
ITEM 1  July 24, 2017 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2017024 
APPLICANT:  Drawing Department 
OWNER:  Rhinegeist Properties 
ADDRESS:  1910 Elm Street 
PARCELS:  096-0006-0042  
ZONING:  UM 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over the Rhine 
REPORT DATE: July 14, 2017 
HEARING DATE: April 24, 2017 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for permanent shade 
structures on the roof deck. These shade structures would be in the form of tents and 
an umbrella that are anchored to the patio floor.  
 
Update: The applicants have worked with staff and have taken the recommendations of 
the board to create a new design. This design includes using shade sails with a 
removable steel stanchion.  
 
Existing Conditions 
The existing building is a three story complex with two brick buildings that makes up the 
Rhinegeist Brewery. It is within an Urban Mix (UM) zoning district.  A portion of the 
existing structure is being used as a craft brewery with a tasting room at the northwest 
area of the building. There are two connected brick buildings onsite. The existing 
brewery is within the Old Moerlein Bottling plant which was built circa 1895 and 
expanded in 1899. The current roof deck was added in 2016.   

 
Figure 1:1910 Elm Street. Map from CAGIS Maps. 
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Previous Reviews: October 20, 2014: Conditional Use and Variance Hearing-  
            Approved 

June 9, 2015: Certificate of Appropriateness for a roof deck - 
Approved 
December 5, 2016: Certificate of Appropriateness for an elevator 
and stairway addition- Approved 
March 27, 2017: Conditional Use Permit- tabled 
April 24, 2017: Conditional Use and Roof Deck/shad structure. 
Conditional Use approved. Roof Deck tabled.  
July 24, 2017: Roof Deck Shade Structure. 

 
Applicable Zoning Code Sections:   
Zoning District: Section 1410  UM 
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 applicant is not requesting any additional zoning relief in this application.  
 

Certificate of Appropriateness Review: 

A COA is required for the additions to the roof deck including three permanent shade 
structures.  

Comments on Applicable Guidelines  
 

After the last HCB meeting, the applicants explored many different options of providing 
shade for the roof deck. After reviewing the options presented staff is recommending 
approval of the shade sails with removable supports. The shade sails would be able to 
be removed over the cooler months and would not be a permanent fixture. The supports 
will also be as minimal as possible.  
 
Site Improvements 
 
4. Decks: Wood decks should be stained or painted. Rooftop decks should not be highly 

visible from the principal façade. Metal balconies should not be discouraged. 
 

The shade structures are shade sails with metal supports. The supports are as 
minimal as possible and are also removable for the off-season/cooler months. 
While these will still be visible from the street staff does feel that this is a better 
option that previously presented options and the image the applicants have 
provided from Elm looking south (page 8) shows that the structure will look 
minimal. Staff is recommending that the poles be behind the existing railing and 
that the material should be gray to blend into the background.  
 

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
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Other Considerations: N/A 

 
Prehearing Results: A prehearing was held on April 5, 2017. The applicant was 
present for the meeting.  
 
Comments Provided to Staff: no comments have been provided to staff  
 
Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
 
Recommendation: 

 

I. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 1910 Elm Street for additions to 
the roof deck per plans submitted by Drawing Department dated July 11, 2017 
with the following conditions 

1. The metal support structure shall be behind the railing 
2. The shade sails shall be a gray color.  

 
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 2 July 24, 2017 

 
 

APPLICATION FOR  
ZONING RELIEF AND CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: ZH20170103/COA2017042 
APPLICANT:  Atlantic Sign Company 
OWNER:  City of Cincinnati  
ADDRESS:  655 Eden Park Drive 
PARCELS:  071-0001-0116-00  
ZONING:  OG 
OVERLAYS:   Baldwin Piano Company Historic Landmark 
COMMUNITY: Walnut Hills 
REPORT DATE: July 10, 2017 
HEARING DATE: July12, 2017- Prehearing 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for walls signs and a 
canopy sign.  
 
Details of Zoning Relief Required: 

1. 1427-35 (a)(2) Maximum Building Sign Area: OG District 1.5 square feet for 

every linear foot of building frontage per establishment with a maximum sign area 

of 72 square feet. As each sign wall sign is 203.54 Square feet a numerical 

variance will be required for each wall. The south wall will need a variance for 

131.54 sq. ft. and the west wall will need a variance for 139.04 square feet.  

2. 1427-35: Signs are not permitted on non-street fronting facades. A locational 

variance is required for the sign on the south west façade of the building and for 

the canopy sign located on the same face.  

 
Existing Conditions 
Completed in 1921, this eight story industrial building is situated opposite the main entry 
into Eden Park and along the west side of Gilbert Avenue. The building is a brick 
building built in the Italian Renaissance Revival style and is built with a red brick veneer 
over a reinforced concrete. The building is also highly visible from the I-71 corridor as 
well as the surrounding streets.   
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Figure 1: Top image is of the east and north facades that face onto Gilbert Avneue. Bottom image is of the west and sout 
facades which are oriented toward I-71.  
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Figure 2: 655 Eden Park Dr. Map provided by Cagis Maps  

Proposed Conditions: 
The applicant is proposing the following.  

- Install two wall signs at the south west corner of the building on each of the south 
and west facades. The signs will be the same and will be a vertically oriented 
illuminated individual channel letter sign to be 203.54 square feet each.  

- Install one canopy sign on the west façade on the entrance that faces to the 
parking garage. The sign is 7.5 square feet.  

 
 
Previous Reviews: This property has received approval for the interior work and 

exterior pool and patio. All work has been compatible with the approved 
guidelines and the Secretary of the Interiors Standards for Historic 
Rehabilitation. This project is a Historic Rehabilitation Tax Credit program.  

 
Applicable Zoning Code Sections:   
Zoning District: Section 1421  Office 
Zoning Relief:  Section 1425  Sign   
HCB authority: Section 1435-05-4  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Baldwin Piano Company Historic Landmark  
COA Standard: Section 1435-09-2 COA; Standard of Review 
 

Zoning Analysis: 
Below is analysis of the consideration factors for the proposed Variances for signs at 
655 Eden Park Drive, utilizing Section 1445-13, General Standards; Public Interest. 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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a. 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 OG which is the Office General use.   

The underlying use of the property is for an apartment building which is 
permitted in this district  

The proposed signage for the building does not face the street, but it rather 
oriented toward I-75 and the parking garage. The signs are also above the 
maximum area of 72 square feet per street frontage. While the maximum wall 
sign allowance per street frontage is 72 feet, the walls are much larger than 
48 feet long. The west face is 380 feet on the west façade and south face is 
87 feet long.  

 

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 is consistent with the Historic Conservation Guidelines 
for the building. 

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 Plan Cincinnati Comprehensive Plan in the 
following 

Foster a Climate conductive to growth, investment, stability and 
opportunity including “Grow our own” by focusing on retention, expansion 
and relocation of existing businesses. 

Increase residential opportunities and encourage reuse of buildings.   

