
ITEM 1 July 22, 2019 

APPLICATION FOR  
HISTORIC CONSERVATION DISTRICT DESIGNATION 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
 STAFF REPORT 

APPLICATION #: N/A 
APPLICANT:  Bond Hill Community Council thru Alexis and Wei Liu 
OWNER:  Various. See attached excel sheet (Attachment 4)  
ADDRESS:  Properties on Bella Vista Street east of Reading Road  
PARCELS:  Various. See attached excel sheet (Attachment 4)  
ZONING:  SF- 4 and RM 1.2  
OVERLAYS:   None 
COMMUNITY: Bond Hill 
REPORT DATE:  July 8, 2019 
HEARING DATE: Prehearing June 24, 2019- sign in sheet attached.  
   July 22, 2019 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Local Historic Conservation District Designation for the 
properties on Bella Vista east of Reading Rd in including both properties at the corner of 
Bella Vista St and Reading Rd with Reading Rd addresses.  
 
Attachments: 

1.  Designation Report  
2.  Historic District Boundary Map  
3.  Historic District Guidelines 
4.  Excel Sheet with properties 
5.  Designation Support Petitions 
6.  Staff Conference/Pre-hearing attendees 

 
Applicable Zoning Code Sections:   
Zoning District:  Section 1405  Residential Zoning     
Landmark Designation: Section 1435-07 
 
Summary and Background: 
The area now known as the Cincinnati neighborhood of Bond Hill was traditionally part 
of the Shawnee camp and hunting grounds of the Mill Creek known in the Shawnee 
language as “Mahketewah”. In November 1870, Henry Watkin, Lowell H. Smith, 
Thomas Sargent, David Hicks, and Joseph P. Sailer, incorporated the Cooperative Land 
and Building Association No.1 of Hamilton County, Ohio. They sought to establish the 
village they would call “Bond Hill” as a temperance community for “men of modest 
means” in the farmland five miles north of the corporate limits of Cincinnati, serviced by 
the Marietta Railroad.   
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Bond Hill remained an independent suburb until 1903, when it was annexed by the City 
of Cincinnati. The area was still mostly characterized by dairies, orchards and large 
private estates at the time of annexation and only very gradually urbanized, until the 
housing boom of the 1920’s resulted in the rapid division and subdivision of these large 
parcels. According to Aharon Varady’s book Bond Hill: Origin and Transformation of a 
19th Century Railroad Suburb, “Between 1923 and 1928, 20 blocks in seven separately 
planned segments were appropriated from farms east of Reading Road (Cincinnati 
Times-Star 1938). These plans did not take into consideration the existing gridiron plan 
of the original Bond Hill village. Consequently, their execution resulted in irregular street 
alignments east and west of Reading Road.” One of these blocks was Bella Vista 
Street, (originally, Bella Vista Avenue), which is a is a Re-Subdivision of Lot No. 6 Snow 
& White’s Subdivision, as accepted by the City Planning Commission on June 29, 1926 
Sect. 5T FR.  
 
Developers and builders of the lots along Bella Vista include, Arthur R Green, MP Quill, 
JC Grunkemeyer, Holscher & Rape, and Gustave M Goldsmith.  
 
While there were multiple buildings, the majority of structures are consistent in style and 
siting upon the lots. The significance of the street lays in in its cohesiveness as an 
example of Jazz Age architecture.  
 
Designation Review 

 
Attached to this Staff report are the Designation Report, boundary maps, and the 
proposed Conservation Guidelines for the Bella Vista St Historic District.   

Staff finds that, based on the attributes of the district and its associated buildings and 
parcels as set forth in the Designation Report, that the application for the nomination for 
the Bella Vista St Historic District meets the requirements prescribed in Chapter 1435, 
specifically §1435-07-1, “Becoming a Becoming a Historic Structure; Determination of 
Historic Significance”.  

The Cincinnati Zoning Code (CZC) § 1435-07-1(a), specifies that a structure or group of 
structures may be deemed as having Historic Significance if it has at least one of the 
following attributes:  

1. Association with events that have made a significant contribution to the broad 
patterns of our history; or 

2. Association with the lives of persons significant in our past; or 
3. Embodies the distinctive characteristics of a type, period, method of 

construction or that represent a significant and distinguishable entity whose 
components may lack individual distinction; or  

4. That has yielded, or may be likely to yield, information important in prehistory or 
history. 

The applicant is nominating the Bella Vista St Historic District under Criterion 3: 
embodies the distinctive characteristics of a type, period, method of construction or that 
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represent a significant and distinguishable entity who components may lack individual 
distinction.  

There are 18 buildings within the district which were all built in the 1920s and 
1930s. The homes have largely retained their historic and architectural 
integrity including their site and setting. The street is no-outlet, lamplit street 
which helps to create a strong cohesive and quiet district.  
 
All 18 buildings in the district are contributing and there are no “missing 
teeth”/ vacant lots which makes this a unique street that helps create a strong 
sense of time and place.  

In CZC § 1435-07-2-B, “Report, Public Hearing and Decision”. It states  

“Historic Conservation Board. After a public hearing on the proposed designation, 
the Historic Conservation Board has the duty to decide whether to recommend 
designation of the proposed Historic Landmark, Historic District or Historic Site and 
forward its decision, whether favorable or not, along with the proposed conservation 
guidelines to the City Planning Commission.”  

The proposed Historic Conservation Guidelines are written to ensure that future work 
will maintain the significant architectural features and design of the Bella Vista Street 
Historic District. 

The guidelines were based off of the city created “Rehabilitation Template Guidelines” 
provided to the applicant by staff. Staff worked with the applicant to create New 
Construction Guidelines as well. While there is not an anticipation that new 
construction/infill construction would happen due to all of the 18 buildings in the district 
being contributing and in good repair, the guidelines would be needed in case of a 
catastrophic event, such a fire, where a building might not be able to be rebuilt.  

Staff has not proposed changes to the presented guidelines. 

Other Considerations: 
 
Public Meeting/Staff Conference 
Staff from both the City Planning Office and the Historic Conservation Office held a 
public meeting in the Bond Hill Community on June 24, 2019. At this meeting the 
guidelines and designation report were presented to the community by the applicants 
and staff. The sign in sheets from the meeting are attached.   
 
Comments Provided to Staff: In the submittal from the applicant, they have included 
petitions sheets that show support from 7 property owners within the district. There have 
been no letters of opposition submitted to staff.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                 
 
Zoning Considerations: The proposed Bella Vista Street Historic District will not affect 
the base zoning of SF-4 and RM 1.2. Many of the lots are twice the size of the required 
lots in SF-4.  However, due to the minimum lot width requirements they would not be 
able to be subdivided without variance and Planning Commission approval.  
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Consistency with Plan Cincinnati (2012): This designation is consistent with the Plan 
Cincinnati goal embodied in the Sustain Initiative, specifically goal #2, preserving our 
built history as outlined in pages 197-198 of the plan. 
 

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

1. APPROVE and RECOMMEND to the Cincinnati City Planning Commission 
(CPC) and to the Cincinnati City Council (CC) for the designation of the Bella 
Vista Street Historic District Attachment 2 and the list of properties in Attachment 
1 as detailed in the associated Bond Hill Bella Vista Historic Designation Report 
and related Conservation Guidelines.   

 
 

2. FINDING:  The Board makes this determination per Section 1435-07-1: 
(a) That it has been demonstrated that the Bella Vista Street Historic District 

meets the conditions of §1435-07-1(a)(3) as it “Embodies the distinctive 
characteristics of a type, period, method of construction”.    

(b) That the Board recommends a proposed Historic Conservation Guidelines, 
dated June 21, 2019 as required by §1435-07-2C.  

(c) That the proposed Historic Conservation Guidelines are compatible with the 
Secretary of the Interior’s Guidelines for Historic Preservation.  
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SUMMARY STATEMENT AND STATEMENT OF SIGNIFICANCE 
 

The Bond Hill Bella Vista Historic District meets the local historic criteria for designation set 

forth in CZC 1435-07-1 as a City Historic Landmark District insofar as the District “3. embodies 

the distinctive characteristics of a type, period, method of construction or that represent a 

significant and distinguishable entity whose components may lack individual distinction.” 

 

The Bond Hill Bella Vista Historic District is an excellent example of the residential 

architectural styles dominant in the late 1920’s through the mid 1930’s. All of the homes in the 

Historic District were erected in a 10-year timespan between 1926 and 1936, and generally have 

been little altered in terms of their use, footprints, rooflines and overall appearance along the 

primary elevation. The homes line a single, lamplit no-outlet street with underground utilities 

and comprise a cohesive collection of Jazz Age architecture that evokes a sense of time and 

place. 

 

Of the 18 buildings, 13 are homes in the Tudor Revival style (5026 Reading Road, 5108 Reading 

Road, 1702 Bella Vista, 1714 Bella Vista, 1715 Bella Vista, 1718 Bella Vista, 1719 Bella Vista, 

1722 Bella Vista, 1723 Bella Vista, 1726 Bella Vista, 1727 Bella Vista, 1730 Bella Vista, and 

1743 Bella Vista); 1 home is Gothic Revival (1739 Bella Vista); 1 home is Georgian Revival 

(1740 Bella Vista); 1 home is Mediterranean Revival (1734 Bella Vista); and 1 home is Colonial 

Revival (1735 Bella Vista). 

 

The principal developer of Bella Vista Street, Arthur R. Green, described the street this way in a 

1929 Cincinnati Enquirer advertisement: “Peace and satisfaction come from owning and living 

in a clean, well-built and conveniently-planned home, in a good home, among good homes and 

on a street where there is no possibility of any worry as to what is going to be built next door, 

that would jeopardize the value of your estate. Bella Vista Avenue is a street restricted to . . . 

residences of a better class, characteristic of the homes already built on this street, which speak 

for themselves” ( It is that very character and cohesiveness of the homes on Bella Vista which 

merit are significant and merit preservation and protection from uncharacteristic future alteration. 

 

BOUNDARY DESCRIPTION 
 

The Bond Hill Bella Vista Historic District is situated in the City of Cincinnati, Hamilton 

County, Ohio and being more particularly described as follows: 

 

BEGINNING at the intersection between the centerlines of Reading Road and Bella Vista Street; 

thence, southwardly with the centerline of Reading Road to the point of intersection with the 

westerly extension of the south parcel line of Parcel 207, HCAP Book 119, Page 2; thence 

eastwardly along the south parcel line of said parcel to the point of intersection with the west 

parcel line of Parcel 206, HCAP Book 119, Page 2; thence, southwardly along the west parcel 

line of said parcel to the point of intersection with the southwest corner of said parcel; thence, 

eastwardly along the south parcel line of said parcel and continuing eastwardly along the south 

parcel line of Parcels 205, 204, 203, 367, 200, 199 and 355, HCAP Book 119, Page 2, to the 
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point of intersection with the southeast corner of Parcel 355, HCAP Book 119, Page 2; thence, 

northwardly along the east parcel line of said parcel and said east parcel line extended to the 

point of intersection with the centerline of Bella Vista Street; thence, northwardly with the 

southerly extension of the east parcel line of Parcel 198, to the point of intersection with the 

southeast corner of said parcel and continuing northwardly along the east parcel line of Parcel 

397, HCAP Book 119, Page 2, to the point of intersection with the northeast corner of said 

parcel; thence, westwardly along the north parcel line of said parcel to the point of intersection 

with the northwest corner of said parcel; thence, southwardly along the west parcel line of said 

parcel, to the point of intersection with the north parcel line of Parcel 195, HCAP Book 119, 

Page 2; thence, westwardly along the north parcel line of Parcels 195, 194, 193, 192, and 011, 

HCAP Book 119, Page 2, and the north parcel line of Parcel 11, HCAP Book 119, Page 2 

extended, to the point of intersection with the centerline of Reading Road; thence, southwardly 

with said centerline of Reading Road to THE POINT OF BEGINNING. 



Page 5 

Bond Hill Bella Vista Historic District Designation Report 

 

 

 

BOUNDARY MAP 

 
All buildings within the boundary map are contributing, as indicated on the Historic Resource 

Inventory Form, attached. 

 

JUSTIFICATION OF BOUNDARY 
 

The boundary was selected on the basis of the cohesiveness of architecture on Bella Vista Street. 

16 of the 18 buildings within the boundary have Bella Vista Street addresses. The two remaining 

buildings, 5026 Reading Road and 5108 Reading Road, have a secondary entrance on Bella 

Vista Street. 

 

 
DISTRICT HISTORIC AND ARCHITECTURAL OVERVIEW 

 

The area now known as the Cincinnati neighborhood of Bond Hill was traditionally part of the 

Shawnee camp and hunting grounds of the Mill Creek known in the Shawnee language as 

“Mahketewah”. In November 1870, Henry Watkin, Lowell H. Smith, Thomas Sargent, David 

Hicks, and Joseph P. Sailer, incorporated the Cooperative Land and Building Association No.1 

of Hamilton County, Ohio. They sought to establish the village they would call “Bond Hill” as a 
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temperance community for “men of modest means” in the farmland five miles north of the 

corporate limits of Cincinnati, serviced by the Marietta Railroad. 

 

Bond Hill remained an independent suburb until 1903, when it was annexed by the City of 

Cincinnati. The area was still mostly characterized by dairies, orchards and large private estates 

at the time of annexation and only very gradually urbanized, until the housing boom of the 

1920’s resulted in the rapid division and subdivision of these large parcels. According to Aharon 

Varady’s book Bond Hill: Origin and Transformation of a 19th Century Railroad Suburb, 

“Between 1923 and 1928, 20 blocks in seven separately planned segments were appropriated 

from farms east of Reading Road (Cincinnati Times-Star 1938). These plans did not take into 

consideration the existing gridiron plan of the original Bond Hill village. Consequently, their 

execution resulted in irregular street alignments east and west of Reading Road.” One of these 

blocks was Bella Vista Street, (originally, Bella Vista Avenue), which is a is a Re-Subdivision of 

Lot No. 6 Snow & White’s Subdivision, as accepted by the City Planning Commission on June 

29, 1926 Sect. 5T FR 2. 

 

Homer C. Stanforth was the original owner & developer of the Bella Vista Subdivision. 

Stanforth sold 14 lots to Arthur R. Green, who eventually built at least four homes on Bella Vista 

Street (1714 Bella Vista, 1715 Bella Vista, 1718 Bella Vista, 1722 Bella Vista, 1726 Bella 

Vista). 

 

Other architects and builders on the street were: 

 

• M. F. Quill, builder, with J.C. Grunkemeyer, architect, of 1702 Bella Vista and 5108 

Reading Road. Notably, J.C. Grunkemeyer was a partner in Sullivan & Grunkemeyer, to 

whom the Makatewah Country Club clubhouse, directly located across Reading Road at 

5401 Reading Road 45237, is attributed. Grunkemeyer has over 200 buildings, many of 

which are Catholic schools and churches, to his credit in the Cincinnati area. 

• Holscher & Rape were builders of 1727 Bella Vista 

• Gustave M. Goldsmith, of the Goldsmith Lath Company, was the owner-builder of 1734 

Bella Vista 

 

Though the historic significance of the district lay in its cohesiveness as an example of Jazz Age 

architecture, several noteworthy residents are also associated with the street: 

 

Residents of the duplex 1702 Bond Hill Bella Vista / 5108 Reading Road, built by John Clifford 

Grunkemeyer, to whom Maketewah Country Club is attributed 

• Ohio State University Professor Ralph B. Alspaugh and his wife Lilyan Mae Haas 

Alspaugh, author and frequent lecturer 

• Louis B. Sawyer, Esq.,noted criminal defense attorney 

• Abraham Bruson, proprietor of the Bruson Motor Car Company on Gilbert Avenue 

 

Residents of 1726 Bond Hill Bella Vista 

• Arthur R. Green, developer of 14 lots on Bond Hill Bella Vista and homes throughout 

Cincinnati 

• Robert Green, noted pioneering heart surgeon 
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Owners of 1727 Bond Hill Bella Vista 

• John E. Lietemeyer, the junior owner of the eponymous of the John E. Lietemeyer & Son 

Funeral Home Company 

 

Owners of 1734 Bella Vista 

• Gustave M. Goldsmith, Sr. the owner-builder-architect of 1734 Bella Vista and President 

of the Goldsmith Metal Lath Company 

• Gustave M. Goldsmith, Jr., structural engineer 

 

Owners of 1735 Bella Vista 

• Dr. Arthur R. Theobald, Director of the Avondale Animal Hospital and a Bond Hill 

commercial landlord 

• Dr. William David Smith, a professor of psychology and the very first director of the 

Department of Africana Studies at the University of Cincinnati 

 

Owner of 1740 Bella Vista 

• Joseph C. Sagmeister, Esq., attorney 

 
 

RESEARCH METHODOLOGY 
 

Research for this report was gathered chiefly from real estate advertisements and articles from 
The Cincinnati Enquirer, Hamilton county auditor records, Hamilton county recorder records, 

and the definitive book of Bond Hill history Bond Hill: Origin and Transformation of a 19th 

Century Railroad Suburb by Aharon Varady. 

 
FINDINGS 

 

According to chapter 1435 of the Cincinnati Zoning Code (Historic Preservation), certain 

findings must be made before a historic district can be made by City Council. These findings are 

as follows: 

 

(3) Embodies the distinctive characteristics of a type, period, method of construction or 

that represent a significant and distinguishable entity whose components may lack 

individual distinction; 

 

The 18 buildings within the Bond Hill Bella Vista district represent a variety of architectural 

styles from the late 1920’s to mid 1930’s. These homes largely have retained their historic 

integrity and together, lining a lamplit, no-outlet street, convey a sense of time and place that is 

unique in its cohesiveness. 
 

Compatibility with PLAN Cincinnati 

The designation of the Bond Hill Bella Vista Historic District is compatible with the City of Cincinnati’s 

Comprehensive Plan: PLAN Cincinnati. PLAN Cincinnati outlines that “the city’s broad and reputable historic 

building stock should be preserved to the greatest extent practicable.” 
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In addition, the designation of the Bond Hill Bella Vista Historic District is specifically compatible with the 

2016 Bond Hill + Roselawn Plan, which states that “Supporting and enhancing the housing in both 

communities is a way to ensure that the wealth families have built in their homes is protected, and that old and 

new residents have a high quality of life in these walkable neighborhoods” (p. 4). 
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INTRODUCTION TO GUIDELINES 
 

The Conservation Guidelines outlined in this booklet are intended to assist property owners, architects, 

and contractors who are considering work within the Bond Hill Bella Vista Historic District, and 

includes recommendations for building rehabilitation and alterations, site improvements and 

alterations, new construction and additions, and demolition. 

 

The guidelines have been adapted from the Secretary of Interior’s Standards for Rehabilitation and the 

National Park Service’s Preservation Briefs. These guidelines are not rigid sets of rules, but serve as a 

guide in making improvements which are compatible with the district’s historic character. They set broad 

parameters within which district changes should occur, while maintaining ample opportunity for design 

creativity and individual choice. The guidelines give the owner and the City’s Historic Conservation 

Board a way to determine if the proposed work is appropriate for the long-term interests of the district. 

 

When construction or demolition is proposed within the Historic District, a Certificate of Appropriateness 

(C.O.A.) must be obtained from the Historic Conservation Board (HCB). This is in addition to a building 

permit, although there is no additional fee. The following kinds of work do not require a C.O.A.: 

 

• Ordinary repair and maintenance which does not result in an exterior change. 

• Interior work such as painting, plumbing, wiring, and plastering. 

 

The following points are extremely important: 

 

• The guidelines do not require that an owner make improvements. 
• The guidelines do not force an owner to “take the property back to the way it was.” 

• The HCB may modify certain guidelines, as appropriate, in cases of economic hardship. 
• The HCB must approve the proposal, even if it doesn’t meet the guidelines, when the 

owner demonstrates: 

1. That there is no economically feasible and prudent alternative which would 

conform to the guidelines, and 

2. That strict application of the guidelines would deny a reasonable rate of return on the 

property and would amount to a “taking of the property without just compensation.” 

• The guidelines and the legislation which set up the HCB are structured for negotiating 

solutions which will give the owner substantial benefit without causing substantial harm to the 

district. The Board may grant approval, set conditions, or waive certain guidelines to aid 

negotiations. 

• Any applicant who disagrees with a Board decision may appeal the decision to City 

Council. 

 

Applicants are encouraged to consult with the Historic Conservation Office staff during the planning 

stages prior to formal application for a building permit. We are available in Suite 500, Centennial Plaza 

Two, 805 Central Avenue or at 513-352-4848.

https://www.nps.gov/tps/standards/rehabilitation.htm
https://www.nps.gov/tps/how-to-preserve/briefs.htm
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GENERAL CHARACTERISTICS 

Description of Physical Appearance 

The 18-home Bond Hill Bella Vista Historic District is comprised of thirteen mock English 

cottages in the Tudor Revival style, with four homes in other styles: 

 

On the primary elevation, the Tudor Revival cottage homes (1702 Bella Vista, 1714 Bella Vista, 1715 

Bella Vista, 1718 Bella Vista, 1719 Bella Vista, 1722 Bella Vista, 1723 Bella Vista, 1726 Bella 

Vista, 1727 Bella Vista, 1730 Bella Vista, 1731 Bella Vista, 1734 Bella Vista, 1735 Bella Vista, 1739 

Bella Vista, and 1743 Bella Vista and 5026 Reading Road) are characterized by stone-clad or brick-clad 

first storys and stucco facades with decorative wood half-timbering on the second and third stories. 

 

The single home in the Gothic Revival style (1739 Bella Vista) is a turreted dark brown brick home 

with an engraved shield, decorative half-timbering, steel casement windows and an engraved crest. 

 

The single center hall Georgian Revival home (1740 Bella Vista) is an unpainted red brick, gable roof 

two-story home with an arched portico and dentil molding on the primary elevation. 

 

The single Mediterranean Revival home (1734 Bella Vista) is an all-stucco two-story home with a glass-

enclosed conservatory. 

 

The single Colonial Revival home (1735 Bella Vista) is characterized by a fieldstone clad first story 

with aluminum siding on the second story, which was originally wooden clapboard. 

 

Over time, the homes generally have maintained their original footprints, rooflines and general 

appearance along the primary elevation. There are, however, a number of common alterations of the 

original properties: 

• enclosure of open-air porches, including infill of the original arched openings, visible along 

the primary elevation 

• whimsical and historically inaccurate paint schemes 

• installation of storm doors 

• installation of replacement windows, very often with faux divided light double-hung 

windows 

• installation of decks along the secondary and tertiary elevations 

• installation of parking pads in the rear of properties 

• removal of cut stone or brick walkways in favor of broom-swept textured concrete 

pavement or stamped concrete 

• demolition of freestanding garages 
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Statement of Significance 

 

The Bond Hill Bella Vista Historic District is an excellent example of the residential architectural styles 

dominant in the late 1920’s through the mid 1930’s. All of the homes in the Bond Hill Bella Vista 

Historic District were erected in a 10-year timespan between 1926 and 1936. Of the 18 homes, 14 are in 

the Tudor Revival cottage style; 1 is Gothic Revival (1739 Bella Vista); 1 is Federal Revival (1740 Bella 

Vista); 1 is Mediterranean Revival (1734 Bella Vista); and 1 is Colonial Farmhouse Revival (1735 Bella 

Vista). 

 

Though the historic significance of the district lay in its cohesiveness as an example of Jazz Age 

architecture, several noteworthy residents are also associated with the street: 

 

Residents of the duplex 1702 Bond Hill Bella Vista / 5108 Reading Road, built by John Clifford 

Grunkemeyer, to whom Maketewah Country Club is attributed 

• Ohio State University Professor Ralph B. Alspaugh and his wife Lilyan Mae Haas 

Alspaugh, author and frequent lecturer 

• Louis B. Sawyer, Esq.,noted criminal defense attorney 

• Abraham Bruson, proprietor of the Bruson Motor Car Co. on Gilbert Avenue 

 

Residents of 1726 Bond Hill Bella Vista 

• Arthur R. Green, developer of 14 lots on Bond Hill Bella Vista and homes throughout 

Cincinnati 

• Robert Green, heart surgeon 

 
Owners of 1727 Bond Hill Bella Vista 

• John E. Lietemeyer, the junior owner of the eponymous of the John E. Lietemeyer & Son Funeral 

Home Co. 

 

Owners of 1734 Bella Vista 

• Gustave M. Goldsmith, Sr. the owner-builder-architect of 1734 Bella Vista and President of the 

Goldsmith Metal Lath Co. 

• Gustave M. Goldsmith, Jr., structural engineer 

 

Owners of 1735 Bella Vista 

• Dr. Arthur R. Theobald, a Director of the Avondale Animal Hospital and Bond Hill 

commercial landlord 

• Dr. William David Smith, a professor of psychology and the very first director of the 

Department of Africana Studies at the University of Cincinnati 

 

Owner of 1740 Bella Vista 

• Joseph C. Sagmeister, Esq., attorney 
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GENERAL GUIDELINES 

Adapted from the Secretary of Interior’s Standards for Rehabilitation 

 

1. A property will be used as it was historically or be given a new use that maximizes the 

retention of distinctive materials, features, spaces and spatial relationships. Where a 

treatment and use have not been identified, a property will be protected and, if necessary, 

stabilized until additional work may be undertaken. 

2. The historic character of a property will be retained and preserved. The replacement of 

intact or repairable historic materials or alteration of features, spaces and spatial 

relationships that characterize a property will be avoided. 

3. Each property will be recognized as a physical record of its time, place and use. Work 

needed to stabilize, consolidate and conserve existing historic materials and features will be 

physically and visually compatible, identifiable upon close inspection and properly 

documented for future research. 

4. Changes to a property that have acquired historic significance in their own right will be 

retained and preserved. 

5. Distinctive materials, features, finishes and construction techniques or examples of 

craftsmanship that characterize a property will be preserved. 

6. The existing condition of historic features will be evaluated to determine the appropriate 

level of intervention needed. Where the severity of deterioration requires repair or limited 

replacement of a distinctive feature, the new material will match the old in design, color and 

texture. 

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest 

means possible. Treatments that cause damage to historic materials will not be used. 

8. Archeological resources will be protected and preserved in place. If such resources must be 

disturbed, mitigation measures will be undertaken. 

9. New additions, exterior alterations, or related new construction shall not destroy historic 

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

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

historic integrity of the property and its environment. 

10. New additions and adjacent or related new construction shall be undertaken in such a 

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

property and its environment would be unimpaired. 
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DEFINITION OF EXISTING CONDITIONS 
 

  
Masonry in good condition 

Masonry in fair condition
 Masonry in poor condition 

 

   
Wood windows in good condition Wood door in fair condition Wood window in poor condition 

Excellent 

Excellent conditions consist of no signs of aging or ordinary exposure; the architectural feature should 

look brand new. This condition will often only be used after the repair, restoration or replacement of an 

architectural feature. 

 

Good 

Good conditions consist of typical signs of aging and ordinary exposure from the elements. 

Deterioration at this level should generally be addressed through repairs or restoration and/or can be 

sufficiently maintained at its current condition through routine maintenance. 

 
Fair 

Fair conditions consist of long-term neglect; inadequate protection against the elements; damage from 

vandalism or small fires; intentional destruction or removal of portions of architectural features. 

Deterioration at this level may require rebuilding, replicating or replacing architectural features or 

portions of them. 

 
Poor 

Poor conditions consist of rot, irreparable deterioration, collapse or partial collapse, past removal and 

destruction of significant architectural features. Architectural features that display poor conditions lack 

the physical integrity to be repaired or restored. 
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BUILDING REHABILITATION AND ALTERATION 
 

1. GENERAL GUIDELINES FOR REHABILITATION 
 

Overview 

The guidelines for Building Rehabilitation and Alteration are intended to ensure that rehabilitation will 

maintain significant features of buildings. The guidelines are not concrete rules, but are used by the 

Historic Conservation Board as a guide to assess the compatibility and the appropriateness of proposed 

changes. Ordinary repair and maintenance that in no way changes the appearance of the building shall not 

be subject to review. Replacement is subject to review. 

 

The following general guidelines apply to all subsections of Building Rehabilitation and 

Alteration: 

 
Identify, Retain, and Preserve 

Identify, retain, and preserve features that are important in defining the overall historic character of the 

building and are in good condition. Rehabilitation work should fit the character of the original building. 

 

Protect and Maintain 

Original building materials should not be covered by other materials. 

 

Surface cleaning should be done by the gentlest means possible. Cleaning may not be necessary at all if 

the materials have a protective patina, are not heavily soiled, or could be damaged by cleaning methods. 

 
 

Repair and Replace 

Original materials should be repaired, restored, and reused wherever possible. If replacing, replicate 

the original based on existing materials. 

 

Replace missing or severely deteriorated material sensitively to harmonize with or replicate the original 

as closely as possible with regard to: 

 
Type of material Color Placement 
Size of Unit Shape Detailing 
Composition Texture  

Size Type of joint  

 

If no evidence of original materials or detailing exists, alterations and completely new features should 

be detailed in a simple manner and be contemporary in design, yet harmonize with the character of the 

building in terms of scale, texture, design, and composition. 

 

Not Recommended 

 

• Making the building look older than it really is or inventing a feature that “might have been.” 

• Removing or altering historic materials or distinctive architectural features. 
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2. EXTERIOR WALLS AND ARCHITECTURAL FEATURES 

Overview 

Exterior Materials: Brick, Stone, Mortar, Wood, Metal 

 

Location of Materials: Walls, Foundation, Architectural Features 

 

Exterior Architectural Features: Cornices, Architraves, Pediments, Brackets, Railings, Columns 

 

The exterior walls and architectural features of buildings in this district are composed primarily of brick, 

stone, wood, and cast iron. Brick varies considerably in size and quality. 

Historic mortar was generally quite soft, consisting of lime and sand and other additives. Stone can 

include various types of sandstone, limestone, marble, granite, slate and fieldstone and be used in 

foundations, roofs, and ornamentation. Wood was used as siding and for ornamentation such as cornice 

brackets. Cast iron can be found in architectural features including building facades and porches. 

 

For help with identifying masonry materials, refer to Preservation Brief 2. 

Above: Examples of masonry materials and mortar types present in the Historic District 

 
Identify, Retain, and Preserve 

Identify, retain, and preserve all exterior features that are important in defining the overall historic 

character of the building such as walls, brackets, railings, cornices, window architraves, door 

pediments, steps, and columns; and details such as tooling and bonding patterns, coatings, and color. 

 
Protect and Maintain 

Protect and maintain masonry, wood, and architectural metals by providing proper drainage so 

that water does not stand on flat, horizontal surfaces or accumulate in curved decorative features. 

 

The cleaning of exterior materials should be done by the gentlest means possible. Identify the particular 

material prior to any cleaning procedure. Clean masonry only when necessary to halt deterioration or 

remove heavy soiling. Refer to Preservation Brief 1 for recommended cleaning methods for masonry 

surfaces. Clean architectural metals, when appropriate, to remove corrosion prior to repainting or 

applying other appropriate protective coatings. Refer to Preservation Brief 27 for maintenance and repair 

of architectural cast iron. 

 

The color of trim and decorative detailing on a building should contrast with the wall paint color. Light 

colored buildings should have darker trim and dark colored buildings should have lighter trim. The 

detailing and trim should not be painted the same color as the walls. 

https://www.nps.gov/tps/how-to-preserve/briefs/2-repoint-mortar-joints.htm
https://www.nps.gov/tps/how-to-preserve/briefs/1-cleaning-water-repellent.htm
https://www.nps.gov/tps/how-to-preserve/briefs/27-cast-iron.htm
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While not permanent, paint provides an effective protective skin for structures. Painted brick buildings 

should be repainted rather than stripped or cleaned to reveal the natural brick color. The best treatment for 

painted brick is a gentle scraping, then repainting. Inspect painted wood surfaces to determine whether 

repainting is necessary or if cleaning is all that is required. On wood surfaces, remove damaged or 

deteriorated paint to the next sound layer using the gentlest method possible (hand scraping and hand 

sanding), then repainting. Apply chemical preservatives to wood features such as beam ends or outriggers 

that are exposed to decay hazards and are traditionally unpainted. Retain coatings such as paint that help 

protect the wood from moisture and ultraviolet light. Refer to the Secretary of Interior Standards 

Guidelines on Wood for treatment of painted wood surfaces. For architectural metals, apply appropriate 

paint or other coating systems after cleaning in order to decrease the corrosion rate of metals or alloys. 

 

Exterior Colors and Considerations of Home Styles 

 

Tudor Revival, including Gothic Revival 

Tudor Revival homes have a limited palette of historically appropriate colors. Doors, trim, and half-

timbering members are accented through the use of brown or black paint color. Greens are also favorite 

trim colors, and certain reds can accent the doors and trim as well. Stucco walls use lighter tones such as 

white, yellow, beige, or cream. Nontraditional colors should be avoided. 

 

Mediterranean Revival 

Mediterranean Revival homes generally have a smooth stucco finish that should be preserved and 

maintained. Where previously painted, a stucco finish should be repainted as needed in a traditional 

color scheme, typically white, ivory or very pale yellow. Nontraditional colors, especially body colors, 

should be avoided. 

 

Federal Style 

The formal structure of the Federal style is set off by a striking contrast of black-on-white trim. Shutters 

are typically black or very dark green. Columns, pillars, trim and moldings are very white. Unless 

previously painted, brickwork should remain unpainted. Where already painted, white is the most 

common and appropriate brickwork color. Nontraditional colors, especially body colors, should be 

avoided. 

 

Colonial Farmhouse Style 

The informal nature of the Colonial farmhouse style lends itself to a variety of siding colors. Trim 

should, however, generally remain white. Siding and shutter colors should be harmonious with the trim 

and masonry details. Bright, contemporary colors are nontraditional and are best avoided. 

 
 

Repair 

Repair masonry and wood features by patching, piecing-in, or consolidating the masonry using 

recognized preservation methods. Repair architectural metal features by patching, splicing, or 

otherwise reinforcing the metal following recognized preservation methods. Repair may also include 

the limited replacement in kind--or with compatible substitute material--of those extensively 

deteriorated or missing parts of architectural features. Refer to Preservation Brief 16 for recommended 

use of substitute materials. 

https://www.nps.gov/tps/standards/rehabilitation/rehab/wood01.htm
https://www.nps.gov/tps/standards/rehabilitation/rehab/wood01.htm
https://www.nps.gov/tps/how-to-preserve/briefs/16-substitute-materials.htm
https://www.nps.gov/tps/how-to-preserve/briefs/16-substitute-materials.htm
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Repair masonry walls and other masonry features by repointing the mortar joints where there is evidence 

of deterioration which can significantly aid the rehabilitation of a structure. When repointing an existing 

masonry wall, duplicate old mortar in strength, composition, color, and texture, and duplicate old 

mortar joints in width and in joint profile. Refer to Preservation Brief 2 for mortar history, technical 

assistance, and recommendations for repairing. 

 
Replace 

Missing or deteriorated materials is to be replaced with new materials which match the original details as 

closely as possible, when known, with regard to the following: type, color, style, shape, and texture of 

material, composition, type of joint, size of unit, placement and detailing. When alternative materials 

other than those historically used in the district are proposed the following qualities will be used in 

evaluating its appropriateness and its establishment of visual continuity: 

 
1. Life-span/durability of the material 

2. Sheen, glare, reflectivity 
3. Texture 

4. Color 

5. Design/Pattern/Profile 

6. Dimensions 

 

Not Recommended for Exterior Walls and Architectural Features 

• Removing or radically changing features which are important in defining the overall historic 

character of the building so that, as a result, the character is diminished. Replacing or 

rebuilding a major portion of exterior walls that could be repaired so that, as a result, the 

building is no longer historic and is essentially new construction. 

• Replacing an entire feature when repair of and limited replacement of deteriorated or missing 

parts are appropriate. Using a substitute material for the replacement part that does not convey 

the visual appearance of the surviving parts of the feature or that is physically or chemically 

incompatible. 

• Removing a feature that is unrepairable and not replacing it; or replacing it with a new feature 

that does not convey the same visual appearance. Creating a false historical appearance because 

the replaced feature is based on insufficient historical, pictorial, and physical documentation. 

Introducing a new feature that is incompatible in size, scale, material and color. 

• Treating a material without identifying, evaluating, and removing the source of 

deterioration. 

• Applying paint or other coatings (such as stucco to masonry) that has been historically 

unpainted or uncoated to create a new appearance. Removing paint from historically painted 

material. Radically changing the type of paint or coating or its color. 

