) Restrooms - Two (2) on Each Level, Secured 
Parking for 30 (behind the building) with Drive-In Garage/Storage/Shop, Zoned Commercial (CC-A) - Allows for a Broad Range of Uses, Ohio Opportunity Zone:Tract 16; Potential Tax Incentives 
Available, Mix of Private and Open Offices, Service Space, Storage, Drive in Garage, Suitable for Medical, Dental, Office, Retail, Service, Distribution, Mfg and more, Well-Maintained Property Ready for a 
New User for the 21st Century

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



1810 Vine St 1

1810 Vine St, Cincinnati, OH 45202

Transaction Information
04/30/2020Sale Date

Document Number 45937
Sale Price $300,000

Loan Type Other

Sale Type Other

Loan Amount
Down Payment
Lender

N/A
Sold Price Per Acres $1,153,846.15 Per Acre
Sale Price Per SQFT $103.09 Per SF

Excise Tax

Asking Price Negotiable
Attorney OnlyTitle CompanyAsking Price Per SQFT

Buyer & Seller Contact Information
True Buyer ContactRecorded Buyer

Nassau Avenue Investments Llc

Buyers Agent Company
Buyers Agents

True Seller ContactRecorded Seller
Morris Custom Homes Llc

Listing Agent Company
Listing Agents

Sold Price: $300,000
Multi-Family - 2,910 SF

Financing Information

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



The buyer Nassau Avenue Investments Llc has a last known mailing address of .
Document Number: 45937
County Land Use: 404-com-retail,apts over
MULTI-PARCEL SALE. 0.51 acres. APNs: 094-0005-0315-00, 094-0005-0314-00

Property Information
Multi-FamilyProperty Type

Property Subtype
Building SQFT 2,910 SF

Year Built 1865

Building Status EXISTING

Office SF
Industrial SF
Retail SFBuildings / Floors 1 / 3

Construction

Typical Floor SF

Units
Multi-TenantOccupancy TypeZoning

Market Area
Condomimium No

Lot Acres 0.26 Acres
Lot SQFT 11,326 SF

Transaction Notes

Income & Expenses 
Gross Income
Total Expenses
Net Income
Cap Rate
Vacancy Rate

County Assessment
County HAMILTON
Assessed Land $5,635
Assessed Improved $13,615
Assessed Total $19,250
Assessed Year 2020
Tax ID / Apn(s) 009400050315% Currently Occupied

Multi-Family Details
Class
Parking Ratio
Parking Total

Real Estate Taxes $1,863.22

Marketing Notes

Unit Mix
Unit Type # of Units Avg SQFT Rate

This information supplied herein is from sources we deem reliable. It is provided without any representation, warranty or guarantee, expressed or implied as to its accuracy. Prospective Buyer or Tenant should conduct an independent investigation and verification of 
all matters deemed to be material, including, but not limited to, statements of income and expenses. Consult your attorney, accountant, or other prof. advisor.

Carter Stephens

631-704-2257
cstephens@ohioequities.com

6/29/2021

NAI Ohio Equities, Realtors 605 S. Front St., Suite #200, Columbus, OH 43215 | 614-224-2400



Investment Information

Office Information

Cincinnati, OH 45202 - Clifton/Midtown Submarket
13,500 SF Class C Loft/Creative Space Building  Built in 1880
Property is for sale at $1,250,000 ($92.59/SF)

216-222 W 15th St1

Sale Price:

Cap Rate:
Price/SF:

Sale Status:

$1,250,000

-
$92.59

Active

Days On Market: 778

Sale Type: Owner User
Sale Conditions: -

Bldg Type:
RBA:Class: % Leased:

Office
13,500 SFC 0.0%

Bldg Status: Built 1880

13,500 SFBldg Vacant:
13,500 SFTotal Avail:

Typical Floor Size: 4,500 SF
-Building FAR:

Elevators: -
Core Factor -

Zoning: -
Owner Occupied:

-
Stories: 3

Land Area:

No
Owner Type: Individual

Tenancy: Single Tenant

081-0002-0458Parcel Number:

Copyrighted report licensed to NAI Ohio Equities LLC - 1127429.
6/29/2021

Page  1

Page 1



Investment Information

Office Information

Cincinnati, OH 45202 - Clifton/Midtown Submarket
5,317 SF Class C Office/Residential Building  Built in 1847
Property is for sale at $399,000 ($75.04/SF)

1600 Sycamore St2

Sale Price:

Cap Rate:
Price/SF:

Sale Status:

$399,000

-
$75.04

Active

Days On Market: 5

Sale Type: Investment
Sale Conditions: -

Bldg Type:
RBA:Class: % Leased:

Office
5,317 SFC 100.0%

Bldg Status: Built 1847

0 SFBldg Vacant:
0 SFTotal Avail:

Typical Floor Size: 1,772 SF
1.53Building FAR:

Elevators: -
Core Factor -

Zoning: RM-0.7
Owner Occupied:

0.08 AC
Stories: 3

Land Area:

No
Owner Type: Individual

Tenancy: Single Tenant

086-0002-0227Parcel Number:

 Ratio of 0.00/1,000 SFParking:

Copyrighted report licensed to NAI Ohio Equities LLC - 1127429.
6/29/2021

Page  2

Page 2



Investment Information

Center Information

Cincinnati, OH 45210 - Clifton/Midtown Submarket
5,400 SF Retail Storefront Retail/Residential Building  Built in 1870
Property is for sale at $549,000 ($101.67/SF)

1702 Vine St3

Sale Price:

Cap Rate:
Price/SF:

Sale Status:

$549,000

-
$101.67

Active

Days On Market: 197

Sale Type: Investment Or Owner User
Sale Conditions: Redevelopment Project

Center Type:

Owner Type:
Bldg Status:

Bldg Vacant:

Storefront Retail/Residential

No
Built 1870

5,400 SF
Total Avail: 5,400 SF

For SaleRent/SF/Yr:
0.0%% Leased:

Stories: 3
-Elevators:

Owner Occupied: No -Lot Dimensions:

Center Size: 5,400 SF
Zoning: CC-P

Land Area: 0.11 AC

Tenancy: Multiple Tenant CAM: -

None -Loading Docks: Ceiling Height:

Street Frontage: 29 feet on Vine St

Parcel Number: 094-0007-0018

Copyrighted report licensed to NAI Ohio Equities LLC - 1127429.
6/29/2021

Page  3

Page 3



1527 Madison Road   Cincinnati, Ohio  45206  (513) 396-8900   

 

 

  

 

May 24th, 2021 

 

Structural Systems Repair Group 

2824 Stanton Avenue 

Cincinnati, Ohio 45206 

 

Attn: Mr. Kevin Schubert 

 Re: 1416-1418 Central Parkway 

Project No. 21182.01 

 

Dear Kevin: 

At your request, a site visit was made to the structures located at 1416-1418 Central Parkway in 

Cincinnati, Ohio on the morning of March 4th, 2021.  The purpose of the visit was to observe the 

existing condition of the structure and foundation and provide general repair recommendations and 

concepts for potential future development. 

Per the Hamilton County Auditor’s website, the structures were initially built in 1900.  The structures 

consist of multi-wythe brick masonry bearing walls with wood joists spanning side-to-side (north-south) 

and center bearing lines consisting of multiply wood beams spanning front-to-back (east-west) 

supported on cast iron (assumed) columns and wood stud bearing walls. 

In general, the building is in poor to fair condition.  The following summarizes the findings from the site 

observation. 

Exterior 

• Parging appears to be covering soft brick and water damage.  This parging should be removed and the 

brick work repaired as needed. Due to the removal of the parging those areas may require up to 50% 

brick replacement and 100% tuckpointing.  Other areas that are just painted may require up to 20% 

brick replacement and 50% tuckpointing based on some of the conditions observed. 
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1527 Madison Road   Cincinnati, Ohio  45206  (513) 396-8900   
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1527 Madison Road   Cincinnati, Ohio  45206  (513) 396-8900   

3rd Floor Space 

• Significant cracking in the masonry wall was observed.  This crack appears to have been poorly repaired 

and patched over the years. We recommend this portion of the wall be retoothed together replacing 

soft and damaged bricks as they are uncovered. 