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.   

Not applicable.  

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

No buffering is required. No adverse impacts due to light, noise, and visual 
elements are anticipated. 

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

  This is not applicable. 

g. Hours of Operation.  Operating hours are compatible with adjacent land uses.   
    This is not applicable. 
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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 property and its architecture are a local landmark and is listed in the 
National Register of Historic Places. The signs do not obscure or take 
away from the architectural integrity. The signs are also compatible with 
the larger buildings along the west side of Gilbert Avenue that have signs 
oriented toward both parking lots and the highway.  

As the building is a large 8 story building will a longer than normal façade, 
the signs are in proportion to both the building and the neighborhood. 
While the variance is for a large amount, the building is not a typically 
sized building and a larger sized sign is appropriate and the design is in 
scale with the building. Further this building has a corner/two facades 
oriented toward the highway. As many other buildings in that direct vicinity 
also have signs oriented toward the highway, it is appropriate in this 
location. While this is not a street facing face, it can be argued that the 
façade is fronting onto the highway. The canopy sign, also while not 
oriented toward a street, is oriented toward a shared parking lot. This 
signage is necessary to help visitors to the complex wayfind to the right 
location and right primary entrance.  

 

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

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

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

There are no adverse impacts anticipated. 

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

l. Economic Benefits.  The promotion of the Cincinnati economy.   
The proposed work is providing signage and improvements to the current 
property. This work is increasing the property value and income for the 
building and also increasing the tax base for the city.   

m. Job Creation.  The creation of jobs both permanently and during construction.   
The proposed project is creating permanent jobs in a new apartment 
complex.  

n. Tax Valuation.  Any increase in the real property tax duplicate.   
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Property tax values may increase by making improvements to the 
property. 
 

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

 The owner has an economic benefit to the proposed improvements. 

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

 
Standards for Variances per Section 1435-05-4 

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

The proposed signs will not have an adverse effect on the historic 
architecture or aesthetic integrity of the Historic District or of the building.  

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

The denial of the requested variance would not deprive the property of all 
economically viable uses.  

 

Certificate of Appropriateness Review: 

13. Signs: Signs should be designed for clarity, legibility, and compatibility with the 
building. Signs affixed to the building shall be referred to the Board and should not 
cover or obscure architecture features.  

The signs are simple signs. The large wall signs at the southwest corner are placed so 
that that they are oriented toward the highway and they will not be highly visible to 
pedestrian and local auto traffic. While the signs are large, they are designed for clarity 
toward the highway and are in scale with a large building.  

The canopy sign is an appropriate size and is placed on a canopy which would have 
historically had signage.  

  

Other Considerations: N/A 

 
Prehearing Results: A prehearing was held on July 12, 2017. The applicant was 
present.  
 
Comments Provided to Staff: Pendleton Neighborhood Association has submitted a 
letter of support.   
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Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
 
Recommendation: 
Staff will not be supportive of the extended hours for the patio as other restaurants in 
the direct vicinity are not enjoying the same hours and both have similar circumstances.  

 
Staff recommends the Historic Conservation Board take the following actions:  
 
I. ZONING RELIEF 

1. APPROVE the 131.54 square feet Dimension Variance on the south wall to 
allow for a wall sign of 203.54 square feet per plans submitted by Atlantic Sign 
Company dated 5-19-2017 
 

2. APPROVE the 139.04 square feet Dimension Variance on the west wall to 
allow for a wall sign of 203.54 square feet and a canopy sign of 7.5 square feet 
per plans submitted by Atlantic Sign Company dated 5-19-2017 
 

3. APPROVE the Locational Variances to allow the signs to be on non-street 
facing facades with the condition that no additional signs shall be approved on 
any other faces of the building.  

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

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

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

3. The location of the building next to the I-71 corridor creates a situation 
where signage is often oriented toward the highway.  

4. The location of the main parking facility and entrance behind the building 
away from the street, creates a need for signage to direct visitors.  

5. No signage is proposed for Gilbert Street, in lieu of the proposed variance. 
 

 
II. CERTIFICATE OF APPROPRIATENESS 

1. APPROVE a Certificate of Appropriateness for 655 Eden Park Drive for 
signage per plans submitted by Atlantic Sign Company dated 5-19-2017B.
 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.   



ILLUMINATED WALL SIGN, 203.54 SQUARE FEET
Min (6) per letter
#12x2.5 tapcon into 
brickwith minimum 2" 
embedment



FILE NAME

CUSTOMER

LOCATION

DRAWN  BY

BALDWIN BUILDING

CINCINNATI

NEYER PROPERTIES

DATE

05-19-17

MC

DRAWING  NO.

1763

C.
GENERAL NOTES
All lettering to be cut from 1/4" thick aluminum
in order to hold shape of lettering and width of
stroke.
Returns to be painted DARK BRONZE.
Faces to be painted GLOSS WHITE.

3.004.33''
9.75''

110.75”

NON-ILLUMINATED WALL SIGN 7.5 SQFT
MIN (4) per letter 1/4"x4" THREADED ROD WITH 
SILICONE INTO BLOCKING
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Building signage
Locations
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DRAWN  BY

BALDWIN BUILDING

CINCINNATI

NEYER PROPERTIES

DATE

05-19-17

MC

DRAWING  NO.

1700

(1) Non-Illuminated Wall Sign
7.5 sqft

(1) Illuminated Channel Letter 
Wall Sign 203.54 sqft

(1) Illuminated Channel Letter 
Wall Sign 203.54 sqft



ILLUMINATED WALL SIGN, 203.54 SQUARE FEET
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ITEM 3 July 24, 2017 

APPLICATION FOR 
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
APPLICATION #: COA2017043 
APPLICANT:  Terry Boling  
OWNER:  Brad and Karen Hughes 

ADDRESS:            1826-28 Elm Street  
PARCELS:  094-0008-0262; 0263  
ZONING:  CC-P  
OVERLAYS:   Over the Rhine Historic District  
COMMUNITY: Over the Rhine 
REPORT DATE: July 11, 2017 
HEARING DATE: Pre-hearing date July 12, 2017 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness for a new infill 2 story 
building on an existing vacant lot. The building, while designed to be perceived as a 
separate building will be an addition to the existing building to the south at 1826 Elm 
Street. The request also includes a one story rear garage behind 1826 Elm Street.  

 
Existing Conditions: 
1826 Elm Street is a vacant lot between two existing building. The lot is just south of 
Findlay Street and has alley access from Hazen Alley. It is on a mixed use corridor with 
both commercial and residential units.  

 

Figure 1: Street view of 1800 block of Elm Street.  
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Figure 2: Map of 1826-1828 Elm Street  

Proposed Conditions: 
The proposal is to construct a new two story building. The building is an addition to 
1826 Elm Street but will appear to be a separate building.  
 