• Sandblasting and use of wire brushes are not an acceptable method of cleaning. Refer to 

Preservation Brief 6 for the dangers of abrasive cleaning. 

• Waterproof and water repellent coatings should never be used on masonry unless there is 

actual water penetration through the masonry, then only the affected area should be treated and 

only after it has thoroughly dried. Refer to Preservation Brief 1 for recommended water-repellent 

treatment. 

• Removing non-deteriorated mortar from sound joints, then repointing the entire building to 

achieve a uniform appearance. Repointing with mortar of high portland cement content unless it 

is the content of the historic mortar. Repointing with a synthetic caulking compound. Changing 

the width or joint profile when repointing. Refer to Preservation Brief 2 for additional 

information on repointing historic mortar joints. 

https://www.nps.gov/tps/how-to-preserve/briefs/2-repoint-mortar-joints.htm
https://www.nps.gov/tps/how-to-preserve/briefs/2-repoint-mortar-joints.htm
https://www.nps.gov/tps/how-to-preserve/briefs/6-dangers-abrasive-cleaning.htm
https://www.nps.gov/tps/how-to-preserve/briefs/1-cleaning-water-repellent.htm
https://www.nps.gov/tps/how-to-preserve/briefs/1-cleaning-water-repellent.htm
https://www.nps.gov/tps/how-to-preserve/briefs/2-repoint-mortar-joints.htm
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The use of aluminum or vinyl siding for wood clapboard siding replacement or resurfacing material on 

wood frame buildings. The use of artificial stone, asbestos, asphalt shingles, and other similar 

resurfacing material. 

 

 

3. DOOR AND WINDOW OPENINGS 

Overview 

Common Window Styles: The most common window style in the district is the divided light wooden 

double hung six-over-one window or the divided light wooden casement style window. Other styles are 

the steel casement window and leaded glass windows, which are most frequently diamond pane. 

 

Common Door Styles: Arched doors are common in the Tudor Revival style homes. 6 panel doors 

are common in the other home styles. 

 

Overview: Among the most important features of any building are its openings—its windows and doors. 

The size and location of openings are an essential part of the overall design and an 

important element in the building’s architecture. 

  
Wood casement windows 

 

 

Tudor Arch door with 

original leaded stained 

glass 

Leaded glass diamond 

pane windows 

 

 

Rounded arch door with 

divided lights 

Steel casement 

windows 
 

Tudor arch door with original 

decorative cast iron straps 

 

Identify, Retain, and Preserve 

Identify, retain, and preserve windows--and their functional and decorative features--that are important 

in defining the overall historic character of the building. 
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Protect and Maintain 

Apply appropriate treatment methods, such as cleaning, rust removal, limited paint removal, and re-

application of protective coating systems, to surface materials which comprise the windows and doors. 

Refer to Preservation Brief 9 for appropriate wooden window treatments, Preservation Brief 27 for the 

maintenance of historic cast iron, and Preservation Brief 47 for maintaining and cleaning openings. 

 

Evaluate the overall condition of materials to determine whether more than protection and maintenance are 

required. 

 
Repair and Replace 

Original doors and window sashes should be repaired rather than replaced, whenever possible. When 

replacement is necessary, the new door or window should match the original in size and style as closely 

as possible. 

 

Original openings should not be filled in. If infill of original openings cannot be avoided, the outline of 

the openings should remain apparent by setting the new infill material back from the existing wall plane 

and by leaving the existing sills and lintels in place. 

 

Screens and storm windows should be as inconspicuous as possible. 

 

Repair window frames, windows sashes, and doors by patching, splicing, consolidating or otherwise 

reinforcing. If an entire window, door, or its parts are extensively deteriorated or missing, replace in 

kind or with compatible substitute material. 

 

Missing shutters may be reintroduced, particularly where existing hard-ware proves that they were part of 

the original design and function of the building. New shutters must fit the original window openings and 

be functional. 

 

Not Recommended for Openings 

• Altering or infilling original openings. 

• Changing the historic appearance of windows and doors through the use of inappropriate 

materials, finishes, or colors which noticeably change the sash, depth of reveal, and 

muntin configuration; the reflectivity and color of the glazing; or the appearance of the 

frame. 

• Metal or plastic window frames, trim, and storm windows and doors are generally 

unacceptable. Slider windows are always inappropriate for front elevations in the 

district. Roll down shutters and metal bar systems installed on the exterior of the 

buildings that cover door and window openings are not encouraged. 

• Replacing a window or door when it can be repaired. 

 

 
4.  ROOFS 

Overview 

Roof Materials: Roofs in the Bond Hill Bella Vista Historic District were most often originally cedar 

shake, slate, asbestos, or asphalt. The most common surviving roof material is the three- tab asphalt 

shingle. Roofs are typically either medium grey, dark grey, light brown or dark 

https://www.nps.gov/tps/how-to-preserve/briefs/9-wooden-windows.htm
https://www.nps.gov/tps/how-to-preserve/briefs/27-cast-iron.htm
https://www.nps.gov/tps/how-to-preserve/briefs/47-maintaining-exteriors.htm
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brown, depending upon the color of the masonry, stucco and trim of the home. Replacements of roofing 

materials should be compatible with the half-timbering, stucco, and trim color of the home overall. 

 

Common Roof Styles: Roofs in the district are typically steeply pitched and often multi-gabled. 

 

Overview: The roof is an important design element of many historic buildings. In addition, a 

weathertight roof is essential to the long-term preservation of the entire structure. Historic roofing 

reflects availability of materials, levels of construction technology, weather, and cost. 
 

Three-tab asphalt shingle Asbestos shingles Slate roofing 

 

 

Identify, Retain, and Preserve 

Identify, retain, and preserve roofs--and their functional and decorative features--that are important in 

defining the overall historic character of the building. The existing roofline and architectural features 

which give the building its character should be preserved. For help with identifying roofing materials, 

refer to Preservation Brief 4. 

 

Protect and Maintain 

It is important to identify and locate issues with a building’s roof. Protect a leaking roof until it can be repaired. 

Maintain a roof by providing adequate anchorage for roofing material to guard against wind and moisture 

penetration. Clean gutters and downspouts and replace deteriorated flashing. Refer to Preservation Brief 4 for 

help with identifying common failures of surface materials. 

 

Repair and Replace 

Repair a roof by reinforcing the historic materials which comprise roof features. Repairs will also 

generally include the limited replacement in kind--or with compatible substitute material. Original 

materials are always appropriate and should be maintained where possible. If using the same kind of 

material is not technically or economically feasible, then a compatible substitute material may be 

considered. On flat or low-pitched roofs that are not visible from public areas, other roof materials may 

be considered. Refer to Preservation Brief 4 for use of alternative roofing materials. The original roof 

configuration, framing style, and dormers must be retained. An entire feature that is too deteriorated to be 

repaired can be replaced in kind, however, if the overall form and detailing are still evident and can be 

used as a model to reproduce the feature. Refer to Preservation Brief 4 for additional information on 

repairing and replacing historic roofing materials. 

https://www.nps.gov/tps/how-to-preserve/briefs/4-roofing.htm
https://www.nps.gov/tps/how-to-preserve/briefs/4-roofing.htm
https://www.nps.gov/tps/how-to-preserve/briefs/4-roofing.htm
https://www.nps.gov/tps/how-to-preserve/briefs/4-roofing.htm
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Not Recommended for Roofs 

• Inappropriate roof materials for the district: 

• Radically changing, damaging, or destroying roofs which are important in defining the 

overall historic character of the building so that, as a result, the character is diminished. 

• Removing a major portion of the roof, an entire feature, or roofing material that is 

repairable, then reconstructing it with new material in order to create a uniform, or 

"improved" appearance. 

• Painting or applying coating to roof which has been historically uncoated. 

• Failing to clean and maintain gutters and downspouts properly. Allowing roof fasteners, 

such as nails and clips to corrode so that roofing material is subject to accelerated 

deterioration. Permitting a leaking roof to remain unprotected. 

• Using a substitute material for the replacement part that does not convey the visual 

appearance of the surviving parts of the roof. 

• Removing a feature of the roof that is unrepairable, such as a chimney or dormer, and not 

replacing it; or replacing it with a new feature that does not convey the same visual 

appearance. 

• The addition of features such as vents, skylights, decks, and rooftop utilities should be 

avoided or should be inconspicuously placed and screened where necessary. Refer to 

section Site Improvements- Utility Equipment. 

 

 
5. HISTORIC STOREFRONTS AND RESIDENCE-BASED 

BUSINESSES 

Overview 

There are no storefronts in the Bond Hill Bella Vista Historic District, which is entirely residential. 

Nevertheless, historically, home-based businesses (including a sole proprietor architectural / engineering 

firm at 1734 Bella Vista Street) have been located within the District. Given that all of the structures 

within the District were originally designed as private residences, any business signage within the district 

should be limited to a small identification sign, designed for clarity, legibility and compatibility with the 

house on which it is located. 

 

Design 

New signs do not need to appear historic, but should be made of materials that are consistent in 

appearance with the age of the building. New signs should be small and discreet, respecting the size, scale 

and design of the historic building. Small projecting signs such as symbol signs are appropriate. Neon 

signs or other internally lit signs are inappropriate for the district. Signs should be designed for the 

purpose of identification rather than advertisement. 

 
Location 

Signs should not cover any architectural features or overwhelm the historic character of the building 

themselves. New signs should also respect neighboring buildings. They should not shadow or 

overpower adjacent structures. 

 

Installation 

New signs should be attached to the building carefully, both to prevent damage to historic fabric, and to 

ensure the safety of pedestrians. Fittings should penetrate mortar joints rather than brick, for example, and 

sign loads should be properly calculated and distributed. 
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Not Recommended 

• Any sign that disrupts or covers significant architectural features of the building and 

neighboring buildings. 

• Attaching signs to buildings which were originally private homes, although 

small identification signs may be acceptable. 

• Attaching signs to buildings in a manner that will damage historic fabric, such 

as installing signs directly into the brick masonry and not at the mortar joints. 

• Billboards and rooftop signs are prohibited regardless of installation on a secondary 

elevation. 

• Uniformity of signs within commercial districts is discouraged. 

• Internally lit signage. 

 

 

 

ADDITIONS 

Overview  

Additions to existing buildings are permitted and encouraged if they enable to continued use and 

rehabilitation of buildings within the district, however additions should be secondary to the historic 

principal structure.  

 

Guidelines 
 
1. In general, additions should follow the guidelines for new construction in terms of materials, form, 

scale, height, detailing and siting. (See the New Construction section of this booklet for specific 

guidelines. 

 

2. The design of an addition should respond specifically to the architecture of the original building. While 

the addition should be sympathetic to and compatible with the existing building, it should not try to 

duplicate its style or appear to have been built at the same time as the original building. The design 

should also respond, in a more general way, to adjacent buildings. 

 

3. If the original building is architecturally or historically significant, the addition should take a respectful 

"back seat" to it and not overpower the original. An addition may be taller than the original building if 

site considerations and careful design still allow the older building to remain dominant. 

 

4. The connection of the addition to the -original building should be designed so that it does not detract 

from either structure. Significant architectural features of the original building should not be destroyed, 

removed, or obscured by the addition. 

 

 
 

SITE IMPROVEMENTS 
 

 

1. PARKING LOTS 
 

Overview 

There are no parking lots within the Bond Hill Bella Vista Historic District. 
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Strictly Residential Districts: New parking lots within residential districts are strongly discouraged. 

If new lots are necessary, such as in the conversion of a single residential building to a multi-family 

residential where additional parking is needed, the following recommendations for design and 

locations should be adhered to below. 

 

Design 

Any future parking lost should adhere to the following guidelines: Parking lots should be sufficiently 

screened to minimize the public view of parked cars. Appropriate screening includes landscaping, 

decorative fencing, and berms. Parking lots with a capacity of 10 or more cars should be planted with 

shade trees in order to soften the visual impact of the lots on the neighborhood. In these cases, trees 

should be placed around the perimeter of the lots and in planting islands within the lots. 

 
Example of a properly screened 

parking lot 

 

Location 

New parking lots should be placed to the side or rear of buildings and should be as small as 

possible. Parking lots should relate well to the natural slopes and site contours, avoiding excessive 

cutting and filling. 

 

Parking pads (parking for one or two cars) are permitted at the rear of the property, with access at 

alleys or existing curb cuts whenever possible. 

 
 

Not Recommended 

• Chain link fences should never be used for screening parking lots. 

• Parking lots and pads in areas other than the rear yard shall be judged on a case-by-case 

basis and judged by their impact on the property and on the district. 

 

 
2. WALLS AND FENCES 

Overview  

With the exception of the two-family home at 5108 Reading Road / 1702 Bella Vista Street, front 

yards in the Bond Hill Bella Vista Historic District are generally not fenced. Where applicable, 

however, stone retaining walls and wrought iron fences are distinctive characteristics of the Historic 

District. Existing historic walls, gates, and fences should be repaired and retained wherever possible. 
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Refer to Preservation Brief 2 for recommendations on caring for masonry and Preservation Brief 27 

for protecting and maintaining cast iron. New walls and fences should adhere to the following 

recommendations below. 

 

Design 

New fences should be of wood, iron, or stone and should be simple and contemporary in design. 

Fencing may be set between wrought iron and cast-iron posts, natural stone posts or pre-cast concrete 

posts. Fencing may also be set on a concrete curb or on top of a retaining wall. 

Landscaping in front of a fence is encouraged. Picketed board fences (vertical boards nailed 

side-by-side on horizontal stringers) are appropriate at the rear and side of the property. 

 

New retaining walls should be of dry stone or stone masonry or an appropriate masonry unit 

material that replicates the look, feel and size of stone. In some instances, planted hedges may be 

more appropriate than new fences or walls. 

 

Location 

New fences and walls in the front yard should only be constructed where physical, photographic, or 

other evidence suggests that a building originally possessed fences or walls in front of the façade 

(primary elevations). These fences and walls should not exceed four (4) feet in height in the front 

yard, so that views of the contributing buildings within the district are not obstructed. 

 

New fences and walls are appropriate at the side and rear of the property. These fences and walls should be 

compatible with the materials within the historic district. 

 
Not Recommended 

• Chain-link, concrete block, unfaced concrete, plastic, fiberglass, or plywood fences and 

walls are inappropriate. Solid (privacy) fences, including "stockade" fences, are 

discouraged, except where they are necessary for screening storage or small parking areas. 

• Concrete products including cinder block, stucco and unfinished concrete masonry units 

should not be used as the finish material for any retaining wall. 

 

 

3. LANDSCAPE AND SITE FEATURES 

Overview 

The landscape of the property includes the following site features: circulation systems such as 

sidewalks and paths; vegetation such as trees and plants; landforms such as terracing, berms or 

grading; furnishings such as lights, benches or outdoor furniture; decorative elements such as 

sculptures or monuments; and water features including fountains, streams, pools or lakes. New 

landscaping should be reflective of the space in which it is contained, the stylistic nature of the 

property, and the character of the Historic District 

https://www.nps.gov/tps/how-to-preserve/briefs/2-repoint-mortar-joints.htm
https://www.nps.gov/tps/how-to-preserve/briefs/27-cast-iron.htm
https://www.nps.gov/tps/how-to-preserve/briefs/27-cast-iron.htm
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Above: Examples of site appropriate landscaping within the Historic District 

 
Design 

Identify, retain and preserve site features that are important in defining the property’s overall historic 

character. Retain existing vegetation, especially trees whenever possible. New landscaping should be 

scaled to complement the primary elevation of the property. Landscaping should not overwhelm or 

hide primary elevations. The design of new site features should be simple and contemporary. 

 

Location 

When constructing new site features, consider the topography, views, patterns of open spaces and 

planted areas and other significant existing landscape features of the district. It is important to protect 

trees and other features during construction. The installation of site features should not cover or 

require the alteration of any architectural details. 

 

Not Recommended 

• Landscaping that overwhelms or hides primary elevations. 

• The installation of site features that cover or require the alteration of any architectural 

details. 

• The installation of out of character site features, such as antiques or historic 

reproductions. 

• The cutting down of mature, healthy and properly sited trees. 

 
 

4. AWNINGS AND CANOPIES 

Overview 

The installation of fabric awnings on residential and commercial buildings that historically had 

awnings is encouraged. The installation of new canopies on historic buildings is only encouraged 

when evidence of a historic canopy is present. The installation of awnings where no awning 

previously existed, may be permitted if the awning is compatible with the historic building. 

 

Existing historic awnings and canopies should be retained whenever possible. Refer to 

Preservation Brief 44 for recommendations on retaining, maintaining and reusing historic 

awnings and hardware. 

https://www.nps.gov/tps/how-to-preserve/briefs/44-awnings.htm


Bond Hill Bella Vista Historic District 
Conservation Guidelines 

Page 21 

 

 

 

 

Accurate canopy location, installation 

and material 

 

Design 

The shape, material, scale, and massing of awnings or canopies must be compatible with the historic 

character of the building. The traditional shed awning, which is triangular in section with a valance 

hanging down the outside edge, is appropriate for most historic window, door, and storefront 

installations. Awnings should be made of fabric, particularly canvas. On both commercial and 

residential buildings, awnings should only be wide enough to cover the single window opening that it 

shelters. 

 

Location 

Awnings should be installed only where necessary, such as elevations experiencing full sun 

exposure. Awnings should be installed so they do not cover or require the removal of any original 

architectural feature. Canopies should only be installed where historic evidence is present and 

should be installed in the same location. 

 
Installation 

New awning hardware should be installed in a way that does not damage historic materials. Clamps and 

fasteners used to attach awning frames should penetrate mortar joints rather than brick or other masonry 

surfaces. If new backboards and rollers are installed, care needs to be taken not to damage cornices or 

transoms. 

 
Not Recommended 

• Internally illuminated awnings are not permitted. 

• Use of metal, plastic, vinyl (not vinyl coated fabric) or wood materials for awnings is 

discouraged, however will be reviewed on a case-by-case basis. 

• Installation that requires the covering, removal or damage of historic materials. 

 
 

5. UTILITY EQUIPMENT 

Overview 

The installation of utility and mechanical systems such as water or gas meters, solar equipment and 

central air conditioning cooling units, should be inconspicuously placed and screening should be 

provided; the installation of such systems should be avoided on the façade (primary elevation). 

 

Design 
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Utility and mechanical systems at the ground level should be screened from public view. Appropriate 

screening includes landscaping, decorative fencing, and berms and should be of a design compatible 

with the surrounding buildings and landscape elements. Solar equipment should have camouflaging 

screens incorporated into the design. This can be accomplished by having the roofing materials the 

same color as the solar panel. 

 
Location 

Utility and mechanical systems, including water, electric and gas meters, should be installed on 

secondary elevations when possible. A meter placement agreement for utility service providers can be 

requested through the Historic Conservation Office at 513-352-4848. Utility and mechanical systems 

installed on the roof should be situated in a manner so that they are not visible from the street. Solar 

equipment should be located in an inconspicuous location that cannot easily be seen from the street, 

such as a rear slope of the roof or in a shed. Location should maximize the sun’s energy and should not 

interfere with the building’s characteristics. 

 
Not Recommended 

• Wall or window air conditioning units on the façade (primary elevation) should be 

avoided. 

 
 

6. DECKS, BALCONIES AND FIRE ESCAPES (WHERE 

APPLICABLE) 

Overview 

Where physical, photographic, or other evidence suggests that a building originally possessed balconies 

or decks on primary elevations, they may be reintroduced in the scale and basic design of those that were 

common throughout the Historic District. New balconies or decks on secondary elevations may be 

constructed and must be compatible to the Historic District. Rooftop decks may be an acceptable 

element of adaptive reuse. 

 
Design 

Balconies and decks on primary elevations will replicate the original width and scale conveyed by 

historic evidence, or that which is similar to other buildings from the era found in close proximity. As 

closely as building code permits, new balconies on primary elevations should mimic one of the railing 

designs found in the Historic District that remains from the same era in which the building was 

constructed. The owner does not have to prove that the proposed balcony design is an exact replica of 

what was on the building if there is insufficient evidence to do so, but may use any design consistent with 

the era, style and features of the building. 

 

New balconies and decks on secondary elevations should use compatible materials and styles for the 

Historic District and be designed to be minimally noticeable. Wood decks should be stained or painted. 

 

Rooftop deck railing should be of a material and design that minimizes the visibility of the deck from all 

vantage points. 

 
Location 

Balconies on the façade (primary elevation) should only be constructed where physical, photographic or 

other evidence suggests that the building originally possessed balconies. These replicated balconies 

should be constructed in their previous locations. Balconies may be added to the rear or side elevations 

that were not constructed to face the street (i.e. on side elevations that are not the street-facing side of a 

corner building.) 
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No part of a roof deck including railings, access structures or any element of the deck should be 

visible from a street-level vantage point from within 40 feet in any direction from the primary 

street-facing facade. The same criteria should be applied to the secondary elevation sides of corner 

buildings. 

 

Fire escapes located on the façade (primary elevation) which were often later additions may be 

removed on a case-by-case basis through consultation with Historic Conservation Office Staff at 

513-352-4890. Fire escapes on secondary elevations may remain and be maintained. Any fire escape 

being used as a mean of egress must be inspected periodically. For more information on maintaining 

existing fire escapes for egress, please review the Façade and Fire Escape Inspection Programs. 

 

Not Recommended 

• Balconies that are historically inaccurate either because evidence conclusively 

establishes that the building never possessed a balcony or because the design, size, scale 

and materials do not replicate balconies found on buildings of similar age and location 

cannot be added to the primary street-facing façade. 

• Design must not detract from the historic integrity of the building, and must not damage 

or cover architecturally significant components. 

• Rooftop deck designs with modifications to the existing structure that alter the roofline 

or slope, chimneys or cornices. 

 
 

NEW CONSTRUCTION 
 

Overview 
As there are no existing vacant lots fronting onto Bella Vista, and subdivision of the lots is likely 
unfeasible new construction of principal structures would likely only happen if a contributing building 
is permitted to be demolished under the Demolition section of these guidelines.  
 
The general aim of the guidelines for new construction is to encourage compatibility with (but not 
replication of) the character and quality found in the existing contributing buildings on Bella Vista. 
The language of the guidelines, therefore, is keyed to the district's contributing buildings.  
 

 

1. MATERIALS: USE NATURAL MATERIALS WHEN POSSIBLE 
 
Overview 
Most contributing buildings in the district are made of brick or stone, often with stone stucco and half 
timbering details. 
 
Design  
Materials should be of similar color, texture, and scale to building materials found in the district's 
contributing buildings. The use of natural appearing materials is preferred. Materials that are synthetic 
in appearance or that are highly reflective are generally inappropriate. 

 

2. SCALE AND MASSING: MATCH THE DISTRICT 
 
Overview 
The contributing buildings within the district are 1 ½ to 2 story residential buildings on larger lots. 
They were originally constructed as single-family houses with a distinguishable main entrance on the 
first floor. As the majority of the buildings are Tudor Revival, the buildings generally have steep roof 
pitched and are asymmetrical in nature with the front of the building have several projections and 

https://www.cincinnati-oh.gov/buildings/facade-and-fire-escape-inspection-programs/
https://www.cincinnati-oh.gov/buildings/facade-and-fire-escape-inspection-programs/
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recessions.  
 
Design  
The scale and massing of a new building and its individual elements (i.e., windows, doors, roof, 
ornamentation) should be compatible with the forms found among the contributing buildings. The ratio 
of wall surface to openings, and the ratio of width and height of windows and doors, should be 
consistent with the district's contributing buildings. Glass curtain walls along the front facade should 
be avoided, and large, flat walls which are unbroken by openings, setbacks or proections on the front 
facade also are discouraged. 
 
 

3. HEIGHT: CONSIDER THE SURROUNDINGS 
 
Overview 
The contributing buildings within the district are 1 ½ to 2 story residential buildings. The one and a 
half story buildings generally have about half of the building in a 1 story portion of the building and 
the half story within a gable peak.  
 
Design 
The height of new construction should not significantly differ from the height of nearby contributing 
buildings in the district. Generally, new buildings should not exceed the height of the tallest abutting 
building. The contours of the building site may further restrict the height of the new building or may 
permit the construction of a larger building. 
 
 

4. DETAILING: AVOID THE CONSTRUCTION OF FEATURELESS BOXES 
 
Overview 
The detailing in the district includes half-timbering, banded/grouped windows, stone detailing, arches 
over entrances and passageways, and sills (lintel are generally not present on the buildings)  
 
Design 
The detailing of new buildings should respond to detailing found on contributing buildings within the 
district. This should generally include the following: 

 
• Distinctive detailing at the front door, 
• Window groupings with multi-pane windows 
• Window sills and/or distinctive detailing at openings. 
• Ornamental features such as banding, distinctive corner treatment, half timbering, and accent 

stonework  
 
 

5. SITING: STAY IN LINE WITH THE NEIGHBORING BUILDINGS 
 
Overview 
Buildings within the district are generally setback between 25-30 feet from the front property line with 
setbacks from each side lot line as well. The buildings are with the front wall parallel to the street.  The 
main entrance to the building faces the street and if a garage is present is faces the side or rear of the 
lot. Most lots have a driveway on one edge of the lot that leads to the rear of the building. Front walks 
to the door are either from the street or the driveway.  
 
Design 
New structures should be sited with setbacks similar to those of adjacent buildings and should be sited 
to respect current topographic and neighborhood development patterns. The major entrance to the 
building or unit should be orientated to the street on which the property exists. Site improvements and 
changes should comply with the guidelines for site improvements and alterations. (Refer to the Site 
Improvements and Alterations section of this booklet for applicable guidelines.) 
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6. SUBDIVISION: SHOULD REFLECT EXISTING PATTERNS 
 
Application for approval of subdivision plats or the cut-up of existing lots within the Bella Vista 
Historic District shall be in compliance with the base district’s standards. Any variances to the 
standards shall follow the existing subdivision regulations and process. The Urban Conservator or their 
designee shall comment on the proposed subdivision and its appropriateness to the district before a 
final decision is made by the City Planning Commission.  

 

 

7. COMPLIANCE WITH AMERICANS WITH DISABILITIES ACT (1990) 
 

Overview 

For any change of occupancy, additions/new components, and/or alterations made to existing 

buildings, including those designated as historic, there are requirements for accessibility pursuant to 

the Ohio and Cincinnati Building Codes (2011 OBC, Chapter 34, Existing Structures). 

 

Design and Location 

Unless technically infeasible (see summary of Accessibility Requirements for Existing Buildings and 

Structures for definition), alterations and additions to historic buildings shall be required to meet Ohio 

Building Codes. 

 

When technically feasible, accessibility solutions should preserve the property’s historic character and 

avoid impacting its historic significance. New or altered accessible ramps, routes, and entrances should be 

located on a secondary elevation. If these new or altered accessible features must be on a primary façade, 

the feature should be designed and located in a way that is compatible with the historic building and does 

not impact the overall historic character. Refer to Preservation Brief 32 for accessibility solutions on 

historic properties. 

 

If compliance with requirements for accessible features threatens or destroys the historic 

significance of a building, OBC sections 3411.9.1—3411.9.4 may be required as an alternative. 

 

 

8. ARCHAEOLOGICAL RESOURCES 

 
Under Section 106 of the National Historic Preservation Act of 1966, the City of Cincinnati is 

responsible for reviewing federally funded projects and are to take into account how the undertaking 

is affecting historic properties. To apply for Section 106 review, contact the Historic Conservation 

Office Staff at 513-352-4848. 

 

New construction sites that are not federally funded should also be evaluated for their potential for 

archeological resources. Contact the Historic Conservation Office Staff at 513-352-4848 for 

consultation and guidance on existing archeological survey protocols. 

https://www.cincinnati-oh.gov/buildings/application-forms/all-forms-handouts-checklists-alphabetical-list/accessibility-ada-requirements-for-an-exsisting-building-policy/
https://www.cincinnati-oh.gov/buildings/application-forms/all-forms-handouts-checklists-alphabetical-list/accessibility-ada-requirements-for-an-exsisting-building-policy/
https://www.nps.gov/tps/how-to-preserve/briefs/32-accessibility.htm
https://www.cincinnati-oh.gov/buildings/application-forms/all-forms-handouts-checklists-alphabetical-list/accessibility-ada-requirements-for-an-exsisting-building-policy/
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DEMOLITIONS 

Overview  

Within historic districts demolition will require review for approval. Demolition is only considered in 

unique situations. For contributing buildings demolition should be considered a last resort and only in either 

emergency situations or when rehabilitation is Economically infeasible per the review of the Historic 

Conservation Board and governed by Section 1435-09:  Alterations and Demolitions; Certificates of 

Appropriateness; Minimum Maintenance, of the Cincinnati Zoning Code, ordained by Ordinance No. 217-

2012, §1, effective July 20, 2012. Any updates, modifications, or amendments to this section of the 

Cincinnati Zoning Code or legislation that supersedes Chapter 1435 of the Cincinnati Zoning Code which is 

established as the “Historic Preservation Code,” shall be considered the governing law.  

Guidelines 

The demolition of existing buildings shall not be permitted unless one of the following 

conditions exist: 

 

1. Demolition has been ordered by the Director of Buildings and Inspections for public safety 

because of an unsafe or dangerous condition which constitutes an emergency. 

 

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.  

 

3. The demolition request is for a non-significant building or portion of a building and the 

demolition will not adversely affect those parts of the building which are significant as 

determined by the Historic Conservation Board. 

 

4. The demolition request is for a non-contributing building and the demolition will not 

adversely affect the character of the district. 

 

 

NON-CONTRIBUTING BUILDINGS 

Overview 

Buildings, which do not contribute to the distinctive character and historical significance of the 

district fall into two general categories: 

 

Newer buildings: Most buildings that were built within the past seventy-five years do not fit 

the historic or architectural context, or period of significance, of the neighborhood. 
The majority of these newer buildings differ architecturally from the district’s historic 

buildings, especially in scale, building materials, and detailing. 

 

Significantly altered buildings: Some older buildings have lost the integrity of their 

original design due to substantial, incompatible exterior alterations. Buildings in this 

category not only have been stripped of architectural details, but have been altered 

completely in their appearance. This does not include buildings that have façade 
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treatments covering historic facades. The basic design, scale and rhythm of these 

buildings no longer relate to the historic buildings of the District. 

 

ALL buildings within the Bond Hill Bella Vista Historic District contribute to the District. 

 

The Historic Conservation Board shall review the proposed alteration or demolition of these 

buildings based on the guidelines in this section. These guidelines encourage changes in the 

District that will reinforce its historic and architectural character, but acknowledge that some 

buildings are of a different age or architectural period. 

 
 

Guidelines 

1. The rehabilitation of non-contributing buildings should comply with the guidelines for 

rehabilitation, as outlined in the Rehabilitation and Alterations section of this document. These 

rehabilitation guidelines provide a framework for maintaining a building’s basic architectural 

character; they do not suggest that a building be redesigned or altered to appear older than it is. 

 

2. Alterations to a newer building should be compatible with the original architectural character of 

that structure or should help the building to relate better architecturally to the surrounding historic 

district. Changes that create a false sense of historical development, such as adding conjectural 

features or elements from other historic properties, should not be undertaken. 

 

3. The rehabilitation of an older, altered structure should restore elements of the building’s historic 

character, whenever possible, based on remaining physical evidence, historic documentation, or similar 

buildings nearby. Refer to the Rehabilitation and Alterations section of this document. 
 

4. Alterations to non-contributing buildings should not create a false sense of history. In many 

cases it is preferable to rehabilitate and reuse a non-contributing building than to have a vacant 

parcel or parking lot. 

 

5. Additions to non-contributing buildings should comply with the guidelines outlined in the 

Additions section of this document. Additions should be designed to relate architecturally to 

adjacent buildings and to the building of which they are a part. Additions should not overpower 

the original building. Refer to Preservation Brief 14 for further guidance on additions. 

 

6. Non-contributing buildings may be demolished if the demolition will not adversely affect the character 

of the District. The Historic Conservation Board’s review of an application to demolish a non-

contributing building will include an evaluation of plans for the redevelopment of the cleared site based 

on the New Construction and Site Improvements and Alterations sections of this document.  
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Map Key Address Number Street Date Built Architectural Style Architect/Developer Owner Name Owner Address Contributing

 Status

Historic Use Current Use

1 5108 Reading Rd. 1926 Tudor Revival J.C. Grunkemeyer Collins Apartments LLC 5108 READING RD 

CINCINNATI OH 45237

Contributing Two Family 

Dwelling

Single Family 

Dwelling

2 1702 Bella Vista St. 1926 Tudor Revival J.C. Grunkemeyer Collins Apartments LLC 5108 READING RD 

CINCINNATI OH 45237

Contributing Two Family 

Dwelling

Two Family 

Dwelling

3 1714 Bella Vista St. 1927 Tudor Revival Arthur R. Green Mamie L. Hill 1714 BELLA VISTA ST

CINCINNATI OH 452375706

Contributing Single Family 

Dwelling

Single Family 

Dwelling

4 1718 Bella Vista St. 1927 Tudor Revival Arthur R. Green Alexis Liu 1718 BELLA VISTA AVE

CINCINNATI OH 45237

Contributing Single Family 

Dwelling

Single Family 

Dwelling

5 1722 Bella Vista St. 1927 Tudor Revival Arthur R. Green Jane E. Ash 1722 BELLA VISTA ST

CINCINNATI OH 452375706

Contributing Single Family 

Dwelling

Single Family 

Dwelling

6 1726 Bella Vista St. 1927 Tudor Revival Arthur R. Green Johnnie & Alyce Dillard 1726 BELLA VISTA ST

CINCINNATI OH 452375706

Contributing Single Family 

Dwelling

Single Family 

Dwelling

7 1730 Bella Vista St. 1931 Tudor Revival K & D Properties of Cincinnati, 

LLC

K & D PROPERTIES OF CINCINNATI LLC

8931 TERWILLIGERS TRAIL

CINCINNATI OH 45249

Contributing Single Family 

Dwelling

Single Family 

Dwelling

8 1734 Bella Vista St. 1936 Mediterranean Revival Gustav Goldsmith, 

The Goldsmith Metal 

Lath Co.

Edward Lige, Jr. and Doris J. 

Lige

1734 BELLA VISTA ST

CINCINNATI OH 452375706

Contributing Single Family 

Dwelling

Single Family 

Dwelling

9 1740 Bella Vista St. 1936 Georgian Revival Adeline Smith and James B. 

Smith

1740 BELLA VISTA

CINCINNATI OH 45237

Contributing Single Family 

Dwelling

Single Family 

Dwelling

10 1743 Bella Vista St. 1936 Tudor Revival Bobby J. Sampson 1743 BELLA VISTA ST

CINCINNATI OH 452375705

Contributing Single Family 

Dwelling

Single Family 

Dwelling

11 1739 Bella Vista St. 1936 Gothic Revival Robert Hullinger and Charlotte 

Hullinger Trust

1739 BELLA VISTA ST

CINCINNATI OH 452375705

Contributing Single Family 

Dwelling

Single Family 

Dwelling

12 1735 Bella Vista St. 1935 Colonial Revival Divas Garage Sale LLC

1735 BELLA VISTA ST

CINCINNATI OH 45237

Contributing Single Family 

Dwelling

Single Family 

Dwelling

13 1731 Bella Vista St. 1932 Tudor Revival Hoelscher & Rape Lucas H. Emerson, Jr. 1731 BELLA VISTA ST

CINCINNATI OH 452375705

Contributing Two Family 

Dwelling

Two Family 

Dwelling

14 1727 Bella Vista St. 1932 Tudor Revival Gabrielle Freeman 1727 BELLA VISTA ST

CINCINNATI OH 452375705

Contributing Single Family 

Dwelling

Single Family 

Dwelling

15 1723 Bella Vista St. 1928 Tudor Revival Tyrone and Lovetta Sadler 1723 BELLA VISTA AVE

CINCINNATI OH 45237

Contributing Single Family 

Dwelling

Single Family 

Dwelling

16 1719 Bella Vista St. 1931 Tudor Revival The Keene Group, Inc. 4825 EASTERN AVE

# 100

CINCINNATI OH 45208

Contributing Single Family 

Dwelling

Single Family 

Dwelling

17 1715 Bella Vista St. 1928 Tudor Revival Arthur R. Green Robert C. McGoodwin 1715 BELLA VISTA ST

CINCINNATI OH 452375705

Contributing Single Family 

Dwelling

Single Family 

Dwelling

18 5026 Reading Rd. 1927 Tudor Revival Mark Greene and Michelle L. 