   
• Existing fire damage was noted at one location. We recommend repairing and/or replacing any 

compromised bricks and/or rafters in this area. 
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1527 Madison Road   Cincinnati, Ohio  45206  (513) 396-8900   

• Soft brick/water damage was noted in a couple locations.  We recommend replacing the soft and 

spalling bricks and tuckpointing the joints as needed. We estimate up to 5% brick replacement and 10% 

tuckpointing. 

 
• Stair and handrail not code compliant. We recommend reconfiguring the stair to replace with a code 

compliant stair if this area were to be used in the potential future development. 
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1527 Madison Road   Cincinnati, Ohio  45206  (513) 396-8900   

Roof 

• The existing failed, cracked & loose coping should be replaced and made watertight. 

 
 

Main Levels & General Conditions Throughout 

• There are currently wood lintels at all exterior wall openings.  These should all be replaced with new 

precast concrete or galvanized steel lintels. 

• Soft brick/water damaged brick was noted at several locations. At the front (west) wall the damage is so 

severe that we recommend rebuilding the wall due to the significant damage to the brick noted inside 

and out.  Other areas we expect up to 50% brick replacement and 100% tuckpointing. 

• The existing masonry tie rods are improperly installed. They need to be replaced with properly installed 

ties within the floor/ceiling cavity along both the front (west) and side (south) wall. 

• The brick wythes appear to have separated as well.  We recommend installing helix ties at 16”o.c. each 

way to prevent any further separation of the wythes. 
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1527 Madison Road   Cincinnati, Ohio  45206  (513) 396-8900   
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1527 Madison Road   Cincinnati, Ohio  45206  (513) 396-8900   
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1527 Madison Road   Cincinnati, Ohio  45206  (513) 396-8900   

• There is an existing multiply wood beam spanning approximately 27 feet.  This is inadequate for most 

commercial uses and will require reinforcement by sistering either LVL’s or steel channels to each side. 

 
 

 

Basement – Concrete Area 

• Concrete beam repair required at exposed rebar/concrete spalls/poor patches. 
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1527 Madison Road   Cincinnati, Ohio  45206  (513) 396-8900   
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1527 Madison Road   Cincinnati, Ohio  45206  (513) 396-8900   

Rubble Stone Foundation Walls 

• The rubble stone foundation wall is severely undermined at the northeast corner of the structure. We 

recommend bench underpinning to prevent any future movement of the wall.  For estimating purposes 

assume a 5’-0” x 5’-0” concrete bench along the undermined portions of wall. 
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1527 Madison Road   Cincinnati, Ohio  45206  (513) 396-8900   

Basement Wood Framing 

• Rotted and compromised joists were noted throughout the basement (1st floor framing).  We 

recommend reinforcing by sistering up to 50% of the joists and replacing up to 25% of the joists. 

• The existing post and beam lines appear inadequate.  The bearing at several locations has been 

compromised and some of the footings are questionable, if not completely inadequate. In an effort to 

level the floors and provide adequate capacity for a commercial development we recommend replacing 

all posts and footings. 
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1527 Madison Road   Cincinnati, Ohio  45206  (513) 396-8900   
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1527 Madison Road   Cincinnati, Ohio  45206  (513) 396-8900   
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1527 Madison Road   Cincinnati, Ohio  45206  (513) 396-8900   

 
 

Basement Floor/Subbasement 

• There is a significant void under the wood basement floor (measuring up to 7 feet deep at some 

locations).  This void is a big unknown with no viable commercial use.  We recommend filling all 

subbasement voids with lean concrete or replace all wood basement floor framing. 
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1527 Madison Road   Cincinnati, Ohio  45206  (513) 396-8900   

All Useable Floors 

• It is assumed that regardless of the use all floors will receive some form of gypcrete/leveling compound 

to provide a level finished surface for new flooring.  Due to this anticipated extra weight, we 

recommend accounting for a minimum of 50% of the joists requiring sisters to be installed selectively as 

the use and finish is determined. 

Rear (East) Garage Doors 

• The rear (East) garage doors appear to have been installed sometime after the initial construction.  It is 

unclear what impact this had on the lateral force resisting system, which should be further analyzed if 

the building is to be brought into compliance with the current building code.  Worst case, the addition of 

a steel moment resisting frame may be necessary to provide the code required lateral resistance due to 

the size and spacing of these openings. 

 

In conclusion, the proceeding information has been compiled as a guide to determine the economic 

feasibility to reuse/redevelop the existing properties located at 1416-1418 Central Parkway in 

Cincinnati, Ohio.  This report is limited to the conditions observed at the noted address.  This 

investigation was performed using visual techniques for the site observations.  No finishes were 

removed for the investigation and no material testing was performed.  No testing of the soils was 

performed.  Any conclusion or interpretation taken by others based on this report is not the 

responsibility of AGE, Inc.  The conclusions in this report are based on our experience as a structural 

engineer in the Greater Cincinnati Area.   

Thank you for contacting our office to help with this matter.  If we can be of further assistance, please 

do not hesitate to call. 

Sincerely, 

 

 

 

 

Josh Tolchinsky, P.E. 

 Advantage Group Engineers, Inc. 
 



May 27, 2021 
1416-1418 Central Stabilization 

- 1 - 

 

 

 

May 27, 2021 
 
 

 

 

Subject: 1416-1418 Central Ave Stabilization 
 
 
 
Proposed Scope of Work: 
Includes all necessary Safety, Labor, Equipment and Materials for the below described repair items 
 
Basement:  

1. Demo existing floor leading to sub-basement 
2. Leancrete form and fill entire sub-basement 

a. Stabilization of foundation 
3. Form, reinforce, and place new 4’’ Concrete Slab on Grade above Leancrete fill 
4. Demo Existing Post and Beam Systems entirely 

a. Beam ends are deteriorated – posts and footings are failing 
5. Install new Post and Beam Systems with new footings 
6. Underpinning at Northeast corner where stone foundation has been undermined 
7. Patch existing concrete beam where spalling and cracking 

First Floor Framing: 
1. Sister 50% of joists 
2. Replace 50% of joists 
3. Install Wall Ties 4’ on center 

First Floor Interior 
1. 50% Brick Replacement 
2. 50% Tuck-pointing 
3. Install Helifix anchors 

2nd Floor Framing 
1. Sister 50% of Joists 
2. Replace 25% of joists 
3. Sister Existing Beam with LVL on each side 
4. Install Wall Ties 4’ on center 

2nd Floor Interior 
1. 50% Brick Replacement 
2. 50% Tuck-pointing 
3. Install Helifix anchors 

2nd Floor/Roof Framing 
1. Sister 50% of joists 
2. Replace 25% of joists 



May 27, 2021 
1416-1418 Central Stabilization 

- 2 - 

 

 

3rd Floor Interior 
1. Demo and rebuild portion of wall where previously repaired 
2. 50% Brick Replace 
3. 50% Tuck-point 

3rd Floor Roof Framing 
1. Sister 50% of joists 
2. Replace 50% of joists 
3. Install Wall Ties 4’ on center 

Roof 
1. Replace existing coping and place with non-shrink grout 
2. Caulk seams 

Exterior 
1. Remove parging coat 100% 
2. Replace Brick 50% 
3. Tuck-point 100% 

Miscellaneous 
1. Code Compliant stairs from 2 to 3 
2. Fire rated walls to enclose stairs 
3. Extend Fire Escape 
4. Type X Wall Framing 
5. Sprinkler add. No Fire Pump  
6. Remove and replace lintels at all openings 
7. CDF fill in subbasement 
8. Remove subbasement flooring  
9. Demo Existing Window Infills 
10. New Windows  

 
 
Total Price for above scope of work:       ....................................................................................... $1,345,688 
General Conditions (10%):      ........................................................................................................... $134,569 
Contingency (15%):       ..................................................................................................................... $222,039 
Fee (8%):       ..................................................................................................................................... $136,184 
CAT (.26%) ........................................................................................................................................ $4,780 
Total Opinion of Probable Construction Cost:  .............................................................. $1,843,259  