The new construction will feature the following: 

1. A new two story, three bay wide brick building.  
2. The building will be massed with zero lot line setbacks at the front and side. 
3. It will have the dimensions and appearance of a commercial building with a large 

opening for a window and door. These two areas will have a decorative screen 
for privacy. The design also incorporates a storefront lintel and a cornice band, 
window and door headers and a knee wall.  

4. The rear garage on 1826 Elm Street will be a one story brick sided garage with a 
sectional garage door.  

5. A rear enclosure with weathered steel panels will enclose the rear yard.  
 

Previous Review:  NA   
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409   Commercial  

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 

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
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COA Standard: Section 1435-09-2 COA; Standard of Review 
 
Zoning Analysis: 
There is no zoning relief required for the application. The use is permitted and the new 
construction fits with the “P” designation that requires zero lot line front setback. The 
rear wall is integrated into the design and is part of the structure and is not a separate 
wall/fence.  
 

Certificate of Appropriateness Review 
This project generally meets the guidelines for the Over-the-Rhine Historic District.  

The approach of creating a commercial design for Elm Street is appropriate, but as the 
programmatic use of the building is residential the desire for privacy is also 
understandable. Staff is supportive of the concept of the screen. It is noted that the 
design of the screen is important as to not make it appear to be a gate such as the roll 
down security gates, but rather is takes on a sculptural feel and acts as a piece of 
artwork. This is an important distinction to consider.  

Also when considering exceptions and deviations from the guidelines, it is important to 
consider the entire design. In this case, the whole of the building is fairly straightforward 
in the interpretation of the design guidelines and asks for flexibility in the aspect of the 
front window and entrance. The rhythm and size of these elements is appropriate and 
it’s the treatment of the screen that is the “outside the box” treatment.  

 

Staff comments on the Specific Guidelines for New Construction: 

A. Intent and General Guidelines  

1. New construction is allowed on vacant sites in Over-the-Rhine, because gaps due to 
demolition weaken the streetscape and the overall character of the district. New 
construction can improve both the physical quality and economic vitality of the 
neighborhood.  

This infill development is filling in a vacant parcel that has created a broken 
streetscape along Elm Street.    

2. New construction should be well-designed but should not replicate the existing 
buildings. The exceptional quality of the existing buildings in the district provides an 
outstanding framework for new construction.  

This infill development is taking its cues on rhythm, massing, spacing and 
materials from the neighborhood, but it not replicating the Italianate, Queen Anne 
and Greek Revival style of the neighboring buildings.  

3. The Historic Conservation Board's review of new construction will focus on the design 
compatibility with the surrounding contributing structures. The appropriateness of design 
solutions will be based on balancing the programmatic needs of the applicant with how 
well the design relates to the neighboring buildings and to the intent of these guidelines. 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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New design proposals should pay particular attention to composition, materials, 
openings, rhythm, scale, proportion and height.  

Staff details the compatibility of the project with the guidelines and surrounding 
buildings below in the specific guidelines.  

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

Staff details the compatibility of the project with the guidelines and surrounding 
buildings below in the specific guidelines 

B. Specific Guidelines  

1. Composition: New buildings should respond to the traditional subdivisions found on 
historic property: a base, a middle and a top. Most buildings in Over-the-Rhine are 
built of brick with the principal facade parallel to the street it faces. The most 
important features of buildings in Over-the-Rhine are the arrangement of openings 
on the principal facade and an overall vertical emphasis of the whole design. Each 
building provides its own variations, but collectively they share many basic features.  
 
Base: New buildings should have a well-defined base. Within the district most 
buildings have a base that is distinguishable from the rest of the building. This is 
accomplished through a change of materials, a change of scale, and/or a lintel or 
other type of horizontal banding. In larger buildings the original base may include 
more than the first floor.  

 
While this is a residential building it is taking on a commercial building 
design/composition. It includes a strong base through the large commercial 
storefront and strong storefront/first floor cornice line to match up with the 
neighboring cornice line. 
 

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.  

 
The middle is defined by a story of three evenly spaced windows.   

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 top is created with a combination of a brick and metal cornice band. The 
cornice line provides a strong top and the size of the cornice line is similar to 
neighboring buildings.  
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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.  

This is a two story building with a shed/flat roof. As this is between two buildings and 
is shorter than both buildings the shallow gable would not be visible. The flat front 
with the cornice is in keeping with the neighborhood and the roof does not have any 
overhangs.  

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.  

o The windows on the primary façade on the second floor are a two to one ratio. 
The glass is clear.  

o The screen/gate over the windows is not a roll down shutter or metal bar system 
but is a decorative screen. As this is a decorative approach and sculptural in 
nature, staff is supportive of this design with this specific screen design.  

o On the rear the windows are larger plate glass windows. While they will be visible 
from the Findlay Market parking lot, they are not overwhelming to neighboring 
buildings. The building line is also set back from the alley so both a neighboring 
buildings side wall and the rear wall enclosure will be the primary view.  

o The windows are set back front the façade creating depth on the façade. While 
the windows are set back further than historic openings, the recess is a welcome 
change from many modern designs that create a flatness to the building.  

4. Storefronts: New storefronts should relate to the characteristics of existing 
storefronts on historic buildings. Storefronts in the district are typically taller than 
individual upper floors; framed by piers and/or columns and have a lintel separating 
them from the upper floors; are divided into bays which increases their verticality and 
provides a pedestrian scale and proportion; and have large, fixed expanses of clear (not 
tinted or reflective) glass. As with rehabilitated original storefronts, roll down shutters 
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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 design of the first floor takes on a storefront appearance. The design of the 
storefront has a window lintel, and a solid knee wall. The window portion is a 
decorative screen that is a unique design and is crafted for this building.  It creates 
an effect of movement while one walks past it that also creates privacy for the 
building.  The screen has a more solid appearance on the bottom to mimic the knee 
wall portion of a typical storefront. There is a strong storefront cornice that 
corresponds and connects the building to 1826 Elm Street.  

The screen is more of an artistic installation and mimics the running bond on the 
building. It does not have the appearance of a roll down grate and does not function 
like one. It is an important distinction that this screen has been designed and is 
being crafted specifically for this building. The screen is also set back from the 
façade of the building and sits into the window opening making the opening void 
more prominent than the actual screen.  

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

The building is at the zero lot line on both the front and sides of the building. This 
helps to create a solid continuous line along the street edge.  

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

The building achieves rhythm through keeping the rhythm created by the buildings 
along the streetscape. It also achieves rhythm through the evenly placed windows 
along the second floor. The window spacing is similar to the window spacing on the 
upper floors of 1824 Elm Street.  



7 
 

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 building has a strong vertical emphasis that is expressed in many ways on the 
building.  

 The building is taller than it is wide which is the main vertical emphasis of the 
building.  

 Minor elements such as the pillars on either side of the “storefront” window and 
entrance, the spaces between the windows and the vertical windows all create 
vertical emphasis as well.  

 

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 height of the building has an appearance of a two story building while is 
functions as a one story building. The second story creates a clearstory and extra 
light into the building. The building is within a story of 1826 Elm Street. The 1800 
block of Elm Street has many varied heights. There are one story up to 4 story 
buildings along this block.  