Greene

5026 READING RD

CINCINNATI OH 

Contributing Single Family 

Dwelling

Single Family 

Dwelling

18

18

0

Cincinnati Historic Resource Inventory Sheet for The Bond Hill Bella Vista Historic District

Total Number of Resources

Total Number of Contributing 

Total Number of Non-Contributing 























ITEM 2 July 22, 2019 

 
 

APPLICATION FOR CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: COA2019034 
APPLICANT:  MSA Design – Caleb Herrick 
OWNER:  Market Square I, LLC 
ADDRESS:  1800 Race Street 
PARCELS:  094-0008-0380 
ZONING:  CC-P 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: June 27, 2019 
HEARING DATE: July 22, 2019 
STAFF REVIEW: Douglas Owen, Zoning Plan Examiner 
 
 
Existing Conditions: 
The existing building is a one-story ca. 1920s commercial style building, located just east 
of a larger four-story mixed-use building built ca. 1875 and currently undergoing 
renovations. These buildings along with the adjacent two-story Italianate building to the 
east along Goose Alley for a portion of the Market Square project. The project is located 
on the northeast corner of the intersection of Race Street and W. Elder Street. The first 
floor will be occupied by the “Salazar 2” eating and drinking establishment, which will span 
all three buildings on W. Elder Street. A secondary entrance to the establishment will be 
located on the W. Elder Street frontage, which accesses the rear bar area. 
 
Proposed Conditions: 
The applicant is proposing to install a new sign on the W. Elder Street frontage. The 
signage will consist of a projecting sign with neon lettering reading “Cocktails” and 
depicting a goose with a top hat, monocle and cane. The sign will be centered over the 
entry to the bar area on the south elevation. Aside from a small awning sign, this is the 
only signage proposed for the W. Elder Street elevation.  
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409  CC-P 
Variance Requests: Section 1427-27 Projecting Sign Regulations 
Variance Authority: Section 1445-07  
HCB authority: Section 1435-05-4  
 
Variance Standard: Section 1445-13 General Standards: Public Interest 
   Section 1445-15 Standards for Variances  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1427SIRE_S1427-27PRSIRE
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-07AUGRVASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-13GESTPUIN
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-15STVA
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
http://www.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/over-the-rhine-historic-district/
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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Figure 1. Location of subject property in red. Image courtesy of CAGIS. 
 

 
Figure 2. View of 1800 Race Street ca. May 2018. Image from Google. 



3 
 

Previous Reviews: The property has previously been reviewed by the Historic 
Conservation Board as part of the Market Square development by Model Group. No 
signage was included in previous approvals. 
 

 
Figure 3. First floor plan from permit 2018P09369. 

 

 
Figure 4. Elevation drawings from 2018P09369 showing proposed south elevation signage. 
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Zoning Analysis: 
The proposed projecting sign meets the Zoning requirements for projecting signs in the 
CC-P district, which are limited to 28 sf (3.5’ x 8’) maximum with 10’ of clearance above 
grade. The proposed sign is 6 sf and 11 ft. above grade, complying with Zoning. No 
Zoning relief is required. 
 
Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the proposed signage. 
 
Applicable Guidelines 
 

Rehabilitation 
 
B. SPECIFIC GUIDELINES 
 

13. SIGNS: Signs should be designed for clarity, legibility and compatibility with the 
building or property on which they are located. Signs should be located above the 
storefront, on the storefront windows or on awnings and should not cover any 
architectural features. Signs should capitalize on the special character of the 
building and reflect the nature of the business.  
 
Wall and projecting signs should be located above the storefront or first story and 
below the second story sills. The size of wall signs shall be limited to one square 
foot per lineal foot of building frontage. Projecting signs should be no larger than 3 
feet, 6 inches in width or height. Small projecting signs such as symbol signs are 
appropriate. Billboards and internally illuminated signs are not permitted. Neon 
signs may be approved on a case-by-case basis. 

 
The proposed sign meets the signage guidelines for Over-the-Rhine. It is designed 
for clarity and legibility and is generally compatible with the building and the 
surrounding district. While neon may not be appropriate for all areas in Over-the-
Rhine, this building’s location on a busy corner at Race and Elder across the street 
from Findlay Market and surrounded by primarily commercial uses, combined with 
the relatively modest size of the sign, make the neon appropriate at this location. 
Additionally, the use of neon will provide useful identification as the secondary 
entrance is approximately 85’ from the front corner of the building and Race and 
Elder. It should also be noted that the overall signage for this establishment is well 
below the allowable square footage with the only other signage on this elevation 
being a small awning sign at the intersection. The neon lighting will provide less 
light spillage than other illuminated options, whether internal or external. 

 
Other Considerations: 

N/A. 
 
Prehearing Results: A prehearing was held on July 3, 2019. 
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Comments Provided to Staff: N/A 
 
Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
 
Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 

I. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 1800 Race Street per plans by 
MSA Architects dated 5.30.2019 including any revisions submitted for permit 
subject to staff review and approval with the following condition:  

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

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

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



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 29, 2019  

Location: 1800 Race Street 

Request: Signage 

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

 

Applicant Name:  Caleb Herrick 

 

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 requires a Certificate of Appropriateness from the 

Historic Conservation Board as it is within a Historic Conservation Overlay Zone.  

 

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

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

of these documents are included. Please submit only 3 copies of the application and all required 

documents. You will be required to submit 10 copies of the complete packet closer to the date of the Historic 

Conservation Board meeting. When you submit the copies of the application, the “Documents Required” 

Sheet must be included as well. A $615.44 fee is required with the submission. The next deadline is 

June 7, 2019 for the July 22, 2019 Historic Conservation Board Meeting. 

 

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

Administrative Boards. Their office is located on the 5th floor of 805 Central Avenue in the Permit Center. It 

is highly encouraged that you make an appointment for submission to guarantee that your submission will 

be accepted by the deadline. Appointments can be made with Kasandra Maynes at 513-352-1559.  

 

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

concerns or to make an appointment.  

 

Sincerely,  

Douglas Owen

Zoning Plan Examiner 

(p): 513-352-2441 

(e): douglas.owen@cincinnati-oh.gov  

mailto:douglas.owen@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 

615.44
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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.  

mailto:beth.johnson@cincinnati-oh.gov
mailto:beth.johnson@cincinnati-oh.gov
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Caleb Herrick

From: Matt Reckman <mreckman@modelgroup.net>

Sent: Monday, June 3, 2019 9:29 AM

To: Brandon Guyer

Cc: Caleb Herrick; Keith Hall

Subject: 1800 Race COA

Brandon, 

 

As the owner’s representative, you have my permission to fil for a Certificate of Appropriateness (COA) for the 

installation of an awning and blade sign for the Goose & Elder Project at 1800 Race and 28 Elder. 

 

Matt Reckman 

 

Matt Reckman  | vice president of property management 

o:513.559.5864 |  www.modelgroup.net  

 
 



 
May 30, 2019 
 
City of Cincinnati Building Department 
805 Central Ave, Suite 500 
Cincinnati, OH 45202 
 
Re: 1800 Race St 

Historic Conservation Board Review 
 Statement of Intent 
   
To Whom It May Concern: 
 
This submission is for the installation of a blade sign on the building that will have orange neon. Per the Historic 
Conservation Guidelines:  
 

1. “Signs should be designed for clarity, legibility and compatibility with the building or property on which they are 
located,”— we believe this sign meets this requirement, as it is visible to pedestrians and lit via neon at night. 

2. “Signs should be located above the storefront, on the storefront windows or on awnings and should not cover 
any architectural features”— this sign is above the first story storefront and covers no features. 

3. “Signs should capitalize on the special character of the building and reflect the nature of the business,”— this 
sign communicates the location of the facility where one could enter for the bar area to have a cocktail. 

4. “Projecting signs should be no larger than 3 feet, 6 inches in width or height” – we are below this maximum at 
24” wide and 36” tall. 

5. “Small projecting signs such as symbol signs are appropriate,” -- this sign is a symbol of the business’s icon. 
 
We hope this is helpful in the Historic Conservation Board’s approval of this project. Thank you for your time. 
 
Sincerely, 

 
Caleb Herrick 
MSA Design 
Project Designer 



5/29/2019 Property Report

https://wedge.hcauditor.org/view/re/0940008038000/2018/print_current 1/1

generated on 5/29/2019 8:44:03 AM EDT

Appraisal/Sales Summary
Year Built 1875
Total Rooms 0
# Bedrooms 0
# Full Bathrooms 0
# Half Bathrooms 0
Last Sale Date 12/21/2015
Last Sale Amount $25,403
Conveyance
Number

97649

Deed Type LW - Limited Warrant Deed
(Conv)

Deed Number
# of Parcels Sold 5
Acreage 0.000
Front Footage 117.61

Dusty Rhodes, Hamilton County Auditor
Property Report
Parcel ID 
094-0008-0380-00  

Address 
1800-1802 RACE ST OH  

Index Order 
Parcel Number  

Tax Year 
2018 Payable 2019

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

Images/Sketches

Appraisal Area
01801 - OVER THE RHINE 01

Land Use
450 - CONDOMINIUM OFFICE BUILDI

Owner Name and Address
MARKET SQUARE I LLC % MODEL GROUP 
1826 RACE ST 
CINCINNATI OH 45202 
(call 946-4015 if incorrect)

Mailing Name and Address
THE MODEL GROUP  
3870 VIRGINA AVE 
CINCINNATI OH 45227
(call 946-4800 if incorrect)

Assessed Value
3,950

Effective Tax Rate
96.515579

Total Tax
$406.68

Property Description
UNIT 1800-02 RACE UNIT A 43.56% MARKET SQUARE CONDO PHASE 1

Tax/Credit/Value Summary
Board of Revision No
Rental Registration No
Homestead No
Owner Occupancy Credit No
Foreclosure No
Special Assessments Yes
Market Land Value 3,220
CAUV Value 0
Market Improvement Value 8,060
Market Total Value 11,280
TIF Value 0
Abated Value 0
Exempt Value 0
Taxes Paid $216.06
Tax as % of Total Value 0.000%

Notes
** 7/22/16 - new parcel created from 308, 309 & 325 for TY 2016

https://wedge.hcauditor.org/view/re/0940008038000/2018/images
https://wedge.hcauditor.org/view/re/0940008038000/2018/tax_distributions
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Caleb Herrick

From: Owen, Douglas <Douglas.Owen@cincinnati-oh.gov>

Sent: Wednesday, May 29, 2019 2:16 PM

To: Caleb Herrick; Johnson, Beth

Cc: Brandon Guyer

Subject: RE: [External Email] 1800 RACE_NEON SIGN_2019-05-24.pdf

Attachments: 1800 Race - sign.pdf

Caleb, 

 

The adjudication letter and application form are attached. 

 

Thank you, 

 

Douglas Owen | Zoning Plan Examiner 
City of Cincinnati 
(513)352-2441 

 

From: Caleb Herrick <cherrick@msaarch.com>  

Sent: Wednesday, May 29, 2019 1:47 PM 

To: Owen, Douglas <Douglas.Owen@cincinnati-oh.gov>; Johnson, Beth <beth.johnson@cincinnati-oh.gov> 

Cc: Brandon Guyer <BGuyer@msaarch.com> 

Subject: RE: [External Email] 1800 RACE_NEON SIGN_2019-05-24.pdf 

 

Hi Doug, 

 

Understood. For the neon sign: the sign will be no larger than the 3.5’ by 3.5’ maximum. 

 

Thanks, 

 

CALEB HERRICK 
Project Designer   

O 513.241.5666 

  

  

  
GOLD MEDAL FIRM – AIA OHIO 
msaarch.com 

 

From: Owen, Douglas <Douglas.Owen@cincinnati-oh.gov>  

Sent: Wednesday, May 29, 2019 1:37 PM 

To: Johnson, Beth <beth.johnson@cincinnati-oh.gov>; Caleb Herrick <cherrick@msaarch.com> 

Cc: Brandon Guyer <BGuyer@msaarch.com> 

Subject: RE: [External Email] 1800 RACE_NEON SIGN_2019-05-24.pdf 

 

Caleb, 

 

Just to reiterate, the sign and awning will require a separate building permit as these types of appurtenances are not 

reviewed as part of the primary building permit and always require a separate permit in the City of Cincinnati. The 
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awning and a typical 3.5’ x 3.5’ externally illuminated sign could be reviewed at the Staff Level. The neon sign, however, 

will require the HCB review. Will this sign still fit within the 3.5’ x 3.5’ size allowed by the Conservation Guidelines? If you 

can send me the proposed dimensions I can complete your adjudication letter. 

 

Thank you, 

 

Douglas Owen | Zoning Plan Examiner 
City of Cincinnati 
(513)352-2441 

 

From: Johnson, Beth <beth.johnson@cincinnati-oh.gov>  

Sent: Wednesday, May 29, 2019 1:18 PM 

To: Caleb Herrick <cherrick@msaarch.com>; Owen, Douglas <Douglas.Owen@cincinnati-oh.gov> 

Cc: Brandon Guyer <BGuyer@msaarch.com> 

Subject: RE: [External Email] 1800 RACE_NEON SIGN_2019-05-24.pdf 

 

Caleb,  

 

It was specifically noted by DOTE that the sign and awning would have to be permitted under a separate permit so the 

sign and awning were not part of the approval.  

 

“The blade sign and the awning will require separate permits and along with the outdoor seating will require the 

Revocable Street Privilege prior to the building permits being issued.” 

 

The sign and awning were not approved or permitted.  

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  
 

 
 

From: Caleb Herrick <cherrick@msaarch.com>  

Sent: Wednesday, May 29, 2019 1:12 PM 

To: Owen, Douglas <Douglas.Owen@cincinnati-oh.gov>; Johnson, Beth <beth.johnson@cincinnati-oh.gov> 

Cc: Brandon Guyer <BGuyer@msaarch.com> 

Subject: RE: [External Email] 1800 RACE_NEON SIGN_2019-05-24.pdf 

 

Doug, 

 

Both are based on what we saw on cagis for the building permit: 2018P09369 

 

It says zoning and historic both approved, and a blade sign was shown on the permit drawings. 

 

CALEB HERRICK 
Project Designer   

O 513.241.5666 
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GOLD MEDAL FIRM – AIA OHIO 
msaarch.com 

 

From: Owen, Douglas <Douglas.Owen@cincinnati-oh.gov>  

Sent: Wednesday, May 29, 2019 11:54 AM 

To: Caleb Herrick <cherrick@msaarch.com>; Johnson, Beth <beth.johnson@cincinnati-oh.gov> 

Cc: Brandon Guyer <BGuyer@msaarch.com> 

Subject: RE: [External Email] 1800 RACE_NEON SIGN_2019-05-24.pdf 

 

Caleb, 

 

You mentioned receiving approval for a blade sign previously. When did this occur and what type of approval was this? 

Did it require an HCB review or Zoning Relief? Can you provide me with dimensions of the sign, so I can adequately 

describe what type of approvals will be required for the new neon sign? 

 

Thank you, 

 

Douglas Owen | Zoning Plan Examiner 
City of Cincinnati 
(513)352-2441 

 

From: Caleb Herrick <cherrick@msaarch.com>  

Sent: Friday, May 24, 2019 3:19 PM 

To: Johnson, Beth <beth.johnson@cincinnati-oh.gov>; Owen, Douglas <Douglas.Owen@cincinnati-oh.gov> 

Cc: Brandon Guyer <BGuyer@msaarch.com> 

Subject: [External Email] 1800 RACE_NEON SIGN_2019-05-24.pdf 

 
External Email Communication 

Hi Beth and Doug, 

 

We received prior approval for a blade sign for the 1800 Race Street project, but the owner would now like for the sign 

to have neon, which we know needs approval by Zoning. See attached for what this sign will look like. Can you let us 

know what all we need to send to you in order to get this approved? Can this be approved at staff level? 

 

Thanks, 

 

CALEB HERRICK 
Project Designer   

O 513.241.5666 

  

  

  
GOLD MEDAL FIRM – AIA OHIO 
msaarch.com 
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ITEM 3 July 22, 2019 

 

 
 

APPLICATION FOR WRITTEN ADMINISTRATIVE DECISION 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

STAFF REPORT 
 
APPLICATION #: ZH20190099 
APPLICANT:  Martha Dorff 
OWNER:  Fourteenth Street LLC 
ADDRESS:  1400 Elm Street 
PARCELS:  081-0002-0435 
ZONING:  RM-1.2 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: June 27, 2019 
HEARING DATE: July 8, 2019   
STAFF REVIEW: Douglas Owen, Zoning Plan Examiner 
 
Details of Zoning Relief Required 
 

1. Sec. 1447-09(b) – Expansion of a Nonconforming Use – Approval required to 
expand the percentage/area of office use within a mixed use building. 

 
Existing Conditions: 
The subject property is an existing three-story, mixed-use building originally built ca. 
1900. The building is located on the northeast corner of the intersection of Elm Street and 
14th Street in the Over-the-Rhine neighborhood. The building currently houses offices for 
Coldwell Banker West Shell on the ground floor storefront with apartments on the second 
and third floors. 
 
Proposed Conditions: 
The applicant proposes converting the third floor from residential use to office use. No 
additional work is proposed to the exterior of the building and the applicant expects 
minimal internal work for the proposed conversion as an existing fire-rated stairwell 
accesses the third floor. The applicant states that the third-floor space could serve either 
one or two offices with the existing central stairwell. 
 
Applicable Zoning Code Sections: 
 

1405-05: Land Use Regulations 
 

1447-09: Expansion of a Nonconforming Use 
 

1447-17: Standards for the Expansion or Substitution of Nonconforming Uses 
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Figure 1. Location of subject property. Image from CAGIS 
 
 

 
Figure 2. Image of subject property ca. 2018. Image from Google. 
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Zoning Analysis: 
 

The applicant requires Zoning Relief for the Expansion of a Nonconforming Use. The 
property historically housed the offices and workspace for “Azzi & Wolf Fine Violins”. By 
2015, the violin space was converted to offices for Coldwell Banker West Shell, 
maintaining the existing legal nonconforming use. The proposed expansion of the facility 
consists of a third-floor conversion from residential to create additional office space within 
the building. The applicant expects the space to function as an office without interior 
renovations. The floor was last renovated in 2014 under permit 2014P07819. A building 
code analysis must be submitted through a Building Permit application in order to receive 
a new Certificate of Occupancy for the proposed conversion. If any conditions on the third 
floor do not match the previously approved permit drawings from 2014, these alterations 
must be shown on the new permit application. 
 

 
Figure 3. Most recent third floor plan from permit 2014P07819. 

 

No work is currently proposed to the exterior of the building. If future exterior work is 
proposed, a Certificate of Appropriateness will be required. Any future signage proposed 
for the new office tenant(s) must comply with the Zoning Code and the Over-the-Rhine 
Historic Conservation Guidelines. 
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Expansion of a Nonconforming Use 

Per Section 1447-17, the Historic Conservation Board may approve, approve with 
conditions or disapprove an application for expansion of a nonconforming use as limited 
in § 1447-09 based on written findings of fact in consideration of the following standards. 
The failure of the proposed work to conform to any single factor or standard may not 
necessarily be a sufficient basis for denial:  
 

a) Consistent. The proposed use is consistent with the general purposes and intent 
of the Cincinnati Zoning Code;  

While the proposed expansion is not explicitly consistent with the existing 
RM-1.2 Zoning District, which does not permit office uses, small-scale office 
uses such as that proposed for this project may complement existing nearby 
residential uses. The RM-1.2 is intended to “provide for mixed residential 
uses at moderately high densities. This is an intense district with an urban 
character.” As an intense and high-density district with an urban character, 
adding small-scale office uses would be somewhat consistent with the 
Code.  Applicant should further explain at the hearing how consistent this 
use is. 

 
b) Safety and Efficiency. The proposed use promotes the safe and efficient use of 

land;  
The proposed use will expand upon the existing legal nonconforming office 
use on the first floor, retain the second-floor residential use and add office 
use to the third floor. The use will continue to constitute a safe and efficient 
use of the land. The project will be required to follow Building Code life and 
safety requirements for mixed-use buildings and a Certificate of Occupancy 
is required prior to utilization of the third floor.  Property Owner has been 
apprised of this and affirmed to comply in writing to Staff.  As such, adding 
a small-scale office use to the third floor will maintain the existing safe and 
efficient use of land. 
 

c) Compatibility. The proposed use is compatible with other adjacent land uses and 
buildings existing in the surrounding area;  

The proposed office use is compatible with other uses in the surrounding 
area. Other legal nonconforming office uses exist in this section of the RM-
1.2 district including 114 W. 14th Street. A previously nonconforming office 
building at 124-126 W. 14th, converted by this property owner, is currently 
being converted to residential use. A CC-A district is directly across Elm 
Street from the subject property and a CC-P district is two blocks to the east. 
To the south is a Planned Development district for Washington Park. The 
area currently has a mix of residential, commercial, and recreational uses. 
Adding additional office space to the third floor of the building will be 
compatible with the land uses in the surrounding area. 
 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1447NOUSST_S1447-11SUNOUS
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d) Neighborhood Compatibility. The proposed use is consistent with the purposes of 
the zoning district in which the use is located and does not negatively impact the 
value of surrounding property; and  

The proposed expansion will not negatively impact the value of the 
surrounding property and will be generally compatible with the surrounding 
neighborhood. As mentioned above, many other commercial and 
recreational uses are located in the vicinity.  As being only office space, its 
ability to disrupt neighboring residences in the evenings and weekends is 
minimal. 

 
e) Limited Purpose Building. The proposed use would be located in a building that is 

specially equipped or structurally designed for that use.  
The proposed use will be located in a building that has long been operated 
as a mixed-use building.  Any building code issues that are not in 
compliance will be acknowledged in the use code analysis submitted by the 
property owner and compliance shall be required prior to occupancy. 

 
General Standards 
Below is analysis of the relevant consideration factors for all of the requested zoning 
actions, utilizing Section 1445-13, General Standards; Public Interest. 
 

(a) Zoning.  The proposed work conforms to the underlying zone district regulations 
and is in harmony with the general purposes and intent of the Cincinnati Zoning 
Code.   

The underlying zoning is RM-1.2. The property is legally nonconforming in 
its existing first-floor office use. 

(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.   

As discussed above, the proposed use will not likely have an adverse impact 
on the neighborhood. 

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

There are no adverse impacts anticipated for the proposed use as the use 
will more than likely be dormant in the evenings, disrupting adjacent 
residences minimally.  Parking is convenient. 

(p) Public Benefits.  The public peace, health, safety or general welfare.   
There is no measurable detriment to public peace, health, safety or welfare 
as a result of this proposed project. 
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Consistency with Approved Plans 
Plan Cincinnati (2012) 
The proposed project is consistent with the Live Section of Plan Cincinnati, specifically 
the action step “Improve the quality and number of moderate to high-income rental and 
homeowner units” (p. 165). 
 
Recommendation: 

2. Sec. 1447-09(b) – APPROVE – Expansion of a Nonconforming Use – Approval 
required to expand the percentage/area of office use within a mixed use building 
with the following conditions: 

a. Any future signage shall receive separate building permits and Certificates 
of Appropriateness for compliance with the RM-1.2 district and the Over-
the-Rhine Conservation Guidelines. 

b. At a minimum, a Certificate of Occupancy shall be required prior to use of 
the third floor as an office use.  The application must include a building code 
analysis dealing with separation, height and area and all other required 
materials. 

c. Building Permits shall be required for any proposed interior work related to 
the conversation to the office use.  

 
Findings 
1. The subject property is legally nonconforming in its existing first-floor office use. 

 

2. No exterior work is proposed as part of this project. 
 

3. Several other similar mixed-use buildings exist in the vicinity that are legal 
nonconforming in use. 
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APPLICATION FOR EXPANSION OF A NON-CONFORMING USE. 
 
Written Statement Required in Section 6 of Application: 
 
To meet the standard outlined in Cincinnati Municipal Code 1447-17, an applicant must demonstrate 
how the proposed project relates to one or more of the following standards. 
 

a. “consistency with the general purposes and intent of the zoning code;” 
Small office use in this location is consistent with the purposes stated under 1400-03 – 
Purposes in Chapter 1400 of the Cincinnati Zoning Code in a general sense, and more 
specifically with the following:  
 
(b) “Preserve the character and quality of residential neighborhoods”. – the small office use 
complements the neighboring residential use.  Offices are quiet in the evening when 
residents are home but add a nice busyness to the sidewalk during the day. We also 
considered applying for a zone change to CCA, the only contiguous zone to our location.  
One of the reasons we did not go this way was because keeping the existing RM1.3 protects 
the residential character along 14th St. 
 
(c) In the same way as above, having some small offices mixed in with residences “fosters 
convenient, harmonious and workable relationships among land uses” 
 
(g) “Create pedestrian friendly environments to reduce reliance on automobiles for travel.” 
Having small offices mixed in with residential use creates opportunities to live near where 
you work. 
 

b. “promotion of the safe and efficient use of land;” 
Small office use mixed in with residential is a safe and efficient way to use a relatively small 
historic building located in an area with a rich and changing mixture of residential, office, 
commercial and institutional use. 
 

c. “compatibility with other adjacent land uses and buildings existing in the surrounding 
area;” Small offices are very compatible with adjacent residential uses as I outlined above.  
In addition, there are numerous examples of commercial use in the immediate surrounding 
area.  One example is 114 West 14th St one block to the East.  This is a similar building 
located on a corner with a storefront.  This entire building is devoted to office use. 
 

d. “consistency with the purposes of the zoning district in which the use is located and 
does not negatively impact the value of surrounding property;” or  
Small office use at 1400 Elm seems consistent with the purpose of the RM1.2 district as 
stated in 1405-03 of the Cincinnati Zoning Code. (c)”This sub district is intended to provide 
for mixed residential uses at moderately high densities. This is an intense district with an 
urban character.” Office use does not negatively impact surrounding property value as 
evidenced by recent sales prices, in fact it appears to enhance it. 
 

e. “location in a building that is specially equipped or structurally design for that use.”  
The layout of 1400 Elm works well with the small office use because the third floor spaces 
are reached from a central fire rated stairwell.  There is adequate and safe ingress and 
egress that does not conflict with access to the residential unit on the second floor. 

 
 



Additional considerations: 
 
The space can be used either as one office or two.  1400 Elm is located directly across 14th St 
from the Washington Park garage.  Offices users can lease monthly spaces there or park on a 
daily basis.  In addition they will have the option to lease space in the small lot located at 14th St 
and Osborne Alley. 
 















 
 

 
 



 
 

 
 



 
 

 
 



 



ITEM 4  July 22, 2019 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: ZH20190107/ COA2019035 
APPLICANT:  Michael Stehlin, AIA 
OWNER:  Race Street Tenant 
ADDRESS:  114 W. 14th Street 
PARCELS:  081-0002-0013; 081-0002-0014; 081-0002-0015  
ZONING:  RM-1.2 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: July 11, 2019 
HEARING DATE: July 22, 2019  
STAFF REVIEW: Douglas Owen, Zoning Plan Examiner 
 
 
Details of Zoning Relief Required: 
The applicant requires the following Zoning Relief: 
 

1. Section 1405-05 – Use Variance for an Office Use in the RM-1.2 District. 
 

2. Section 1405-07 – Dimensional Variance of 6.22 ft. for a proposed front yard 
setback of 1.58 ft., short of the required 7.8 ft. based on front yard averaging. 

 
3. Section 1421-21 – Dimensional Variance of 5 ft. (min) and 17 ft. (total) for 

proposed side yard setbacks of zero, short of the required 5 ft. minimum and 17 ft. 
total. 

 
4. Section 1405-07 – Dimensional Variance of 30 ft. for a proposed rear yard 

setback of zero, short of the required 30 ft. 
 

Existing Conditions 
The subject property is situated on the northeast corner of the intersection of W. 14th 
Street and Pleasant Street in the Over-the-Rhine neighborhood. Built ca. 1870, this 
Italianate, two-and-one-half-story masonry building features a stone foundation, brick 
bearing walls and a low-pitched side-gabled roof with a decorative cornice. The first floor 
along W. 14th Street features a metal commercial storefront. The rear of the building 
features a two-story rear wing with a covered gallery fronting Pleasant Street and an 
additional one-story rear addition extending near the rear lot line. A 6 ft. stockade privacy 
fence extends along the Right-of-Way from the rear corner of the main structure to the 
rear property line. The building serves as the offices of the Over-the-Rhine Community 
Housing organization. A 17 ft. wide vacant lot surrounded by a 4 ft. tall chain link fence is 
located to the east of the existing building. 
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Figure 1: Approximate Location of subject properties. Image from CAGIS. 

 

 
Figure 2: 114 W. 14th Street ca. May 2018, faing northeast. Image courtesy of Google. 
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Figure 3. Historic Sanborn maps of the subject property 

 
Proposed Conditions 
The applicant is proposing to build an addition to the existing building in order to expand 
the offices of the Over-the-Rhine Community Housing organization. The work would entail 
the demolition of the small one-story rear addition and the construction of a new 2-3 story 
addition that would occupy the existing vacant lot to the east of the building as well as the 
rear of the current parcel. The addition will include a rooftop deck. 
 
Previous Reviews: N/A. 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405   RM-1.2 
HCB authority: Section 1435-05-4  
Overlays:  Section 1435   Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2  COA; Standard of Review 
 
Zoning Review 
The existing office use is a legal nonconforming use in the RM-1.2 Zoning District. The 
proposed addition constitutes an expansion of the office use. While the Zoning Code 
allows for expansions of nonconforming uses in certain circumstances, the physical 
expansion of the building itself is prohibited. As such, a Use Variance is required for the 
proposed expansion. Additionally, setback variances are required for a building with zero 
lot lines. 
 
Use Variance Analysis: 
Section 1445-16 indicates no variance shall be granted to allow a use not permissible 
under the terms of the Zoning Code in the zoning district in which the property is located, 

https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1405REMUMIDI
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
http://www.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/over-the-rhine-historic-district/
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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unless the Zoning Hearing Examiner finds that the applicant for the use variance has 
demonstrated that the applicant will suffer unnecessary hardship if strict compliance with 
the terms of the Code is required and such hardship must be demonstrated by clear and 
convincing evidence. 
 
The proposed work at 114 W. 14th Street meets the following criteria for a Use Variance 
from Section 1445-16: 
 

(a) The property cannot be put to any economically viable use under any of the 
permitted uses in the zoning district. 

• The addition is proposed for the vacant lot to the east of the existing building 
at 112 W. 14th Street. The existing lot is only 17 ft. wide by 68 ft. deep for a 
total of 1156 square feet. As such, the lot is below the minimum size for a 
buildable lot in the RM-1.2 district, which requires a minimum of 1200 
square feet for a single-family residential unit. As an unbuildable lot, the 
most viable options for utilizing the land is to consolidate the property with 
an adjacent lot. As the lot is in the same ownership as the adjacent office 
use, the most reasonable solution is to consolidate with 112 W. 14th Street. 
 

(b) The variance requested stems from a condition that is unique to the property at 
issue and not ordinarily found in the same zone or district 

• The variance stems from the fact that the lot is below the minimum 
standards for a buildable lot and the lot is in the same ownership as the 
adjacent legal nonconforming office use at 112 W. 14th Street. Even if 
variances were sought to allow the construction of a single-family residential 
use on the property, the extremely narrow width of the property (17 ft.) 
would limit the options on the site. Specifically, there would be no way to 
provide parking, which is a highly sought-after amenity in the dense 
neighborhood. As the Historic Conservation Guidelines strongly prohibit 
front-loaded garages in the basin area, parking is not likely on the site. 

 

(c) The hardship condition is not created by actions of the applicant 

• Neither the current owner nor the applicant has created any action to 
produce a hardship condition. The parcel is an existing Lot of Record and 
has not substantially altered boundaries since its initial creation. 
 

(d) The granting of the variance will not adversely affect the rights of adjacent property 
owners or residents 

• The rights of adjacent property owners or residents will not be adversely 
impacted by the proposed expansion of the existing office use. Additional 
office and other commercial uses exist in close proximity to the property, 
including a CC-P Zoning district 18 ft. to the east and a CC-A district 2 
blocks to the west. Washington Park is located directly across the street, 
which regularly features entertainment and events. Additionally, a legal 
nonconforming office use is located at the corner of W. 14th Street and Elm 
Street. Office uses are generally less intense commercial uses that can 
compliment existing nearby residential uses. 
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(e) The granting of the variance will not adversely affect the community character, 
public health, safety or general welfare 

• The proposed use as outlined by the applicant will not adversely affect the 
community character, public health, safety or general welfare. The Over-
the-Rhine Community Housing organization has been operating from their 
current location at 112 W. 14th Street for many years. 

 

(f) The variance will be consistent with the general spirit and intent of the Zoning Code 

• The variance will be consistent with the intent of the Zoning Code. Several 
other mixed-use commercial buildings are located in the vicinity. 
Furthermore, while commercial properties are not currently permitted in 
residential districts, this was a common feature at the time of the building’s 
construction and will serve to promote a more walkable neighborhood. 

 

(g) The variance sought is the minimum that will afford relief to the applicant 

• The variance sought is the minimum that will afford relief to the applicant on 
this specific property. 

 
Standards for Variances per Section 1435-05-4 

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

The proposed addition will have zero lot line setbacks on the side and rear 
yards and a minimal setback on the front. The proposed setbacks are in 
character with the surrounding development in the Over-the-Rhine district, and 
more specifically, along this block of 14th Street. 

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

The denial of the requested variance would deprive the property of all 
economically viable uses. The side yard setback for the use is a total width of 
17 ft., which is the total width of the entire lot. The lot is not buildable without 
variances.  

 
General Standards 

Below is analysis of the consideration factors for all of the requested zoning actions, 
utilizing Section 1445-13, General Standards; Public Interest. 
 
a. Zoning.  The proposed work conforms to the underlying zone district regulations 

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

 The underlying zoning is RM-1.2.  The proposed work requires Zoning 
Relief for the proposed use and setbacks. Section 1405-01(c) states one of 
the purposes of the Residential Multi-Family Districts is to allow semi-public 
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and non-residential uses, where appropriate. Expanding the offices of a 
nonprofit that specifically works in the Over-the-Rhine neighborhood fulfills 
this purpose of the RM Districts. 

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

 The proposed work substantially conforms to the guidelines for the district. 

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

 This project conforms to the Over the Rhine Comprehensive Plan. 

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

The addition will not have a negative impact on traffic. 

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

The proposed work will not have an adverse impact on the neighborhood. 
Many mixed-use buildings exist in the area and Commercially zoned 
districts exist within a block of the property. Office uses are generally 
compatible with multi-family residential districts as they are a less intensive 
use than other commercial uses and the general hours of operation are 
compatible with residential uses. 

 
Certificate of Appropriateness Review: 
A COA is required for the proposed building addition. The work includes the demolition of 
a non-original, one-story, rear, brick addition and construction of a 3-story addition that 
will occupy the vacant parcel to the east and wrap around the rear of the existing building. 
As evidenced by historic Sanborn maps, the one-story addition is not originally to the 
building but was in place by 1934 at the latest.  With the exception of the demolition of 
the rear addition, no additional work is proposed for the exterior of the existing building. 
 
Comments on Applicable Guidelines  
All the changes substantially conform to the Over-the-Rhine Historic Conservation 
Guidelines. 
 
Applicable Guidelines 
 

ADDITIONS 
 

Intent and General Guidelines 
 

1. Additions are allowed and should follow new construction guidelines. They should 
be compatible in character with the original. They should be sympathetic but not 
imitative in design. 
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2. Additions should be designed to relate architecturally to adjacent buildings in 

general and to the building they are a part of in particular.  
 

3. Additions should not overpower the original building.  
 

4. The appropriateness of design solutions will be based on balancing the program 
needs of the applicant with 1) how well the proposed design relates to the original 
building and neighboring buildings and 2) how closely the proposal meets the 
intent of these general guidelines and the specific guidelines for new construction. 

The addition is compatible in character with the original building and will not 
overpower the original. The addition will appear as a separate building to 
passersby along W. 14th Street. Specific guidelines for new construction are 
addressed below. 

 
A. Specific Guidelines  

1. Composition: New buildings should respond to the traditional subdivisions found 
on historic property: a base, a middle and a top. Most buildings in Over-the-Rhine 
are built of brick with the principal facade parallel to the street it faces. The most 
important features of buildings in Over-the-Rhine are the arrangement of openings 
on the principal facade and an overall vertical emphasis of the whole design. Each 
building provides its own variations, but collectively they share many basic 
features.  
 