       

Cost Breakdown by Scope 
1.   Basement ............................................................................................................................. $255,022 
2.   Framing ............................................................................................................................... $199,612 
3.   Interior ................................................................................................................................. $177,259 
11. Exterior Masonry ................................................................................................................. $316,995 
12. Miscellaneous  .................................................................................................................... $396,800 
13. GCs/GRs/Contingency & Fees .......................................................................................... $497,571 

 
 
 
 
 



May 27, 2021 
1416-1418 Central Stabilization 

- 3 - 

 

 

UNIT PRICES – Openings and Infills 
1. Demo existing window infill - $950 
2. Possible uses cost per Square Foot Buildout 

• Residential - $195/sf - $215/sf 
• Office - $150/sf - $175/sf 
• Retail - $125/sf - $140/sf 

 
 
Clarifications: 

1. Assumes free, clear and unrestricted access to all work areas concurrently 
2. On site water and electric to be used and provided by owner 
3. Assumes site storage 
4. Sales taxes included 
5. General cleaning is included, but final cleaning is excluded 
6. Assumes normal working hours 
7. Fire pump is not included if needed for sprinklers 

 

Exclusions: 
1. Permits 
2. Painting and other finishes, unless noted otherwise above 
3. Abatement or remediation 
4. Engineering fees 
5. Prevailing wage rates 
6. Pumping, dewatering, or by-pass pumping 
7. Bonds and Builder’s Risk insurance 
8. Testing and Inspections 
9. Weather protection and temporary heat 
10. Window cleaning and/or protection 
11. Tenting of work area 
12. Relocating any equipment, mechanical and or electrical items 
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south is Shute Alley, which separates 1208 Central Parkway from another contributing building, 222 
West 1ih Street. To the east is a smaller single-story industrial building set back from the sidewalk. The 
building is two stories everywhere but the northeast quadrant, where it steps down to one story. Current 
tenants include a graphic design firm, photography studio, and manufacturer of marble tiles and 
accessories. 

The overall appearance of the building is restrained and utilitarian, with a simple composition of aligned 
window bays and near symmetry. The primary elevations (to the north and west) are fronted with face 
brick that turns the comer at Shute Alley for the length of approximately ten feet (photo # 15). This 
contiguous portion offa9ade rests upon a smooth-faced sandstone plinth extending up to the top of the 
first floor window sills. Above the plinth is dark red face brick, with water tables aligning with the sill 
(rowlock course) and head (soldier course)ofthe second story windows, as well as another soldier course 
water table directly below the sandstone belt course at the base of the parapet. The parapet is topped with 
sandstone coping. 

The building retains its original steel casement windows with divided lights. Above, are steel lintels. 
There are two main entrances at the west fa9ade on Central Parkway, located in step with the two central 
window bays. The south entry is a double-leaf door with single transom above. The north entry is a 
single-leaf door with transom and side-lights that terminate at the top of the sandstone plinth. The doors 
are not original, although in both cases the windows appear to be. The north fa9ade includes a similarly 
centered single door with side-lights and transom at the westernmost window bay, and then two 
atypically configured openings at the east side (where the building drops down to one story) (photo #16). 
The western entry is a double-door that infills a much larger opening in the masonry. To the east is a 
single door with wood-infilled transom and no side-lights. 

Constructed in 1923, this was one of many buildings on Central Parkway built to house film-industry 
businesses. The Williams Cincinnati Business Directory lists Vitagraph Films and Warner Brothers 
Pictures as tenants throughout the 1930s. 

14. 1416 Central Parkway 
1900 
Contributing 
Parcel # 081-0002-0205-00 
Photos#17, 18,19,22 

Constructed in 1900, 1416 Central Parkway is a two-story painted smooth stucco and masonry building 
in a muted Spanish Colonial Revival style. A small portion of the building extends up to a third story on 
the rear southeast comer. The fa9ade (west elevation) is located on the right-of-way of Central 
Parkway (photo #17). The south elevation is located on the right-of-way of Magnolia Street. The 
building is adjacent to a contributing building, 1420 Central Parkway, to the north (photo # 19 and 22). 
To the east ofthe building is a small parking lot. According to the 1904 Sanborn Fire Insurance Map for 
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Cincinnati, the building housed the New Standard Laundry Company in 1904 which was a steam laundry 
company. 

The building has a rectangular footprint and has a parged foundation. The fa~ade and western portion of 
the south elevation have a smooth painted finish while the rest of the walls are painted masonry. The 
building features decorative plaster friezes with a floral motif centered on the fa~ade near the roofline 
and decorative plaster medallions placed below the roofline at the comers on the facade and south 
elevation and centered on the south elevation. The fa~ade features a stepped parapet topped with stone 
caps, and decorative urns are placed at the comers of the building and on the center parapet. Some of the 
decorative urns appear to be missing. 

The two-floors of the fa~ade were historically separated by a simple storefront lintel which has been 
replaced or covered with modem signage. There are two recessed entrances on first floor of the fa~ade 
and one near the center of the south elevation. Painted six-panel wood doors remain behind metal gates 
in both openings. The fa~ade (west elevation) has a mixture of single and paired double-hung windows 
on the first and second floors. The original wood windows remain on the first floor behind metal 
security grilles, but the windows have been replaced on the second story. The painted stone window 
sills remain at all of the openings. 

The historic door opening on the south elevation has been infilled to fit a smaller newer metal door. The 
first floor window openings on the south elevation have all been infilled with masonry and newer air 
vents. There are four paired window openings on the second floor. The two single window openings on 
the east end ofthe second story have been infilled with masonry as well as one of the two window 
openings on the third story. The stone sills have been removed from most of the infilled openings but 
remain at the second story window openings and the remaining third story window opening. An air 
conditioning unit has been hung below the eastern second floor window opening. A painted fire escape 
is located at the east end of the second story on this elevation and wraps around to the rear (east) 
elevation. 

The rear (east) elevation has two pedestrian entrances with newer metal doors and three larger vehicular 
entrances with metal garage doors on the first floor (photo # 18). There is one double-hung window and 
one small one-light window on the second story of the southern half of the east elevation. The north half 
of the rear elevation steps back at the second story and the second story portion of the elevation has been 
covered in siding. 

Although many of the openings on the building have been altered, the historic character and massing of 
the building have been preserved. The historic windows have been replaced throughout most of the 
building, but the historic opening sizes and locations have been maintained on the primary (west) 
elevation. 
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Constructed in 1900, 1420 Central Parkway is a three-story brick industrial style building. The primary 
(west) elevation is located on the right-of-way of Central Parkway. It is adjacent to a contributing 
building, 1416 Central Parkway, to the south (photo # 17). To the east (rear) of the building is a small 
parking lot. According to the City of Cincinnati Sanborn Insurance maps and the 1926-27 Williams' 
Cincinnati directory, this building housed the Queen City Welding Company. The building most 
recently housed a machinery store that sold power tools and equipment. The building maintains integrity 
of form, character, and materials although the windows have been replaced and some window openings 
have been infilled. 

1420 Central Parkway has a rectangular footprint. It stands three stories high at the front and two stories 
at the rear (east). The south elevation extends up to become a parapet, rising above the roof that slopes 
down from south to north and sheds water to the newer aluminum gutters along north roofline. The 
sloped roof is concealed by the parapet at the front (west) elevation. The roofs are covered in a 
composite material and are not visible from the ground. 

The building is simply detailed. The fa9ade is painted brick with a painted stone foundation (photo # 19 
and 22). The building is similarly detailed as 532 Reading Road and features arched window and door 
openings with brick segmental arch lintels above on the fa<;ade. The fa<;ade is topped with a simply 
detailed brick entablature with a newer aluminum gutter above where the historic cornice would have 
been. The first floor of the fa<;ade is comprised of a pedestrian entrance on the northern end, a double­
hung window with a stone sill in the center and a larger historic cart or wagon entrance on the east end. 
The doors have been replaced with a newer metal door in the pedestrian opening and a metal garage door 
in the larger opening. The window opening and the transom opening above the pedestrian entrance on 
the first floor have been infilled. The upper two floors of the fa<;ade are comprised of single double­
hung windows with painted stone sills. The windows have been replaced throughout the building with 
newer vinyl windows. 