While the building functions as a one story, the added height of the two story 
building and the inclusion of soldier courses above the windows and at the cornice 
line help to extend the building height to be within an appropriate height within the 
district.  

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. 
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The main material of the building and of the garage addition is brick, which is an 
appropriate material. The brick is a modular sized brick that is a comparable 
proportion to historic brick. The windows are an aluminum clad window which is also 
an appropriate type of window for the district.  

The rear of the building is clad in a weathered steel panel, similar to the material 
used two doors down at 1824 Elm Street at the rear addition.  

Other Considerations: 
Prehearing Results 
July 12, 2017, the applicant and a representative the OTR Infill Committee were 
present.  
 
Comments Provided to Staff: A letter from the OTR Infill Committee in support of the 
application with two conditions regarding height and the storefront material.  
 

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

 
I. CERTIFICATE OF APPROPRIATENESS 

 
1. APPROVE a Certificate of Appropriateness an new residential building at 1826 

Elm Street per drawings submitted by Terry Boling Architect dated April 12, 2017 
including any revisions with the following conditions 

a. The curb cut on the alley shall get Department of Transportation 
Engineering Approval.  

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

 
 

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 first floor window screen is specially designed for this project and its 

design is such that it creates a sculptural interest for the pedestrian and it 
does not have the appearance of a security gate/grate. 

 



 
 

 
July 17, 2017 
 
Urban Conservator 
Two Centennial Plaza 
805 Central Avenue, Fifth Floor 
Cincinnati, OH 45202 
 

Re: COA Application for 1826-28 Elm Street 

Dear Ms. Johnson, 

The Over−the−Rhine Foundation has reviewed the drawings dated (7.06.17) for the project located at 
1826-28 Elm Street. We are in support of this project for the below listed “supporting” attributes, but 
offer our suggestions for the below “conditional” attributes. 
 
 

Supporting Attributes Notes 

Top The Plate steel capping element and soldier coursing serves as an 
appropriate contemporary top. Adequate shadow detailing is 
important.  

Material Sioux City Ebonite Smooth brick is an appropriate contemporary brick 
for the primary and rear structure. Mortar color and joint detailing is 
important.  
22 gauge Kynar coated steel appears to be an appropriate 
contemporary material for the storefront system. 
Plate steel appears appropriate for the exterior door. 

Rear Garage Structure The siting of the garage structure is appropriate, in the rear, off the 
alley. Brick is the preferred material for this application. We 
encourage the garage to be constructed in such a way that additional 
height/residential density can be added in the future. 

Window Openings (Primary) Window rhythm and proportionality is appropriate on primary facade.  
Window Openings (Primary) The addition of soldier coursing is appreciated; reflecting the 

articulation and rhythm of the adjacent structures. The deep window 
recession is an acceptable contemporary design feature considering 
the window openings follow all other guidelines.  

Storefront system The architect has skillfully designed a residential building to fit in with 
the mixed-use nature of street. We appreciate the architect’s addition 
of a bulkhead and recession of the facade, sympathetic to adjacent 
mixed-use structures. 

 
Conditional Attributes Notes 

  
Massing & Height A 3 story building is more appropriate for this site, both for aesthetic 

reasons and to increase density in the district. We appreciate the 
architect extending the primary facade’s height to improve the middle 
proportionality and to be within one story of the adjacent southern 
building.  

Storefront material The guidelines state: “[storefronts] have large, fixed expanses of clear 



(not tinted or reflective) glass. ….roll down shutters and metal bar 
systems installed on the exterior of the building are not appropriate 
elements for new storefronts.” 
The practical and creative application achieved by the plate steel 
variable opening screen panel is appreciated but glass should be the 
primary exterior material for the storefront, per the guidelines. The 
panel would be appropriate on the interior serving as a blind and still 
visible from the exterior. 
 

 
Respectfully Submitted, 

 

 

Jennifer LeMasters Wirtz, AIA,  LEED AP BD+C, ENV SP 
Lead Architect 
Co−Chair, OTR Foundation Infill Committee 
 













































ITEM 4  July 24, 2017 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2017044 
APPLICANT:  T. Quinn Kummer 
OWNER:  Nicholas Daggett and Emily Masi 
ADDRESS:  1310-1312 Broadway Street 
PARCELS:  075-0002-0027-00  
ZONING:  RM 1.2 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over the Rhine 
REPORT DATE: July 13, 2017 
HEARING DATE: July 12, 2017, Prehearing  
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Nature of the Request  
The applicant is seeking a Certificate of Appropriateness for changes to roofline/rear 
addition and changes to the rear façade.  
 
Existing Conditions 
The subject property is located on the east side of Broadway Street across the street 
from the Alumni Lofts apartment complex.  The building is a two family 
building/rowhouse constructed of brick and set back from the street. The building is late 
Greek Revivial Building.  
 
Proposed Conditions 
The applicant is requesting a Certificate of Appropriateness (COA) for the rehabilitation 
of an existing building at 1310-1312 Broadway Street. The work will include conversion 
of the third floor attic space into habitable space including an addition to raise the level 
of the roof and reconfiguring the rear of the building to have three levels of centrally 
placed windows. The front of the building will be rehabbed to its historic appearance. 
This includes new historically appropriate windows and doors.   
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Figure 1: 1310 Broadway Street- Image provided by Cagis/Applicant 

 

 
Figure 2: 1310-1312 Broadway Street. Image provided by applicant.  
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Previous Reviews: N/A 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1407   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 subject property currently contains 2 residential units; one occupying each side of 
the building. The project will include reconfiguring the interior however it will still be a 2 
unit configuration with a unit in each side of the building.  
 
Certificate of Appropriateness Review: 

A COA is required for the rooftop addition and rear façade changes. The windows and 
door on the front of the building are appropriate replacements.   

Comments on Applicable Guidelines  
 

All the changes substantially conform to the Over-the-Rhine Historic Conservation 
Guidelines. 
 
Applicable Guidelines 
REHABILITATION 
Rehabilitation 
 
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 window openings on the rear are changing placement and style. The rear of the 
building is not visible except from one location along Spring Street between two 
buildings. The rear of the building has also had changes to the face. The majority of 
the bricks on that façade are replacement bricks and a rear one story addition has 
been removed from each building. The composition of the placement and the lack of 
any type of header on three of the 5 windows at the second story give evidence that 
this façade has had significant changes. As this façade is not highly visible and has 
had significant work performed on it, the changes proposed do not detract from the 
integrity of the building and are an acceptable treatment.  

 
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 

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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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. 