Base: New buildings should have a well-defined base. Within the district most 
buildings have a base that is distinguishable from the rest of the building. This is 
accomplished through a change of materials, a change of scale, and/or a lintel or 
other type of horizontal banding. In larger buildings the original base may include 
more than the first floor.  
 
Middle: Details on new buildings should relate to the detailing of adjacent or 
nearby buildings. Buildings in the district often incorporate architectural details 
such as changes in plane or changes in materials on their upper floors. Decorative, 
horizontal bands indicating the floor lines, sill heights or lintel heights should not 
overpower the vertical emphasis of the design.  
 
Top: New construction must employ a strong element that terminates the 
uppermost part of the building. Distinctive elements in the architecture of Over-the-
Rhine are elaborate projecting cornices, decorative parapets and the expressive 
use of materials.  
 
The proposed development will feature a defined base, middle and top. The 
composition responds to the adjacent Italianate buildings on either side of the 
current vacant lot. The division of the primary façade maintains a vertical emphasis 
with vertically oriented storefront bays and second-story windows that are taller 
than wide. The base is defined by the proposed storefront with the middle being 
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the brick second story and the top defined by the metal cornice, being a metal 
screen with a cut pattern. 
 
The rear addition will be visible from Pleasant Street and features a similar 
composition to the 14th Street façade with the exception of the first floor being a 
traditional brick façade with three window openings rather than a storefront. 
 

2. Roofs: Roofs for new construction should be similar to roofs of adjacent and 
nearby buildings of similar size and use. In the district, buildings of three or more 
stories generally have low-pitched shed roofs that are not visible above the 
principal facade. Smaller buildings in the district typically have simple gable roofs 
on which the gables are perpendicular to the principal facade. Institutional 
buildings in Over-the-Rhine have a variety of roof shapes, including dormers, 
multiple gables, hip roofs and towers. Roofs in this district have little or no 
overhang.  

The roof of the addition will be a lightly sloping shed roof. The front portion of the 
roof along 14th Street will be inset to allow for a rooftop deck, which is further 
discussed below. The roof is compatible with nearby buildings in the district. 

3. Window Openings: Window openings are extremely important in this district. The 
openings of new buildings should be related to the size and placement of openings 
found on historic structures of similar use in the district. In residential buildings, 
window openings are typically found individually rather than in pairs or grouped. 
The openings are taller and wide (typically in a proportion of 2:1), window sash are 
set back from the wall surface, and openings have some form of definition, such 
as lintels, sills or decorative surrounds. Window openings, which are typically 
aligned vertically, usually occupy between 20% and 50% of the principal facade. 
In commercial, industrial and institutional buildings, windows are often grouped 
within a single opening. These building types may also use a combination of 
window sash, including double-hung, awning and hopper. If muntins are used in 
new window sash, they must provide true divided lights. Within the individual 
opening, window sash are usually divided into two or more lights. In all cases the 
glass must be clear; tinted or reflective glass is not acceptable. Also, roll down 
shutters and metal bar systems installed on the exterior of the building that cover 
door and window openings are not appropriate.  

The proposed windows in the development are compatible with the neighboring 
buildings along W. 14th Street and Pleasant Street. The addition is three bays wide 
on W. 14th and features one individual window in each bay of the second floor. The 
rear portion of the addition visible from Pleasant Street will also be three bays for 
the main addition with a hyphen connecting it to the existing building. All windows 
will be taller than they are wide and will have simple lintels and sills distinguishing 
it from the historic windows on adjacent properties that have more elaborate 
hoods. Windows will be one-over-one matching adjacent properties. 

4. Storefronts: New storefronts should relate to the characteristics of existing 
storefronts on historic buildings. Storefronts in the district are typically taller than 
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individual upper floors; framed by piers and/or columns and have a lintel separating 
them from the upper floors; are divided into bays which increases their verticality 
and provides a pedestrian scale and proportion; and have large, fixed expanses of 
clear (not tinted or reflective) glass. As with rehabilitated original storefronts, roll 
down shutters and metal bar systems installed on the exterior of the building are 
not appropriate elements for new storefronts. 
 
The storefront lintels are 12 to 18 feet above grade; the window sill height is 
between 18 inches and 3 feet above grade; and storefront windows are set back 
from the structural elements approximately 12 inches. 
 
The proposed storefront complies with the guidelines. The storefront has a strong 
vertical emphasis and generally matches the dimensions of the existing building to 
the west. Windows will be setback from the structural elements. 
 

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

The primary façade has a small setback at the W. 14th Street elevation of 
approximately 1.58 ft. The small setback helps bridge the gap between the zero 
lot line on the existing building to the west and the 3.4 ft. setback of the building to 
the east. The small setback also allows for an outswinging entry door without the 
need to recess the doorway itself. This minimal setback is appropriate. While the 
majority of the buildings in the vicinity have zero setbacks, there are examples of 
other buildings with minimal setbacks including the adjacent building at 108 W. 
14th Street as well as 128 W. 14th Street to the west. 
 
While the setback is larger on the rear portion of the addition at approximately 15 
ft., this is more common for secondary elevations. The setback will be similar to 
the existing one-story addition currently on the property. 

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 
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are divided by window groupings, changes in wall planes and decorative elements 
such as pilasters, columns or piers.  

The rhythm of the proposed development will be consistent with the surrounding 
area. The proposed storefront on W. 14th Street mimics the storefront of the 
existing building and the division of bays is carried up through the second story. 
The same rhythm exists on the rear portion of the addition visible from Pleasant 
Street. 

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

The new construction will maintain a strong vertical emphasis on the street. The 
storefront, windows, and cornice lines all help draw the eye upwards and the 
additions are taller than they are wide.  

8. Height: The height of new construction should not vary more than one story from 
adjacent contributing buildings. Most buildings in Over-the-Rhine are between two- 
and five-stories.  

The proposed additions will be within one story of adjacent buildings. 

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

Proposed materials include brick veneer on both the W. 14th Street and Pleasant 
Street frontages with metal cornices.  The applicant proposes cementitious or 
metal paneling for third floor spaces that will not be visible from the street. While 
not specifically called out in the plans, small areas that may be visible from Comers 
Alley should also be clad in cementitious or metal paneling or brick veneer. The 
applicant has agreed to apply this material in these areas. 

Site Improvements 
 
B. SPECIFIC GUIDELINES 
 

3. FENCES AND WALLS: Wrought-iron or cast-iron fences are encouraged along 
the sidewalks of vacant lots or where buildings are setback from the sidewalk. 
Fencing may be set between wrought-iron and cast-iron posts, natural stone posts 
or pre-cast concrete posts. Fencing may also be set on a concrete curb or on top 
of a retaining wall. Landscaping in front of a fence is encouraged. Plain board 
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fences (vertical boards nailed side-by-side on horizontal stringers) or wire fences 
are appropriate at the rear of the property or along the side of the property. Wood 
fences should be painted or stained but no left to weather naturally. Chain link, 
stockade, shadow board, basket weave and lattice designs are not appropriate. 
Masonry privacy walls are not encouraged. 
 
The applicant is proposing an iron fence along the Pleasant Street frontage where 
the building is setback from the lot line. This type of fence is appropriate for the 
district. 
 

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

 
The proposed rooftop deck is appropriate as it will not detract from the character 
of the building and will not be visible from street level. The deck will be located at 
the front of the building along W. 14th Street but will be screened from view by the 
raised cornice which will act as a guardrail, eliminating the need for any addition 
safety rails. The deck will be screened from the east and west by the adjacent 
buildings. 

 
Other Considerations:  
 

Prehearing Results: A prehearing was held on July 3, 2019.  
 

Comments Provided to Staff: N/A 
 

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

 

I. ZONING RELIEF 

A. VARIANCES 
1. Section 1405-05 – APPROVE – Use Variance for an Office Use in the RM-

1.2 District per plans dated 6.6.19 with the following condition: 
i. Parcels 081-0002-0013, 081-0002-0014, and 081-0002-0015 shall 

be consolidated prior to the issuance of building permits. 
 

ii. An Easement is required for the portion of the cornice that projects 
onto the adjacent property. 

 

2. Section 1405-07 – APPROVE – Dimensional Variance of 6.22 ft. for a 
proposed front yard setback of 1.58 ft. per plans dated 6.6.19. 
 

3. Section 1421-21 – APPROVE – Dimensional Variance of 5 ft. (min) and 17 
ft. (total) for proposed side yard setbacks of zero per plans dated 6.6.19. 
 

4. Section 1405-07 – APPROVE – Dimensional Variance of 30 ft. for a 
proposed rear yard setback of zero per plans dated 6.6.19. 
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B. FINDING: The Board makes this determination that per Section 1435-05-4: 

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

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

 
II. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 114 W. 14th Street per plans dated 
6.6.19 including any revisions submitted for permit subject to staff review and 
approval with the following condition: 

1. Exterior walls visible from Comers Alley shall be clad with cementitious or 
metal paneling or brick veneer. 
 

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

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

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











































ITEM 5  July 22, 2019 

 
 

APPLICATION FOR ZONING RELIEF and  
A CERTIFICATE OF APPORPRIATENESS  

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: ZHUV190009 
APPLICANT:  Harry Pearce 
OWNER:  Harry Pearce 
ADDRESS:  6014 Hamilton Ave 
PARCELS:  0233-000-300-15 
ZONING:  T5-MS-0 
OVERLAYS:   College Hill Historic District 
COMMUNITY: College Hill 
REPORT DATE: May 6, 2019, updated July 5, 2019 
HEARING DATE: May 20, 2019, rescheduled July 22, 2019 
STAFF REVIEW: Matthew Shad, Zoning Administrator 
   Beth Johnson, Urban Conservator 
    
 

 
Details of Zoning Relief Required: 

The current owner requires the following Zoning Relief: 

1. Section 1703-2.80. Use Variance – Use Variance required for a proposed Fuel 

Sales as an accessory use to a Convenience Market use, as Fuel Sales is 

prohibited use in T5 MS-O zoning code.   

 

Addendum to the Report: 

The applicant has retained legal counsel pertaining to this request.  As a supplement, 

legal counsel has provided its rationale for why the applicant believes the project is 

compliant with the standards of the Use Variance.  Additionally, the property owner has 

provided modified renderings that potentially illustrate how the property might be 

redeveloped in a manor more in keeping with the Form Based Code and Historic District 

guidelines and requirements.   

 

The applicant has not amended the application to request a Certificate of 

Appropriateness approval, has not provided adequate information or materials to review 

for any dimensional, numeric or ‘form based’ design variances.  The Board is only 

considering the appropriateness of the Use Variance at this time.  Please review all 

original information. in addition to the Addendum provided today in consideration of this 

request.   
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Previously, a summary list of the applicant’s potential future site development was 

provided.  While not under consideration as no variances and COA are being formally 

considered, any future redevelopment that would be required to meet all zoning and 

historic district guidelines or granted relief by the HCB, prior to the accessory Fuel Sales 

use being permitted to be reestablished.  Staff highlights revisions to the previous 11 

item site development summary below. More work will be necessary in gaining greater 

compliance prior a COA recommendation.   

 

1) Building Types. No Change. 

2) 2 story construction.  Contrary to applicant’s assertion, 2 stories are the minimum 

base zoning requirement for new construction.  While the historic guidelines, do 

offer a range for context, and pertain more directly to the historic buildings and 

their continued redevelopment or additions to them, this is only a guideline not the 

minimum required by base zoning code and certainly more capable of being 

achieved when a noncontributing building has the opportunity for demolition.  

Zoning relief would still need to be considered for the height less than 2 stories. 

3) Building Placement. No Change.  

4) 0% of the building meets front face setback.  No Change.  

5) Buffering.  The revised concept illustrates a potential landscape wall along the right 

of way perimeter.  Zoning relief still required, and curb cuts would be consolidated.   

6) The revised concept illustrates some landscape buffer for the properties to the east 

and north.  Zoning relief still required for parking within 40 ft of right of way.  

7) Curb cuts. No Change.  

8) Pole signs. No Change.  Still prohibited. 

9) The property will only be permitted to have 44 sf of signage.  No Change. 

10) Canopy Signage No change. Still prohibited. 

11) Shopfront frontage type.  The applicant has proposed a new façade plan 

potentially meeting the Form Based Code and Historic District Guidelines.    

 
Zoning Analysis: 
A Use Variance is required for a Fuel Sales use in the T5MS Zone. The use is not 
permitted by right or through a Form Based Code Use Permit hearing process.  
 
Through the drawings of the proposed façade that were submitted to Staff, applicant is 
seeking to abandon the Vehicle Repair use on the property to accommodate a larger 
Convenience Market use. The Fuel Sales is an Accessory to the Convenience Market; 
the market could be approved by right without the requested Use Variance. Expansion 
of retail uses, and abandonment of the nonconforming Vehicle Repair are generally 
appropriate provided conformity to Form Based Code and historic guidelines is 
achieved. 
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The applicant has supplemented the request, bringing forth a rationale for the proposed 
Use Variance.  Staff provides the following analysis.   
 
1) Abandonment.  The fuel sales were abandoned as defined in Sec. 1447-07 and 

were not a temporary cease of operations. The Zoning Code is very clear that a use 
is abandoned if it has ceased operation for 365 days.   

“A nonconforming use of land or of a structure in a district that is 
abandoned may not be reestablished or resumed. Any subsequent use or 
occupancy of the structure or land must conform to the regulations for the district 
in which it is located. 
 

Abandoned means the interruption for a period of 365 consecutive days of 
active or productive operations of the nonconforming use on the land or within 
the structure or the removal or destruction of the nonconforming elements. Any 
period of abandonment caused by government action and without any 
contributing fault by the nonconforming user is not considered in determining the 
period of abandonment.” 

 
The use was abandoned for most of a three-year period, intentionally by the property 
owner/applicant.  Subsequently, the property owner/applicant intentionally 
substituted the Fuel Sales for an illegal Vehicle Sales use, which the city enforced its 
closure through zoning citation.  Inspector obtained photo evidence for the citation 
illustrates vehicles sales beneath the gas canopy, as does Google Streetview during 
the abandonment period. The property owner took measures to abandon the Fuel 
Sales use, making filings with the Bureau of Underground Storage Tanks.  Property 
Owner has stated to staff and in testimony that he voluntarily ceased operation of 
the Fuel Sales because of the expense to operate, limited options for fuel 
wholesalers and competition by major competitors, like Kroger north of the site.  
There is no ambiguity in the facts that the property owner met the legal requirements 
of Abandonment when he ceased operations of Fuel Sales.  
 

2) Prohibited Use.  Fuel Sales are a Prohibited Use, either as a Principal Use or an 
Accessory Use.  Land Use and Building Form are core standards of the Form Based 
Code and the foundation of any form of zoning code.   

a. Land Use:  Sec.1703.2.2 states: 
 

“uses not listed in a use table are not permitted in the transect zone”.  
 
Fuel Sales, along with companion uses, Vehicle Repair and Vehicle Sales, are 
not listed in this transect zone OR ANY transect within the entire Form Base 
Code.  Thus, they are prohibited universally in the Form Base Code, 
incorporating four neighborhood business districts.  They were intentionally 
excluded by each neighborhood that established Form Based Codes in their 
multi-year charette process, which was highly publicized and actively engaged 
each community during its creation and enactment by City Council.  Any 
preestablished Fuel Sales uses in any of the Form Base Code districts are 
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nonconforming and future redevelopment of existing nonconforming properties 
would have to consider all building form standards if they sought to redevelop.  
There is no ambiguity to the law and there is no ambiguity to the adoption of the 
intention of the law to prohibit future Fuel Sales uses within this business district.  
The neighborhood is adequately served by permitted Fuel Uses in the 
neighborhood at North Bend and Winton and with fuel sales beyond its borders.  
 
The applicant is seeking a principal land use of a Convenience Market, an 
abandonment of a nonconforming Vehicle Repair use, and seeks to incorporate 
an accessory land use of Fuel Sales. The Convenience Market is contained in 
the Principal Structure, it is the principal means of income on the property.  The 
applicant can abandon the nonconforming Vehicle Repair and convert to the 
Convenience Market today without seeking this Use Variance request.  Both the 
applicant and common knowledge in the market know that fuel sales are not the 
primary source of revenue; it is the sales in the Convenience Market.  Often fuel 
sales are known as loss-leaders; a means to drive sales in the store.  Fuel 
pricing is aggressive.  The owner and purchase need to clearly illustrate how the 
fuel is a necessity to the Convenience Market use. 

 
b. Signage:  A claim is made that descriptions of signs in the sign code allow 

permission of a Prohibited Use. Signage is itself an Accessory Use and not a 
principal land use or building form.  The argument that the subordinate right and 
use (signs) grants permission to the primary right and use (land use and building 
form) is an argument of “the tail wags the dog”.  The applicant’s reference is to a 
description of 1703-5.8 O Pole Signs, where it states that changeable copy signs 
are only allowed for gasoline price signs.  Applicant failed to note that the 
property’s zoning district, T5MS, explicitly prohibits a pole sign.  Thus, the 
applicant argument as no merit as another accessory use doesn’t’ permit a 
prohibited use and secondly, the accessory use cited is itself prohibited.   

 
c. Accessory Structures.  A claim is made that allowances of Accessory Structures 

allows permission for a Prohibited Use.  A Prohibited land use is prohibited.  A 
general provision within a zoning district that an Accessory Structure may be 
permitted, does not supersede the prohibition of the land use desiring the 
structure.  A logic that you are permitted to build a fuel sales canopy for a 
prohibited use is an absurdity, comparable to the previous argument that a 
general sign provision allows a principal use.  Further, the applicant failed to note 
that the following building form requirements for the potential use of Fuel Sales 
canopies.  Per Section 1703.5.100 G b Fuel Sales: it states 
 
 b. Canopies covering fuel dispensing areas shall not be located:  

1)  Between buildings and adjacent streets; and/or 
2)  within 5 feet of a lot line, except if the neighbor is a residential use in 

which case the canopy shall not be located within 40 feet of the lot line.  
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 Thus, if the nonconforming use had not been abandoned, the fuel canopy 
requirements PROHIBIT the existing location and redevelopment would require 
relocation or variance. Regardless, both the location and subordinate nature of 
the use/structure, render this argument invalid.   

 
 
Use Variance for the Fuel Sales  
Section 1445-16 indicates no variance shall be granted to allow a use not permissible 
under the terms of the Zoning Code in the zoning district in which the property is 
located, unless the Zoning Hearing Examiner (Historic Conservation Board within 
Historic Districts) finds that the current owner for the use variance has demonstrated 
that the current owner will suffer unnecessary hardship if strict compliance with the 
terms of the Code is required and such hardship must be demonstrated by clear and 
convincing evidence. 
 
The following updates to the analysis of legal standards is provided below based upon 
supplements provided by legal counsel.   
 

(a) Can the property be put to any economically viable use under any of the 
permitted uses in the zoning district? 

• The Finney Law Firm supplement (Page 3), provides vague economic 
hardship assertions that are only pertaining to Mr. Pearce’s personal 
economic conditions. No corroborating financial evidence was submitted 
to substantiate the oral claim.  (Staff contacted the legal counsel, advising 
them that the Board discourages documentation provided only at the time 
of the meeting.)  Economic hardship and viability are based on an 
individual property’s opportunities, not the economic situation of the 
property owner.  The test considers whether the property can be 
reasonable and economically redeveloped, not whether the owner is 
positioned to benefit economically, which is legal counsel’s only assertion.  
As staff has stated repeatedly to the applicant and now his legal counsel, 
and as was articulated by the Historic Conservation Board at the previous 
hearing prior to continuance, the test is if the broader market would 
support a permitted use. A compelling argument would be based on the 
fair market value of the property, current construction and redevelopment 
costs, and market rental or purchase rates for reasonable uses. Nothing in 
the supplemental information provides any financial information supporting 
a conclusion that the site is unable to be redeveloped.  Only a vague 
reference that the owner would owe the bank on the sale is provided.   

• Vague assertions have been made regarding the cost to remove tanks 
and the potential environmental remediation costs associated with such. 
Owner, however, has provided no finding the site is contaminated.  Owner 
has not disclosed that he replaced the tanks previously, per requirements 
of the Bureau of Underground Storage Tanks.  Such replacement should 
have been in compliance with all pertinent regulations. The Board should 
inquire of Mr. Pearce and his potential buyer the following information:   
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o Did Mr. Pearce comply with all requirements at the time of the 
replacement installation? 

o Was Mr. Pearce required to inspect for contamination at the time of 
replacement?  If so, what was discovered and what remediation 
was necessary?   

o Does Mr. Pearce have current knowledge that contamination has 
occurred since replacement? If so, what and how has he mitigated 
the situation? 

o Is the potential purchaser today willing to take financial 
responsibility for any potential contamination, as is required by law? 

o Has Mr. Pearce or the potential buyer conducted any Phase I or 
Phase II environmental analysis, as part of this proposed sale 
agreement? If so, what are the findings and potential corrective 
measures required and potential costs of remediation? 

o When will the site be required to replace the tanks again in the 
future if redevelopment occurs? 

The argument that contamination risk and tank removal costs are not a 
factor to a buyer redeveloping a convenience market and fuel sales facility 
but are a factor in any other redevelopment is a false assumption.   

• The applicant has never any provided economic analysis that the 
Convenience Market is not viable without Fuel Sales.  

• The applicant also states that because this is within a historic district, that 
site and structures must be “repaired rather than replaced”, inferring that 
the only way to meet this guideline is to use the property with a 
continuation of Fuel Sales. Staff reiterates that the economic hardship and 
viability standard is based on all the legal zoning uses of the property.  
The law supersedes the guidelines of an overlay district and that the 
overlay district actually allows for redevelopment of the site. 
 
The historic overlay district is based on the appearance of a building, not 
the use. For example, an old bank building can be converted to a nonbank 
use; the historic district only would require the façade remain in keeping 
with the original façade of a contributing historic building.  This building is 
a nondistinctive, highly altered building, with no restrictions on maintaining 
the building or the façade because of is noncontributing structure 
designation.  Thus, the owner has unique flexibility to remove the building 
entirely or significantly alter the façade, provided it is in keeping with the 
zoning requirements of the Form Based Code and the guidelines of the 
historic district.  This could allow a myriad of reuses, as Staff noted with 
legal counsel, regarding that even as-is, the site would accommodate a 
restaurant use, with its ability to provide potentially onsite parking, outdoor 
areas, and means to develop the utilitarian building as necessary. 
 
Additionally, this property has the rare opportunity in the historic district for 
wholescale redevelopment, a property right not shared by vast majority of 
its neighbors. This is a result of its noncontributing building status.  This 
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uniquely provides this property owner or a future developer, the rare 
benefit to demolish and redevelop the property to a conforming and more 
intense use. The use would likely provide more appropriate retail and 
residential uses and would be required to meet Form Based Code and 
historic guidelines for contextual development at the right of way, with 
parking in the rear and massing comparable to the form requirements.  
Not providing any documentation that redevelopment is economically out 
of the question is an unsubstantiated claim that the Board wanted to be 
substantiated at the last meeting.   

 
 

(b) Does the variance requested stem from a condition that is unique to the property 
at issue and not ordinarily found in the same zone or district? 

• No assertions by the applicant alter this analysis.   
 

(c) The hardship condition is not created by actions of the applicant 

• No assertions by the applicant alter this analysis or the fact that the 
situation was created solely by the property owner/applicant.   

 
(d) The granting of the variance will not adversely affect the rights of adjacent 

property owners or residents 

• No assertions by the applicant alters the analysis.  Adjacent property 
owners will be negatively impacted, as a redevelopment more contributing 
to an integrated business district, will not result if the Fuel Sales use is 
perpetuated.   
 

(e) The granting of the variance will not adversely affect the community character, 
public health, safety or general welfare 

• No assertions by the applicant alters the analysis.  The Community 
character will be negatively impacted as the redevelopment to a more 
conforming use and development pattern will not result if the Fuel Sales 
use is perpetuated.   

• The applicant uses the College Hill Urban Design Plan, adopted in 2002, 
as support for the gas station at this location. Staff noted in that plan that 
the following is also articulated:  

o Create a strong pedestrian friendly environment.  
o Evaluate the existing zoning to encourage more pedestrian uses 

with regional business focuses at the northern end, understanding 
that this will create several non-conforming uses. 

The College Hill Urban Design Plan, as most land use plans, is the 
documentation designed to drive implementation of administrative law 
governing the desired outcomes of the plan.  Because of the plan and the 
intentions expressed by the neighborhood to City Council, the community 
was specifically chosen for the implementation of the Form Based Code 
district.  The neighborhood’s intention to further manage historic assets 
led to the subsequent adoption of the Historic District Overlay. The 
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intention of the neighborhood from land use plan to zoning law and zoning 
overlay was clear; Prohibition of Fuel Sales and automotive uses, 
preservation of historic assets, redevelopment of noncontributing 
buildings, all development and redevelopment enhancing and further 
conforming to the building forms and historic design precedents of the 
neighborhood.    

  
 

(f) The variance will be consistent with the general spirit and intent of the Zoning 

Code 

• No assertions by the applicant alters the analysis.  Negative impacts and 
lack of conformity to the general spirit and intent of the Zoning Code will 
result if the Fuel Sales use is perpetuated.   

 

Recommendation: 

Staff recommends the Historic Conservation Board take the following actions:  
 

I. ZONING RELIEF 

A. USE VARIANCE 
1. Section 1703-2.80. Use Variance – DENY Use Variance for the proposed 

Fuel Sales as an accessory use to a Convenience Market use, as such is 
a prohibited in T5 MS-O zoning code per the application and façade 
drawings submitted by Harry Pearce dated 2/8/19, amended 3/8/2019 and 
7/3/2019.  

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

1. Such relief from literal implication of the Zoning Code will be materially 
detrimental to the public health, safety and welfare or injurious to property 
within the district or vicinity where property is located; and  

2. The evidence has demonstrated that the property was Abandoned as 
defined in Sec. 1447-07 of the zoning code and that reestablishment of 
Fuel Sales as a Principal or Accessory Use is requires a Use Variance.   

3. The current property owner has not demonstrated with sufficient credible 
evidence that any/all other permitted zoning uses, including the 
convenience market without fuel sales, are not economically viable.    

4. The current property owner has not demonstrated with any credible 
evidence that redevelopment of the site within the historic district, which 
potentially allows for these noncontributing structures to be demolished 
and redeveloped is not economically viable. 

5. The current owner is not guaranteed the highest and best use for the 
property or to maximize personal financial return but guaranteed a use 
that is permitted by law.  

 































ITEM 5  May 20, 2019 

 
 

APPLICATION FOR ZONING RELIEF and  
A CERTIFICATE OF APPORPRIATENESS  

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: ZHUV190009 
APPLICANT:  Harry Pearce 
OWNER:  Harry Pearce 
ADDRESS:  6014 Hamilton Ave 
PARCELS:  0233-000-300-15 
ZONING:  T5-MS-0 
OVERLAYS:   College Hill Historic District 
COMMUNITY: College Hill 
REPORT DATE: May 6, 2019 
HEARING DATE: May 20, 2019 
STAFF REVIEW: Beth Johnson, Urban Conservator 
    
 

 
Details of Zoning Relief Required: 

The current owner requires the following Zoning Relief: 

1. Section 1703-2.80. Use Variance – Use Variance required for a proposed Fuel 

Sales as an accessory use to a Convenience Market use, as Fuel Sales is 

prohibited use in T5 MS-O zoning code.   

 

Additionally, while the property currently has established legal non-conformity pertaining 

to the location of the building and the types and maximum dimensions of signage on the 

property, the existing building with proposed changes submitted by the applicant, does 

not meet the Form Based Code development standards, based on the following 

attributes.  Note that Items 5-11 below can all potentially be incorporated into a 

redevelopment of the existing site or nonconformities significantly reduced. 

 

1) Building Types. The building is required to be a minimum of 25 feet wide and 100 

feet deep. The building is 50 feet and 60 feet long.  

2) Building Form. The building is required to be a minimum of 2 stories tall. The 

building is one story tall.  

3) Building Placement. The building is required to have 0 foot front yard setbacks. 

The building is over 50 feet from the right of way.  

4) Building is to have 90% of its front face at the setback line on the main street 

(Hamilton) and 60% on the side street (Marlow). Presently, 0% of the building 

meets these requirements.  
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5) The entire Build to Line must be defined by a building or landscape wall. 0% of the 

build to line is defined by a building or landscape wall, though area exists for such.  

6) Parking is required to be 40 feet back from the front property line and generally 

behind the building. It does not meet this standard as nearly all the parking is in 

front of the building and adjacent to the property line with no landscape buffer area.  

7) Curb cuts are only permitted to be 14 feet wide. There are 2 curb cuts per street 

face, and they are larger than 14 feet wide.  This also does not meet DOTE 

requirements.  

8) Pole signs/monument signs are not prohibited. The property has a pole sign.  

9) The property will only be permitted to have 44 sf of signage. 

10) Signage on the gas canopy would not be permitted and former signage on the 

canopy has been abandoned.  

11) A Shopfront frontage type for the building and its renovations is required. 75% of 

the ground floor must be transparent. As presently proposed, 33% of the frontage 

along Hamilton Avenue is transparent.  0% along Marlow is transparent.  

 
Existing Conditions 
The subject property at 6014 Hamilton Ave is presently only a Vehicle Repair use.  Fuel 
Sales was abandoned by the property owner/applicant since 2015, but a vehicle repair 
business has continued operation throughout the period since the Fuel Sales ceased. 
The tanks and pumps were put into temporary closure and permits filed with BUSTER 
for this closure. The City can verify that that the Fuel Sales use was abandoned, 
meeting the requirements of Sec. 1447-07, Abandonment of Nonconforming Use, 
through Google Streetview photographs as well as through the result of a Zoning Code 
violation, when the property owner was cited for Vehicle Sales, a prohibited use on the 
property upon the portion of the property that was previously occupied by the Fuel Sales 
use (B201704910) 

 
Figure 1.  Aug 2017 photo of site depicting illegal Vehicle Sales use.  Image courtesy of Google. 
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The existing building is a non-contributing building to the College Hill Historic District 
and is a circa 1950’s concrete block building (former Sohio station) that was remodeled 
and expanded into its current configuration by the 1990s. The building has garage doors 
on both street frontages and a 4 pump gas fueling station within a flat canopy.  
 
In 2013 the Form Base Code was established in College Hill. This change in zoning 
made Fuel Sales and Vehicle Sales and Repair prohibited uses throughout the Form 
Based Code area.  This was an intentional decision of all 4 neighborhoods that 
established the Form Based Code and was recommended after an exhaustive 
engagement and charette process, before being recommended to Planning 
Commission and approved by City Council.  The community and property owners 
affected were well aware of the rezoning process and this property owner has stated 
that he was aware of the zoning was changing during the creation and adoption 
process. At the time of the adoption of the Form Based Code, both the Fuel Sales and 
the Vehicle Repair were able to be considered legal nonconforming uses.  
 
Prior to 2013, the property was zoned CN-M. Fuel Sales was a permitted use in this 
zone.  
 
In 2017 the College Hill Historic District was established. This property is within the 
district but is listed as a non-contributing building.  Noncontributing status allows for the 
potential demolition and reconstruction upon the site for a development substantially 
meeting the Form Based Code requirements. 
 
Proposed Conditions 
The proposal would be to permit a Convenience Market with a Fuel Sales accessory 
use on the site and abandon the Vehicle Repair nonconforming use. As the Fuel Sales 
is not a permitted use, it would require a Use Variance.  
 
The new owners have proposed doing façade improvements to the existing building. 
These improvements would have to be approved in a separate hearing for a Certificate 
of Appropriateness as there was insufficient information for staff to make a 
recommendation.  
 
Previous Reviews 
N/A 

 
Applicable Zoning Code Sections:   
Zoning District: Section 1703  Form Based Code 
Variance Requests: Section 1703-2.80 Use Types   
Variance Authority: Section 1445-07  
HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest 
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: College Hill Historic District.  
 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-07AUGRVASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-13GESTPUIN
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
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Zoning Analysis: 
A Use Variance is required for a Fuel Sales use in the T5MS Zone. The use is not 
permitted by right or through a Form Based Code Use Permit hearing process.  
 
Through the drawings of the proposed façade that were submitted to Staff, it appears 
the garage doors are being removed and Vehicle Repair use will be abandoned on the 
property to accommodate a larger Convenience Market use. The Fuel Sales is an 
Accessory to the Convenience Market; the market could be approved by right without 
the requested Use Variance. 
 

 
Figure 2. Location of 6014 Hamilton Ave. Image courtesy of CAGIS. 
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Figure 3. View of 6014 Hamilton Av ca. 2018. Image courtesy of Google. 

 
Use Variance for the Fuel Sales  
Section 1445-16 indicates no variance shall be granted to allow a use not permissible 
under the terms of the Zoning Code in the zoning district in which the property is 
located, unless the Zoning Hearing Examiner (Historic Conservation Board within 
Historic Districts) finds that the current owner for the use variance has demonstrated 
that the current owner will suffer unnecessary hardship if strict compliance with the 
terms of the Code is required and such hardship must be demonstrated by clear and 
convincing evidence. 
 
The following analysis outlines the use variance standards as applied to the proposed 
use at the subject property.   
 

(a) Can the property be put to any economically viable use under any of the 
permitted uses in the zoning district? 

• The property is a Vehicle Repair facility that formerly had a Fuel Sales 
accessory use. This is not a permitted use under the current zoning which 
was adopted in 2013.  

• The property has been in the same ownership for 89 years and has 
operated as a fuel sales and vehicle repair facility service shop for its 
history. As the fuel sales has ceased operation and has a legal closure on 
file with BUSTER, the use has been legally abandoned meeting the 
requirements of Sec. 1447-07, Abandonment of Nonconforming Use.  

• The owner has not provided any credible evidence that the property 
cannot be utilized as a permitted zoning use within the Form Based 
district. This includes evidence that the Convenience Market requires the 
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Fuel Sales use to be viable or that no viable commercial uses could 
occupy the existing nonconforming structure.  While the building form is a 
non-conforming building form for the district and was built as a gas station, 
other uses could be used within the building. A block to the north, Fern, a 
flower and plant shop, has converted an old auto repair shop into a retail 
establishment. (see below)  

• The property owner has not provided any credible evidence that 
demonstrates the property cannot be redeveloped into a zoning use 
conforming to the permitted uses and the development standards of the 
Form Based Code district. 

 

 
Figure 4 Fern located at 6040 Hamilton Avenue. This was a previous Auto Repair shop that has been turned into a 

plant/flower shop.  

 
(b) Does the variance requested stem from a condition that is unique to the property 

at issue and not ordinarily found in the same zone or district? 
• The College Hill Form District has a handful of buildings that have a larger 

setback that were built after the period of significance and were built to 
cater to the car rather than a pedestrian environment during the middle of 
the 20th century. The Form District was created to help guide development 
to deter similar development in the future, and to fill in these gaps in the 
pedestrian corridor. While the form district does not require a building to 
be demolished for a more appropriate development, a legally non-
conforming building can be reused for a use that is a legally conforming 
use. Further, the building can be remodeled to closure match form 
standards and site plan requirements and signage requirements.  
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(c) The hardship condition is not created by actions of the applicant 

• The current owner abandoned fuel sales intentionally during 2015. This 
was a condition created by the owner as he stated that fuel sales was not 
a profitable business at the time and could not be sustained by his 
operation because he was selling fuel independently. If the owner had 
continued its use, it would be a legally non-conforming use. The owner 
was aware and notified of the significant zoning code amendment before 
and until adoption in 2013 and has stated such to staff.  

 
(d) The granting of the variance will not adversely affect the rights of adjacent 

property owners or residents 

• Staff has received numerous letters in opposition to the granting of the 
variance and one letter from the Community Forum in support of the 
ordinance. The community supported the zoning code adoption of the 
Form District in 2013-2014, which did not allow Fuel Sales as a permitted 
use. The zoning code adoption was intentional on prohibited new and 
expanded vehicle sales, repair and fuel sales uses. This was a specific 
use many of the letters state that was a detriment to the redevelopment of 
the business district.  

• Owners who have invested into the district expecting uses that are 
permitted within the Zoning Code expect business that are more 
appropriate to the anticipated evolution to an enhanced pedestrian 
oriented business district and not one which caters to the automobile.  

• There are several gas stations within 1 mile of the business district, so the 
use isn’t providing something that the district does not have access to.  

• The proposed operator has two other Fuel Sales and retails sales in the 
area. One is in Mount Healthy the other is in Price Hill. The property in 
Price Hill has had several property maintenance violations pertaining to 
grass, weeds, liter and recently had a sign violation.  
 