Only the front third story portion of the south elevation is visible above the adjacent building. A newer 
billboard sign covers this elevation. The north elevation has a painted textured parged finish. The 
secondary northern elevation originally had arched window openings on the first and second floor and 
rectangular openings on the third floor. The first floor window openings have been infilled with 
recessed painted CMU. The second and third floors have paired double-hung windows. The painted 
stone sills remain on all the floors and the painted stone lintels remain above the third floor window 
openings. 

The rear (east) elevation also has a painted textured parged finish. A larger opening with a newer metal 
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rolling garage door is located on the southern end of the first floor. A small window opening has been 
infilled on the northern half of the first floor. There are two double-hung windows on the second floor. 
The building steps back at the third floor of the east elevation. This third story east elevation is covered 
in siding and has two double-hung windows. The painted stone sills and lintels remain at all of the 
window openings on the first and second floors. 

16. 1424 Central Parkway 
ca.1943 
Non-contributing 
Parcel #081-0002-0202-00 
Photos #19, 22 

The Williams Directories for Cincinnati place the construction of this building at 1943, which is outside 
the expanded Period of Significance. As a result, it is non-contributing. 

17. 1430 Central Parkway 
ca. 1930; 1961 
Contributing 
Parcels # 081-0002-0200-90 and 081-0002-020 1-90 
Photos #20, 21, 22 

This Neo-Classical Revival style two-story unpainted brick building was constructed in 1924. The 
building occupies the northwest corner of the block (photo #20). The north elevation is located on the 
right-of-way of West 15th Street (photo #21 ). The west elevation is on the right-of-way of Central 
Parkway. The building is adjacent to a non-contributing building, 1424 Central Parkway, to the south. 
To the east of the building is a small parking lot. According to the Sanborn Map of 1933, the building 
originally housed a Jewish Social Services Agency. It is currently occupied by the Metropolitan Baptist 
Church. 

The original building has a rectangular footprint. According to the Hamilton County Auditor, a one­
story non-historic brick and siding addition was constructed in 1961 off of the south elevation. The 
building still has a high level of integrity because the addition only covers less than half of the secondary 
south elevation and almost all of the other historic elements of the building are intact (photo #22). The 
original building has a smooth painted stone foundation and brick walls. The walls extend up past the 
roof as parapet walls. There is one unpainted brick chimney on the southeast corner of the building. 
The new addition has primarily brick walls with some sections clad in siding. The addition also has a 
flat roof hidden behind parapet walls. Both roofs are covered in a composite material. 

The building features an elaborate entrance on the north and west elevation. The entrances are bound by 
Corinthian pilasters on pedestals supporting a plain entablature and arched dentiled pediment above. 
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The building also has a decorative brick soldier course above the first floor windows and a tall, but 
simply detailed metal cornice above the second story windows on all of the elevations. The building has 
the original six-over-six double-hung windows with stone sills on all of the elevations. 

18. 1544 Central Parkway 
1870, 1923, 1947, 1960 
Contributing 
Parcel# 081-0001-0033-00 
Photos #23, 24, 48 

1544 Central Parkway is a two-story industrial/commercial building. It is bound by Kemp Alley to the 
north, Central Parkway to the west, and Wade Street to the south. A small parking lot is located behind 
the building to the east. The building is comprised of two adjacent and connected structures (photo 
#23). The northern structure was constructed around 1870 as the Windisch-Muhlhauser/Lion Brewery 
stables. In 1923, the Cincinnati Association for the Welfare of the Blind (CAWB) purchased the 
building and built an addition to the south. The building housed the CA WB headquarters and contract 
shop in the northern structure and a broom factory for blind employees in the southern section until 
1968. More recently, from 1968 to 2010, the building housed Melbro Color Services' printing business. 

The original ca. 1870 structure has brick load-bearing walls and a parged masonry foundation. The east 
and west elevation walls extend above a low-pitched roof covered with composite material. The roof 
drains to the north to a new aluminum gutter. An elevator penthouse is located near the southeast comer 
of the roof and a tall chimney is located near the center of the north edge of the roof. The 1923 structure 
has reinforced concrete walls clad in brick that extend on all sides above a flat roof covered with 
composite material. There is a chimney located near the center of the east edge of the roof. 

The ca. 1870 structure's fa9ade (west elevation) was replaced sometime in the 1940s. The replacement 
fa9ade consists of limestone cladding with granite panels surrounding the recessed front entry. Windows 
openings on the first and second floors of the fa9ade are large openings infilled with glass block, and the 
entry doors are double-leaf metal doors. Signage for "Digital Express" is located above the entryway on 
the facade. The fa9ade (west elevation) of the 1923 addition features one narrow entry bay on the north 
and two wider window bays on the south of the elevation. The walls are red brick that extend up past 
the roof as stepped parapet walls between the bays. There are stone medallions and stone caps along the 
parapet walls. The bays historically featured large window openings on both floors, common in 1920s 
commercial buildings. The window openings on the first floor have been bricked-in, with parts of the 
deteriorated sash remaining on certain sections of the interior. The historic industrial metal window 
sashes remain in the wider bays ofthe second floor, but are damaged and the glass panes removed. The 
northern bay on the second floor, above the front entrance, is bricked-in with a small replacement 
aluminum window. Historic stone pilasters are on either wide of the door supporting a simple cornice 
and toplight above. The historic door has been replaced with a metal door, and covered with painted 
plywood. 
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Assessing Economic Hardship Claims
under historic preservation ordinances

By Julia Miller

istoric preservation ordinances in effect around the
country often include a process for administrative

relief from preservation restriction in situations of "econom-
ic hardship."  Under typical economic hardship procedures,
an applicant may apply for a "certificate of economic hard-
ship" after a preservation commission has denied his or her
request to alter or demolish a historic property protected
under a preservation ordinance.  In support of an applica-
tion for relief on economic hardship grounds, the applicant
must submit evidence sufficient to enable the decision mak-
ing body to render a decision.  The type of evidence
required is generally spelled out in preservation ordinances
or interpreting regulations.  The burden of proof is on the
applicant. 

The exact meaning of the term "economic hardship"
depends on how the standard is defined in the ordinance.
Under many preservation ordinances economic hardship is
defined as consistent with the legal standard for an uncon-
stitutional regulatory taking, which requires a property
owner to establish that he or she has been denied all reason-
able beneficial use or return on the property as a result of
the commission's denial of a permit for alteration or demoli-
tion.

Requests for relief on economic hardship grounds are usual-
ly decided by historic preservation commissions, although
some preservation ordinances allow the commission's deci-
sion to be appealed to the city council.  In some jurisdic-
tions, the commission may be assisted by a hearing officer.
A few localities have established a special economic review
panel, comprised of members representing both the devel-
opment and preservation community.

Economic Impact
In acting upon an application for a certificate of economic
hardship, a commission is required to determine whether
the economic impact of a historic preservation law, as
applied to the property owner, has risen to the level of eco-
nomic hardship.  Thus, the first and most critical step in
understanding economic hardship is to understand how to
evaluate economic impact.

Commissions should look at a variety of factors in evaluat-
ing the economic impact of a proposed action on a particu-
lar property.  Consideration of expenditures alone will not
provide a complete or accurate picture of economic impact,
whether income-producing property or owner-occupied resi-
dential property.  Revenue, vacancy rates, operating expens-
es, financing, tax incentives, and other issues are all rele-
vant considerations.  With respect to income-producing
property, economic impact is generally measured by look-
ing at the effect of a particular course of action on a proper-
ty's overall value or return.  This approach allows a com-
mission to focus on the 'bottom line' of the transaction
rather than on individual expenditures.