 
No historic windows are extant or in good condition in the existing opening. Renewal 
by Anderson or an equivalent window will be used for replacements. The front doors 
will be ¾ light doors which are an appropriate style door for this style of house. The 
central opening which has a door installed in the opening currently was originally a 
breezeway between the houses. This configuration will be reintroduced and a 
custom metal gate will be fabricated. A metal gate is an appropriate treatment and is 
returning an original feature to the building 

 

Additions  

Intent and General Guidelines  

1. Additions are allowed and should follow new construction guidelines. They 
should be compatible in character with the original. They should be sympathetic 
but not imitative in design. 
 

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

3. Additions should not overpower the original building.  
 

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

The applicant is proposing a third story addition to the rear of the building to raise 
the level of the roof making the ½ story full-height in the rear to increase 
available living space. The addition height will be the height of the peak and will 
not go above the current peak height. The addition will not be visible from directly 
in front of the building from Pleasant Street and may be minimally visible from 
one location on Spring Street next to 1315 Spring Street.  
 
The third floor addition will be sided in a diamond matte metal panel to reference 
a roof shingle, while acting as a wall finish/cladding. The bottom two floors will be 
reclad in brick and potentially painted. Painting this brick would be an appropriate 
treatment in this case as most of the current brick is replacement brick.  
 

Other Considerations: N/A 
 
Prehearing Results: A prehearing was held on July 12, 2017. The applicant and a 
representative from the OTR Infill Committee were present.   
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Comments Provided to Staff: One letter of opposition from the OTR Infill Committee 
due to the change from the original design on the rear.  
 
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 1310-1312 Broadway Street per 
plans by Team B dated 06/09/2017 including any revisions submitted for permit 
subject to staff review and approval with the following condition:  

1. The 8 foot rear privacy fence shall be 6 feet.  
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.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        



 

July 17, 2017 
 
The Historic Conservation Board 
c/o Beth Johnson 
Urban Conservator 
513-352-4848 
beth.johnson@cincinnati-oh.gov  
 
Re: 1310-12 Broadway 
OVER-THE-RHINE HISTORIC DISTRICT 
 
Ms. Johnson: 
 
The Over-the-Rhine Foundation would like to voice its appreciation to Team B Architects for welcoming 
our feedback and suggestions on their design and to the owners for investing their time and resources 
into the proposed rehabilitation of 1310-12 Broadway St. Please find our concerns addressed below. 
 
After reviewing the plans and examining the property, the Foundation believes that construction of the 
currently proposed addition and complete removal of existing window/door openings on the rear will 
substantially alter the original form and character of the historic building, viewable from Spring Street, in 
a manner that is inconsistent with the historic district guidelines, specifically: 
 
Guideline 2 of ​Rehabilitation​, ​Door and Window Openings: “[...]​Don’t alter or fill-in​ original 
openings​[…]” 
 
Guideline 5 of ​Rehabilitation​, ​Roofs​: ​“Chimneys, ​dormers​ or towers and other architectural features that 
give the roofline of an existing buildings its identifying character ​should be preserved​[…]” 
 
Guideline 3 of ​Additions​:  
“​Additions should not overpower the original building” 
 
We feel that the dramatic alteration of the original window openings on the rear of the building is in 
direct violation of the guidelines. As the rear is visible from Spring Street as well as to residents and 
visitors of the surrounding buildings, we feel such a change will have a negative impact on the charm of 
the historic district.  
 
The proposed roof addition requires the removal of an historic dormer window and the permanent 
alteration of the roof shape. As an alternative we would propose a new dormer feature inset from the 
roofline that preserves the original dormer. Multiple buildings in Over-the-Rhine have utilized a rear 
elevated dormer as a means of unobtrusively creating a useable attic space while still maintaining the 
form of the original roofline. We believe that a rear dormer solution can better maintain the historic 
integrity of the building and its surrounding neighbors while still meeting the needs of the owner.  
 
Respectfully Submitted, 

 
Danny Klingler, Committee Co-Chair  

 



 

Travis Price   

Managing Member 

 

 

The Price Stakelin Group, LLC 

(“Owner”) 

 

July 12, 2017 

 

 

Historic Conservation Office  

Beth Johnson 

Urban Conservator 

   

Re: 1310-1312 Broadway – COA Application 

 

 

Dear Ms. Johnson: 

 

 The purpose of this letter is to state my support for the COA Application submitted for 

1310-1212 Broadway.  

 

I am the owner of 1314 Broadway, which shares a common wall with 1312 Broadway, as seen 

on page 5 of the submission by Nic Daggett.     

 

I believe this rehabilitation of the property will result in bringing the current property to upper 

market standard which will prolong the useful life of the real estate.   

 

Please contact me with any question. 

 

 
Travis Price 

Thprice44@gmail.com 

513.532.7718 

 



 
July 13, 2017 
 
Dan and Catherine Raabe 
1315 Spring St. 
Cincinnati, OH 45202 
 
Ms. Beth Johnson 
Urban Conservator 
Office of Urban Conservator 
Cincinnati, Ohio 45202 
 
Dear Ms. Johnson, 
 
I am writing in regards the renovation project 1310-1312 Broadway in the Historic 
District.  Our home at 1315 Spring St. is located directly behind 1310-1312 
Broadway.  We are very excited and supportive of the project. 
 
We have reviewed the proposed plans for 1310-1312 Broadway and believe the 
plan will greatly improve the property and contribute well to the area.  The owners 
have taken a thoughtful approach to the property and crafted a plan to improve the 
property, while retaining the character of the building and complimenting the 
homes in the surrounding area. 
 
We fully support the plan as drafted and encourage approval of the plan. 
 
Thank you for your consideration. 
 
Sincerely, 
 
Dan & Catherine Raabe 
 

































ITEM 5 July 24, 2017 

APPLICATION FOR 
ZONING RELIEF AND  

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: ZH20170110/COA2017045 
APPLICANT:  Over-the-Rhine Community Housing   
OWNER:  Over-the-Rhine Community Housing   
ADDRESS:  2000 Dunlap Street  
PARCEL:  096-0005-0116 
ZONING:  UM   
OVERLAYS:   Over the Rhine Historic District  
COMMUNITY: Over the Rhine 
REPORT DATE: July 13, 2017 
HEARING DATE: July 12th- Pre-hearing 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness to build a parking lot. The 
parking lot is a conditional use in a UM district.  
 
Details of Zoning Relief Required: 

 §1410-05: Parking Facilities are a Conditional Use in the UM District. A Conditional Use 

must be approved by the Historic Conservation Board.  

Existing Conditions: 
2000 Dunlap Street is a vacant lot that has trees on the perimeter along Dunlap Street 
and Colby Alley. It curently has a 40” curb cut and a graveled area.   

The buildings at this lot were demolished in 1993. The buildings were brick 4 story in 
height. 

Proposed Conditions: 
The proposal is create a 25 spot parking lot with pull in parking along the perimeter.  

 They will be preserving and maintaining the trees along the alley and street.  

 They will be reusing the 40’ existing curb cut.  

 A 15’ light pole with two lights will be installed in the northeast corner of the site.  