(e) The granting of the variance will not adversely affect the community character, 
public health, safety or general welfare 

• The existing building and the proposed prohibited use do not meet the 
vision or character of the community. With the adoption of the Form Based 
Code, the College Hill community agreed upon a vision of a walkable 
business district. Granting a Use Variance based solely upon the rationale 
that the building was built for fuel sales and vehicle repair, will adversely 
affect the investment and new development within the business district 
that was attracted to the area based on the Form District and the 
pedestrian oriented uses. For example, the development across the street 
followed the form based requirements and built appropriate buildings to 
help create the walkable pedestrian oriented district that the zoning district 
encourages.  Regardless of noncompliant form, the existing building would 
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be able to be reused into a more appropriate land use that would not cater 
to the automobile but would be better integrated into the business district.  

 
Figure 5 looking north on Hamilton with the newly built development that followed the Form Based code 

on the left and the subject site of the right.  

 
(f) The variance will be consistent with the general spirit and intent of the Zoning 

Code 

• The intent of T5-MS-O Main Street Form District is defined in the City of 
Cincinnati Form Based Code as “to provide a focal point for 
neighborhoods that accommodates neighborhood serving retail, service, 
and residential uses in compact, walkable urban form. The following are 
generally appropriate form elements in this zone 

o Small to Medium Footprint,  
o Simple wall plane along the street,  
o Building at the ROW 
o Small to no side setbacks,  
o Up to 5 stories.  

The use of a Fuel Sales use does not meet the intent of this zone.  

(g) The variance sought is the minimum that will afford relief to the applicant 

• The applicant has not provided evidence that this is the minimum that will 
afford relief as the applicant has not provided documentation or analysis 
that any other permitted use is infeasible at this location, that the 
convenience market without fuel is infeasible, or that the potential 
redevelopment of the existing building and site attempts to reduce as 
many nonconforming development standards as possible (height, 
storefront design, curb cuts, landscape walls at the build to line, signage).  
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Other approvals that will be required 
 
The applicant has only applied for a Use Variance for Fuel Sales at this location. As part 
of the review process, staff asked for other documentation to try and understand what 
the entire development would look like. The applicant has stated there will be no 
improvements to the site other than a new façade skin on the building. The applicant 
provided images and basic drawings of the proposed façade.  
 
The proposed façade would require the additional Zoning Relief 
 

1. The proposed façade would require zoning relief for transparency as it does not 
meet the 75% required transparency for a Shopfront per Sec. 1703-2.110 

2. Signage may have to get zoning relief as a canopy sign is not permitted and a 
pole sign is not permitted. No signage has been proposed 

3. The Use Variance only is requesting for a Fuel Sales, the other operations by the 
proposed operator also includes the sale alcohol. Alcohol Sales would be 
required to get a Use Permit. Such request has not been sought. 

 
The proposed site is also within the College Hill Historic District and the proposal for the 
façade would be required to come before the Historic Conservation Board for a 
Certificate of Appropriateness. The current submission does not comply with the Design 
Guidelines 

1. EFIS/Stucco is not an appropriate material within the district.  
2. Storefront treatment is not a historically appropriate treatment within the historic 

district and does not reflect the proportions, including transparency percentage or 
appropriate composition, that are typically seen on storefronts within the district.   

 
Other Considerations:  
 
Prehearing Results: A prehearing was held on May 1, 2019. The applicant was 
present.  
 
Comments Provided to Staff: There have been 2 letters of opposition submitted and 1 
letter in support from the College Hill Forum, noting within that the vote was 12 for, 8 
against and 8 abstaining and 1 letter of support from the College Hill Ministerium. 
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Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  

 
I. ZONING RELIEF 

A. USE VARIANCE 
1. Section 1703-2.80. Use Variance – DENY Use Variance for a proposed 

Fuel Sales as an accessory use to a Convenience Market use, as such is 
prohibited in T5 MS-O zoning code per the application and façade 
drawings submitted by Harry Pearce dated 2/8/19 and amended 3/8/2019.  

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

1. Such relief from literal implication of the Zoning Code will be materially 
detrimental to the public health, safety and welfare or injurious to property 
within the district or vicinity where property is located; and  

2. The current property owner has not demonstrated with any credible 
evidence that any/all other permitted land uses, including the convenience 
market without fuel sales, are not economically viable.    

3. The current property owner has not demonstrated with any credible 
evidence that redevelopment of the site is not economically viable. 

4. The current property owner has not demonstrated that the proposed 
redevelopment of the existing nonconforming site and structure has been 
designed to maximize and reduce the substantial number of 
nonconformities to the current situation. 

5. The current owner is not guaranteed the highest and best use for the 
property. They are guaranteed a use that is permitted by law.  
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If the board approves the request for a Use Variance the following conditions are 

recommended to be applied.  

 

1) A new façade and enhanced site plan shall be presented to the Historic 

Conservation Board and a Certificate of Appropriateness granted, achieving the 

maximum compliance to all Form Based Code and Historic Guidelines, prior to 

the issuance of a Zoning Certificate of Compliance and any building permits a 

Change of Use to allow the Convenience Market with accessory Fuel Sales.   

2) The Use Variance is granted only allowing for a Convenience Market with 

Accessory Fuel Sales. Fuel Sales shall not be permitted to be integrated into a 

Vehicle Repair use and Fuel Sales may commence operation only when a 

Certificate of Occupancy is issued for the Convenience Market incorporating all 

required site and building improvements approved by the Historic Conservation 

Board.    

3) A Use Permit granting approval for alcohol sales will be required to be granted by 

the HCB prior to alcohol sales commencing.  

4) The future site plan shall reduce widths and the number of curb cuts as required 

by DOTE.  The Marlowe Avenue curb cut at the intersection shall be removed.   

5) The future site plan shall incorporate Landscaping areas within the site and 

required structures at the Build-to lines along the frontage of the property.   

6) Screening will be required on the rear of the property on the east property line.  

7) Signage shall be prohibited upon the Fuel Sales canopy and the canopy shall in 

design and color, be complimentary to the remodeled building.  

8) A light study will be submitted showing that the light from the canopy is not 

spilling onto adjacent properties or right of way.  

9) Wall Signage shall only be permitted on the Hamilton Avenue Façade.  

10)  Two year expire 

 

 



ITEM 6 July 22, 2019 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS  

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2019029 
APPLICANT:  KL Findlay Land Investors LLC 
OWNER:  same 
ADDRESS:  34 Green Street 
PARCELS:  094-0008-0367 
ZONING:  CC-P 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over the Rhine 
REPORT DATE: June 25, 2019, July 11, 2019 
HEARING DATE: July 8, 2019 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) to demolish the 
building. 
 
Existing Conditions 
The existing building is 2-story brick building set at the Corner of Race and Green 
Streeton the right-of-way. The building is considered a non-contributing building to the 
Over-the-Rhine Historic District as it is listed as such within the guidelines.  
 

 
Figure 1" Image of 34 Green Street from Google Street View. 
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Proposed Conditions 
The applicant is proposing to demolish 34 Green Street. While the applicant has stated 
they would like to develop the site, no plans have been submitted to the city for review or 
consideration during the months the applicant has discussed this with staff.   
 
Previous Reviews:  
N/A 

 

Figure 2: 1540 Elm Street context map. Image provided by CAGIS Maps.  

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

Zoning Review 

There is no zoning relief required for the demolition.  

A redevelopment at this site will not permit more than 12 residential units at this site, thus 
potential zoning variances may be required.   

  

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
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


 

3 
 

Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the demolition.  
 
The applicant has provided documentation around the lack of economic viability of the 
structure and has provided an inspection report for the building.  
 
Staff has reviewed the information and agrees that the building would need to be 
substantially rehabilitated to make the building marketable. Further, the current building 
is not in keeping with the Design Guidelines of the historic district and would need 
substantial changes to the façade to achieve greater compliance. 
 
The building is a non-contributing building and does not have the scale or rich detailing 
that we typically see on historic buildings; However, the building does provide a continuity 
of the streetscape wall and has the brick material and texture that is found in the district 
and a fairly regular rhythm at the ground level. For buildings of this era, in this 
neighborhood, it is a more compliant building to district guidelines, than many others.  As 
a corner building, it provides the corner anchor that is important on a streetscape and 
block and is of substantial size.  Its absence would be obvious and detrimental to the 
context of the streetscape.  
 
Staff has informed the applicant on numerous occasions, including via email on August 
21, 2018, that staff would not be supportive of a demolition without building plans and any 
potential zoning relief also being approved simultaneously by the Historic Conservation 
Board, as the removal would adversely affect the streetscape and does not meet the 
guidelines that states 
 
1. Approve the demolition of a non-contributing building or a building of a later period and 
the demolition will not adversely affect the character of the streetscape or the district 
as determined by the Historic Conservation Board. A list of the non-contributing buildings 
is provided below.  
 
While the building is not a historic building and lacks the rich detail of the neighboring 
contributing building, the building is on a corner and continues the street wall along Elm 
Street. The removal of the building would leave a 65 foot hole on Elm Street and a 140 ft 
hole on Green Street. The building is also a brick building and continues to brick continuity 
along the street and has fenestration with windows and doors to create interest at the 
pedestrian level.  
 
Staff also discussed the need for the necessity for plans for a new building to be approved 
with two different architectural firms that were working on behalf of the client, in July 2018 
and June 2019.  
 
The applicant is still requesting a demolition without any conditions and prior to new 
buildings being approved.  Applicant’s rationale is that it is necessary for testing for 
foundations for structural design and that they cannot develop construction documents 
without knowing where the historic foundations are under the slab foundation of the 
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current building.  
 
Staff has requested on June 7, 2019 and June 19, 2019 that the application provide: 

1) Documentation that testing cannot be done prior to demolition. 
2) Feasibility of one wall being removed in order to get a truck in to do testing.  
3) Statements, including economic hardship arguments, as to why a building 

schematic design, not construction documents, can’t be presented to the Historic 
Conservation Board prior to the seeking demolition of the current building. 
 

As to the first point, testing can only be conducted on a cleared site, the applicant has 
provided documentation from Alt & Witzig Engineering, a geotechnical Engineering firm, 
stating they do not believe it would be feasible to do a subsurface testing prior to a 
demolition occurring. The applicant also provided a statement from their architect, one 
which we have not worked with in other redevelopments in historic districts, stating that 
they would not be able to design a building without soil and site condition verification.  
The Buildings & Inspections Department respectfully does not concur with this 
perspective.  In the Director of Building and Inspections’ experience in multiple cities with 
similar challenges investigating redevelopment sites, knows of common methodologies 
to surmount risk.  First, review of historical records like Sanborn Maps would always be 
considered, as well as seeking any available building permit information of the existing 
building. The Buildings and Inspections Department has the original constructions plans 
from 1972. Further, most designers would make a conservative, higher than typical load 
capacity assumption, based on soil analysis and findings of sites in proximity.  Within a 
block of this site there has been multiple new constructions projects and the foundation 
permits and any soil analysis can be requested and used for assumptions. The addresses 
include 1607 Elm St, 1619 Pleasant St, 1618 Pleasant St, 1611 Pleasant St, 1616 
Pleasant Street, 1626 Pleasant St. Then upon confirmation after demolition, the final 
analysis would occur.   Regardless, even prior to demolition, certification by a structural 
engineer would be required, analyzing that the demolition would not compromise the 
adjacent historic structures.  Thus, analysis including coring the foundation of the existing 
building, is likely still required before permit issuance. Such testing and certifications 
occur throughout the city in situations like this one with neighboring buildings proximate 
to the property lines. Thus, given the above standard practices, the developer must 
provide sufficient information prior to demolition, rendering the rationale of demolition 
before analysis moot.    
 
As to the second point, that the applicant cannot develop construction documents, Staff 
again states that historic information research initially would provide much insight into the 
question.  Staff disagrees that the only way to investigate the current condition of the 
foundations under the slab on grade would be to completely demolish the building. 
Designs for a foundation in an urban environment are done regularly without land being 
cleared. Recent examples for projects approved by the Historic Conservation Board 
where such a practice of testing occurred prior to demolition have included: 

• 15th and Vine (mix of vacant land and existing building)  

• 1216 Vine Street (under existing building)  

• 1118 Sycamore Street (under a parking lot) 
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• Liberty and Elm (under existing buildings, vacant land)  
 
Staff is supportive of a demolition at the site only when a new structure has received 
Certificate of Appropriateness Approval, and Zoning Relief Approval if necessary, by the 
Historic Conservation Board and the wrecking permit would be issued concurrently with 
the building permit. This is in keeping with past Board expectations in numerous historic 
districts in the city, most recently the following: 

• 1216 Race Street (OTR District) which also had modern buildings over historic 
foundations 

• 721 Main Street (Main St. District) 

• 1725 Madison Ave (E Walnut Hills District)  
 
Staff does understand the challenges of needing certainty for the developer to know 
demolition is allowable and getting a redevelopment project organized and permitted 
within two years.  As such, Staff would strongly consider recommending that a current 
approval be provided its normal two-year expiration requirement.  However, if a 
subsequent redevelopment is brought forward and a substantial time has lapsed from the 
existing demolition approval, Staff would support a concurrent extension of the COA for 
demolition to be concurrent with the approval of the COA for the redevelopment.   
However, Staff strongly supports and recommends that the HCB follow the intent of the 
guidelines and past practice and not support demolition upon this site without a 
subsequent redevelopment.    
 
Comments on Applicable Guidelines  
 

 
Demolition: 
Demolition regulations for designated property in Cincinnati set forth in Chapter, Historic 
Conservation, of the Cincinnati Municipal Code. See particularly Section 741-13, 
Regulation of Alterations, Demolitions and Environmental Changes, and Section 741-15, 
Demolition. Generally, demolition of existing buildings is permitted if one of the following 
conditions exist:  
 
1. Demolition has been ordered by the Director of Buildings and Inspections for public 
safety because of an unsafe or dangerous condition which constitutes an emergency. 
See Section 741-21(c).  
 

The building has not been declared a public nuisance and the building has not been 
declared an emergency condition. There are no outstanding building code violations 
on the property.  

 
2. The owner can demonstrate to the satisfaction of the Historic Conservation Board that 
the structure cannot be reused for any use or a reasonable economic return from the use 
of all or part of the building or from the sale of the property proposed for demolition cannot 
be realized. See Section 741-13(h)(2).  
 

The owner has made an argument regarding economic hardship and that the building 
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cannot be reused or sold in its current configuration. While staff feels that many of 
their arguments are valid to allow for redevelopment, staff does not feel that the 
evidence provided justifies a demolition of the building without plans for a replacement 
structure being approved by the HCB. Staff’s position is aligned with previous HCB 
actions.  An example of such is the 8th and Main project, a substantially more difficult 
project, which the developer was initially granted a right to demolition only with a 
subsequently approved and permitted redevelopment.  The project evaluated the site 
and was granted a COA for redevelopment and designed foundation permit drawings 
all prior to issuance of a demolition permit.  Without knowing what the design or 
programming of the new building being proposed is, staff and the board cannot 
evaluate and guarantee that a development will be appropriate and approvable nor 
that the significant void of losing such a large building mass will be remediated in a 
timely manner.  
 
The applicant has also stated that the site must be cleared due to the level of crime at 
the location. Staff consulted the reported crime data and there was only 1 listed 
reported crime in the last 6 months according the crime date provided through Cincy 
Insights. Empirical data shows that vacant land has a greater probability of being crime 
hotspots, and while staff understands the applicant’s frustration with boarded up 
windows being broken, demolishing a building will most likely increase the crime at 
the site, not deter it. The applicant has provided a statement from Police Officer 
Brendon Rock stating that a vacant property hinders the safety of the neighborhood. 
However, zoning experience with Police in the neighborhood has been Police prefer 
to limit large unmanaged spaces and create barriers to access.  Finally, as a modern 
building with much fewer windows than many, this building is relatively easy to 
manage issues of trespassing than older neighboring structures.   
 

 
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 owner's property without 
just compensation. See Section 741-13(h)(3).  
 

This is not a non-profit corporation or organization.  
 
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 Historic Conservation Board.  
 

While the building is a non-contributing building, the demolition request is for an entire 
building and not an addition or portion of the building.  

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

 
The Historic Conservation Board, when acting on any application for a Certificate of 
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Appropriateness seeking approval of demolition, may:  
 
1. Approve the demolition of a non-contributing building or a building of a later period and 
the demolition will not adversely affect the character of the streetscape or the district as 
determined by the Historic Conservation Board. A list of the non-contributing buildings is 
provided below.  
 

This is a non-contributing building, but it does contribute to the streetscape providing 
massing at a corner with 205 linear feet of street frontage.  Its removal will adversely 
affect the character of the streetscape, particularly when the site is in the heart of the 
neighborhood and in close proximity to Findlay Market. The removal of the building 
will provide a hole in the urban fabric and provide a vacant lot at a corner intersection 
that is intact.  

 
2. Approve the demolition if it is necessary to carry out an Urban Design Plan or an Urban 
Renewal Plan, approved by Council or a Planned Unit Development (PUD).  
 

This site is not part of an Urban Design Plan or an Urban Renewal Plan.  
 
Other Considerations:  N/A 

 
Prehearing Results: A prehearing was held on May 1, 2019. The applicant was present. 
 
Comments Provided to Staff: N/A 
 
Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
 

Recommendation: 

Staff recommends the Historic Conservation Board take the following actions:  
 

I. CERTIFICATE OF APPROPRIATENESS 
A. APPROVE the application for Certificate of Appropriateness (COA) for 

demolition of a non-contributing building at 34 Green Street with the following 
conditions: 
1. The Director of Buildings & Inspections shall authorize the issuance of the 

Wrecking Permit only when the Historic Conservation Board approves a 

COA for redevelopment of the site, and when a building permit in 

substantial conformity with that COA is issued.  

2. This approval of a COA for a Wrecking Permit shall expire in two years 
from the date of this decision if the Historic Conservation Board does not 
approve a redevelopment COA for the site. 
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3. If a redevelopment COA for the site is approved by the Historic 
Conservation Board, the expiration date of the Wrecking Permit shall be 
extended in a duration consistent with the redevelopment COA. 

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

1. The building is a non-contributing building to the Over-the-Rhine 
Historic District, and it is understood that the property owner desires to 
know that the opportunity to demolish the building is acceptable, so as 
to continue engaging in redevelopment planning efforts.   

2. It is premature to demolish a significantly sized structure, with 
substantial street frontage, on a highly visible corner, in close proximity 
to the Findlay Market destination in the neighborhood, without a 
redevelopment project anticipated and approved by the Historic 
Conservation Board.   

3. The removal of this structure without an approved COA for 
redevelopment and the subsequent construction occurring would 
adversely affect the continuity of the streetscape, the pedestrian 
oriented character of the block and leave a substantial void within the 
urban fabric.  

4. It is appropriate to extend the expiration of the COA for wrecking to 
coincide with an anticipated future redevelopment COA so as not to 
adversely impact the property owner. 

 





 

 

 

 

 

Historic Conservation Office 

Department of Community Development and Planning Centennial Plaza Two 

805 Central Avenue, Suite 700 

Cincinnati, OH 45202 

 

May 21, 2019 

Updated July 3, 2019 

 

Historic Conservation Board, 

 

This letter is to address the demolition of a structure in the Over-the-Rhine Historic District. The subject 

structure is located at 34 Green Street. The demolition of this structure falls under Condition 2, Demolition of 

a Non- Contributing building or addition, within Section 1 of the “Documentation for the Demolition of Historic 

Properties.”  In addition, we have also provided justification under Section 2 “Economic Hardship.” 

 

The Owner, KL Findlay Land Investors I, LLC, is a subsidiary of PLK Communities. The structure to be 

demolished is a two-story, non-historic building at the corner of Race and Green Streets.  It is listed in the 

applicable guidelines as a non-contributing building. (The structure is listed as parcel 131 1702 Race St 

(26-34 Green St)).   

 

The building is an obsolete former day-care which due to changes in state laws could no longer be occupied as 

such.  We have tried diligently for over a year to secure a tenant for the current building as it sits with no 

success.  We have even listed it for-sale twice without an offer.   

 

The site is ideal for future development, and removal of the existing structure would make the site 

development-ready.  In addition, we know historically there were at least 5 structures under the current 

building and in working to secure an architect and develop plans for the site everyone we approached is 

requesting soil borings to determine the necessary foundation structure to develop upon.  The EDR Sanborn 

Maps for the property are provided in the attached request as well.   

 

In working with the Urban Conservator in our pre-hearing conference, it was mentioned that we needed 

additional support for the demolition.  Since that meeting we have provided documentation from our 

Geotechnical Engineer – Alt & Whitzig, Project Architect LABhaus and Platte Architecture.  Platte is not our 

project architect, but worked on a different project at 1216-1218 Race which was a case example mentioned 

by the Conservator.  In our discussions with Platte they said this building is a completely different situation 

from 1216-1218 Race and provide email documentation as well.   

 

In all cases, it was supported by third parties that we need to take the building down prior to creating plans for 

the future structure.  We don’t have sufficient information to design a structure without proper geotechnical 

testing first.  As previously mentioned, we know historically there were multiple buildings under the current 



structure, and the current foundation is slab on grade.  This leads us to believe there are probably still multiple 

buildings still under this structure and without taking it down, we have no idea what we are dealing with or 

how to design around it.   

 

Finally, after our original filing on May 21, 2019 we granted the police a Right of Entry into the building on May 

30.  The park by Findlay Market was closed a few months ago, and ever since that point we have had constant 

break-ins coupled with various illegal activities we are constantly fighting to stop; on a building that will 

ultimately come down.  We have spent in excess of $7,800 over the past 40 days to re-secure secure the 

building and remove bio waste and other paraphernalia.  Even the police officers in the area are struggling to 

keep it under control.  I have included the Right of Entry Form we and an email from Brendan Rock the local 

office over OTR detailing the situation and the benefit to the community to take the building down.  I have 

also included the invoices to remediate the issues at the property so far.   

 

Historical interior and exterior photos are provided herein as well for your review. 

 

Respectfully Submitted, 

Nicholas Lingenfelter 

 

Nicholas P. Lingenfelter 
Vice President of Development 
PLK Communities, LLC 
5905 East Galbraith Road 
Suite 4100 
Cincinnati, Ohio 45236 
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Appraisal/Sales Summary
Year Built 1975
Total Rooms 0
# Bedrooms 0
# Full Bathrooms 0
# Half Bathrooms 0
Last Sale Date 11/21/2017
Last Sale Amount $311,450
Conveyance Number 157590
Deed Type WD - Warranty Deed (Conv)
Deed Number
# of Parcels Sold 1
Acreage 0.208
Front Footage 205.00

Dusty Rhodes, Hamilton County Auditor
Property Report
Parcel ID
094-0008-0367-00  

Address
34 GREEN ST  

Index Order
Parcel Number  

Tax Year
2018 Payable 2019

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

Images/Sketches

Appraisal Area
01801 - OVER THE RHINE 01

Land Use
499 - OTHER COMM STRUCTURE

Owner Name and Address
KL FINDLAY LAND INVESTORS I LLC
5905 E GALBRAITH RD STE 4100
CINCINNATI OH 45236
(call 946-4015 if incorrect)

Mailing Name and Address
KL FINDLAY LAND INVESTORS I LLC
5905 E GALBRAITH RD STE 4100
CINCINNATI OH 45236
(call 946-4800 if incorrect)

Assessed Value
133,110

Effective Tax Rate
96.515579

Total Tax
$12,891.54

Property Description
NEC GREEN ST & RACE ST 0.20869 AC R2 -T3 -S13

Tax/Credit/Value Summary
Board of Revision No
Rental Registration No
Homestead No
Owner Occupancy Credit No
Foreclosure No
Special Assessments Yes
Market Land Value 67,720
CAUV Value 0
Market Improvement Value 312,600
Market Total Value 380,320
TIF Value 0
Abated Value 0
Exempt Value 0
Taxes Paid $6,467.95
Tax as % of Total Value 0.000%

Notes
1) 7-15-05 REMOVED F/TIF ABATEMENT DUE TO FILING APPLICATION FOR EXEMPTION 1) 11-23-04 30 YEAR TIF ABATEMENT BEGAN 2003 THRU 2032
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34 GREEN STREET 
SPECIFIC HISTORIC GUIDELINES – OVER THE RHINE 

 

1. Materials: Missing or deteriorated materials should be replaced with recycled or new materials that 

match the original as closely as possible with regard to the following: type, color, style, shape, and 

texture of material. The composition, type of joint, size of units, placement and detailing should be 

appropriate for the building. Synthetic materials such as aluminum or vinyl siding, imitation brick or 

plastic are inappropriate. Other types of synthetic materials such as split-face concrete block may be 

approved on a case-by-case basis. 

 

As this is a demolition, no missing or deteriorated materials will be of issue. 
 

2. Door and Window Openings: Among the most important features of any building are its openings – its 

windows and doors. The size and location of openings are an essential part of the overall design and an 

important element in the building’s architecture. Don’t alter or fill-in original openings. Roll down 

shutters and metal bar systems installed on the exterior of the building that cover door and window 

openings are not appropriate. 

 

The structure has seven solid steel non-historic doors and forty-two non-historic windows. As this is a 
demolition, doors and windows will not be retained. 
 

3. Door and Window Sash: Repair original doors and window sashes rather than replace whenever 

possible. If replacement is necessary, the new door or window sash should match the original in 

material, size and style as closely as possible. Synthetic replacement windows are generally 

discouraged. Consult with the Historic Conservation Office about acceptable replacement windows. 

 

The structure has not historic door or window trim. 
 

4. Ornamentation: Significant architectural features such as window hoods, decorative piers, quoins, bay 

windows, door and window surrounds, porches, cast-iron storefronts and other ornamental elements 

should be preserved. These distinctive features help identify and distinguish the buildings in Over-the-

Rhine. Don’t remove or replace ornamentation with substitutes that are of a different scale or design 

or an incompatible material. Make replacement ornamentation match the character of the existing 

feature closely as possible with respect to type, color, style, shape, and texture of material. Some 

synthetic materials including fiberglass castings may be approved on a case-by-case basis. 

 

The structure has no ornamentation. 
 

5. Roofs: Chimneys, dormer or towers and other architectural features that give the roofline of an 

existing building its identifying character should be preserved. Most of the buildings in Over-the-Rhine 

have flat or single-pitch roofs. The addition of vents, skylights, and roof top utilities should be 

inconspicuously placed or screened where necessary. Retain and repair the original roof materials such 

as slate, which is common on churches, institutional buildings and buildings with mansard roofs, and 

standing seam metal roofs, which are common on smaller buildings with gable roofs. Do not use wood 

shakes and plastic roofing products, which are inappropriate materials in Over-the-Rhine. Simulated 

slate may be approved on a case-by-case basis. 

 

The roof will be removed during the demolition. 



6. Cleaning: Clean exterior surfaces with the gentlest method possible. For masonry structures, begin 

with scraping by hand or scrubbing with a bristle brush and mild detergent. Some types of chemical 

cleaning can be used, but test patches should be carried out in inconspicuous areas first. Don’t 

sandblast or use other abrasive cleaning methods that destroy the surface of brick and stone and 

shorten the life of the building. Don’t use wire brushes, because they can also damage masonry 

surfaces. 

  

  As this is a demolition, no cleaning is to be performed. 
 

7. Repointing Masonry: Repoint historic masonry with mortar that matches the existing in color, content 

and texture and with joints that match in type and thickness. The mortar joints in masonry 

construction deteriorate for a variety of reasons. Repointing these joints can significantly aid the 

rehabilitation of a structure. Generally, buildings built prior to 1900 used a lime-based mortar. A typical 

lime-based mortar has the following formula: 8 parts sand, 2 parts lime, and 1 part Portland cement. 

This mortar is softer than the Portland cement-based mortar of today. Hard modern mortar used on 

historic masonry causes bricks to crack or spall during the freeze-thaw cycle. 

 

As this is a demolition, no masonry repointing is to be performed. 
 

8. Water-Repellent Coatings: Don’t use water-repellent coatings on historic masonry. Most historic 

structures have survived without the need of water-repellent coatings. Water-related damage on the 

interior of buildings is usually the result of a failing roof, deteriorated or faulty gutters and 

downspouts, deteriorated mortar, rising damp or condensation. Water-repellent coatings will not solve 

these problems and may make them worse. 

 

No water-repellent coatings are proposed. 
 

9. Painting: Repaint buildings that were historically painted. Most building built before 1890 in Over-the-

Rhine were originally painted. Paint is part of the aesthetic design of these building and should be 

maintained. Paint also protects porous nineteenth century masonry and masks alterations and 

inappropriate repairs. Masonry that has not been painted in the past should not be painted. Because 

color can have a significant impact on the neighborhood, use paint colors that are appropriate to your 

building’s age and style. Historically, most paint schemes were relatively simple. The Historic 

Conservation Office can provide owners with color combinations that are appropriate for a building’s 

age and style. Varying the choice of color between neighboring buildings is preferred. 

 

No painting is proposed. 
 

10. Wood Siding: Retain and repair original wood siding. When replacement is necessary, the new wood 

should match the original in size, shape, profile and detail. All wood siding should be painted. 

Aluminum or vinyl siding is not appropriate for replacing or covering original wood siding. Artificial 

stone, asbestos, asphalt siding, and other similar surfacing materials are not acceptable. The use of 

composite cement siding may be approved on a case-by-case basis. 

 

No siding is proposed. 
  



 
11. Shutters and other outside attachments: Original shutters should be repaired and retained. Many 

buildings in Over-the-Rhine have or had wood shutters for the windows. Reintroducing missing 

shutters must be based on physical evidence and the shutters must fit the opening and be operable. 

 

Exterior light fixtures should be appropriate to the style of the building. Colonial “coach” lights are not 

appropriate. Mercury vapor and other streetlights are not appropriate for attachment to the façade. 

Exterior light fixtures should be mounted in a way that does not cast undue glare onto neighboring 

properties. 

 

No historic shutters or outside attachments exist on the structure. 
 

12. Storefronts: Retain and repair the design and materials of storefronts in historic buildings. First-floor 

storefronts are common in Over-the-Rhine and are found in all types of architectural styles. Detailing 

and materials vary considerably. Each design should be considered individually and original materials 

should be retained. If the storefront has been altered or if none of the original materials remain, old 

photographs may indicate the original design. Original masonry storefront materials should be cleaned 

with the gentlest method possible (see section on cleaning). Cast-iron storefronts may be cleaned by 

abrasive methods including sandblasting. Adjacent materials must be protected and the pressure 

should be less than 100 p.s.i.. 

 

Don’t reduce the size of the storefront openings. Transparency and scale are very important to 

storefront and their relationship to the remainder of the building as well as to the streetscape. Don’t 

cover or remove significant elements such as piers, lintels, transoms, original doors or other similar 

details. Roll down shutters and metal bar systems installed on the exterior of the building are not 

appropriate. 

 

No storefronts exist in the structure. 
 

13. Signs: Signs should be designed for clarity, legibility and compatibility with the building or property on 

which they are located. Signs should not be located above the storefront, on the storefront windows or 

on awnings and should not cover any architectural features. Signs should capitalize on the special 

character of the building and reflect the nature of the business. 

 

Wall and projecting signs should be located above the storefront or first story and below the second 

story sills. The size of wall signs shall be limited to one square foot per lineal foot of building frontage. 

Projecting signs should be no larger than 3 feet, 6 inches in width or height. Small projecting signs such 

as symbol signs are appropriate. Billboards and internally illuminated signs are not permitted. Neon 

signs may be approved on a case-by-case basis. 

 

No signs are involved in the project. 
 

14. Awnings: The installation of fabric awnings on storefronts is encouraged. Awnings add color and 

variety to commercial buildings and highlight the businesses. Awnings should be installed so they do 

not cover or require the removal of any original architectural feature. Awnings of metal, plastic, vinyl 

(not vinyl coated fabric) or wood will be reviewed on a case-by-case basis. Internally illuminated 

awnings are not acceptable. 

 

No awnings exist or are proposed. 
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Definitions
NOTE: All definitions listed below refer to the property or item listed as inspected on this report at the time of inspection 

Acceptable Item functioned as intended or was examined and found to have no obvious signs of major defect at the time of 
inspection. 

Not Present Item not present or not found during the typical inspection process. Item is missing or not installed. 
Not Inspected Item was unable to be inspected for safety reasons, lack of utility power, inaccessible, or may be disconnected or 

missing at time of inspection. 
Marginal Items may or may/not be functioning as intended, not properly installed or missing and need service, repair or 

replacement. Some items may be typical maintenance.  
Defective Item is not functioning as intended at this time and or is a safety, health, or structural concern, and may affect the 

value of the home. Immediate service, repair, or replacement is needed. Evaluation is required by a licensed or 
qualified professional. Repairs or replacement of the defective items may be costly. Estimates for repairs should 
be acquired previous to the purchase of the home.  

General Information
Property Information 

Property Address 34 Green St. 
City Cincinnati State OH Zip 45202 
Contact Name Tina Turner 
Phone 602-5878 

Client Information 
Client Name Nicholas Lingenfelter 
Phone 259-8629 
E-Mail nick@plkcommunities.com 

Inspection Company 
Inspector Name  Brian Kirchmer 
Company Name  Guardian Inspections 
Address 5223 Chapel Lane 
City Mason State OH Zip 45040 
Phone 513-573-0272 
E-Mail btkirchmer@outlook.com 
File Number Lingenfelter 10-12-17 
Amount Received $1125.00 

Conditions 
Others Present Buyer Property Occupied Yes 
Estimated Age 1979 
Inspection Date 10/12/2017 
Start Time 8:45 am End Time 11:00 am 
Electric On Yes 
Gas/Oil On Yes 
Water On   Yes 
Temperature 60 degrees 
Weather Cloudy Soil Conditions Wet 
Space Below Grade Basement 
Building Type Commercial 
Sewage Disposal Public How Verified Multiple Listing Service 
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General Information (Continued)
Water Source Public How Verified Multiple Listing Service 
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Lots and Grounds
This inspection company is not responsible for the inspection of the entire grounds of the property.  This inspection company will inspect 
and report on the grounds within 10 feet of the structure only. 

1. Acceptable Walks: Concrete 
2. Acceptable Steps/Stoops:  Steel 
3. Acceptable Deck: Pressure treated pine, Composite floor boards -  Deck OK: The deck appeared to be in 

good general condition. There were no loose or damaged or splintered boards observed on the 
deck surface. The structure appears to be constructed properly from all observable locations. 

4. Acceptable Vegetation: Landscaping Satisfactory 
5. Acceptable Fences: Chain Link 
6. Acceptable Grading: Near Level 

Exterior Surface and Components
 This inspection company only inspects the outermost cladding on the exterior and is not responsible for materials under or covered by 
the outer layer of cladding.  This inspection company does not remove the existing cladding for inspection and is not responsible for any 
damage that has been covered over by newer materials. 

 Most areas Exterior Surface  
1. Marginal Type: Brick -  Spalling: There are 

damaged brick on the left wall from 
spalling. The damaged brick should be 
replaced by a qualified contractor. 

2. Defective Trim: Wood -  There is moisture damaged wood and other composite material on the exterior of 
the bay window on the 2nd floor  on the front of the building. All moisture damaged material will 
need to be replaced. Due to the amount of damage the entire bay window area may need to be 
rebuilt. 
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Exterior Surface and Components (Continued)
Trim: (continued)

3. Defective Fascia: Wood -  See notes above in "Trim". 
4. Acceptable Entry Doors: Steel/Glass 
5. Defective Windows: Double Pane -  There are gaps in the wood around the frame of the window in the 

stair landing on the left side of the building (front entrance area). There is evidence of water 
getting into the interior of the window. The exterior of the window will need to be repaired and all 
gaps caulked and painted to prevent water intrusion. 

6. Acceptable Exterior Lighting: Surface mount OK 
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Exterior Surface and Components (Continued)
7. Defective Exterior Electric Outlets: 110 VAC GFCI -  Failed GFCI: There are GFCI outlets on the rear 

exterior wall at the deck level that has failed and does not trip. The outlets needs to be replaced. 
Exterior cover plates need to be installed as well. 