In addition to economic impact, the Supreme Court has said
that "reasonable" or "beneficial use" of the property is also
an important factor.  Thus, in evaluating an economic hard-
ship claim based on the constitutional standard for a regula-
tory taking, commissions will need to consider an owner's
ability to continue to carry out the traditional use of the
property, or whether another viable use for the property
remains.  In Penn Central Transportation Co. v. City of New
York, 438 U.S. 104 (1978), the landmark decision uphold-
ing the use of preservation ordinances to regulate historic
property, the Supreme Court found that a taking did not
arise because the owner could continue to use its property
as a railroad station.

The Supreme Court has also said that the applicant's "reason-
able investment-backed expectations" should be taken into
consideration.  Although the meaning of this phrase has not
been delineated with precision, it is clear that "reasonable"
expectations do not include those that are contrary to law.
Thus, an applicant's expectation of demolishing a historic
property subject to a preservation ordinance at the time of
purchase (or subject to the likelihood of designation and reg-
ulation) may not be considered "reasonable."  Also pertinent
is whether the owner's objectives were realistic given the
condition of the property at the time of purchase, or whether
the owner simply overpaid for the property.  Under takings
law, government is not required to compensate property own-
ers for bad business decisions.  Nor is the government
required to guarantee a return on a speculative investment.
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Commissions may also be able to take into account whether
the alleged hardship is "self created."  Clearly relevant is
whether the value of the property declined or rehabilitation
expenses increased because the owner allowed the building
to deteriorate.

Application of the takings standard in the context of invest-
ment or income-producing property is usually fairly
straightforward.  The issue can be more complex, however,
in situations involving hardship claims raised by homeown-
ers.  In the context of homeownership, it is extremely diffi-
cult for an applicant to meet the standard for a regulatory
taking, that is, to establish that he or she has been denied all
reasonable use of the property.  When a commission insists
that houses be painted rather than covered with vinyl siding,
and windows be repaired rather than replaced, the applicant
can still live in the house.  The fact that these repairs may
be more costly is not enough.  Even if extensive rehabilita-
tion is required, the applicant must show that the house can-
not be sold "as is," or that the fair market value of the prop-
erty in its current condition plus rehabilitation expenditures
will exceed the fair market value of the house upon rehabil-
itation.  See City of Pittsburgh v. Weinberg, 676 A.2d 207
(Pa.1996).  It is also important to note that "investment-
backed expectations" are different in the context of home
ownership, owners often invest in home improvements or
renovations without the expectation of recouping the full
cost of the improvement in the form of increased property
value.

In addressing hardship claims involving historic homes,
commissions must be careful to be objective and consistent
in their approach.  Otherwise, a commission may undermine
the integrity of its preservation program and raise due
process concerns as well.  Ideally, grant money, tax relief,
and other programs should be made available to historic
homeowners who need financial assistance.

Special standards for economic hardship may apply to non-
profit organizations.  Because these entities serve charitable
rather than commercial purposes, it is appropriate to focus
on the beneficial use of their property, rather than rate of
return, taking into account the particular circumstances of
the owner (i.e., the obligation to serve a charitable purpose).
In such situations, hardship analysis generally entails look-
ing at a distinct set of questions, such as:  the organization's
charitable purpose, whether the regulation interferes with
the organization's ability to carry out its charitable purpose,
the condition of the building and the need and cost for
repairs, and whether the organization can afford to pay for
the repairs, if required.  (Note, however, that while consid-

eration of financial impact may be appropriate, a nonprofit
organization is not entitled to relief simply on the basis that
it could raise or retain more money without the restriction.)

The Proceeding
Under a typical hardship process, the applicant will be
required to submit specific evidence in support of his or her
claim.  Once a completed application has been filed, a hear-
ing will be scheduled, at which time the applicant generally
presents expert testimony in support of the economic hard-
ship claim on issues such as the structural integrity of the
historic building, estimated costs of rehabilitation, and the
projected market value of the property after rehabilitation.
Once the applicant has presented its case, parties in opposi-
tion or others may then present their own evidence.  The
commission may also bring in its own expert witnesses to
testify.  As noted above, the burden of proof rests on the
property owner.

In hearing economic hardship matters, commissions must
be prepared to make a legally defensible decision based on
all the evidence presented.  In the event of conflicting
expert testimony, which is often the case in economic hard-
ship proceedings, the commission will need to weigh the
evidence, making specific findings on the relative credibili-
ty or competency of expert witnesses.

In evaluating the evidence, the commission should ask itself
five distinct questions:

1. Is the evidence sufficient? Does the commission have all
the information it needs to understand the entire picture, or
is something missing.  The application is not complete
unless all the required information has been submitted.  If
additional information is needed, ask for it.
2. Is the evidence relevant? Weed out any information that
is not relevant to the issue of economic hardship in the case
before you.  Commissions may be given more information
than they need or information that is not germane to the
issues, such as how much money the project could make if
the historic property were demolished.  The property owner
is not entitled to the highest and best use of the property.
3. Is the evidence competent? Make an assessment as to
whether the evidence establishes what it purports to show.
4. Is the evidence credible? Consider whether the evidence
is believable.  For example, ask whether the figures make
sense.  A commission will need to take into consideration
the source of the evidence and its reliability.  (If the evi-
dence is based on expert testimony, the commission should
determine whether the expert is biased or qualified on the
issue being addressed.  For example, it may matter whether
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a contractor testifying on rehabilitation expenditures actual-
ly has experience in doing historic rehabilitations.)
5. Is the evidence consistent? Look for inconsistencies in
the testimony or the evidence submitted.  Request that
inconsistencies be explained.  If there is contradictory evi-
dence, the commission needs to determine which evidence
is credible and why.

In many instances the applicant’s own evidence will fail to
establish economic hardship.  However, in some situations,
the question may be less clear.  The participation of preser-
vation organizations in economic hardship proceedings can
be helpful in developing the record.  Commissions should
also be prepared to hire or obtain experts of their own.  For
example, if a property owner submits evidence from a
structural engineer that the property is structurally unsound,
the commission may need to make an independent determi-
nation, through the use of a governmental engineer or other
qualified expert, as to the accuracy of that information.  It
may be impossible to evaluate the credibility or competency
of information submitted without expert advice.

The record as a whole becomes exceedingly important if the
case goes to court.  Under most standards of judicial review,
a decision will be upheld if it is supported by substantial
evidence.  Thus, in conducting administrative proceedings,
it is important that evidence provides a true and accurate
story of the facts and circumstances and that the commis-
sion's decision is based directly on that evidence.

EVIDENTIARY CHECKLIST
The following checklist may serve as a useful tool for local

commissions and other regulatory agencies considering eco-
nomic hardship claims:

1. Current level of economic return:
• Amount paid for the property, date of purchase, party from  

whom purchased, and relationship between the owner of 
record, the applicant, and person from whom property was 
purchased,

• Annual gross and net income from the property for the  
previous three years; itemized operating and maintenance 
expenses for the previous three years, and depreciation 
deduction and annual cash flow before and after debt ser-
vice, if any, during the same period,

• Remaining balance on the mortgage or other financing 
secured by the property and annual debt-service, if any, 
during the prior three years,

• Real estate taxes for the previous four years and assessed  
value of the property according to the two most recent 

assessed valuations,
• All appraisals obtained within the last two years by the 

owner or applicant in connection with the purchase, 
financing, or ownership of the property,

• Form of ownership or operation of the property, whether 
sole proprietorship, for-profit or not-for-profit corporation, 
limited partnership, joint venture, or other,

• Any state or federal income tax returns relating to the 
property for the last two years.

2. 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 regarding:

• Any real estate broker or firm engaged to sell or lease the 
property,

• Reasonableness of price or rent sought by the applicant,
• Any advertisements placed for the sale or rent of the prop-

erty.

3. Feasibility of alternative uses for the property that could 
earn a reasonable economic return:

• Report from a licensed engineer or architect with experi
ence in rehabilitation as to the structural soundness of any 
buildings on the property and their suitability for rehabili-
tation.