 A 6 foot decorative black aluminum fence will be installed along the property lines 
along Dunlap Street, Henry Street and Colby Alley.  
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Figure 1: Street view of 2000 Dunlap Street.  Image provided by applicant 

 

 

Figure 2: Map of 2000 Dunlap Street. Map provided by applicant.   
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Previous Review:  NA   
 
Applicable Zoning Code Sections:   
Zoning District: Section 1410  Urban Mix 

Variance Requests: Section 1410  Development Standards     
Variance Authority: Section 1445-07  
HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest 
   Section 1445-15 Standards for Variances  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 
Zoning Analysis: 
The applicant is requesting to build a parking lot which requires a Conditional Use 
permit in the UM zoning district. The applicant meets the requirements for the number of 
trees per Section 1425-29, which requires 1 tree per every 10 spaces. The applicants 
are providing 10 trees by maintaining the trees that are at the site. The applicants are 
only required to provide 2 trees for the number of spots they are providing.  
 
The applicant is providing 3 foot landscaping along north and south edge of the property 
and 10 feet along the east and west edge of the property and large grassed areas at the 
northwest and northeast corners of the property. They are only required to have a 3 foot 
perimeter.  
 
Staff is supportive of this design as the applicants have provided more landscaping and 
green area keeping about a quarter of the property landscaped while providing parking 
to an area that has increased development and therefore increased parking demand.  
 
Below is analysis of the consideration factors for all of the requested zoning actions, 
utilizing Section 1445-13, General Standards; Public Interest. 
 
a. Zoning.  The proposed work conforms to the underlying zone district regulations 

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

 The underlying zoning is UM. A parking lot needs a conditional use in the 
UM zone. The property is a vacant parcel and would not require the 
demolition of any existing buildings. There are also a couple of surface 
lots within the vicinity of this lot.  

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. 
(Refer to Certificate of Appropriateness review below)  

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. 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-07AUGRVASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-13GESTPUIN
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-15STVA
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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This project conforms to Plan Cincinnati in providing parking at the 
perimeter of a commercial district as the focus of commercial activity in 
this area is either industrial type uses or is focused onto Elm and 
McMicken streets.  

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

Traffic will not be impacted by demolition or construction of the parking lot. 
The lot has adequate planned circulation and will provide needed parking 
to the area with the increased development of Rhinegeist as well as 
potential parking for existing residents and other businesses such as FL. 
Emmert.   

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

The landscape buffering with existing trees, a 10 foot landscape buffer 
along the streets and 3 foot along the other sides is appropriate and goes 
above the required buffering.  

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

The landscape buffering with existing trees, a 10 foot landscape buffer 
along the streets and 3 foot along the other sides is appropriate and goes 
above the required buffering 

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

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

While parking lots are not a highly desirable visual use in urban 
neighborhoods, they are a necessity to be able to provide the parking for 
uses and residences. As Rhinegiest continues to expand and other 
existing business continue to operate and new business open in the 
vicinity, parking is needed. As this lot is not currently being used except for 
a small gravel area for illegal parking, creating a landscaped and 
maintained parking facility will add another option for residents and 
business patrons and workers.  

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

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

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

There are no anticipated adverse effects.  

k. Blight.  The elimination or avoidance of blight.  

Not applicable 

l. Economic Benefits.  The promotion of the Cincinnati economy.   
The proposed construction will provide more parking to an area that is in 
need of parking, which will provide the opportunity for more visitor capacity 
to the businesses as well as better options for parking for residents and 
employees. It also takes a lot that is not currently creating an income 
stream and support the efforts of the property owner. 

m. Job Creation.  The creation of jobs both permanently and during construction.   
The proposed project will create temporary jobs during construction and 
will create jobs for the parking lot maintenance and management 
company.  

n. Tax Valuation.  Any increase in the real property tax duplicate.   
Property taxes will likely increase from the improvements on the property.  
 

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

The owner has an economic benefit to the proposed establishment as paid 
parking will provide an income to the property owner.  

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

Standards for Variances per Section 1435-05-4 

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

The proposed work will not have an adverse effect on the historic architecture 
or aesthetic integrity of the Historic District. The proposed parking lot will 
create some improvements with a paved parking area and fencing that is 
designed to be appropriate to the neighborhood and in keeping with the 
design guidelines.  

 (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 parking lot will not deprive the owner of all deprivation of 
economic uses of the property.  
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Certificate of Appropriateness Review 
This project substantially meets the guidelines for the Over-the-Rhine Historic 
Conservation Overlay zone for demolition and for parking lots. 

 
B. Specific Guidelines 
1. Parking Lots: Cars in parking lots should be screened from public view. Appropriate 
screening includes low masonry walls in conjunction with planting areas and 
landscaping, low masonry walls with wrought iron fencing and planting areas with 
landscaping and wrought iron fencing. Chain link fence along sidewalks is inappropriate. 
Parking lots with a capacity of 10 or more cars should contain trees within the lot as well 
as around the perimeter of the lot. Concrete curbs, not rolled asphalt bumpers, are 
appropriate edges for parking lots. 
 

The parking lot is screened from the public streets with both 10 foot and 3 foot 
planting area and trees with 6 foot tall black metal decorative fence. There are 
trees spaces and appropriate distances to create a screen and buffer while still 
providing views in the parking lot for safety.  
 

Other Considerations: 

Prehearing Results: July 12, 2017. The applicant various neighbors were present. The 
following issues were brought up and staff responses to those issues follows.  

1. The site is a brownfield site - There is no confirmation that this site is a brownfield 
site. The City does not regulate brownfields as this is done through the State and 
Federal EPA. While in urban environments there is always the potential for 
contaminants on a property, this would be an issue that the property owners 
would need to approach with the EPA. In staff’s experience in managing a 
brownfields program, a parking lot is often an easy solution for capping 
contaminants.  

2. Running a parking lot is not part of the mission of the organization that owns the 
property or parking lots should be run/managed by a business association - This 
is not an issue that the zoning code addresses. A property owner, regardless of 
their business or organizational mission, can use their property as permitted by 
the zoning code and it is in the legal right of the property owner to seek this 
conditional use if constructed appropriately.  

3. The parking lot is not going to be for use of the existing residents or will only be 
leased to certain companies - The applicants have stated they have no contract 
with any business or owner for leasing or use of spots in the lot. They have had 
interest shown but have not entered any agreements. The zoning code does not 
dictate who the owners of the lot have to lease to or let use the lot.  The 
applicants will have to license the use of the parking lot with the city per 
Municipal Code Chapter 413.  

4. The property will create too much drainage - The applicants will be required to 
get a building permit and meet storm water drainage standards. They have not 
produced construction documents yet but have had an engineer look at the 
preliminary site plan and they believe they will meet the requirements.  



7 
 

 
 
Comments Provided to Staff: 5 letters of support have been submitted for the parking 
lot.  
 