8. Acceptable Gas Meter: Exterior surface mount 
9. Acceptable Main Gas Valve: Located at main line 

Common Spaces
1. Acceptable Entrance Door: Steel 
2. Acceptable Access ADA Compliant: Yes 
3. Acceptable Stairs/Handrails: Good Overall Condition 
4. Emergency lighting present? Yes 
5. Acceptable Ceilings: Drywall 
6. Acceptable Walls: Drywall 
7. Acceptable Floors: Finished floor covering 
8. Acceptable Windows: Double Pane 
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Common Spaces (Continued)
9. Acceptable Electrical: 110 vac 

10. Acceptable HVAC source: Main HVAC System 
11. Acceptable Fire or Smoke Detectors: Installed on all levels -  The local fire marshal should be contacted for 

inspection of the fire alarm system. 

Roof
It is impossible to determine the exact age of the roof shingles.  The age stated on the report is an estimated age only.  The typical life 
span of most shingles is 20-25 years.  However, some may fail sooner or last longer.  The exact useable life of the shingles cannot be 
accurately determined by this inspection company. The shingles are suggested to be monitored or inspected by a roofing contractor 
annually for damage or defects and repaired as needed. 

 Main Building Roof Surface  
1. Method of Inspection: On Roof 
2. Defective Material: EDPM (rubber roof) single ply membrane -  The membrane material on the upper roof 

is in good condition with no tears or damage. However, there are numerous humps and low 
areas in the surface. The humps in the roof surface is evidence of damage to the substrate 
underneath. In some areas there was a crunching noise when the humped areas were stepped 
on and compressed down to the substrate indicating damaged material. There are low areas in 
the roof surface as well where water pools and does not drain to the roof drains. A qualified 
roofer should evaluate the roof surface to determine if it can be repaired or if it needs to be 
removed, substrate replaced and a new membrane installed. 
 
The membrane under the deck on the rear of the building may be damaged in a few locations 
under the deck. There are several areas on the ceiling below that have water damage. The Trex 
flooring and floor framing will need to be removed and repairs made to the membrane or if the 
damage is too great the membrane will need to be replaced. The flashing around the roof drain 
may be faulty as well resulting in leaks in the ceiling below. There is damaged flashing and 
damaged membrane in a few areas above the deck level on the building walls. All damaged 
roofing material and flashing will need to be replaced. 
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Roof (Continued)
Material: (continued)
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Roof (Continued)
3. Type: Flat Number of Layers: 1 layer visible 
4. Approx Age: Undetermined but appears older 
5. Defective Flashing: Rubber, Metal, Clay Tile -  The parapet wall cap is clay tiles. The joints were caulked at 

one time, but the caulk at the joints has failed and separated. All of the failed caulk needs to be 
removed and the joints re caulked. 
 
Flashing repairs are needed at the roof membrane. A qualified roofer should make all repairs 
needed to the roof flashing and membrane. 
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Roof (Continued)
Flashing: (continued)
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Roof (Continued)
Flashing: (continued)
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Roof (Continued)
6. Acceptable Plumbing Vents: PVC 
7. Marginal Roof Drains: Repairs needed -  All debris needs to be removed from the roof and roof drain 

strainers so water will drain from the roof properly. 

Parking Garage
Due to storage and/or automobiles in some garages, not all wall and ceiling surfaces can be inspected.  This inspection company does 
not move heavy objects or automobiles to inspect the interior surfaces.  Some surfaces in this garage may not have been inspected due 
to these limitations. 

Electrical
This inspection company does not move any storage, furniture, or personal belongings to inspect wall or floor outlets, light switches, or 
other electrical devices.  Random outlets and switches are tested throughout the home to determine operability.  Light switch/outlet cover 
plates are not removed to determine type of wiring.  Some outlets and light switches may not be tested in all homes due to these 
restrictions.  If excessive light bulbs are burned out it will not be possible to determine if light fixtures have failed.  Wiring behind finished 
surfaces cannot be inspected.  Wiring under insulation or hidden behind storage items or in finished ceilings can not be inspected. 

1. Service Size Amps: Undetermined but approximately 1200 -2000 amps 
2. Acceptable Service: Good condition at this time 
3. Acceptable Type Aluminum 
4. Acceptable Branch Circuits Type: Copper 3-wire conductor 
5. Acceptable Branch Circuits Location Outlets, Switches, Basement 
6. Defective GFCI: Repairs needed -  Failed GFCI - Exterior: There is a failed GFCI outlet on the exterior 

house wall that needs to be replaced as soon as possible by a licensed electrician. 
7. Acceptable Ground: Water Line/Ground Rod 
8. Acceptable Smoke Detectors: Hardwired to the electrical system 

 1st Floor daycare room Electric Panel  
9. Not Inspected Panel Access The panel was not accessed -  The panel is locked and could not be inspected. 

Most of the 225 amp panels throughout the building were locked and were not inspected. It is 
recommended to have the building owner unlock the panels or have an electrician unlock the 
panels to be able to inspect the wiring and breakers in the panels for any defects. 

10. Acceptable Main Breaker Size: 225 amp panel 
11. Not Inspected Breakers: 
 2nd floor kitchen Electric Panel  
12. Not Inspected Panel Access 
13. Acceptable Main Breaker Size: 225 amp panel 
14. Not Inspected Breakers: 
 2nd floor classroom 2 panels locked Electric Panel  
15. Not Inspected Panel Access The panel was not accessed 
16. Acceptable Main Breaker Size: 225 amp  
17. Not Inspected Breakers: 
18. Acceptable Smoke Detectors: Present on all levels 
19. Acceptable Emergency Lighting: Exit lights 
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Air Conditioning
The typical life span of air conditioners and/or heat pump units is 10-15 years.  However, some units may fail sooner than 10 years, or 
last longer than 15 years.  It is impossible for this inspection company to predict when the unit will fail.  Annual service is suggested. 

 Roof Unit AC System  
1. Not Inspected A/C System Operation: Needs Service -  There is no evidence that the air conditioning system 

has been serviced within the last few years. The roof unit and chillers in the basement should be 
serviced by a qualified HVAC contractor.  

2. Manufacturer: Carrier 
3. Type: Air cooled Capacity: Undetermined 
4. Approximate Age: 1997 
5. Not Inspected Evaporative Coil: Not Inspected -  Not Visible: The evaporator coil in the plenum could not be 

inspected due to the fact that it is inside of the furnace plenum and the plenum was not 
disassembled to access the coil. 

6. Acceptable Installation Method: Roof mount -  Installation OK: There were no problems with the installation 
of this unit at this time. 

7. Service Connection: 240 volt AC Temperature Differential: None taken, too cold to test. 
8. Acceptable Electrical Disconnect: Exterior 

Guardian Inspections
16:19 October 12, 2017 Nicholas Lingenfelter

34 Green St.
Page 13 of 59

Palm-Tech Inspector, Copyright © 1998-2017, PDmB, Inc.



Air Conditioning (Continued)
9. Not Inspected Exterior Compressor: Air Conditioner, Chiller 

10. Acceptable Refrigerant Lines: Line-set OK 
11. Acceptable Exposed Ductwork: Metal 
12. Not Inspected Blower Fan/Filters: 
13. Not Inspected Thermostats: Standard 

Heating System
The typical life span of most heating systems is 15-20 years. If the manufacturing date is not observable on the unit it may be difficult to 
predict the actual age of the unit or the remaining useable life span. Some furnaces fail sooner than 15 years and some may last longer 
than 20 years. This inspection company cannot predict when the unit will fail. Annual service on the unit is suggested. 
All register vents may not be inspected due to personal furnishings, storage, or furniture. 

 Basement Heating System  
1. Defective Heating System Operation: Boiler 3-500,000 BTU units as one boiler -  See "Distribution" below. 
2. Approximate Age 38 yrs 
3. Type: Gas Fired Boiler Capacity: 1,500,000 BTU 
4. Fuel: Natural Gas Temperature Differential: N/A 
5. Acceptable Burners and Elements: Proper Operation 
6. Defective Distribution: Pipes/Convectors -  There are several boiler system water line pipe joints leaking. 

There is excessive rust on many of the pipes and joints and valves. This is evidence that the 
boiler system has not been maintained and or serviced for several years. A qualified HVAC 
contractor with expertise in commercial grade boiler systems should be contacted to determine 
repair or replacement options. 
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Heating System (Continued)
Distribution: (continued)
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Heating System (Continued)
Distribution: (continued)
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Heating System (Continued)
Distribution: (continued)
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Heating System (Continued)
Distribution: (continued)
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Heating System (Continued)
7. Defective Venting: Galvanized Steel -  The rusted 

furnace flue vent on the roof should be 
replaced. 

8. Acceptable Fuel Lines: Black Iron 
9. Acceptable Thermostats: Standard 

Plumbing
The plumbing lines within the walls of the home cannot be inspected. The plumbing in the home is tested for a short period of time to 
determine if there are obvious leaks or damage to the system. The showers and tubs are not operated as if one were actually bathing for 
an extended period of time. The inspector is not responsible for leaks in the plumbing system that do not occur at the time of inspection 
or that cannot be seen due to finished wall, floor, or ceiling surfaces. Water heaters have a typical life span of 10-15 years. Some can last 
longer or fail sooner. There is no possible way for the inspector to predetermine the failure of the heater or failure of the electronic or 
mechanical components of the water heater. 

1. Acceptable Service Line: Copper 
2. Acceptable Main Water Shutoff: Basement Floor 
3. Acceptable Water Lines: Copper 
4. Acceptable Gas Service Line: Black Iron 
5. Acceptable Drain/Vent Pipes: PVC 

 Basement Water Heater  
6. Acceptable Water Heater Operation: Operated as intended 
7. Manufacturer: Rheem 
8. Type: Natural gas Capacity: 75 gal 
9. Approximate Age: 8 yrs 
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Plumbing (Continued)
10. Defective Venting: Galvanized Steel -  Rust/Corrosion Holes in the Flue Pipe: There are rust and or 

corrosion holes in the flue pipe. The damaged flue pipe needs to be replaced. 
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Plumbing (Continued)
Venting: (continued)

11. Acceptable TPRV and Drain Tube: Copper 

Rest Room
 1st floor womens Rest Room  
1. Acceptable Ceiling: Drywall 
2. Acceptable Walls: Drywall 
3. Acceptable Floor: Finished floor covering 
4. Acceptable Doors: Wood 
5. Acceptable Electrical: 110 vac 
6. Acceptable Sink/Basin: Porcelain 
7. Acceptable Faucets: Typical Faucet-OK 
8. Acceptable Traps: Chrome 
9. Defective Toilets: Porcelain -  Very Loose Toilet - Replace Seal: The toilet is very loose at this time. It is so 

loose that it is recommended to pull the toilet and replace the toilet flange seal or "ring". A 
licensed plumber should make this repair. 

10. Acceptable Grab Bars: Metal 
11. Acceptable Partitions: Stall with door 
12. Acceptable HVAC Source: Main HVAC System 
13. Acceptable Ventilation: Fan 
14. ADA Compliant Yes No repairs needed. 
 1st floor mens and womens Rest Room  
15. Acceptable Ceiling: Drywall 
16. Acceptable Walls: Drywall 
17. Acceptable Floor: Finished floor covering 
18. Acceptable Doors: Wood 
19. Acceptable Electrical: 110 vac 
20. Acceptable Sink/Basin: Porcelain 
21. Acceptable Faucets: Typical Faucet-OK 
22. Acceptable Traps: Chrome 
23. Acceptable Urinals: Porcelain 
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Rest Room (Continued)
24. Defective Toilets: Porcelain 
25. Acceptable Grab Bars: Metal 
26. Acceptable Partitions: Stall with door 
27. Acceptable HVAC Source: Main HVAC System 
28. Acceptable Ventilation: Fan-OK 
29. ADA Compliant Yes 
 Daycare Classroom far right side. Rest Room  
30. Acceptable Ceiling: Drywall 
31. Acceptable Walls: Drywall 
32. Acceptable Floor: Finished floor covering 
33. Acceptable Doors: Wood 
34. Acceptable Windows: Double Pane 
35. Acceptable Electrical: 110 vac 
36. Acceptable Counter/Cabinet:  Wood, Composite 
37. Acceptable Sink/Basin: Porcelain 
38. Acceptable Faucets: Typical Faucet-OK 
39. Marginal Traps: Chrome -  Chrome Waste Corroded: There is corrosion on the sink waste trap in the 

bathroom.  The chrome type of waste trap is susceptible to this type of deterioration and should 
be replaced if leaks develop. 

40. Acceptable Toilets: Porcelain -OK 
41. Acceptable HVAC Source: Main HVAC System 
42. Acceptable Ventilation: Fan 
 Daycare classroom middle rear Rest Room  
43. Acceptable Ceiling: Drywall 
44. Acceptable Walls: Drywall 
45. Acceptable Floor: Finished floor covering 
46. Acceptable Doors: Wood 
47. Acceptable Electrical: 110 vac -  The class dome is 

missing on the ceiling light. The light cover 
needs to be replaced. 

48. Acceptable Sink/Basin: Porcelain 
49. Acceptable Faucets: Typical Faucet-OK 
50. Acceptable Traps: Chrome 
51. Acceptable Toilets: Porcelain 
52. Acceptable HVAC Source: Main HVAC System 
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Rest Room (Continued)
53. Acceptable Ventilation: Fan 
 1st floor left side daycare classroom Rest Room  
54. Acceptable Ceiling: Drywall 
55. Acceptable Walls: Drywall 
56. Acceptable Floor: Finished floor covering 
57. Acceptable Doors: Wood 
58. Acceptable Electrical: 110 vac 
59. Acceptable Counter/Cabinet:  Wood, Composite 
60. Acceptable Sink/Basin: Porcelain 
61. Acceptable Faucets: Typical Faucet-OK 
62. Defective Traps: Chrome -  Active Drain Leak: There is an active leak in the sink drain that should be 

repaired by a licensed plumber. 
63. Acceptable Toilets: Porcelain 
64. Acceptable HVAC Source: Main HVAC System 
65. Acceptable Ventilation: Fan 
 Women's 2nd Floor left side Rest Room  
66. Acceptable Ceiling: Drywall 
67. Acceptable Walls: Drywall 
68. Acceptable Floor: Finished floor covering 
69. Acceptable Doors: Wood 
70. Acceptable Electrical: 110 vac 
71. Acceptable Sink/Basin: Porcelain 
72. Acceptable Faucets: Typical Faucet-OK 
73. Acceptable Traps: Combination of materials 
74. Defective Toilets: Larger toilet is loose -  Very Loose Toilet - Replace Seal: The toilet is very loose at this 

time. It is so loose that it is recommended to pull the toilet and replace the toilet flange seal or 
"ring". A licensed plumber should make this repair. (may be causing the ceiling damage on the 
1st floor) 

75. Acceptable Partitions: Full height 
76. Acceptable HVAC Source: Main HVAC System 
77. Acceptable Ventilation: Fan 
 2nd floor front left classroom Rest Room  
78. Acceptable Ceiling: Drywall 
79. Acceptable Walls: Drywall 
80. Acceptable Floor: Finished floor covering 
81. Acceptable Doors: Wood 
82. Acceptable Electrical: 110 vac 
83. Acceptable Counter/Cabinet:  Wood, Composite 
84. Acceptable Sink/Basin: Porcelain 
85. Acceptable Faucets: Typical Faucet-OK 
86. Acceptable Traps: Chrome 
87. Acceptable Toilets: Porcelain 
88. Acceptable HVAC Source: Main HVAC System 
89. Acceptable Ventilation: Fan 
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Employee Lounge
 2nd floor kitchen Employee Lounge  
1. Not Inspected Cooking Appliances: 
2. Air Gap Present? No 
3. Not Inspected Refrigerator: Not part of this inspection report. 
4. Acceptable Sink: Stainless Steel 
5. Defective Electrical: 110 vac -  Add GFCI to Kitchen: A GFCI outlet needs to be installed to all locations 

within 6' of the sink This is a safety concern and needs immediate repair by a licensed 
electrician. 

6. Acceptable Faucets: Double Handle 
7. Defective Traps: PVC -   Active Drain Leak: There is an active leak in the sink drain that should be 

repaired by a licensed plumber. 
 
There is a broken PVC drain on the other sink that needs repair by a qualified plumber. 

8. Acceptable Counter Tops: Stainless Steel 
9. Acceptable Cabinets: Composite 

10. Acceptable Ceiling: Drywall 
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Employee Lounge (Continued)
11. Acceptable Walls: Drywall 
12. Acceptable Floor: Finished floor covering 
13. Acceptable Doors: Wood 
14. Acceptable Windows: Double Pane 
15. Acceptable HVAC Source: Main HVAC System 

Office Space
 Left front Office Space  
1. Defective Ceiling: Drywall -  Moisture Damage: 

There is water staining on the ceiling from 
past leaks. The plumbing or boiler lines 
above will need to be inspected for leaks 
and repaired as needed. 

2. Acceptable Walls: Drywall 
3. Acceptable Floor: Finished floor covering 
4. Acceptable Doors: Wood 
5. Acceptable Windows: Double Pane 
6. Defective Electrical: 110 vac -  The ceiling light 

fixture is loose and needs repair. 

7. Acceptable HVAC Source: Main HVAC System 
 Left middle 2-joined offices Office Space  
8. Acceptable Ceiling: Drywall 
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Office Space (Continued)
9. Acceptable Walls: Drywall 

10. Acceptable Floor: Finished floor covering 
11. Acceptable Doors: Wood 
12. Acceptable Windows: Double Pane 
13. Defective Electrical: 110 vac -  Loose Outlets: There 

is a loose outlet on the wall that needs to 
be secured. This is a safety concern. 
Repairs should be accomplished by a 
licensed electrician. 
 
Damaged Outlet: There is a damaged 
outlet that needs to be replaced. 

14. Acceptable HVAC Source: Main HVAC System 
 Left rear Office Space  
15. Defective Ceiling: Drywall -  Moisture Leaks: There 

is water staining on the ceiling from past 
leaks. The plumbing or boiler lines above 
will need to be inspected for leaks and 
repaired as needed. 

16. Acceptable Walls: Drywall 
17. Acceptable Floor: Finished floor covering 
18. Acceptable Doors: Wood 
19. Acceptable Windows: Double Pane 
20. Acceptable Electrical: 110 vac 
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Office Space (Continued)
21. Defective HVAC Source: Main HVAC System -   

There is a rusted boiler pipe that needs to 
be replaced. 

 2nd floor far right side Office Space  
22. Acceptable Ceiling: Drywall 
23. Acceptable Walls: Drywall 
24. Acceptable Floor: Finished floor covering 
25. Acceptable Doors: Wood 
26. Acceptable Windows: Double Pane 
27. Acceptable Electrical: 110 vac 
28. Acceptable HVAC Source: Main HVAC System 

Janitor's Room
 1st Floor Janitor's Room  
1. Acceptable Ceiling: Drywall 
2. Acceptable Walls: Drywall 
3. Acceptable Floors: Finished floor covering 
4. Acceptable Doors: Wood 
5. Acceptable Electrical: 110 vac 
6. Acceptable HVAC Source: Main HVAC System 
7. Defective Sink: Concrete -  There is no hot water to the faucet. A plumber will need to make repairs. 
8. Acceptable Sink Drain: PVC 
9. Acceptable Floor Drain: Surface drain 

Room
 1st floor left hallway Room  
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Room (Continued)
1. Defective Ceilings: Drywall -  Moisture Leaks: There 

is water staining on the ceiling from past 
leaks. The plumbing or boiler lines above 
will need to be inspected for leaks and 
repaired as needed. 
 
The access door screw was rusted and 
the access could not be opened. There 
may be an active leak in this area from the 
boiler lines or perhaps a bathroom or 
kitchen area above. 

2. Acceptable Walls: Drywall 
3. Acceptable Floors: Finished floor covering 
4. Acceptable Windows: Double Pane 
5. Acceptable Electrical: 110 vac 
6. Acceptable HVAC Source: Main HVAC System 
7. Emergency lighting present? Yes Lighting is present. Emergency Lighting should be monitored for proper 

operation and repaired as needed. 
 Front hall, possible nurses room Room  
8. Acceptable Ceilings: Drywall 
9. Acceptable Walls: Drywall -  There is a stainless steel sink and porcelain sink in the room. Both sinks, 

faucets and traps are functioning as intended. 
10. Acceptable Floors: Finished floor covering 
11. Defective Doors: Steel/Glass -  The door handle set does not function and needs repair. 
12. Acceptable Electrical: 110 vac 
13. Acceptable HVAC Source: Main HVAC System 
 1st Floor Storage Closet  Room  
14. Acceptable Ceilings: Drywall 
15. Acceptable Walls: Drywall 
16. Acceptable Floors: Finished floor covering 
17. Defective Doors: Wood -  The sliding doors are off the track and need repair to function properly. 
 1st floor Daycare room far right side Room  
18. Acceptable Ceilings: Drywall 
19. Acceptable Walls: Drywall 
20. Acceptable Floors: Finished floor covering 
21. Acceptable Doors: Wood 
22. Acceptable Windows: Double Pane 
23. Acceptable Electrical: 110 vac 
24. Acceptable HVAC Source: Main HVAC System 
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Room (Continued)
25. Defective Laundry Area: 1st floor hall -  The dryer 

vent is venting into the building and needs 
to be vented to the exterior of the building. 
A qualified contractor will need to make 
repairs. 

 1st floor middle daycare classroom Room  
26. Defective Ceilings: Drywall -  Moisture Damage: There is water staining and damage on the ceiling from 

past leaks. The plumbing or boiler lines above will need to be inspected for leaks and repaired 
as needed. 
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Room (Continued)
Ceilings: (continued)

27. Acceptable Walls: Drywall 
28. Acceptable Floors: Finished floor covering 
29. Acceptable Doors: Wood 
30. Acceptable Windows: Double Pane 
31. Defective Electrical: 110 vac -  Loose Outlets: There is a loose outlet on the wall that needs to be secured. 

This is a safety concern. Repairs should be accomplished by a licensed electrician. 
 
Missing Outlet Cover Plates: The missing cover plates on the outlets need to be installed. 

32. Acceptable HVAC Source: Main HVAC System 
 1st floor left daycare classroom Room  
33. Acceptable Ceilings: Drywall 
34. Acceptable Walls: Drywall 
35. Acceptable Floors: Finished floor covering 
36. Acceptable Doors: Wood 
37. Acceptable Windows: Double Pane 
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Room (Continued)
38. Acceptable Electrical: 110 vac 
39. Acceptable HVAC Source: Main HVAC System 
 2nd floor hall area in front of the kitchen Room  
40. Defective Ceilings: Drywall -  Moisture Damage: There is water staining on the ceiling that was tested with 

a moisture meter and found to be dry at the time of inspection. The roof flashing or other roof 
penetrations should be monitored in the future for leaks and repaired as needed. 

41. Acceptable Walls: Drywall 
42. Acceptable Floors: Finished floor covering 
43. Acceptable Windows: Double Pane 
44. Defective Electrical: 110 vac -  Burned Out: All burned out bulbs should be replaced to determine if the 

fixtures are operable or if they need to be repaired or replaced. 
45. Acceptable HVAC Source: Main HVAC System 
 2nd floor classroon left side Room  
46. Acceptable Ceilings: Drywall 
47. Acceptable Walls: Drywall 
48. Acceptable Floors: Finished floor covering 
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Room (Continued)
49. Acceptable Doors: Wood 
50. Acceptable Windows: Double Pane 
51. Acceptable Electrical: 110 vac 
52. Acceptable HVAC Source: Main HVAC System 
53. Acceptable Sink: Stainless Steel 
 2nd floor classroom far right side Room  
54. Marginal Ceilings: Drywall -  Additional drywall 

repair is needed to the ceiling. 

55. Acceptable Walls: Drywall 
56. Acceptable Floors: Finished floor covering 
57. Acceptable Doors: Wood 
58. Acceptable Windows: Double Pane 
59. Acceptable Electrical: 110 vac 
60. Acceptable HVAC Source: Main HVAC System 
 2nd floor front hallway Room  
61. Acceptable Ceilings: Drywall 
62. Acceptable Walls: Drywall 
63. Acceptable Floors: Finished floor covering 
64. Defective Windows: Double Pane -  The bay window is moisture damaged and needs to be repaired and 

possibly totally rebuilt. 
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Room (Continued)
Windows: (continued)
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Room (Continued)
65. Acceptable Electrical: 110 vac 
66. Defective HVAC Source: Main HVAC System -  There are two shut off valves for the water lines to the 

radiator that are leaking and need to be repaired by a qualified HVAC contractor. 
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Room (Continued)
HVAC Source: (continued)

 2nd floor front left corner Room  
67. Acceptable Ceilings: Drywall 
68. Acceptable Walls: Drywall 
69. Acceptable Floors: Finished floor covering 
70. Acceptable Doors: Wood 
71. Acceptable Windows: Double Pane 
72. Acceptable Electrical: 110 vac 
73. Acceptable HVAC Source: Main HVAC System 

Basement
Due to finished surfaces, HVAC equipment and storage, wall, floor, and ceiling surfaces may not be completely inspected.  All basement 
areas that are visible without obstruction are inspected. 

 Partial Basement  
1. Acceptable Ceiling: Concrete 
2. Acceptable Walls: Poured Concrete, Block 
3. Acceptable Floors: Concrete 
4. Acceptable Floor Drain: Surface drain 
5. Acceptable Doors: Wood 
6. Acceptable Electrical: 110 vac 
7. Acceptable HVAC Source: Main HVAC System 
8. Acceptable Ventilation: Vents 
9. Acceptable Sump Pump: Yes-Mechanical float type 

10. Defective Moisture Location: Left Wall 
11. Acceptable Bsmt Stairs/Railings: Good Overall Condition 
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Structure
The framing structure behind finished wall, ceiling, or floor materials cannot be inspected.  This company does not conduct invasive tests 
on wall surfaces. 

1. Acceptable Structure Type: Conventional Wood Frame 
2. Acceptable Foundation: Poured Concrete, Concrete Block 
3. Acceptable Differential Movement: No movement or displacement noted 
4. Acceptable Beams/Columns: Masonry Wall 
5. Acceptable Bearing Walls: Masonry 
6. Acceptable Joists/Trusses: Steel roof trusses 
7. Acceptable Floor/Slab: Concrete 
8. Acceptable Stairs/Handrails: Good Overall Condition 
9. Acceptable Subfloor: Undetrmined, Concrete 
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Marginal Summary

Exterior Surface and Components 
1.  Most areas Exterior Surface Type: Brick -  Spalling: 

There are damaged brick on the left wall from spalling. 
The damaged brick should be replaced by a qualified 
contractor. 

Roof 
2.  Roof Drains: Repairs needed -  All debris needs to be removed from the roof and roof drain strainers so water 

will drain from the roof properly. 
Rest Room 

3.  Daycare Classroom far right side. Rest Room Traps: Chrome -  Chrome Waste Corroded: There is corrosion on 
the sink waste trap in the bathroom.  The chrome type of waste trap is susceptible to this type of deterioration 
and should be replaced if leaks develop. 

Room 
4.  2nd floor classroom far right side Room Ceilings: Drywall 

-  Additional drywall repair is needed to the ceiling. 

Guardian Inspections
16:19 October 12, 2017 Nicholas Lingenfelter

34 Green St.
Page 37 of 59

Palm-Tech Inspector, Copyright © 1998-2017, PDmB, Inc.



Defective Summary

Exterior Surface and Components 
1.  Trim: Wood -  There is moisture damaged wood and other composite material on the exterior of the bay window 

on the 2nd floor  on the front of the building. All moisture damaged material will need to be replaced. Due to the 
amount of damage the entire bay window area may need to be rebuilt. 

2.  Fascia: Wood -  See notes above in "Trim". 
3.  Windows: Double Pane -  There are gaps in the wood around the frame of the window in the stair landing on 

the left side of the building (front entrance area). There is evidence of water getting into the interior of the 
window. The exterior of the window will need to be repaired and all gaps caulked and painted to prevent water 
intrusion. 

4.  Exterior Electric Outlets: 110 VAC GFCI -  Failed GFCI: There are GFCI outlets on the rear exterior wall at the 
deck level that has failed and does not trip. The outlets needs to be replaced. Exterior cover plates need to be 
installed as well. 
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Exterior Surface and Components (Continued)
Exterior Electric Outlets: (continued)

Roof 
5.  Main Building Roof Surface Material: EDPM (rubber roof) single ply membrane -  The membrane material on 

the upper roof is in good condition with no tears or damage. However, there are numerous humps and low 
areas in the surface. The humps in the roof surface is evidence of damage to the substrate underneath. In 
some areas there was a crunching noise when the humped areas were stepped on and compressed down to 
the substrate indicating damaged material. There are low areas in the roof surface as well where water pools 
and does not drain to the roof drains. A qualified roofer should evaluate the roof surface to determine if it can 
be repaired or if it needs to be removed, substrate replaced and a new membrane installed. 
 
The membrane under the deck on the rear of the building may be damaged in a few locations under the deck. 
There are several areas on the ceiling below that have water damage. The Trex flooring and floor framing will 
need to be removed and repairs made to the membrane or if the damage is too great the membrane will need 
to be replaced. The flashing around the roof drain may be faulty as well resulting in leaks in the ceiling below. 
There is damaged flashing and damaged membrane in a few areas above the deck level on the building walls. 
All damaged roofing material and flashing will need to be replaced. 
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Roof (Continued)
Material: (continued)
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Roof (Continued)
Material: (continued)

6.  Flashing: Rubber, Metal, Clay Tile -  The parapet wall cap is clay tiles. The joints were caulked at one time, but 
the caulk at the joints has failed and separated. All of the failed caulk needs to be removed and the joints re 
caulked. 
 
Flashing repairs are needed at the roof membrane. A qualified roofer should make all repairs needed to the 
roof flashing and membrane. 
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Roof (Continued)
Flashing: (continued)
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Roof (Continued)
Flashing: (continued)
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Roof (Continued)
Flashing: (continued)

Electrical 
7.  GFCI: Repairs needed -  Failed GFCI - Exterior: There is a failed GFCI outlet on the exterior house wall that 

needs to be replaced as soon as possible by a licensed electrician. 
Heating System 

8.  Basement Heating System Heating System Operation: Boiler 3-500,000 BTU units as one boiler -  See 
"Distribution" below. 

9.  Basement Heating System Distribution: Pipes/Convectors -  There are several boiler system water line pipe 
joints leaking. There is excessive rust on many of the pipes and joints and valves. This is evidence that the 
boiler system has not been maintained and or serviced for several years. A qualified HVAC contractor with 
expertise in commercial grade boiler systems should be contacted to determine repair or replacement options. 
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Heating System (Continued)
Distribution: (continued)
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Heating System (Continued)
Distribution: (continued)
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Heating System (Continued)
Distribution: (continued)
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Heating System (Continued)
Distribution: (continued)
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Defective Summary (Continued)
10.  Basement Heating System Venting: Galvanized Steel -   

The rusted furnace flue vent on the roof should be 
replaced. 

Plumbing 
11.  Basement Water Heater Venting: Galvanized Steel -  Rust/Corrosion Holes in the Flue Pipe: There are rust 

and or corrosion holes in the flue pipe. The damaged flue pipe needs to be replaced. 
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Plumbing (Continued)
Venting: (continued)

Rest Room 
12.  1st floor womens Rest Room Toilets: Porcelain -  Very Loose Toilet - Replace Seal: The toilet is very loose at 

this time. It is so loose that it is recommended to pull the toilet and replace the toilet flange seal or "ring". A 
licensed plumber should make this repair. 

13.  1st floor mens and womens Rest Room Toilets: Porcelain 
14.  1st floor left side daycare classroom Rest Room Traps: Chrome -  Active Drain Leak: There is an active leak in 

the sink drain that should be repaired by a licensed plumber. 
15.  Women's 2nd Floor left side Rest Room Toilets: Larger toilet is loose -  Very Loose Toilet - Replace Seal: The 

toilet is very loose at this time. It is so loose that it is recommended to pull the toilet and replace the toilet flange 
seal or "ring". A licensed plumber should make this repair. (may be causing the ceiling damage on the 1st floor) 

Employee Lounge 
16.  2nd floor kitchen Employee Lounge Electrical: 110 vac -  Add GFCI to Kitchen: A GFCI outlet needs to be 

installed to all locations within 6' of the sink This is a safety concern and needs immediate repair by a licensed 
electrician. 
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Defective Summary (Continued)
17.  2nd floor kitchen Employee Lounge Traps: PVC -   Active Drain Leak: There is an active leak in the sink drain 

that should be repaired by a licensed plumber. 
 
There is a broken PVC drain on the other sink that needs repair by a qualified plumber. 
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Defective Summary (Continued)Defective Summary (Continued)
Office Space 

18.  Left front Office Space Ceiling: Drywall -  Moisture 
Damage: There is water staining on the ceiling from past 
leaks. The plumbing or boiler lines above will need to be 
inspected for leaks and repaired as needed. 

19.  Left front Office Space Electrical: 110 vac -  The ceiling 
light fixture is loose and needs repair. 
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Defective Summary (Continued)Defective Summary (Continued)
20.  Left middle 2-joined offices Office Space Electrical: 110 

vac -  Loose Outlets: There is a loose outlet on the wall 
that needs to be secured. This is a safety concern. 
Repairs should be accomplished by a licensed 
electrician. 
 
Damaged Outlet: There is a damaged outlet that needs 
to be replaced. 

21.  Left rear Office Space Ceiling: Drywall -  Moisture 
Leaks: There is water staining on the ceiling from past 
leaks. The plumbing or boiler lines above will need to be 
inspected for leaks and repaired as needed. 

22.  Left rear Office Space HVAC Source: Main HVAC 
System -  There is a rusted boiler pipe that needs to be 
replaced. 
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Defective Summary (Continued)
Janitor's Room 

23.  1st Floor Janitor's Room Sink: Concrete -  There is no hot water to the faucet. A plumber will need to make 
repairs. 

Room 
24.  1st floor left hallway Room Ceilings: Drywall -  Moisture 

Leaks: There is water staining on the ceiling from past 
leaks. The plumbing or boiler lines above will need to be 
inspected for leaks and repaired as needed. 
 
The access door screw was rusted and the access could 
not be opened. There may be an active leak in this area 
from the boiler lines or perhaps a bathroom or kitchen 
area above. 

25.  Front hall, possible nurses room Room Doors: Steel/Glass -  The door handle set does not function and needs 
repair. 

26.  1st Floor Storage Closet  Room Doors: Wood -  The sliding doors are off the track and need repair to function 
properly. 

27.  1st floor Daycare room far right side Room Laundry 
Area: 1st floor hall -  The dryer vent is venting into the 
building and needs to be vented to the exterior of the 
building. A qualified contractor will need to make repairs. 

28.  1st floor middle daycare classroom Room Ceilings: Drywall -  Moisture Damage: There is water staining and 
damage on the ceiling from past leaks. The plumbing or boiler lines above will need to be inspected for leaks 
and repaired as needed. 
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Room (Continued)
Ceilings: (continued)
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Defective Summary (Continued)
29.  1st floor middle daycare classroom Room Electrical: 110 vac -  Loose Outlets: There is a loose outlet on the 

wall that needs to be secured. This is a safety concern. Repairs should be accomplished by a licensed 
electrician. 
 
Missing Outlet Cover Plates: The missing cover plates on the outlets need to be installed. 

30.  2nd floor hall area in front of the kitchen Room Ceilings: Drywall -  Moisture Damage: There is water staining 
on the ceiling that was tested with a moisture meter and found to be dry at the time of inspection. The roof 
flashing or other roof penetrations should be monitored in the future for leaks and repaired as needed. 

31.  2nd floor hall area in front of the kitchen Room Electrical: 110 vac -  Burned Out: All burned out bulbs should 
be replaced to determine if the fixtures are operable or if they need to be repaired or replaced. 

32.  2nd floor front hallway Room Windows: Double Pane -  The bay window is moisture damaged and needs to be 
repaired and possibly totally rebuilt. 
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Room (Continued)
Windows: (continued)
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Defective Summary (Continued)
33.  2nd floor front hallway Room HVAC Source: Main HVAC System -  There are two shut off valves for the water 

lines to the radiator that are leaking and need to be repaired by a qualified HVAC contractor. 
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Room (Continued)
HVAC Source: (continued)

Basement 
34.  Partial Basement Moisture Location: Left Wall 
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ITEM 7                  July 22, 2019 

 

APPLICATION FOR 
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2019032 
APPLICANT:  Model Group- Stephen Smith 
OWNER:  Nassau Ave. Investments, LLC 
ADDRESS:  1725 Elm Street 
PARCELS:  133-0003-0063 
ZONING:  CC-Over-the Rhine Historic District 
COMMUNITY: Over the Rhine 
REPORT DATE: July 11, 2019 
HEARING DATE: July 22, 2019 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Nature of Request: 
The applicant requests a Certificate of Appropriateness for the demolition of an existing 
3 ½ story alley facing secondary building on the property.  
 