• Cost estimates for the proposed construction, alteration, 
demolition, or removal, and an estimate of any additional 
cost that would be incurred to comply with the require-
ments for a certificate of appropriateness,

• Estimated market value of the property:  (a) in its current 
condition, (b) after completion of the proposed alteration 
or demolition, and (c) after renovation of the existing 
property for continued use,

4. Any evidence of self-created hardship through deliberate 
neglect or inadequate maintenance of the property.

5. Knowledge of landmark designation or potential designa-
tion at time of acquisition.

6. Economic incentives and/or funding available to the 
applicant through federal, state, city, or private programs.

Julia Miller works in the Law and Public Policy office at the
National Trust for Historic Preservation. 
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June 22, 2021 

Mr. Art Dahlberg 
Director of Buildings & Inspections 
City of Cincinnati 
805 Central Ave, Suite 500, Cincinnati, OH 45202 

RE: 1416 - 1418 Central Parkway 

Mr. Dahlberg: 

Please find below DCED’s analysis of the possible economic returns for the proposed 
development at 1416 - 1418 Central Parkway in Over-the-Rhine. We believe that the project 
would not be financially feasible should the demolition permit and requested Certificate of 
Appropriateness be denied. Four possible re-use scenarios have been analyzed, including (1) 
retail and office, (2) office only, (3) residential only, and (4) residential and retail. All four 
scenarios assume stabilization & adaptation of the existing buildings on the property. 

Assumptions Retail & Office Office Residential Res. & Retail 

Residential sq. ft. - - 11,500 5,400 

Retail/Office sq. ft. 11,500 11,500 - 6,100 

Hard Costs $ / sq. ft. 205.00 225.00 175.00 175.00 

Residential Rent / sq. ft. (monthly) - - 2.00 2.00 

Office/Retail Rent / sq. ft. (annual) 20.00 18.00 - 20.00 

Uses     
Acquisition 775,000 775,000 775,000 775,000 

Hard Costs 2,357,500 2,587,500 2,012,500 1,296,000 

Site Work 1,600,000 1,600,000 1,600,000 1,600,000 

Soft Costs 819,000 726,000 674,100 440,560 

Total Development Cost 5,551,500 5,688,500 5,061,600 4,111,560 

Sources     
Loan (80% Loan to FMV) 2,130,457 1,917,411 2,116,526 1,929,413 

Equity 3,421,043 3,771,089 2,945,074 2,182,147 

Total Sources of Funds 5,551,500 5,688,500 5,061,600 4,111,560 

Proforma     
Rental Revenue 230,000 207,000 276,000 251,600 

Less Vacancy (7%) 16,100 14,490 19,320 17,612 

= Gross Revenue 213,900 192,510 256,680 233,988 

Less Operating Expenses * 32,085 28,877 77,004 70,196 

= Net Operating Income 181,815 163,634 179,676 163,792 

Less Debt Service 129,537 116,583 128,689 117,313 

= Projected Cash Flow 52,278 47,051 50,987 46,479 

Economic Returns     
Debt Coverage Ratio 1.40 1.40 1.40 1.40 

Cash on Cash 1.5% 1.2% 1.7% 2.1% 

Cap Rate 7% 7% 7% 7% 

FMV 2,663,071 2,396,764 2,645,657 2,411,766 

Created Value Margin (FMV – TDC) - 2,888,429 - 3,291,736 - 2,415,943 - 1,699,794 



* The first two scenarios assume triple-net lease, whereby any office or retail tenants would be 
responsible for most operating expenses (utilities, cleaning, property taxes, maintenance). The scenarios 
that include residential assume the property owner will be responsible for operating expenses, including 
real estate taxes.  

Given the deteriorated condition of 1416 Central Parkway, any re-use will require 
substantial stabilization. The applicant supports this claim with a report submitted by a 
structural engineer and an estimate for stabilization costs from a reliable contractor, which 
exceeds $1.6 million. The cost to stabilize and rehabilitate this building in compliance with 
the historic conservation guidelines will exceed the potential value created by the project. 
The property owners, if denied the demolition permit and Certificate of Appropriateness, 
cannot successfully attract the necessary financing to complete the project.  

Although the above analysis projects the property owner can meet its debt obligations, 
lenders generally would not finance a project that is worth less than what it costs to build. 
The above analysis also illustrates that none of the proposed use scenarios yield industry 
required equity returns (Cash on Cash), which in all four cases too low to attract the 
necessary private capital to proceed with the project. 

Therefore, it is my belief that the denial of the requested demolition permit and Certificate 
of Appropriateness would deprive the property in question of its economic use. Furthermore, 
a denial of the requested permit would result in sustained vacancy and blight at the property, 
which decreases the overall wellbeing of the neighborhood and by extension City. 

Should you have any questions regarding this analysis, please direct them to John Reiser at 
John.Reiser@Cincinnati-oh.gov. 

  

 

Sincerely, 

 

 

Dan Bower, Deputy Director 
Department of Community & Economic Development 
 



Assumptions Retail & Office Office Residential Res. & Retail 

Residential sq. ft. - -           11,500               5,400  

Retail/Office sq. ft. 11,500 11,500 -              6,100  

Total sq. ft. 11,500 11,500 11,500 11,500 

Hard Costs $ / sq. ft.               205.00           225.00  175 175 

Residential Rent / sq. ft. (monthly)  -   -                2.00                 2.00  

Office/Retail Rent / sq. ft. (annual)                 20.00              18.00  -             20.00  

Uses         

Acquisition             775,000         775,000         775,000          775,000  

Hard Costs         2,357,500      2,587,500      2,012,500       1,296,000  

Site Work         1,600,000      1,600,000      1,600,000       1,600,000  

Soft Costs             819,000         726,000         674,100          440,560  

Total Uses         5,551,500      5,688,500      5,061,600       4,111,560  

Sources         

Loan (80% Loan to FMV)         2,130,457      1,917,411      2,116,526       1,929,413  

Federal Historic Tax Credit Equity             633,200         670,000         578,000          463,360  

Equity         2,787,843      3,101,089      2,367,074       1,718,787  

Total Sources         5,551,500      5,688,500      5,061,600       4,111,560  

Proforma         

Rental Revenue             230,000         207,000         276,000          251,600  

Less Vacancy (7%)               16,100            14,490            19,320            17,612  

= Gross Revenue             213,900         192,510         256,680          233,988  

Less Operating Expenses               32,085            28,877            77,004            70,196  

= Net Operating Income             181,815         163,634         179,676          163,792  

Less Debt Service             129,537         116,583         128,689          117,313  

= Projected Cash Flow               52,278            47,051            50,987            46,479  

Economic Returns         

Debt Coverage Ratio 1.40 1.40 1.40 1.40 

Cash on Cash 1.9% 1.5% 2.2% 2.7% 

Cap Rate 7% 7% 7% 7% 

FMV         2,663,071      2,396,764      2,645,657       2,411,766  

Created Value Margin        (2,888,429)   (3,291,736)   (2,415,943)    (1,699,794) 

LTV % 80% 80% 80% 80% 

LTV Amount         2,130,457      1,917,411      2,116,526       1,929,413  

     

Historic Tax Credit Basis         3,957,500      4,187,500      3,612,500       2,896,000  

Historic Tax Credit Rate 20% 20% 20% 20% 

Historic Tax Credit             791,500         837,500         722,500          579,200  

Syndication Price                   0.80                0.80                0.80                 0.80  

Net HTC Equity       633,200.00    670,000.00    578,000.00     463,360.00  
 



From:                                                       Reiser, John
Sent:                                                         Wednesday, June 23, 2021 9:24 AM
To:                                                            Johnson, Beth
Cc:                                                             Ahouse, Emily; Florea, Lindsey; Rocco, Giovanni
Subject:                                                   RE: [External Email] 15th & Central - COA Applica�on
A�achments:                                         15th & Central HTC Assump�ons.docx

 
Good Morning Beth,

It really only has a marginal impact. For the tax credit basis I used all hard costs and what the
applicant refers to as “Site Work”. Including all of this in basis is probably an aggressive assump�on.
Also – with the Federal Income tax rate being so low, we are seeing syndica�on prices lower than
$0.80/credit in projects – and we’ve heard from many developers that any Federal Tax Credit award
less than $1m is very difficult to syndicate. All that said, a�ached is an updated es�mate with the
Federal HTCs assumed. A federal HTC award will ul�mately reduce the necessary developer equity
required, and will drive up the Cash on Cash return. However, in this par�cular scenario the HTCs do
not bring enough value to the project to drive the Cash on Cash return into a reasonable range. As you
can see in the a�ached, the CoC returns s�ll only range from 1.5% to 2.7%.
 