Recommendation: 
Staff recommends the Historic Conservation Board take the following actions:  
 

I. ZONING RELIEF 

 
A. APPROVE - §1410-05 - Conditional Use - per plans submitted by Over-the-

Rhine Community Housing submitted 6/22/2017 to allow a landscaped 
surface parking lot with the following condition.  

a. The owners will obtain licenses the use of the parking lot with the city 
per Municipal Code Chapter 413.  

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. The applicants have provided more than the required landscaping and 
buffering for the parking lot.   
 

II. CERTIFICATE OF APPROPRIATENESS 
 

A. APPROVE a Certificate of Appropriateness for the construction of a parking 
lot per plans submitted by plans submitted by Over-the-Rhine Community 
Housing submitted 6/22/2017. 
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.  





 

 

 
 
 
 
21 June 2017 
 
Historic Conservation Board 
II Centennial Plaza, 5th Floor 
805 Central Ave 
Cincinnati, OH 45202 
 
RE: parking lot at 2000 Dunlap Street 
 
To Whom It May Concern: 
 

The Brewery District Community Urban Redevelopment Corporation (BDCURC) supports Over-the-
Rhine Community Housing’s (OTRCH) application to the Historic Conservation Board for the conversion of a 
vacant lot at 2000 Dunlap Street to a paved parking lot. 
 

The BDCURC is a non-profit organization committed to making Cincinnati’s Brewery District a healthy, 
balanced and supportive neighborhood economy by preserving, restoring and redeveloping our unique brewing 
history and historic urban fabric. The property is located within the Brewery District, actually on the former site of 
the pre-Prohibition Christian Moerlein Brewery stables.  
 

We encourage development that is sensitive to our unique historic fabric while maintaining stewardship 
of our city-approved master plan initiatives. One of our city-approved 2013 master plan initiatives is Parking & 
Placemaking. This initiative assists in meeting the current and future parking demands of repopulating the 
Brewery District with residents and businesses. While the long-term goal should be dense mixed use 
development on vacant property, currently the need for parking justifies converting this unused vacant property 
into an asset for the new wave of visitors and workers in the neighborhood. The layout and landscaping plan 
that OTRCH has developed as provided to us on 06/21/17 and attached for reference, will be an asset to the 
neighborhood. 
 

We are pleased to support Over-the-Rhine Community Housing and their efforts to meet the needs of 
our community. We urge the Historic Conservation Board to look upon this application favorably and grant 
approval to this project. 
 
On behalf of the Board of Trustees, 
 
Sincerely, 

 
 
 

Steven T. Hampton 
Executive Director 
Brewery District CURC 

 



 
 

 
June 26, 2017 
 
Historic Conservation Board 
II Centennial Plaza, 5th Floor 
805 Central Ave 
Cincinnati, OH 45202 
 
 
To Whom It May Concern: 
 
The Over-the-Rhine Foundation supports Over-the-Rhine Community Housing’s 
application to the Historic Conservation Board. It is our understanding that the 
proposed project will bring a vacant lot at 2000 Dunlap Street back in use to better 
serve our community as a surface parking lot. The proposed parking lot will provide 25 
additional parking spaces for employees and patrons of neighborhood businesses. The 
additional parking will help meet the increased needs of the growing community while 
enhancing a currently vacant lot. Over-the-Rhine Community Housing will meet all 
requirements for parking lot landscaping, preserve all trees on the lot, and install 
decorative fencing to protect and contribute to the overall aesthetic value of the area. 
 
Founded in 1992, the Over-the-Rhine Foundation is a non-profit organization that helps 
preserve and revitalize the Over-the-Rhine community, Cincinnati’s most historic, 
diverse, and architecturally rich community. Our organization works to preserve, 
protect, and celebrate Over-the-Rhine by encouraging community growth, sound 
planning, and responsible, sustainable development. 
 
We are pleased to support Over-the-Rhine Community Housing and their efforts to 
meet the needs of our community. We urge the Historic Conservation Board to look 
upon this application favorably and grant approval to this project. 
 
Respectfully yours, 

 
W. Kevin Pape 
President 
OTR Foundation 











  
June 23, 2017 
 
Historic Conservation Board 
II Centennial Plaza, 5th Floor 
805 Central Ave 
Cincinnati, OH 45202 
 

SUBJECT: Conditional Use 
2000 Dunlap Street 

Over-the-Rhine Historic District 
 

To whom it may concern: 
 

Over-the-Rhine Community Housing is requesting a Conditional Use approval for a 
surface parking lot at 2000 Dunlap Street for zoning relief from CMC 1410-05, which 
discusses Urban Mix district land use regulations. Per CMC 1445-21, the conditional use 
being proposed must be “specifically listed in the applicable zoning district use 
regulation”. The Urban Mix regulation (CMC 1410-05) specifically lists parking facilities 
as a conditional use, satisfying the requirement of CMC 1445-21. 
 

The project will meet all landscaping requirements for parking lots indicated in CMC 
1425-29, which describes parking lot landscaping regulations. These regulations are 
described below: 

 Perimeter landscape: Per regulations, a perimeter landscape of “at least three-
feet in width” must be provided. The proposed project will feature a ten-foot 
wide landscape on the east and west sides and a minimum three-foot wide 
landscape on the north and south sides.  

 Ground Cover: Per the regulations, appropriate ground cover must be installed, 
with grass being the “default” ground cover. To satisfy this regulation, we will 
preserve the existing grass ground cover along the perimeter landscape.  

 Lighting and walkways: The regulations permit lighting in all perimeter areas. We 
will install lighting along the northwest perimeter area.  

 Maintenance: The regulations require all plantings to be “maintained in good 
growing condition”. We will continue to maintain this lot to ensure that all 
landscaping remains in good growing condition and free of trash and debris. 

 Trees: Per the recommendations of the urban conservator, one tree must be 
planted for every ten parking spaces. We will preserve all ten existing mature 
trees lining the perimeter of the lot, providing one tree for every 2.5 parking 
spaces. This will further preserve greenspace and contribute to the overall 
aesthetic beauty of the neighborhood.  

 Fencing: Per the recommendations of the urban conservator, decorative fencing 
will be added to the lot to improve safety and aesthetics. 



 
Per CMC 1445-05, the purpose of Conditional Use is to address any “adverse impacts 

and minimize them whenever possible” by reviewing location, design, configuration, 
and special impact of the project. This proposed project is at an ideal location to serve 
nearby businesses, within two blocks of several growing, locally-owned businesses 
(Rhinegeist Brewery and FL Emmert Co.) in the expanding Brewery District area. The 
project will significantly improve available parking for employees and patrons of these 
businesses, which is currently lacking in the area. The design and configuration of the 
proposed parking facility will utilize an existing curb cut to reduce adverse impact to 
local traffic and streetscape. Lighting will be installed no higher than 15’ to minimize 
light pollution, while providing safety for parkers. The project’s special impact will 
supplement available parking in the area, which will help local businesses grow and 
provide additional revenue for the owner and parking lot manager. 
 