Existing Conditions: 
The building is an historic building built in the late 1800s as a multi-family dwelling. 
When the building was built, there were no restrictions on how or where buildings were 
constructed.  Campbell Alley is a 20 ft. width; current and longstanding city law currently 
considers this an alley way per Zoning and DOTE.  Further, development per today’s 
zoning ordinances and subdivision regulations, prohibits development of multiple 
buildings on one parcel as well as having buildings accessed only from an alley.  The lot 
has a frontage on Elm Street with a 4 story historic Italianate building. The building 
fronting Elm is in good condition and is not part of the request.  
 
Proposed Conditions: 
The proposal at 1725 Elm Street is to demolish the rear 3 ½ story brick building that 
fronts onto Campbell Alley due to its deteriorated condition.  
 
Previous Review:  The building received a COA for roof top decks and balcony 
addition at the January 22, 2018 Historic Conservation Board meeting. #COA20170088 
 

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

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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Figure 1: Picture of the front building at 1725 Elm Street from Elm street provided by Google Street Views.  

 

Figure 2: Picture of the rear building at 1725 Elm Street from Elm street provided by Google Street Views.  
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Figure 3: Context map of 1725 Elm Street. Map provided by CAGIS.  

Certificate of Appropriateness Review 

Staff comments on the Specific Guidelines for Demolition of Buildings: 

Demolition shall not be permitted unless one of the following conditions exists:  
 

(1) Demolition has been ordered by the Director of Buildings & Inspections for reasons 
of public health and safety;  

 
The demolition has not been ordered by the Director of Buildings and Inspections 
but on May 31, 2019 the building was ordered to be barricaded and was declared 
unsafe by the City of Cincinnati Property Maintenance and Code Enforcement 
Division. There were orders for hazardous entry and orders to keep the building 
vacant. (Attachment 1).  This was a culmination of events through the years by the 
City toward several property owners.  Seven entities have owned the property since 
3/13/2001: 

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

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

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

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

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

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

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

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

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

• 02/22/2018 2018P01565- Building permits for the rehabilitation to match the 
HCB approved plans submitted. Plans as submitted were not able to obtain 
Building Plans Examination approval. Issues related to egress, fire rating of 
courtyard, fire escape egress path, fire rating between the two buildings. 

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

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

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

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

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

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

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

• 06/26/2019 Nassau Avenue Investments, LLC purchases property 
(2) The owner can demonstrate to the satisfaction of the Historic Conservation Board 

that the structure cannot be reused, nor can a reasonable economic return be 
gained from the use of all or part of the building proposed for demolition;  

 
A) Test 1 - Can the structure be reused? 

 
The applicant has provided a structural engineering report from Advantage 
Engineering Group dated 6.24.19. The report states that the rear wall is subject 
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to a complete and sudden collapse due to the deterioration of wood headers over 
openings in the basement. The report also stated that the north wall appears to 
be in a similar condition and many of the stone lintels have cracked. 
 

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

 
The building is in a condition that would require a minimum of 2 walls to be 
potentially completely removed, the basement repaired/rebuilt, and then the walls 
rebuilt. This stabilization would be required prior to any rehabilitation work in the 
building. This would require that the north and west walls be taken down, the 
basement repaired/rebuilt and then the walls rebuilt. As much of the brick has 
water damage, spalling, or cracking, much of the brick would not be able to be 
reused.  
 
The interior of the building is also in a condition that would not permit reuse of the 
existing material and would require removal and rebuilding. This would basically 
make a building that is only original on 2 walls.  
 
An estimated cost of just the stabilization would be $311,860. The purchase price 
for the lot with both buildings was $320,000. These costs are in addition to 
rehabilitation into a permitted use. The estimated cost of rehabilitation of the 
entire property (both front and rear buildings) would be $2,195,000 based on 
$250 sf and 8,780 sf. This would make the overall cost $2,506,860 which would 
mean approximately $286 sf. Even if the applicants were able to obtain both 
State and Federal Historic tax credits, the most they would be able to afford with 
using comparable rental rates for both apartments and office uses would be 
$280.00, which is close to $286/sf but this is also not including the purchase 
price into financing. If the purchase price is included in financing, then the 
applicants would only be able to afford $230 sf. 
 
As the state tax credits are a competitive application, it is not a guarantee that 
they would be able to receive the credits and they are only issued 2 times a year 
therefore requiring properties to wait to start work until they are awarded. This 
can be problematic if there is an emergent issue.  
 
 If only Federal Tax Credits were able to be obtained that would mean a max 
rehab costs that the applicant would be able to afford would be $220 sf when not 
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considering the purchase price and a max of $175 when considering the 
purchase price.   
 
With the removal of the rear building a rehabilitation would be around $1,725,000 
or $250 sf for 6,900 sf.  They would be able to support a rehabilitation with the 
use of both Federal and State Tax Credits of around $255/sf and with just 
Federal Tax Credits at about $210 sf.  An economic analysis can be seen in 
Attachment 2.  
 
Even with rough estimates, there is a gap between what it will cost to rehabilitate 
the property with the rear building and what the property can support 
economically. The gap to rehabilitate both the front and rear building are close 
only when you do not consider the purchase price and the rehabilitation would be 
able to get both state and federal historic tax credits.  While there is still a 
potential gap with just the front building it is much closer and with some finessing 
of the financing and construction costs, the project would be doable. As the 
applicant is only asking for the removal of the rear building, staff does feel the 
request is justified.   
 
(ii) Will the reasonable investment-backed expectations of the property 
owner be maintained without approval of a Certificate of 
Appropriateness; and  
 
The applicants did buy the property in 6.26.19 knowing that the building was in 
the Over-the-Rhine Historic District and knowing that a COA would be required 
for the demolition.  
 
The property has changed hands multiple times over the last 10 years without a 
successful rehabilitation project being able to be completed. The ownership 
records indicate 6 owners since 2008. The previous owners, Mt. Auburn LLC, 
took plans to the Historic Conservation Board for rehabilitation work and even 
had building permits issues, but were not able to complete their plans. The 
owners before them, Hilton Capital Group, attempted to pull permits under their 
ownership but withdrew the work.  

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

property Owner. 
 
The current owners bought the property as it is and did not further create a 
hardship on the lot. The owners closed on the lot on 6.29.19.  
 
(iii)(aa) A property's current level of economic return; 
 
Currently the property is vacant and is not creating an economic return for the 
property owners.  
 
(iii)(bb) Any listing of property for sale or rent, price asked, and offers 
received, if any, within the previous two years, including testimony and 
relevant documents; 
 
The property has not been listed for sale as the property was recently purchased 
in order to facilitate the rehabilitation of the building fronting on Elm Street. The 
current property owner owns a significant number of buildings around the Findlay 
Market area and has successfully rehabilitated these buildings.  
 
(iii)(cc) The feasibility of alternative uses for the property that could earn a 
reasonable economic return; 
 
Due to the zoning, the property would be permitted to be used for a range of 
commercial uses but given the size of each floor the uses that would be most 
feasible would be either office or residential.  
 
(iii)(dd) Any evidence of self-created hardship through deliberate neglect or 
inadequate maintenance of the property; 
 
The property is currently vacant and has been vacant for years. The building has 
evidence of structural damage due to water, fire, and neglect but this was all 
done prior to the current ownership which obtained ownership on 6/29/2019.  
 
(iii)(ee) Knowledge of landmark designation or potential designation at time 
of acquisition; and/or 
 
The applicants knew that the property was in a Local Historic District when they 
bought the property  
 
(iii)(ff) Economic incentives and/or funding available to the Applicant 
through federal, state, city, or private programs. 
 
The building is eligible for historic tax credits as it is a contributing structure in the 
Over-the-Rhine Historic District.  
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(3) The owner is a non- profit corporation or organization and can demonstrate to the 
satisfaction of the Historic Conservation Board the denial of the application to 
demolish would also deny the owner the use of the property in a manner 
compatible with its organization purposes and would amount to a taking of the 
owner’s property without just compensation.  
 
Not applicable to the request.  
 

(4) The demolition request is for a garage or an inappropriate addition, and the 
demolition of said structure will not adversely affect the streetscape as 
determined by the Historic Conservation Board. 
 
The demolition is for a secondary building on the lot. The building is not 
connected to the building that fronts on to Elm Street. The demolition of the 
building will not affect the streetscape of Elm Street.  

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

(5) Approve the Demolition of a non-contributing building or a building of a later 
period and the demolition will not adversely affect the character of the 
streetscape or the district as determined by the Historic Conservation Board.  
 
The building is a rear multi-family tenement style building from the late 1800s. It 
is an alley facing building but when built Campbell was a Street. While Staff does 
not believe that this would be considered a non-contributing building, the 
demolition of it will not affect the streetscape of Elm Street or adversely affect the 
architecturally significant building fronting Elm Street.   
 
A Digging History Report has been attached and was submitted by a resident. 
This shows that the building was potentially built by the Christian Moerlein 
Brewing Company in 1885. The property also lies in an area of high significance.  
 

 

Other Considerations: 

Prehearing Results: July 3, 2019. The applicant and one resident were present.  
The resident, Danny Klingler, was not in favor of the demolition and has submitted 3 
documents for review by staff and the board. They include a profile of 1737 Elm Street 
showing another building on the same block that was able to be saved, A history of the 
building and a map showing the property is in an area of high significance. Staff agrees 
with the documentation regarding the history and as stated above considers this a 
contributing building. While the profile of 1737 Elm Street is compelling, staff does 
believe the issues of deterioration are different. The documentation submitted on 1737 
Elm Street show deterioration at the top of the wall and not in the foundation.  
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One letter in opposition has been submitted by the Over-the-Rhine Community Council.  
Staff does want to note that they were notified of the application to the HCB through 
both mailed and emailed notice.  
 
 

Recommendation: 

A. CERTIFICATE OF APPROPRIATENESS: 
1. APPROVE a Certificate of Appropriateness for demolition of the rear building at 

1725 Elm based on the credible evidence provided by applicant in their 
submission dated 06/6/2019 and supplemented on 6/25/2019.  
 

2. FINDING:  The Board makes this determination per Section 1435-09-2: 
a. That the property owner has demonstrated by credible evidence that the 

proposal substantially conforms to the applicable conservation guidelines. 
b.  The removal of the building will not adversely affect the streetscape of Elm 

Street and will not adversely affect the architecturally significant building 
facing Elm Street.  

c.   The building has faced serious neglect and deterioration causing a partial 
fail of a wall and portions of the foundation.  

d.  The applicant has provided a structural engineering report detailing the 
deficiencies in the building which would only be remedied by a 
reconstruction of more than 50% of the building.  

e. The cost of stabilization of the rear structure makes a project that includes 
the rehabilitation of both front and rear buildings economically unfeasible.  
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1725 Elm Street Rehabilitation Costs vs expected income- Purchase Price Not Included in Analysis 

SF

Applicants Cost to 

Rehab based on 

$250/sf and extra 

stabilization cost Cost/sf

Rental Income at 

$20/sf/year  

($1.66/sf per month) 

Market  Rate Rent at 

17.95/sf/ year with 

strictly office/retail 

Structure 8780 $2,506,860 $286 $175,600 $157,601

8780 $2,506,860 $286 $175,600 $157,601

Tax Credits 45% $1,128,087.00

Tax Credits at .80 on the dollar $902,469.60

Purchase Price $320,000

Applicants total for financing $1,924,390.40

Used calculator at https://www.cbsbank.com/Debt-Service-Calculator.aspx

Terms based on their numbers 30 years amorization rate

9% interest rate

Purchase Price not included

Taxes and Maintenance based on an estimate of taxes post improvement 

Costs/sf SF Cost to rehab Tax Credits 45% Tax credit at .8/$ Financing needed

Debt service/ 

month

Taxes and 

Maintenance 

Total 

Monthly 

Payment Total Year

$200 8780 $1,756,000 $790,200 $632,160 $1,123,840

$210 8780 $1,843,800 $829,710 $663,768 $1,180,032 $9,494 $2,000 $11,494 $137,928

$220 8780 $1,931,600 $869,220 $695,376 $1,236,224 $9,947 $2,000 $11,947 $143,363

$230 8780 $2,019,400 $908,730 $726,984 $1,292,416 $10,399 $2,000 $12,399 $148,789

$240 8780 $2,107,200 $948,240 $758,592 $1,348,608 $10,851 $2,000 $12,851 $154,214

$250 8780 $2,195,000 $987,750 $790,200 $1,404,800 $11,303 $2,000 $13,303 $159,640

$255 8780 $2,238,900 $1,007,505 $806,004 $1,432,896 $11,529 $2,000 $13,529 $162,353

$260 8780 $2,282,800 $1,027,260 $821,808 $1,460,992 $11,755 $2,000 $13,755 $165,066

$270 8780 $2,370,600 $1,066,770 $853,416 $1,517,184 $12,208 $2,000 $14,208 $170,491

$275 8780 $2,414,500 $1,086,525 $869,220 $1,545,280 $12,434 $2,000 $14,434 $173,204

$280 8780 $2,458,400 $1,106,280 $885,024 $1,573,376 $12,660 $2,000 $14,660 $175,917

$290 8780 $2,546,200 $1,145,790 $916,632 $1,629,568 $13,112 $2,000 $15,112 $181,342

$300 8780 $2,634,000 $1,185,300 $948,240 $1,685,760 $13,564 $2,000 $15,564 $186,768

Costs/sf SF Cost to rehab Tax Credits 20% Tax credit at .8/$ Financing needed

Debt service/ 

month

Taxes and 

Maintenance 

Total 

Monthly 

Payment Total Year

$150 8780 $1,317,000 $263,400 $210,720 $1,106,280

$160 8780 $1,404,800 $280,960 $224,768 $1,180,032

$170 8780 $1,492,600 $298,520 $238,816 $1,253,784

$180 8780 $1,580,400 $316,080 $252,864 $1,327,536 $10,681 $2,000 $12,681 $152,172

$190 8780 $1,668,200 $333,640 $266,912 $1,401,288 $11,275 $2,000 $13,275 $159,300

$195 8780 $1,712,100 $342,420 $273,936 $1,438,164 $16,540 $2,000 $18,540 $222,480

$200 8780 $1,756,000 $351,200 $280,960 $1,475,040 $17,051 $2,000 $19,051 $228,614

$210 8780 $1,843,800 $368,760 $295,008 $1,548,792 $12,461 $2,000 $14,461 $173,532

$220 8780 $1,931,600 $386,320 $309,056 $1,622,544 $13,055 $2,000 $15,055 $180,664
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1725 Elm Street Rehabilitation Costs vs expected income- Purchase Price Included in Analysis 

SF

Applicants Cost to 

Rehab based on 

$250/sf and extra 

stabilization cost Cost/sf

Rental Income at 

$20/sf/year  

($1.66/sf per month) 

Market  Rate Rent at 

17.95/sf/ year with 

strictly office/retail 

Structure 8780 $2,506,860 $286 $175,600 $157,601

8780 $2,506,860 $286 $175,600 $157,601

Tax Credits 45% $1,128,087.00

Tax Credits at .80 on the dollar $902,469.60

Purchase Price $320,000

Applicants total for financing $1,924,390.40

Used calculator at https://www.cbsbank.com/Debt-Service-Calculator.aspx

Terms based on their numbers 30 years amorization rate

9% interest rate

Purchase Price included

Taxes and Maintenance based on an estimate of taxes post improvement 

Costs/sf SF Cost to rehab Tax Credits 45% Tax credit at .8/$ Purchase Price Financing needed

Debt service/ 

month

Taxes and 

Maintena

nce 

Total Monthly 

Payment Total Year

$185 8780 $1,624,300 $730,935 $584,748 320,000 $1,359,552 $10,939 $2,000 $12,939 $155,268

$190 8780 $1,668,200 $750,690 $600,552 320,000 $1,387,648 $11,165 $2,000 $13,165 $157,984

$200 8780 $1,756,000 $790,200 $632,160 320,000 $1,443,840

$210 8780 $1,843,800 $829,710 $663,768 320,000 $1,500,032

$225 8780 $1,975,500 $888,975 $711,180 320,000 $1,584,320 $12,747 $2,000 $14,747 $176,964

$230 8780 $2,019,400 $908,730 $726,984 320,000 $1,612,416 $12,973 $2,000 $14,973 $179,676

$240 8780 $2,107,200 $948,240 $758,592 320,000 $1,668,608

Costs/sf SF Cost to rehab Tax Credits 20% Tax credit at .8/$ Purchase Price Financing needed

Debt service/ 

month

Taxes and 

Maintena

nce 

Total Monthly 

Payment Total Year

$140 8780 $1,229,200 $245,840 $196,672 320,000 $1,352,528 $10,882 $2,000 $12,882 $154,584

$145 8780 $1,273,100 $254,620 $203,696 320,000 $1,389,404 $11,179 $2,000 $13,179 $158,148

$150 8780 $1,317,000 $263,400 $210,720 320,000 $1,426,280 $11,467 $2,000 $13,467 $161,604

$160 8780 $1,404,800 $280,960 $224,768 320,000 $1,500,032

$170 8780 $1,492,600 $298,520 $238,816 320,000 $1,573,784

$175 8780 $1,536,500 $307,300 $245,840 320,000 $1,610,660 $12,959 $2,000 $14,959 $179,508

$180 8780 $1,580,400 $316,080 $252,864 320,000 $1,647,536



1725 Elm Street Rehabilitation Costs vs expected income- Front Building Rehabilitation Only

SF

Applicants Cost to 

Rehab Cost/sf

Rental Income at 

$20/sf/year  

($1.66/sf per month) 

Market  Rate Rent at 

17.95/sf/ year with 

strictly office/retail 

Front Structure Only 6900 $1,725,000 $250 $138,000 $123,855

6900 $1,725,000 $250 $138,000 $123,855

Tax Credits 45% $776,250.00

Tax Credits at .80 on the dollar $621,000.00

Applicants total for financing $1,104,000.00

Used calculator at https://www.cbsbank.com/Debt-Service-Calculator.aspx

Terms based on their numbers 30 years amorization rate

9% interest rate

Taxes and Maintenance Taken from Applicants assumptions

Costs/sf SF Cost to rehab Tax Credits 45% Tax credit at .8/$ Financing needed

Debt service/ 

month

Taxes and 

Maintenance 

Total 

Monthly 

Payment Total Year

$200 6900 $1,380,000 $621,000 $496,800 $883,200

$210 6900 $1,449,000 $652,050 $521,640 $927,360 $2,000 $2,000 $24,000

$220 6900 $1,518,000 $683,100 $546,480 $971,520 $7,817 $2,000 $9,817 $117,804

$230 6900 $1,587,000 $714,150 $571,320 $1,015,680 $8,172 $2,000 $10,172 $122,069

$240 6900 $1,656,000 $745,200 $596,160 $1,059,840 $8,526 $2,000 $10,526 $126,317

$250 6900 $1,725,000 $776,250 $621,000 $1,104,000 $8,883 $2,000 $10,883 $130,596

$255 6900 $1,759,500 $791,775 $633,420 $1,126,080 $9,060 $2,000 $11,060 $132,720

$260 6900 $1,794,000 $807,300 $645,840 $1,148,160 $9,238 $2,000 $11,238 $134,856

$270 6900 $1,863,000 $838,350 $670,680 $1,192,320 $9,593 $2,000 $11,593 $139,116

$280 6900 $1,932,000 $869,400 $695,520 $1,236,480 $12,660 $2,000 $14,660 $175,917

$290 6900 $2,001,000 $900,450 $720,360 $1,280,640 $13,112 $2,000 $15,112 $181,342

$300 6900 $2,070,000 $931,500 $745,200 $1,324,800 $13,564 $2,000 $15,564 $186,768

Costs/sf SF Cost to rehab Tax Credits 20% Tax credit at .8/$ Financing needed

Debt service/ 

month

Taxes and 

Maintenance 

Total 

Monthly 

Payment Total Year

$150 6900 $1,035,000 $207,000 $165,600 $869,400

$160 6900 $1,104,000 $220,800 $176,640 $927,360

$175 6900 $1,207,500 $241,500 $193,200 $1,014,300 $8,161 $2,000 $10,161 $121,932

$180 6900 $1,242,000 $248,400 $198,720 $1,043,280 $8,394 $2,000 $10,394 $124,728

$190 6900 $1,311,000 $262,200 $209,760 $1,101,240 $8,860 $2,000 $10,860 $130,320

$195 6900 $1,345,500 $269,100 $215,280 $1,130,220 $9,094 $2,000 $11,094 $133,128

$200 6900 $1,380,000 $276,000 $220,800 $1,159,200 $9,327 $2,000 $11,327 $135,924

$210 6900 $1,449,000 $289,800 $231,840 $1,217,160 $9,793 $2,000 $11,793 $141,516



Over-the-Rhine Community Council 

P.O. Box 662 

Cincinnati OH 45201 

 

 
 
July 10, 2019 
Cincinnati Historic Conservation Board 
c/o Beth Johnson, Urban Conservator 
805 Central Avenue 
Cincinnati, OH 45202 

Sent Via Email 

Subject:  1725 Elm Demolition 
 
To Whom it May Concern: 
 
The Over-the-Rhine Community Council (OTRCC) Board of Trustees opposes approval of the 
demolition of the historic building located at 1725 Elm Street (Rear), on the basis that applicant 
Model Group did not give notification or seek the input of residents, and that preservation of our 
unique historic assets is one of our community council’s core values.  
 
We respectfully ask that the applicant be instructed to engage the community prior to proceeding with 
approvals for this project. 
 
Respectfully, 
 

 
 
Maurice Wagoner 
President 
Over-the-Rhine Community Council 



1

Johnson, Beth

From: Danny Klingler <dannyklingler@gmail.com>

Sent: Wednesday, July 10, 2019 4:44 PM

To: Johnson, Beth

Subject: Re: [External Email]

Attachments: 1725 Elm St Rear_Digging Cincinnati History Report.pdf; 1737 Elm_Profile of 

Rehabilitation.pdf; OTRmap_AOIwithSignificance.pdf

Thanks for clarifying and for honoring accepting submissions up until COB. That was my understanding as well. 

 

As you know I believe it would be a very sad loss for this building to be torn down, unnecessarily I believe. 

 

Attached please find a history report on the building, a map of OTR areas of high integrity, and a synopsis of one of OTR 

ADOPT's first preservation projects, at 1737 Elm.  

 

The history report suggests that the rear building on Campbell Alley was built in 1885 by the Christian Moerlein Brewing 

Company, making it part of the brewing heritage of this area. 

 

1737 Elm is very analogous to 1725 Elm in that both properties have a front building facing Elm and a rear building on 

Campbell Alley. In addition, 1737 Elm Rear was in extremely dangerous and unsafe condition. It has now been stabilized 

and rehabilitated and is fully occupied, as detailed in the attached report. As this project was begun 9 years ago before 

things had taken off in OTR, I believe it demonstrates that the 1725 Elm rear building can be successfully stabilized and 

reused. 

 

The map of integrity shows that 1725 Elm Rear falls in an area of particularly high integrity of remaining fabric in Over-

the-Rhine. It is especially important that these areas be preserved. 

 

Thanks for your consideration. 

 

Danny 

 

On Wed, Jul 10, 2019 at 4:35 PM Johnson, Beth <beth.johnson@cincinnati-oh.gov> wrote: 

I did say that I I knew I would have to be working on the staff reports tonight so I would accept anything through the 

End of Business.  If you have them finished now I can look at them to consider in the report as I finish it up this evening. 

Otherwise any information will be attached to the packet to send to the board but without consideration in the report.  

  

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  

  



 

  

 

Report prepared by: 

Ann Senefeld 

© 2019 

All information herein believed accurate but not 

guaranteed. 

Cover Photo – Google Street View, Sept. 2015 

1725 Elm Street (rear building) 



1725 Elm Street (rear building) 
Address Prior to 1896:  603 Elm Street 

Hamilton County Auditor and Recorder Information 
Parcel ID:  133-0003-0063-00 
Year Built: 1885 
Property Description:  1725 ELM ST 25 X 111.50 LOT 14 JNO MC LEAN SUB 
 
Indexes to Deed, Mortgages and Leases 
 
INDEX TO 1st SERIES (1789-1859) 

 

 

 

 
 
INDEX TO 2nd SERIES (1859-1871) 

 

 

 
 
INDEX TO 3rd SERIES (1871-1886) 

 

 



 
11/25/1882 

 
8/20/1883; two story frame 

 
LB 82/459 - 8/12/1886; brick building 
 
 
INDEX TO 4th SERIES (1886-1903) 

 

 

 

 

 
INDEX TO 5th SERIES (1903-1918) 

 

 
 
INDEX TO 6th SERIES (1918-1927) 
None 
 
INDEX TO 7th SERIES (1927-1939) 

 

 
 
INDEX TO 8th SERIES (1939-2003) 
See Ownership Card below. 
 



 

 
Hamilton County Auditor Ownership Card 

 
Transfer History – Hamilton County Auditor 

Year Conveyance 
# 

Selling 
Price 

Sale Date Previous Owner Current Owner 

2019 206781 320,000 6/26/2019 MT AUBURN LLC NASSAU AVENUE INVESTMENTS 
LLC 

2017 141414 310,000 5/24/2017 HILTON CAPITAL GROUP 
LLC 

MT AUBURN LLC 

2016 104073 185,000 3/15/2016 HAMLET JOHN D HILTON CAPITAL GROUP LLC 

2014  0 2/25/2014 HAMLET JOHN TR HAMLET JOHN D 

2009 30971 5,500 11/16/2009 BADGER GREGORY P HAMLET JOHN TR 

2008 14472 1,000 10/17/2008 SCHEER DAVID R & 
BRENDA C 

BADGER GREGORY P 

2001 2966 12,000 3/13/2001 KNOX EMIL SCHEER DAVID R & BRENDA C 

1994 748 1,100 1/18/1994 SALVADORE BEN KNOX EMIL 

1993 12812 1,100 9/15/1993 SNYDER KEVIN L SALVADORE BEN 

1991 14070 6,100 11/8/1991 COGDELL GASTON D SNYDER KEVIN L 

1986 0 0 10/1/1986 JANSEN MARK & CYNTHIA COGDELL GASTON D 

1984 0 0 10/1/1984 SEE OWNERSHIP CARD JANSEN MARK & CYNTHIA 

 



 

Hamilton County Auditor Photos 

 
1993 

 
 

 
2003 



 
 

Maps 
 

 
1855 Atlas of Cincinnati by W. H. Martin 

Cincinnati History Library, for research purposes only. Pink indicates brick and yellow is wood. Blue is for special 
risks such as manufacturers or establishments where steampower is, or shavings made 

 



 
1883-1884; Atlas of the city of Cincinnati, Ohio : from official records, private plans & actual surveys;  

Robinson, Elisha & Pidgeon, Roger H. 
Yellow indicates a frame structure. Pink indicates a brick structure. 

 

 
1891 Sanborn Insurance Map 

Yellow indicates a frame structure. Pink indicates a brick structure. Blue indicates a stone structure. Green 
indicates a wooden special structure. 

 



 

 
1904 Sanborn Insurance Map 

 

 
1930 Sanborn Insurance Map 

Yellow indicates a frame structure. Pink indicates a brick structure. Blue indicates a stone structure. Green 
indicates a wooden special structure. 



 
 

 
1950 Sanborn Insurance Map 

 
 

 
2019 CAGIS 

 

  



City Directories 
 
1886 
Miller Jos. presser, h. rear 603 Elm 
Miller Mary, tailoress, h. rear 603 Elm 
Miller Sebastian, tailor, h, rear 603 Elm 
 
1890 
Fuchs Edward, wagon mkr. h. rear 603 Elm 
Guthardt Henry E. tailor, h. rear 603 Elm 
Koehler Ida, tailoress, bds, rear 603 Elm 
 
1895 
Fuchs Mrs. Rosa, h. rear 603 Elm nr Green 
" Sophia, tailoress, h. rear 603 Elm nr Green 
Giessen Mrs. Annie, h. rear 603 Elm nr Green 
Guthardt Annie, (wid. Henry) tailor shop, rear 603 
Elm nr Green, h. 54 Back 
Wendt Gustav, coremkr. h. rear 603 Elm nr Green 
" Henry, lah. h. rear 603 Elm nr Green 
 
1900 
Kampel Geo. clk. Post Oflice, h. rear 1725 Elm 
" Leo, tailor, rear 1725 Elm 
Kraussle Ernst, cooper, h. rear 1725 Elm 
Wolff Rosa, h. rear 1725 Elm 
Pflug Henry, mach. h. rear 1725 Elm 
 
1905 
Marx Nicholas jr tailor shop rear 1725 Elm 
Sutkay Jos locksmith h rear 1725 Elm 
—Mathias lab h rear 1725 Elm 
 
1910 
Diebold John beveler h rear 1725 Elm 
Erdey Alex tailor h rear 1725 Elm 
Feiss Wm lab h rear 1725 Elm 
Feuerstein Matthew brushmkr h rear 1725 Elm 
 
1915 
Erdey Alex tailor h rear 1725 Elm 
Feuerstein Matthew brushmkr h rear 1725 Elm 
Weinstein Jos (W Bros) rear 1725 Elm h flat 1, 2836 
Stanton Av 
-Solomon (W Bros) rear 1725 Elm h 3314 Perkins Av 
-Bros (Solomon & Joseph) tailors rear 1725 Elm 
 

1920 
Erdey Alex jr mach h rear 1725 Elm 
—Alex sr tailor h rear 1725 Elm 
Mandi John shoewkr h rear 1725 Elm 
Speckert Frank sr lab h rear 1725 Elm 
—Martin lab h rear 1725 Elm 
 
1925 
Brassoven Geo painter h rear 1725 Elm 
Monti John lab h rear 1725 Elm 
Zigler Samuel tailor h rear 1725 Elm 
 
1930-31 
Rieder Kate housekpr h rear 1725 Elm 
Speckert Fred shoewkr h rear 1725 Elm 
 
1935 
Flanagan Albert J barber 1725 Elm h rear 1725 Elm 
Geiger Geo Jr woodwkr h rear 1725 Elm 
Montgomery Mrs Hazel waitress h rear 1725 Elm 
Nehr Peter h rear 1725 Elm 
Saunders Carl h rear 1725 Elm 
Splckert Fred h rear 1725 Elm 
 
1940 
No listings identified as rear. 
 
1945 
No listings identified as rear. 
 
1949 

 
 
1952 

 
 
1959 

 
 
 



Cincinnati Enquirer Articles 
 

 
March 12, 1896; p. 3 
 

 
March 2, 1897; p. 3 
 

 
July 31, 1898; p. 6 
 

 
September 11, 1898; p. 6 
 

 
April 17, 1900; p. 7 
 

 
October 4, 1904; p. 10 
 

 
March 14, 1905; p. 10 
 

 
July 9, 1905; p. 14 
 

 
May 26, 1906; p. 6 
 

 
February 28, 1907; p. 10 
 
 
 
 
 

 
June 1, 1913; p. 31 
 

 
June 8, 1913; p. 31 
 

 
October 19, 1913; p. 3 
 

 
November 29, 1913; p. 20

 
 



 
January 4, 1914; p. 3 
 

 
May 4, 1914; p. 13 
 

 
May 17, 1914; p. 35 
 

 
November 15, 1914; p. 33 
 
 



1737 Elm 

Before and After 

 

1737 Elm was a severely distressed property with two historic buildings on the lot situated in much the 

same way as 1725 Elm – a front building facing Elm Street and a rear building facing Campbell Alley. The 

front building was in very poor condition, while the rear building was in extremely poor condition and its 

main façade had begun to fall onto Campbell Alley. 

OTR A.D.O.P.T. intervened and worked to ensure the rear building was stabilized and both buildings 

were adopted and rehabilitated. Partnering with Kim Starbuck, both the front and rear masonry walls of 

the rear building were rebuilt, while a new foundation was poured as well. The building required a near 

comprehensive stabilization effort. 

Adoptee Kim Starbuck completed construction on both fully rehabilitated buildings in 2017. The front 

building now houses The Rhined artisan cheese shop on the ground floor, and micro-apartments on the 

upper floors. The rear building is a 100% solar powered occupied single family home. This has been a 

profitable investment. 

Before Photos (Rear Building on Campbell Alley) 

 

 

 



 



 



 



 



 

 

 

 



 



 



Before Photos (front building on Elm) 

 

 

 

 



 



 

After Photos (Front) 



 

After Photos (Rear) 
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1826 Race Street • Cincinnati, Ohio • 45202 
P: 513.559.0048 • F: 513.559.4578 • www.modelgroup.net 

 

 

RE: 1725 Elm Rear Stabilization Quote  

1725 Elm St. 

Cincinnati 

OH, 45202 

 

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

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

 

 

Sincerely,  

David Daugherty 

Pre-Construction Manager 

Model Construction 

 

1725 Elm Rear Stabilization Estimate

Architecture & Engineering 10,000.00$    

Building Permits 3,000.00$      

Alley Shutdown Permit 5,000.00$      

Protection for buildings next door 3,000.00$      

Shoring 20,000.00$    

Asbestos Abatement 4,950.00$      

Selective demo 4,950.00$      

Masonry 125,000.00$ 

Rough Carpentry 82,500.00$    

Roofing 12,500.00$    

Board up windows and doors 1,800.00$      

Project management, General Requirements, 

and General Conditions 16,780.00$    

Overhead 5,600.00$      

Profit 16,780.00$    

Total Cost to stabilize 311,860.00$ 
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EXISTING/INTERIOR
DEMOLITION FLOOR PLANS
[WORK COMPLETED UNDER
PREVIOUS PERMIT]

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



EXISTING/DEMOLITION
FLOOR PLANS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



EXISTING/DEMOLITION
FLOOR PLANS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



EXISTING/DEMOLITION
FLOOR PLANS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



EXISTING/DEMOLITION
FLOOR PLANS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



STRUCTURAL PLANS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



PROPOSED FLOOR PLANS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



PROPOSED FLOOR PLANS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



PROPOSED FLOOR PLANS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



PROPOSED FLOOR PLANS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



DIMENSIONED FLOOR
PLANS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



DIMENSIONED FLOOR
PLANS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



REFLECTED CEILING PLANS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



EXISTING EXTERIOR
ELEVATION PHOTOS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OHIO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



EXTERIOR ELEVATIONS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



EXTERIOR ELEVATIONS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



SECTIONS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



EXTERIOR ELEVATIONS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



SECTIONS

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.

Sheet Number

Date

Sheet Title

Project Number

Print Record

10/10/17 SCHEMATIC

OCTOBER 10, 2017

2017-115

Dayton, Ohio 45459

O: 
F: 

937.610.3440
 937.610.3441

Woods Drive
7945 Washington

ll
c

R
E

G
I S T E R E D A R C H

I T
E

C
T

JONATHAN

ROBERT

SCHAAF

14503

STATE OF OH IO

Jonathan Robert Schaaf #14503

Expiration Date 12/31/2017

C
IN

C
IN

N
A
TI

, 
O

H
IO

 4
5

2
0

2

1
7

2
5

 E
LM

 S
TR

EE
T

PR
EP

A
R
ED

 F
O

R
 M

T.
 A

U
B
U
R
N
 L

LC

R
EN

O
V
A
TI

O
N
 O

F 
A
PA

R
TM

EN
T 

B
U
IL

D
IN

G
 A

T
PR

EL
IM

IN
AR

Y

NO
T F

OR

CO
NS

TR
UC

TIO
N



GENERAL SPECIFICATIONS
SCHEDULES

This drawing is the architect's instrument of
service for use solely with respect to this
project.  RDA Group Architects is the author
of this document and shall retain all copyrights
and other reserved rights, unless otherwise
agreed upon in writing.
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Owen, Douglas

From: Danny Klingler <danny@otradopt.com>

Sent: Monday, July 15, 2019 3:43 PM

To: Johnson, Beth; Owen, Douglas

Cc: Maynes, Kasandra

Subject: [External Email] Fwd: 1725 elm

Attachments: Signed Purchase Contract 1725 Elm.pdf; Signed Purchase Contract Rear Building Only 

1725 Elm.pdf

Follow Up Flag: Follow up

Flag Status: Flagged

External Email Communication 

Hi Doug, 

 

Since Beth is out of town, I wanted to resend this email and copy you on it. 

 

Please see below. 