Let me know if you have any follow up ques�ons. Thanks!

John
 
From: Johnson, Beth <beth.johnson@cincinna�-oh.gov> 

 Sent: Tuesday, June 22, 2021 6:21 PM
 To: Reiser, John <John.Reiser@cincinna�-oh.gov>

 Cc: Ahouse, Emily <Emily.Ahouse@cincinna�-oh.gov>
 Subject: FW: [External Email] 15th & Central - COA Applica�on

 
John,
 
Would you be able to run these numbers with including a federal historic tax credit at 20% at .80 on
the dollar for the development cost-acquisi�on. This is a required por�on of the economic hardship
review for historic buildings.
 
Please let me know if this requests makes sense.
 
Beth Johnson, AICP | Urban Conservator  
City of Cincinnati | Buildings & Inspections

 Permit Center | 805 Central Avenue, Suite 500 | Cincinnati, OH 45202
513-352-4848 (p) | 513-352-2378 (f) | beth.johnson@cincinnati-oh.gov | Website
 

mailto:John.Reiser@cincinnati-oh.gov
mailto:beth.johnson@cincinnati-oh.gov
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mailto:Giovanni.Rocco@cincinnati-oh.gov
mailto:beth.johnson@cincinnati-oh.gov
http://www.cincinnati-oh.gov/buildings/historic-conservation/


PUBLIC COMMENTS  



From:                                                       Kevin Hassey
Sent:                                                         Wednesday, June 30, 2021 11:03 AM
To:                                                            Johnson, Beth
Subject:                                                   [External Email] Input Regarding Hotel Proposal at 1316 Central

Parkway

 
External Email Communication

 
 

Input Regarding Hotel Proposal
  

Hi, I am Kevin Hassey. My wife, Roseann, and I live on W. 15th St. Thank you for the
opportunity to share thoughts regarding the hotel proposal. I have some overview
thoughts and then some thoughts contributed by a land-use / zoning lawyer whom we
have consulted with. All of the thoughts are about the fourth floor of the proposed
project. 

Kevin Hassey Overview Thoughts 

I do not think you should allow a fourth floor on the project for the following reasons:

Buildings on Central Parkway can have higher density but as they progress to the
residential streets like Magnolia and West 15th, they should have lesser density.

The majority of contributing buildings on the residential streets are two story buildings.
There are six on Magnolia Street, and one to the east of the project. Yes, you can find
1100 ft.² of the third-floor on one of the buildings on Central Parkway… but that is not
relevant to the residential streets. 

I find 214 Magnolia, the contributing building just East of the project, to be the most
impacted. It is two-story residential and has a zero lot line to the proposed four-story
building. And the 4th floor is not set back in any way from it. The four floors of the
proposed building just settle up against it and tower over it. 

Also, the six two-story buildings on Magnolia will see four stories when they look out
their windows. Yes, the fourth floor is set back but they will live in two-story buildings
looking at a four-story building. The north elevation from Magnolia shows this.

And the fourth floor is all there to get seven more units in the project… 7.8% of units.
The fourth floor does not represent a good balance between serving the
neighborhood and the needs of the developer. 

Lastly, while our buildings on West 15th are non-contributing and less relevant, we did
go through a Historical review process when our homes were constructed, with the

mailto:kevinhassey1@gmail.com
mailto:beth.johnson@cincinnati-oh.gov


intent of being respectful to our neighbors. The fourth floor is not respectful to us as it
reduces daylight into our homes and our view of the city, two of the main reasons we
bought our homes. 
 
 
Legal Rationale
 
A four story hotel is inappropriate in the immediate neighborhood dominated by 2-
story contributing structures. The specific guideline relative to height of new
construction in the OTR Historic District Guidelines states “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 word
“adjacent” is not defined in the Guidelines. According to Black’s Law Dictionary (Sixth
Ed., 1990), “adjacent” means “lying near or close to; sometimes, contiguous;
neighboring. Adjacent implies that the two objects are not widely separated, though
they may not actually touch. . . while adjoining imports that they are so joined or
united to each other that no third object intervenes.” Therefore, properties across
streets and alleys are considered adjacent.
 
Most of the contributing buildings that are immediately “adjacent” to this new site are
two-stories tall. On Magnolia Street, directly across from the proposed hotel, there are
six (6) contributing two-story houses. Due east of the hotel, and even adjoining the
hotel property on Magnolia, is another two-story house. The Pitch, located at the
northwest corner of this development complex, is only two stories tall. Similarly, the
back part of the building on the southeast corner of Central Parkway and Whetsel
Alley is only two stories. And please do not forget that the contributing structure
contemplated for demolition is mostly two stories in height (except for a small section
in the back). In essence, the applicant is seeking to construct a four story building in
the midst of two-story contributing structures.
 
With respect to the fourth floor, the applicant states in its “Historic Conservation
Narrative” that “the building will be four stories tall, which is only one story taller
than the adjacent contributing buildings (as permitted by the historic conservation
guidelines); however, the fourth story will be held back from the property line so
that the building appears to be three stories tall from the public right of way – the
same height as the adjacent contributing buildings.”
 
This statement is not true, as demonstrated above. The hotel will be two stories taller
than most adjacent contributing structures. Additionally, this statement is not true
because the fourth floor will not be held back from the property line that is defined by
the Whetsel Alley right-of-way. This building will appear as a four-story building from
Whetsel Alley, and from 15th Street. This building will not appear to be the same
height as the adjacent contributing structures.
 
Additionally, the applicant’s “programmatic needs” do not suffer if the 4th floor addition
is deemed inappropriate. The plans call for only 7 hotel rooms on the 4th floor.
Thirteen rooms are planned for the 1st floor, 35 rooms for the 2nd floor, and 35 rooms



for the 3rd floor, for a total of 90 rooms. The loss of 7 rooms is a reduction of only
7.8% of total rooms.
 
In short, we ask that the seven fourth floor units be deleted from project
consideration.  Alternatively, those units could be moved to the front of the proposed
hotel, at the Central Parkway façade, and away from the residential interior of this city
block.
...

[Message clipped]  View entire message
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Maynes, Kasandra

From: Sean Suder <Sean@Ssuder.com>
Sent: Monday, July 5, 2021 4:36 PM
To: Maynes, Kasandra
Cc: dannyklingler@gmail.com; Margy Waller; Mary Burke Rivers
Subject: [External Email] 1416-1418 Central Parkway - Historic Conservation Board 
Attachments: 1416-1418 Central Demo Opp Letter.pdf

External Email Communication 

Kasandra,  
 
Please file the attached letter in the above referenced case before the Historic Conservation Board. 
 
Thank you, 
Sean  
 

 
 
Sean S. Suder, Esq. 
513.694.7501 (o) 
513.235.3470 (c)  
sean@ssuder.com 
 

 
www.ssuder.com 
https://issuu.com/suderllc/docs/suder_spread 
 
Main Office: 455 Delta Avenue, Suite 203, Cincinnati, OH 45226 
 
Disclaimer:  This electronic mail transmission may contain confidential and legally privileged information from the law firm of Suder, LLC and is 
intended only for the use of the individual(s) identified as addressees.  If you are not the receipient, you are hereby notified that any disclosure, 
copying, distribution or the taking of any action in reliance on the contents of this electronic mail transmission is strictly prohibited.  If you have 
received this transmission in error, please contact me immediately at the phone number above.  
 



 

 
 

July 5, 2021 

Via E-Delivery 
Honorable Cincinnati Historic Conservation Board 
805 Central Avenue, 5th Floor  
Cincinnati, Ohio 45202 

 

 
Re: Proposed Demolition of Contributing Historic Structure at 1416-1418 Central Parkway 
 
Hon. Members of the Historic Conservation Board: 

I am writing on behalf of the following parties of record in the above referenced case scheduled to 
be heard by the Board at its regularly scheduled hearing on July 12, 2021 (the “Hearing”):  Over-
the-Rhine Community Housing; Margy Waller; and Danny Klingler (collectively, the “OTR 
Parties”).  The OTR Parties oppose the proposed demolition of the pre-Civil War historic structure 
at 1416-1418 Central Parkway and its replacement with a new hotel building. First, we address the 
threshold issue before the Board – the demolition of the historic structure.    
 
The Context 
 
The historic structure is one of the last remaining industrial buildings located on what was 
previously the Miami & Erie Canal, which was converted to Central Parkway in the 1928. The 
history of the Miami & Erie Canal industrial waterway is the history of the Over-the-Rhine 
neighborhood – now one of the most important and treasured historic districts in North America. 
Buildings that were once situated on and supported commerce on the canal have been lost at an 
alarming rate in recent decades. This latest attempt is particularly egregious as the historic building 
is one of the last remaining canal buildings dating to Cincinnati’s pre-Civil War history.  
 
Like many historic buildings, its importance may not be readily apparent from its façade. Peeling 
back the history reveals the importance of this building to the history of the Over-the-Rhine 
neighborhood. The building has been occupied by its current owner since at least 1997 and is 
currently in use. Any argument for economic hardship is spurious at best. 
 
Full History 1416-1418 Central Parkway  

The property at 1416-1418 Central Parkway dates at least in part to 1855, when Ferdinand and 
Herman Witte constructed an icehouse (as evidence by file mechanic’s liens). The 1855 city 
directory listed the Witte's as beef and pork packers on East Front Street with an ice house at 

Sean S. Suder, Esq. 
455 Delta Avenue, Suite 203 
Cincinnati, Ohio 45226 
513.694-7501 
sean@ssuder.com 
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Madison (now Magnolia) and Canal. The Witte's lost ownership in a Sheriff's sale in 1856 to 
William Ernst, who sold it the same year to George Dominick.  

An article from the Cincinnati Enquirer from 1864 described an incident where an employee of 
Dominick's "packing establishment" at the corner of Madison and Plum (Canal was changed to 
Plum), fell through a hatch and died. Dominick then leased the property listed as an ice and smoke 
house in 1866 to Charles Flack and in 1870 to Maescher & Johnson. In the city directory for 1870, 
Frietsch & Zeidler operated a pork and beef packing plant at this location and in 1880, Maescher 
& Shafer were listed in the same operations here. The property was listed for rent in 1881 in the 
Cincinnati Enquirer and described as a "ice and pork house with double cellars; smokehouses and 
stable; building 60x90; cor. Madison and Plum Sts.”  

Dominick retained ownership but continued to lease the property to various tenants including Wais 
& Roos in 1889, who owned a machine shop. George Dominick's wife and her estate sold to 
George Balch in 1909 and the new owner leased the property to the Split Fiber Keg Manufacturing 
Company, but they went into receivership in 1912.  

Balch sold to Edward Pflueger who sold quickly to Adolph Woest. He operated the Standard 
Laundry Company until his murder at this location in 1933. Woest's wife, Alvina, became the 
owner in 1942 and Standard Linen Service, Inc. continued operations here until it was sold in 1951. 
The new owner was the Modernized Equipment Company, which sold store fixtures and 
appliances. The property was sold again in 1959 and the building was once again used for laundry 
services, first by Coin Laundry Sales Company and then by Clesco National, Inc., who advertised 
for a franchise dry cleaning business.  

Clifton White sold to Jan Realty who sold in Helen Levin in 1961 and she leased to Ro Al Realty 
in 1962 and 1963, then sold to Staub and Bertke in April, 1963. The property was leased to Incore 
Electric in 1965 then sold in 1968 to Milton Staub. Upgrade Construction Company purchased the 
property in 1978 and listed it for rent as being remodeled. They also operated their business of 
restoring metal work, such as box gutters and metal ceilings at this location. They remained owners 
until 1997, when Downtown Property Management Inc. purchased it and located there offices here. 
In the same year, ABC Litho was operating a pre- press printing shop here. Downtown Property 
Management Inc. remains the current owner at the time of this summary.  

Full file of historic research is available here.  

 

 

 

 

 

https://www.dropbox.com/sh/cbnv35hn5utt91r/AABHzUupeYmPx36iilPO3M08a?dl=0
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Magnolia Street Looking West, @1920 (subject building right corner) 
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Magnolia and Plum/Canal, Looking East @1900 (subject building center left) 
 

 
 
 
Demolition of the Historic Structure  
 
For the following reasons, the property owner cannot demonstrate by any evidence other than self-
serving claims that the proposed demolition substantially conforms to the Over-the-Rhine Historic 
District Guidelines, nor can the property owner demonstrate that they will suffer economic 
hardship if the certificate of appropriateness is not approved: 
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1. The building is currently being used by the property owner as an office and has been since 
at least the early 1990’s. While an opportunity has arisen to sell the property for demolition, 
this choice is not available to the property owner as the building is operational and is a 
going concern.  
 

2. The building is in use and any economic hardships are the result of the property owner 
attempting to sell the property for demolition and redevelopment as a hotel. The property 
owner did not make any claims of economic hardship prior to receiving an opportunity to 
sell the property for demolition.  

 
3. Any deterioration or maintenance challenges of the building have been in the complete 

control of the property owner as the user and steward of the building. The property owner 
cannot claim building conditions that they had control over as a basis for demolition. 

 
4. Any alleged economic hardship can be mitigated through numerous programs including 

federal and state historic tax credits that could be used to rehabilitate this important pre-
Civil War canal building. Those programs should be explored as a first step in the 
redevelopment process.   
 

5. They may have been interior alterations and some exterior alterations made to the building 
over time, but the canal building in its historic context is listed and remains a contributing 
building in the Over-the-Rhine Historic District. 

 
The Proposed New Infill Construction  
 
There is a fabric, a rhythm, a scale, and texture to the historic Over-the-Rhine neighborhood that 
the city and its citizens have long insisted on protecting and preserving by way of guidelines and 
review processes.  The proposed development threatens that fabric.  Too much tearing of the 
delicate fabric of this nationally and internationally recognized historic neighborhood will 
ultimately lead to its unraveling.  Appellants each have a particular interest in seeing that Over-
the-Rhine is not unraveled by short-term decisions contrary to long-term ideals, vision, and laws. 
 
The property owner cannot demonstrate by any evidence that the proposed new construction 
substantially conforms to the Over-the-Rhine Historic District Guidelines for the following 
reasons: 
 

1. The proposed four-story building is out of character and scale with adjacent contributing 
residential buildings on Magnolia Street, particularly the adjacent two-story row house on 
the north side of Magnolia and the block of narrow row-houses on the south side of 
Magnolia. Because the four-story building is more than one story higher than the adjacent 
contributing two-story row house on Magnolia Street, the proposal does not meet the 
Guidelines for height.  
 

2. While stepped back, the fourth floor of the building is clad in ribbon windows that are more 
reminiscent of a suburban office park than a historically sensitive building in Over-the-
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Rhine. 
 

3. The pilasters are more reminiscent of a neo-classical or federal style than they are the 
predominant Italianate architecture of Over-the-Rhine. 

 
Conclusion 
 
For all of the foregoing reasons, the application for demolition must be denied as it has no basis in 
the Over-the-Rhine Historic District Guidelines and would eliminate one of the very few remaining 
canal buildings in the neighborhood and the city. Assuming arguendo that the demolition is 
granted, which it unequivocally should not be, then the new construction is also contrary to the 
Over-the-Rhine Historic District Guidelines and must be denied.  
 
Thank you for your service to the City of Cincinnati and your consideration of the foregoing. 
 
Thank you, 

 
Sean S. Suder 
 
 
c:   Margy Waller 
 Danny Klingler 
 Mary Rivers, OTR Community Housing  
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