 

Thanks, 

Danny 

 

 

Begin forwarded message: 

From: danny@otradopt.com 

Date: July 15, 2019 at 3:11:06 PM EDT 

To: Bobby Maly<bmaly@modelgroup.net> 

Subject: RE: Re: 1725 elm 

Hi Bobby, 

  

I haven't heard back from you about getting inside the property. 

  

Because the clock is ticking, I am attaching two offers to purchase the 1725 Elm property, in hopes of 

moving this conversation along. The first is an offer to parcel out the property and purchase the rear 

building only, as discussed. The second is an offer to purchase the entire property, in the event the 

parcel cannot be split. 

  

As you know we would very much like to preserve both historic structures on the lot. 

  

Thanks much, 

Danny 

  

  

  

--------- Original Message ---------  

Subject: Re: 1725 elm 

From: Bobby Maly <bmaly@modelgroup.net> 
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Date: 7/12/19 6:13 pm 

To: Danny Klingler <danny@otradopt.com> 

 

Absolutely. Have a great trip  

Bobby Maly | chief operating officer 

o: 513.559.5854 |  www.modelgroup.net 

  

 

On Jul 12, 2019, at 6:03 PM, Danny Klingler <danny@otradopt.com> wrote: 

  

Thanks Bobby. I had to leave for my family reunion trip today at 2. 

  

Please let me know what you hear back. 

 

On Jul 12, 2019, at 5:37 PM, Bobby Maly <bmaly@modelgroup.net> wrote: 

Danny, 

  

I have the waiver prepared as soon as I hear back from the City. 

  

Thanks, 

  

Bobby 

  

  

  

Bobby Maly |chief operating officer 

o:513.559.5854 |  www.modelgroup.net 

<image001.png> 

  

From: Bobby Maly  

Sent: Friday, July 12, 2019 1:19 PM 

To: danny@otradopt.com 

Subject: FW: 1725 elm 
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fyi 

  

  

  

Bobby Maly |chief operating officer 

o:513.559.5854 |  www.modelgroup.net 

<image001.png> 

  

From: Bobby Maly  

Sent: Friday, July 12, 2019 1:18 PM 

To: 'beth.johnson@cincinnati-oh.gov' 

<beth.johnson@cincinnati-oh.gov> 

Subject: 1725 elm 

  

Hi Beth, 

  

Any word on our ability to split the 1725 parcel? 

  

Thanks, 

  

Bobby 

  

  

  

Bobby Maly |chief operating officer 

o:513.559.5854 |  www.modelgroup.net 

<image001.png> 
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Owen, Douglas

From: Johnson, Beth

Sent: Monday, July 15, 2019 6:04 AM

To: Bobby Maly

Cc: Owen, Douglas

Subject: Re: [External Email] FW: 1725 elm

Bobby, 

 

This is what I received from the Planning Department. If you have any questions about the process you will need to 

contact Andy Juengling in Planning. 352-4840 

 

Beth  

 

 

Looks like they would be fine to subdivide. It would still be a Major Subdivision since it is 

within a Historic District, so it would still require a Planning Commission meeting. 

 

Sent from my iPhone 

 

On Jul 12, 2019, at 1:19 PM, Bobby Maly <bmaly@modelgroup.net> wrote: 

External Email Communication 

Hi Doug, 

  

See below. Not sure if Beth looped you in on this before she left.  

  

Thanks! 

  

Bobby  

  

  

  

Bobby Maly | chief operating officer 

o:513.559.5854 |  www.modelgroup.net  

<image001.png> 

  

From: Bobby Maly  

Sent: Friday, July 12, 2019 1:18 PM 

To: beth.johnson@cincinnati-oh.gov 

Subject: 1725 elm 

  

Hi Beth, 

  

Any word on our ability to split the 1725 parcel? 
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Thanks, 

  

Bobby  

  

  

  

Bobby Maly | chief operating officer 

o:513.559.5854 |  www.modelgroup.net  

<image001.png> 

  



 

430 Reading Road, Suite 300, Cincinnati, Ohio 45202 | 513.721-4506 |www.cincinnatipreservation.org 
 

 

 

July 15, 2019 

 

 

Ms. Beth Johnson 

Urban Conservator 

City of Cincinnati Department of Buildings and Inspections 

805 Central Avenue, Suite 500 

Cincinnati, Ohio  45202 

 

Re: 1725 Elm Street, rear building 

 

Dear Beth: 

 

Cincinnati Preservation just learned that the owner of the rear building at 1725 Elm Street has applied 

for a Certificate of Appropriateness to demolish the structure. We would like to see the building saved if 

possible because it is part of an intact streetscape along Campbell Alley between Green and Elder 

streets. Numerous buildings in the neighborhood in comparable condition have been saved from 

demolition and successfully renovated and reoccupied, including the nearby building behind 1737 Elm 

Street. Also, we understand that the owners have received an offer to purchase the building, which they 

turned down.  

 

Thank you for all you do to preserve historic Cincinnati.  

 

Sincerely, 

 

 
 

Margo Warminski 

Preservation Director 



 

 

 
 
 
 
 
 
 
 
 
 
 

 
July 15, 2019 

The Historic Conservation Board 
c/o Beth Johnson 
Urban Conservator 
513-352-4848 
beth.johnson@cincinnati-oh.gov    
 
Re: 1725 Elm Street Demolition COA 
OVER-THE-RHINE HISTORIC DISTRICT 
 
Dear Ms. Johnson: 
 
Please find attached the Over-the-Rhine Foundation’s (“the Foundation”) response to the 1725 Elm Street 

(Rear) demolition submittal currently scheduled for review by the Historic Conservation Board at its July 

22, 2019 hearing. 

The Foundation respectfully asks that this application for COA be denied by the Historic Conservation 

Board. 

The Foundation also respectfully requests that the Chair of the Historic Conservation Board allow the 

Foundation fifteen (15) minutes at the hearing to present our case in opposition to the demolition. 

Respectfully Submitted, 
 

 
W. Kevin Pape 
President 
Over-the-Rhine Foundation 
 
 
 
 
 
 



Memorandum in Support 
 
 
I)   BACKGROUND & STATEMENT OF FACTS 
 
 On June 7, 2019 Model Group (“the Applicant”) submitted an application for a Certificate of 
Appropriateness to demolish the building located at 1725 Elm Street (Rear Building). See Exhibit A 
attached hereto. The Applicant did not own the subject property at this time. 
 

On June 26, 2019, the Applicant purchased the subject property for $320,0001. 
 
 In its “Statement of Intent/How the project meets the applicable Historic Guidelines”, the 
Applicant cites, as its justification for demolition, Section 1:2 of the Historic Conservation Office’s 
“Demolition Case Sheet”. Section 1:2 pertains to demolition of non-contributing buildings or additions. 
 
 According to the City of Cincinnati, the subject building, 1725 Elm Street (Rear), is a contributing 
building within the Over-the-Rhine Historic District. See Exhibit B attached hereto. Because the subject 
building is not a non-contributing building, Applicant’s justification for demolition fails and the COA for 
demolition must be denied. 
 
II) ARGUMENT 
 
      A] The Subject Building is a Contributing Building 
 
 Chapter 1435 of the Zoning Code of the City of Cincinnati governs the COA application in 
question. Under Section 1435-09-2, the Historic Conservation Board (“HCB”) may approve an application 
for COA if the “property owner has demonstrated by credible evidence that the proposal substantially 
conforms to the applicable conservation guidelines”.  
 
 The Applicant states as its only justification for demolition that the subject building is a non-
contributing building. If true, this would open the door for demolition of the subject building under the 
“Supplemental Demolition Guidelines” within the OTR Conservation Guidelines. 
 
 However, the argument that the subject building is a 
non-contributing building is not borne out by the facts. The 
building is considered a contributing historic building by the City 
of Cincinnati, according to both city maps (See Exhibit B) and 
according to the City’s own list of non-contributing buildings 
(See Exhibit C) – which the subject building is not a part of. In 
short, the subject building is unequivocally considered a 
contributing building by the city. 
 
  
 

                                                
1 https://www.hamiltoncountyauditor.org 



The Applicant argues that the subject building should not be considered contributing because it 
“cannot be seen from Elm St”, and because it has “no historic Italianate cornice, no historic windows, 
and the interior has long ago been stripped of any historically significant elements” (Exhibit A). 
 
 This argument fails. First of all, it is not the role of the Applicant to determine whether a building 
is a contributing building or not. That determination was made by professionals with the city at the time 
of the designation of the Over-the-Rhine Historic District, and has not changed. 
 

Second, a building does not have to front on a major street in order to be considered 
contributing. Over-the-Rhine is full of contributing alley buildings, mid-block buildings, and other 
accessory structures that are essential to the overall fabric of the district. 

 
Third, the lack of a cornice or historic windows says very little about whether a building is 

contributing or non-contributing. There are scores of contributing buildings in the District that do not 
feature ornate cornices, yet still contribute to the unique sense of time and place of the district. 
Similarly, a large majority of vacant buildings in Over-the-Rhine no longer feature original windows, yet 
those buildings get rehabilitated and remain important parts of the physical fabric of the District 
nonetheless.  

 
Finally, the Applicant’s reference to the interior of the building is irrelevant to the issue of its 

contributing status, as the City of Cincinnati’s historic conservation laws pertain only to the visible 
exterior of buildings. 
 
 In addition to clearly being a contributing building, the subject building also has a notable 
history in its own right. The building is an example of an alley building, which were important in the 
development of Over-the-Rhine – with its dense network of alleys commonly used for pedestrian travel 
and commerce. The building is in fact part of an intact streetscape of ally buildings along Campbell Alley.  

 



According to the historical research report attached (See Exhibit D), the building was built in 
1885, and was once owned by the Christian Moerlein Brewing Company, thereby linking it to the 
brewing heritage of this part of Over-the-Rhine. Through the years, the building was variously occupied 
by wagon makers, post office clerks, coopers, locksmiths, bevelers, brushmakers, waitresses, and 
woodworkers. It was also used as a tailor shop for a substantial period of time, as the job listings in the 
attached report attest.  

 
In addition, the loss of the subject building would be seriously detrimental to the historic fabric 

of Over-the-Rhine. Over 49% of the original historic fabric of Over-the-Rhine has been lost to demolition 
(See Exhibit E attached hereto). The loss of any additional contributing building threatens to push the 
district over the edge of continuing to have a critical mass of historic buildings. Moreover, as seen below 
and attached (Exhibit E), the subject building is located within an area of particularly high integrity 
within the Over-the-Rhine Historic District, making its loss particularly harmful. 

 

 
 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



In summary, the subject building is a contributing, historically significant building, and the Applicant’s 
argument that it should be torn down because it is non-contributing must be rejected. 
 
      B] Other Justifications for Demolition Fail 
  
 The Applicant may argue that they should be allowed to demolish the subject building due to 
“economic hardship”. This argument should also be rejected, for two primary reasons: 
 
 1) The Applicant did not apply for demolition based on an economic hardship argument.  
 

The Applicant’s submittal (Exhibit A) requests a COA based solely on “Section 1:2” of the 
Demolition Case Sheet, i.e. “Demolition of a Non-Contributing building or addition”. According 
to the Demolition Case Sheet, an applicant wishing to make an economic hardship claim “must 
submit answers to” 26 questions listed on the sheet pertaining to the economics of the 
property. As noted in the city’s Adjudication Letter of May 30, 2019 (Exhibit A), these answers 
would have needed to be submitted at the time of application in order to for an economic 
hardship argument to be heard. The answers to these questions are notably absent from the 
Applicant’s submittal. Therefore, the Applicant has not met its burden to apply for a COA based 
on an economic hardship argument, and any such argument should not be heard. 

 
 2) The subject property does not meet the standard for economic hardship. 
 

Even if an argument for economic hardship were heard, the subject building would clearly fail to 
meet the standard for such an argument. Section 1435-09-2 of the Zoning Code of the City of 
Cincinnati provides a three-factor analysis for determining economic hardship for purposes of 
COAs: 

 
(i) Will all economically viable use of the property be deprived without approval of a Certificate 
of Appropriateness; 
(ii) Will the reasonable investment-backed expectations of the property owner be maintained 
without approval of a Certificate of Appropriateness; 
(iii) Whether the economic hardship was created or exacerbated by the property owner. 

 
The Applicant fails to meet the burden of all three of these standards, as discussed in more 
detail below. 

 
(i) Will all economically viable use of the property be deprived without approval of a Certificate 
of Appropriateness? 

 
Denial of the subject COA does NOT deprive the Applicant of all economically viable use of their 
property, for the following reasons: 

 
  
  a. The Applicant can reuse the property 
 

Over-the-Rhine over the past 15 years has undergone a remarkable resurgence, with 
hundreds of formerly vacant, dilapidated historic structures rehabilitated to productive 
use. The rehabilitation of severely distressed, structurally deficient buildings is the norm 



in Over-the-Rhine, not the exception. The Applicant argues that the subject building is 
“beyond saving”. Yet there are scores of examples in Over-the-Rhine of buildings that 
were in similar condition as the subject building, yet were successfully 
stabilized/rehabilitated.   
 
The most obvious issue facing the subject building is the deterioration of its west-facing 
masonry wall. The wall needs to be taken down and rebuilt. This is a perfectly feasible 
stabilization action to undertake. In fact, the complete rebuild of exterior masonry walls 
on historic buildings in Over-the-Rhine has become extremely commonplace and is 
regularly undertaken by property owners in the district.  
 

 
 
 
While the Applicant contends, in a cost estimate prepared by Applicant itself, that 
stabilization of the subject building would cost in excess of $300,000, the attached 
estimate provided by established OTR stabilization contractor JAC Construction Services 
demonstrates that stabilization can be completed at a far more reasonable cost of 
$67,500 (See Exhibit F attached hereto). 

Examples of Over-the-Rhine Buildings with Rebuilt Masonry Walls 



 
In addition, attached (See Exhibit G and Exhibit H) are two case studies of buildings 
preserved by OTR ADOPT that required extensive stabilization and have now been 
brought back to productive reuse. 1737 Elm (which is extremely similar to 1725 Elm in 
terms of having two buildings situated on a lot with one facing Campbell Alley) was in 
equivalent or worse condition than the subject building prior to stabilization. The 
property was rehabilitated several years ago and is now occupied and income 
producing. 43-45 E. Clifton (Exhibit H) was in worse condition than the subject property, 
and has now been saved by a private investor. Both properties proved economically 
feasible to rehabilitate for private individuals, and demonstrate the feasibility of saving 
buildings with severe structural issues. 

 
 
  b. The Applicant can sell the property 
 

The Applicant has received two purchase offers on the property from OTR ADOPT. (See 
Exhibit I attached hereto). The first is an offer to split the subject building from the 
parcel so that the subject building can be purchased separately and stabilized. The 
Purchaser would pay all costs associated with the survey and splitting of the parcel.   

 
The second offer is an offer of $330,000 to purchase the entire property, including both 
buildings on the parcel. This would allow the Applicant to recoup their costs plus receive 
a return on their investment. 

 
These offers provide Applicant with a viable alternative to demolition that further 
demonstrates that the denial of a COA for demolition would not deprive them of “all 
economically viable use of the property”. 

 
(ii) Will the reasonable investment-backed expectations of the property owner be maintained 
without approval of a Certificate of Appropriateness? 

 
The Applicant applied for demolition of the subject building prior to taking ownership; it is 
apparent, therefore, that the Applicant purchased the subject building with the intention of 
demolishing it. 
 
Yet it is not reasonable to knowingly purchase a historic building in a historic district with the 
expectation of tearing it down. To do so creates a circular logic that violates the standard of 
review under Section 1435-09-2. To illustrate this, consider the following example: 
 
Developer X purchases a historic building in a historic district with the expectation of 
demolishing the building. That is to say, Developer X has an investment-backed expectation of 
being able to demolish the building. After purchase, Developer X then argues that they should 
be allowed to demolish the building, because to not be allowed to do so would be to violate 
their investment-backed expectations. In other words, the intention of demolishing the building 
becomes the very justification for its demolition. This is absurd. 
 
The Over-the-Rhine Historic District is public record and the Applicant is very familiar with the 
protections afforded to buildings within the district. Therefore, to the extent the Applicant had 



an investment-backed expectation to be able to demolish the subject building, that expectation 
was not reasonable.  
 
(iii) Whether the economic hardship was created or exacerbated by the property owner. 
 
The Applicant paid $320,000 for the property, knowing that the subject building is a protected 
building within a local historic district. The Applicant understood the condition of both buildings 
on the property. 
 
To the extent that Applicant now argues that the subject building is not economically feasible to 
save and is therefore an economic hardship, the Applicant’s purchase price must be factored 
into the equation of whether the Applicant created the economic hardship. 
 
To illustrate this, consider that the economic feasibility of any historic rehabilitation project can 
be simplified into equation with three variables, represented as follows: 
 

F  = V – [P + C] 
 
Where F = Feasibility, V = Post-Construction Value/Capitalized Net Income, P = Acquisition Price, 
and C = Construction Cost. 
 
In short, the feasibility of an investment is dependent, in large part, on the variable P, 
“Acquisition Price”. If an investor acquires a property at a bargain price, it enhances the 
economic feasibility of the project; conversely, if an investor overpays for a property, it 
diminishes the economic feasibility of the project.  
 
In the case of the subject building, Applicant may argue that the building is too expensive to 
save. This, however, would be to ignore the fact that the Applicant paid $320,000 to acquire the 
property. The Applicant was aware of the condition of the subject building at the time of 
purchase, and the cost that the subject building would entail to fix. Based on this knowledge, 
Applicant could have either reduced its offer price to a level that would allow for the economic 
feasibility of rehabilitating the subject building, or they could have withdrawn their offer and 
decided not to purchase the property.  
 
Instead, the Applicant paid $320,000 for the property. To the extent that the Applicant argues 
that the subject building creates an economic hardship, that hardship was largely created by the 
Applicant. 
 
III) CONCLUSION 
 
The Applicant purchased a historic building in the Over-the-Rhine Historic District with the 
intention of demolishing the building. The Applicant argues that the building is non-contributing 
and therefore demolition should be permitted. However, the building is clearly and 
unambiguously designated as a contributing building by the City of Cincinnati, and therefore 
cannot be demolished as petitioned by Applicant. In addition, any argument of economic 
hardship fails on multiple counts. The Applicant has bonafide purchase offers from a local 
preservation group that would allow the subject building to be preserved while making the 



Applicant whole. Moreover, the Applicant could choose to rehabilitate the subject building 
along with the other building on the property; any claimed economic hardship that would result 
was largely created by Applicant at the time they purchased the property. 
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Over-The-Rhine Local Historic District 
Non-Contributing Resource List 

Compiled in April 2003 

No. 

1 

Address 

'100'E 12th St 
(1200-1206 Walnut St) 

Resource Name(s) 

hardware store 

2 544E 12th St 
3 211-225 W 12th St 

(1121-1129 Elm St) 
Drop Inn Center Shelter House 

4 12 E 13th St 
5 28 E 13th St (rear) 
6 101 E 13th St 
7 106 E 13th St 
8 331 E 13th St 

(1213 Broadway) 
Cinti Plating & Repair 

9 400E 13th St 
10 510-512 E 13th St Mr. Bubbles Detailing only 
11 545E 13th St 
12 227 E 14th St Peaslee Center 
13 115 W 14th St Washington Park School 
14 124 W 15th St 
15 218-220 W 15th St Firehouse Annex 
16 27-37 Back St (rear) 

(1636 Hamer St) 
17 2020-2024 Branch St 
18 1117-1119 Broadway (rear) 
19 1131 Broadway 
20 1211 Broadway 
21 1712 Campbell St 
22 114-116 E Central Pkwy 

(1110-1116 Clay St; 116-118 Wilkymacky) 
Salvation Army Offices and Chapel 

23 16 W Central Pkwy Cincinnati Metropolitan Housing Authority 
24 1317 Clay St 
25 1327-1331 Clay St 
26 1335 Clay St 
27 1343 Clay St 
28 1412 Clay St 
29 1413-1415 Clay St 
30 104-112 E Clifton Ave 
31 131 E Clifton Ave 
32 134-136 E Clifton Ave 
33 135 E Clifton Ave Sharp Village Annex 
34 139-143 E Clifton Ave (rear) 
35 145E Clifton Ave 
36 200 E Clifton Ave bar 
37 201 E Clifton Ave 
38 207 E Clifton Ave (rear) 
39 211 E Clifton Ave (rear) 
40 N of 213E Clifton Ave 
41 222-224 E Clifton Ave 

(221 Peete St) 
42 103 W Clifton Ave (rear) 
43 112 Corwine St 
44 1918 Dunlap St Patton Awning Garage 

45 2008 Dunlap St garage 

46 6 W Elder Note: Includes only the rear portion of the building. 

47 115-117 W Elder St 
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48 1411-1417 Elm St addition to City Gospel Mission 
49 1428 Elm St 
50 1429 Elm St 
51 1437 Elm St 
52 1501-1511 Elm St Samuel W. Bell Home for Sightless 
53 1604 Elm St Midtown Tire 
54 1624 Elm St 
55 1715 Elm St 
56 1719-1721 Elm St 
57 1727-1729 Elm St 
58 1829-1831 Elm St & 209-211 Findlay St New Prospect Baptist Church 
59 1905 Elm St 
60 2001-2003 Elm St 
61 2010-2020 Elm St Ziegler-Shafrey Storage; Walton Distributing 
62 2017 Elm St (rear) 
63 132 Findlay St 

(1900 Elm St) 
64 220 Findlay St 
65 230 Findlay St 
66 1710 Frintz St 
67 S of 1710 Frintz St 
68 219-221 Grant St 
69 1120 Jackson St former Karma Club 
70 30 E Liberty St Shell Gas Station 
71 116 E Liberty St Free Store 
72 128 E Liberty St garage 
73 228 E Liberty St 
74 12-14 W Liberty St 

(1615 Republic St) 
St. Anthony Messenger Press 

75 26-32 W Liberty St St. Anthony Messenger Press Addition 
76 208 W Liberty St Labor Solutions 
77 1612 Logan St Note: Property includes 2 non-contributing buildings. 
78 NE corner of Dunlap St & W Elder St 

(1808-1812 Logan St & 214-218 W Elder St) 
Globe Furniture 

79 1822 Logan St 
80 1215 Main St 
81 1434 Main St The J.B. Schmidt Co. 
82 1440 Main St 
83 1604 Main St 
84 - 1622 Main St 
85 1630 Main St cell tower 
86 1701 Main St 

(240 E Clifton Ave) 
87 1722 Main St 
88 6-8 E McMicken Ave Fire House 
89 18-20 E McMicken Ave 
90 48 E McMicken Ave (rear) 
91 50-52 E McMicken Ave (rear) 
92 54 E McMicken Ave (rear) 
93 66 E McMicken Ave 
94 68 E McMicken Ave (rear) 
95 70 E McMicken Ave (rear) 
96 80-82 E McMicken Ave 

(1705 Lang) 
Wesley Chapel United Methodist Church 

97 111-113 E McMicken Ave 
98 38 W McMicken Ave 
99 48-54 W McMicken Ave John E. Carrigan Plumbing Garage 

Note: Property includes 2 non-contributing buildings. 



100 115-129 W McMicken Ave 
(116-122 Henry St) 

101 112-138 W McMicken Ave Oral T. Carter & Assoc. 
102 203 W McMicken Ave 
103 1608 Moore St 
104 1621 Moore St Husman's Potato Chips 
105 31-33 Mulberry St 
106 S of 73 Mulberry St 
107 127 Mulberry St Church in the City 
108 138 Mulberry St 
109 322 Mulberry St 
110 19 Peete St 
111 75 Peete St (rear) garage 

Note: Building fronts on E Clifton Avenue and may have an address of 68 
and/or 70 E Clifton Avenue. 

112 106 Peete St 
113 107 Peete St 
114 114 Peete St 
115 119-121 Peete St 
116 124 Peete St church 
117 127-129 Peete St 
118 1301 Pendleton St 
119 1413 Pleasant St 
120 1440 Pleasant St 

(113-115 W 15th St) 
shelter 

121 1511-1519 Pleasant St 
122 1553-1561 Pleasant St Kentucky Fried Chicken 
123 1615-1617 Pleasant St 
124 1618 Pleasant St 
125 1914 Pleasant St 
126 1216 Race St 
127 1218-1220 Race St 
128 Bounded by Race St, Elm St, & E 12th St Washington Park Comfort Station 
129 1530 Race St addition only 
130 1538 Race St laundry 
131 1702 Race St 

(26-34 Green St) 
132 1715 Race St Hub Center 
133 1722-1724 Race St Over-the-Rhine Senior Center 
134 1723 Race St 
135 1725 Race St 

(13-19 W Elder; 13-17 Republic St) 
136 1730-1738 Race St former IGA grocery store 
137 1812 Race St (rear) garage 
138 1814 Race St (rear) garage 
139 1826-1828 Race St 
140 1910-1916 Race St Catanzaro Produce 
141 315-319 Reading Rd addition to Sun Furniture Building 
142 SW corner of Reading Rd & Liberty St Over-the-Rhine Carillon 
143 1332 Republic St 
144 1413 Republic St 
145 1308 Spring St 
146 1322-1326 Spring St 
147 NW corner Sycamore St & E 13th St 

(1301 Sycamore; 218-230 E 13th St) 
Sycamore Park (pool, comfort station, picnic table and playground) 

148 1123 Sycamore St 
(208-224 Reading Rd) 

Alms & Doepke Park Haus 

149 1203 Sycamore St 
(226 E 12th St) 

The Diner on Sycamore 



150 1408 Sycamore St 
151 1425-1427 Sycamore St Gabriel's Corner 
152 1113 Vine St 
153 1314 Vine St Venus Club 
154 1324 Vine St laundromat 
155 1331-1333 Vine St 
156 1335 Vine St 
157 1406-1408 Vine St (rear) 
158 1412 Vine St (rear) 
159 1414-1416 Vine St Kroger Grocery Store 
160 1518 Vine St 

(5 E Liberty St) 
Crossroads Health Center 

161 1521-1525 Vine St former Empire Theatre 
162 1630 Vine St trailer 
163 1800 Vine St former Provident Bank 
164 1801-1805 Vine St 
165 1929 Vine St (rear) 
166 1920 Vine St 
167 2026-2028 Vine St 
168 208-210 Wade St 
169 212 Wade St (rear) garage 
170 214 Wade St (rear) garage 
171 1209 Walnut St 
172 1212-1224 Walnut St 
173 1228-1232 Walnut St 
174 1302 Walnut St 
175 1306-1316 Walnut St 
176 1328 Walnut St 
177 1334-1340 Walnut St 
178 1350 Walnut St 
179 1422-1424 Walnut St (rear) 
180 1428-1432 Walnut St Jack's Glass 
181 1429 Walnut St Urban Sites Properties, Inc. 
182 1627 Walnut St (rear) 
183 1630 Walnut St 
184 215 Woodward St 

Notes: 
1. All addresses based on CAGIS. Addresses in parenthesis are secondary addresses for the same property. 
2. Addresses may be subject to change after field verification. 



 

  

 

Report prepared by: 

Ann Senefeld 
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All information herein believed accurate but not 

guaranteed. 

Cover Photo – Google Street View, Sept. 2015 

1725 Elm Street (rear building) 
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1725 Elm Street (rear building) 
Address Prior to 1896:  603 Elm Street 

Hamilton County Auditor and Recorder Information 
Parcel ID:  133-0003-0063-00 
Year Built: 1885 
Property Description:  1725 ELM ST 25 X 111.50 LOT 14 JNO MC LEAN SUB 
 
Indexes to Deed, Mortgages and Leases 
 
INDEX TO 1st SERIES (1789-1859) 

 

 

 

 
 
INDEX TO 2nd SERIES (1859-1871) 

 

 

 
 
INDEX TO 3rd SERIES (1871-1886) 

 

 



 
11/25/1882 

 
8/20/1883; two story frame 

 
LB 82/459 - 8/12/1886; brick building 
 
 
INDEX TO 4th SERIES (1886-1903) 

 

 

 

 

 
INDEX TO 5th SERIES (1903-1918) 

 

 
 
INDEX TO 6th SERIES (1918-1927) 
None 
 
INDEX TO 7th SERIES (1927-1939) 

 

 
 
INDEX TO 8th SERIES (1939-2003) 
See Ownership Card below. 
 



 

 
Hamilton County Auditor Ownership Card 

 
Transfer History – Hamilton County Auditor 

Year Conveyance 
# 

Selling 
Price 

Sale Date Previous Owner Current Owner 

2019 206781 320,000 6/26/2019 MT AUBURN LLC NASSAU AVENUE INVESTMENTS 
LLC 

2017 141414 310,000 5/24/2017 HILTON CAPITAL GROUP 
LLC 

MT AUBURN LLC 

2016 104073 185,000 3/15/2016 HAMLET JOHN D HILTON CAPITAL GROUP LLC 

2014  0 2/25/2014 HAMLET JOHN TR HAMLET JOHN D 

2009 30971 5,500 11/16/2009 BADGER GREGORY P HAMLET JOHN TR 

2008 14472 1,000 10/17/2008 SCHEER DAVID R & 
BRENDA C 

BADGER GREGORY P 

2001 2966 12,000 3/13/2001 KNOX EMIL SCHEER DAVID R & BRENDA C 

1994 748 1,100 1/18/1994 SALVADORE BEN KNOX EMIL 

1993 12812 1,100 9/15/1993 SNYDER KEVIN L SALVADORE BEN 

1991 14070 6,100 11/8/1991 COGDELL GASTON D SNYDER KEVIN L 

1986 0 0 10/1/1986 JANSEN MARK & CYNTHIA COGDELL GASTON D 

1984 0 0 10/1/1984 SEE OWNERSHIP CARD JANSEN MARK & CYNTHIA 

 



 

Hamilton County Auditor Photos 

 
1993 

 
 

 
2003 



 
 

Maps 
 

 
1855 Atlas of Cincinnati by W. H. Martin 

Cincinnati History Library, for research purposes only. Pink indicates brick and yellow is wood. Blue is for special 
risks such as manufacturers or establishments where steampower is, or shavings made 

 



 
1883-1884; Atlas of the city of Cincinnati, Ohio : from official records, private plans & actual surveys;  

Robinson, Elisha & Pidgeon, Roger H. 
Yellow indicates a frame structure. Pink indicates a brick structure. 

 

 
1891 Sanborn Insurance Map 

Yellow indicates a frame structure. Pink indicates a brick structure. Blue indicates a stone structure. Green 
indicates a wooden special structure. 

 



 

 
1904 Sanborn Insurance Map 

 

 
1930 Sanborn Insurance Map 

Yellow indicates a frame structure. Pink indicates a brick structure. Blue indicates a stone structure. Green 
indicates a wooden special structure. 



 
 

 
1950 Sanborn Insurance Map 

 
 

 
2019 CAGIS 

 

  



City Directories 
 
1886 
Miller Jos. presser, h. rear 603 Elm 
Miller Mary, tailoress, h. rear 603 Elm 
Miller Sebastian, tailor, h, rear 603 Elm 
 
1890 
Fuchs Edward, wagon mkr. h. rear 603 Elm 
Guthardt Henry E. tailor, h. rear 603 Elm 
Koehler Ida, tailoress, bds, rear 603 Elm 
 
1895 
Fuchs Mrs. Rosa, h. rear 603 Elm nr Green 
" Sophia, tailoress, h. rear 603 Elm nr Green 
Giessen Mrs. Annie, h. rear 603 Elm nr Green 
Guthardt Annie, (wid. Henry) tailor shop, rear 603 
Elm nr Green, h. 54 Back 
Wendt Gustav, coremkr. h. rear 603 Elm nr Green 
" Henry, lah. h. rear 603 Elm nr Green 
 
1900 
Kampel Geo. clk. Post Oflice, h. rear 1725 Elm 
" Leo, tailor, rear 1725 Elm 
Kraussle Ernst, cooper, h. rear 1725 Elm 
Wolff Rosa, h. rear 1725 Elm 
Pflug Henry, mach. h. rear 1725 Elm 
 
1905 
Marx Nicholas jr tailor shop rear 1725 Elm 
Sutkay Jos locksmith h rear 1725 Elm 
—Mathias lab h rear 1725 Elm 
 
1910 
Diebold John beveler h rear 1725 Elm 
Erdey Alex tailor h rear 1725 Elm 
Feiss Wm lab h rear 1725 Elm 
Feuerstein Matthew brushmkr h rear 1725 Elm 
 
1915 
Erdey Alex tailor h rear 1725 Elm 
Feuerstein Matthew brushmkr h rear 1725 Elm 
Weinstein Jos (W Bros) rear 1725 Elm h flat 1, 2836 
Stanton Av 
-Solomon (W Bros) rear 1725 Elm h 3314 Perkins Av 
-Bros (Solomon & Joseph) tailors rear 1725 Elm 
 

1920 
Erdey Alex jr mach h rear 1725 Elm 
—Alex sr tailor h rear 1725 Elm 
Mandi John shoewkr h rear 1725 Elm 
Speckert Frank sr lab h rear 1725 Elm 
—Martin lab h rear 1725 Elm 
 
1925 
Brassoven Geo painter h rear 1725 Elm 
Monti John lab h rear 1725 Elm 
Zigler Samuel tailor h rear 1725 Elm 
 
1930-31 
Rieder Kate housekpr h rear 1725 Elm 
Speckert Fred shoewkr h rear 1725 Elm 
 
1935 
Flanagan Albert J barber 1725 Elm h rear 1725 Elm 
Geiger Geo Jr woodwkr h rear 1725 Elm 
Montgomery Mrs Hazel waitress h rear 1725 Elm 
Nehr Peter h rear 1725 Elm 
Saunders Carl h rear 1725 Elm 
Splckert Fred h rear 1725 Elm 
 
1940 
No listings identified as rear. 
 
1945 
No listings identified as rear. 
 
1949 

 
 
1952 

 
 
1959 

 
 
 



Cincinnati Enquirer Articles 
 

 
March 12, 1896; p. 3 
 

 
March 2, 1897; p. 3 
 

 
July 31, 1898; p. 6 
 

 
September 11, 1898; p. 6 
 

 
April 17, 1900; p. 7 
 

 
October 4, 1904; p. 10 
 

 
March 14, 1905; p. 10 
 

 
July 9, 1905; p. 14 
 

 
May 26, 1906; p. 6 
 

 
February 28, 1907; p. 10 
 
 
 
 
 

 
June 1, 1913; p. 31 
 

 
June 8, 1913; p. 31 
 

 
October 19, 1913; p. 3 
 

 
November 29, 1913; p. 20

 
 



 
January 4, 1914; p. 3 
 

 
May 4, 1914; p. 13 
 

 
May 17, 1914; p. 35 
 

 
November 15, 1914; p. 33 
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1737 Elm 

Before and After 

 

1737 Elm was a severely distressed property with two historic buildings on the lot situated in much the 

same way as 1725 Elm – a front building facing Elm Street and a rear building facing Campbell Alley. The 

front building was in very poor condition, while the rear building was in extremely poor condition and its 

main façade had begun to fall onto Campbell Alley. 

OTR A.D.O.P.T. intervened and worked to ensure the rear building was stabilized and both buildings 

were adopted and rehabilitated. Partnering with Kim Starbuck, both the front and rear masonry walls of 

the rear building were rebuilt, while a new foundation was poured as well. The building required a near 

comprehensive stabilization effort. 

Adoptee Kim Starbuck completed construction on both fully rehabilitated buildings in 2017. The front 

building now houses The Rhined artisan cheese shop on the ground floor, and micro-apartments on the 

upper floors. The rear building is a 100% solar powered occupied single family home. This has been a 

profitable investment. 

Before Photos (Rear Building on Campbell Alley) 
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Before Photos (front building on Elm) 

 

 

 

 



 



 

After Photos (Front) 



 

After Photos (Rear) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 



 



 



43-45 E. Clifton 

Before and After 

 

43-45 E. Clifton was a property with two buildings on the lot, both in a state of severe structural distress. 

43 E. Clifton was so dilapidated that there were no remaining floors, stairs, or load bearing walls in the 

building, while 45 E. Clifton exhibited a structural masonry bulge in the front wall that created a public 

safety issue.  

OTR A.D.O.P.T. worked with a private investor to stabilize both buildings, rebuilding a portion of the 

front masonry wall at 45 E. Clifton, rebuilding masonry load bearing walls at 43 E. Clifton, and 

conducting a near-complete structural reframing of the interior of 43 E. Clifton.  

Both buildings are now stable, and based on the post-stabilization value of the property our investor 

anticipates a return on their investment. 

Photos 
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