The proposed work will also serve the public interest per CMC 1445-13, which 
describes the general standards of public interest. The project will meet the following 
standards listed below:  

 Zoning: Per the recommendations, this proposed work is “in harmony with the 
purposes and intent of the Cincinnati Zoning Code”. The project will “foster 
convenient, harmonious and workable relationships among land uses” by 
complement the surrounding land uses (light industrial and multifamily 
residential) with convenient parking facilities. 

 Traffic: The proposed work will utilize an existing curb cut to reduce the risk of 
overloading traffic on nearby streets. By increasing parking in the area, 
congestion and traffic in nearby streets will likely be reduced because fewer cars 
will be searching for parking. 

 Landscaping: This project will meet the specific landscaping regulations for 
parking facilities described above in the second paragraph. 

 Blight:  This project will contribute to “the elimination and avoidance of blight” 
described in the regulations by activating a long-underutilized vacant lot and 
adding additional landscaping, lighting, and fencing.  

 Economic Benefits: Per the recommendations, this project will “promote the 
Cincinnati economy” by supplementing additional parking to growing businesses 
like Rhinegeist Brewery and FL Emmert Co.  

 Private Interest: The project will provide private economic benefits by increasing 
revenue for the independent parking lot manager. The project will also provide 
the non-profit owner, Over-the-Rhine Community Housing with additional 
income to fund our mission of developing and managing resident-centered 
affordable housing to build inclusive community and benefit low-income 
residents.  

 
Please review the supporting attachments, which provide drawings and photos of the 
project and site area. Thank you for your time and consideration. 



Sincerely, 
 
 
 
Ryan Dyson 
Asset Manager 
Over-the-Rhine Community Housing 
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ITEM 6 July 24, 2017 

APPLICATION FOR 
ZONING RELIEF AND  

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: ZH20170102/COA2017015 
APPLICANT:  GBBN Architects Inc. 
OWNER:  Nieman Investors Ltd 
ADDRESS:  100 W Court Street 
PARCELS:  079-0001-0116-00 
ZONING:  DD subdistrict C  
OVERLAYS:   Court Street Historic District  
COMMUNITY: Downtown 
REPORT DATE: July 13, 2017 
HEARING DATE: Prehearing July 12, 2017 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Details of Zoning Relief Required: 

1. 1411-13: Maximum Building Height. This location has a maximum building 
height of 750 ft. Above Sea Level (ASL). The top part of the building is between 
753 at the parapet and 758 at the top of the elevator penthouse. As we do not 
consider elevator penthouse as part of the height as it is non-habitable space, a 
3 foot height variance is required. 

2. 1411-17: Commercial Continuity: In this location the Main Street side and the 
Court Street side must have at least 60 percent of first-floor building frontage be 
devoted to commercial uses. The Main Street side has 0% commercial frontage 
as it is an entrance to the parking garage and a variance of 60% must be 
requested. 

 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness and Zoning Relief for the 
construction of a new mixed use 19 story building to consist of a grocery store on the 
first two floors, a 555 space parking garage on floors 3-10 and 139 unit apartment 
complex on floors 11-18 and utilities on floor 19.  

 
Existing Conditions: 
100 E Court Street is currently a parking lot bounded by Court Street on the south, 
Walnut of the west, Central Parkway on the north and the Hamilton County 
Administration building on the West. The southern half of the site is within the Court 
Street historic district and the north part of the building is within just the DD zoning 
district.  
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Figure 1: Street view 100 E Court Street. Image provided by Applicant.  

 

 

Figure 2:  Site Plan/Context Map. Map provided by Applicant.  
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Proposed Conditions: 
The proposal at 100 E Court Street - Construct a new 19 story mixed use building.  
1. The new building will be sided in  

a. Stone masonry veneer and metal panels on the bottom two floors 
b. Pre-cast Concrete on floors 3-10 
c. Portion of the garage has no facing, only cable railings  
d. Metal Panels and glass on portions of floors 3-10 and on the majority on floors 

11-19.  
2. There will be a two-story storefront design along the first floor on all street fronts 

except for Main Street where there will be just access to loading and the parking 
garage provided behind a screen wall to create a facade. A portion along Central 
Parkway will be garage doors that will lead to loading docks for the grocery store.  

3. The building has a range of heights to break up the building into different sections 
and to break up the mass.  
a. The Court Street side has: 1) a 100 foot portion next to the 135 foot tall Hamilton 

County Building setback less than 10 ft. for a proposed landscape area intended 
to shield the open-sided garage, 2) a mid-section that is the full 203 feet tall and 
3) the corner tower at Court and Walnut is 60 feet tall.  

b. The Central Parkway side is the full height of the building, except for the loading 
dock area and screened 3 story parking ramp.   
 

Previous Review:  NA 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1411  Downtown Development 
Variance Requests: Section 1411  Development Standards   
Variance Authority: Section 1445-07  
HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest 
   Section 1445-15 Standards for Variances  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg:   Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 
Zoning Analysis: 
 
Staff is supportive of the zoning relief request for height. A 3 foot variance on a building 
that is 203 foot tall is not a significant request and is in keeping with the neighboring 
Kroger Headquarters that is 25 floors tall. The vast majority of the façade along Court 
Street is significantly less than 203 ft. and in keeping with the Historic District Guidelines 
on height requirements.  Only the narrow width of the tall tower at its full height projects 
along the façade of Court Street. 
 
Staff is also supportive on the zoning relief to the commercial continuity along Main 
Street. The site was both the most logical and most difficult in downtown to establish a 
mixed-use building accommodating a full-service grocery store.  Loading dock and 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-07AUGRVASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-13GESTPUIN
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-15STVA
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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parking garage access opportunity locations were limited, both by the nature of the 
streets and the importance of not locating such features on Court Street.  The 
applicants have designed the access to the parking deck and the loading area to be 
consistent with materials to the remainder of the building and creating complete facades 
along all street frontages.  However, in the end, the dock and garage accesses were 
critical and the final locations and designs probably the best overall solution for the site.   
 
Below is analysis of the consideration factors for all of the requested zoning actions, 
utilizing Section 1445-13, General Standards; Public Interest. 
 
a. Zoning.  The proposed work conforms to the underlying zone district regulations 

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

 The underlying zoning is DD. The proposed use of the subject property 
conforms to allowed uses. The project is self-parking and creates more 
parking than is required for the use. Loading docks are screened as 
required. 

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 does substantially conform to the guidelines for the 
Court Street Conservation District. (Refer to Certificate of Appropriateness 
review below)  

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 Plan Cincinnati through creating a mixed-use 
development that supports a walkable community. Adding residential uses 
along with an urban grocery store in the downtown and Central Business 
district has been a desire for the community.  A full-service grocery is 
probably the most important goal integral in continuing the momentum of 
growth and development of the Downtown and OTR communities.  

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

Traffic will be impacted by the construction of this project. Currently as the 
site is a parking lot, the demand for cars will increase with the increased 
residents as well as the customers for the grocery store. The deliveries from 
trucks will impact both Central Parkway and Main Street. While these are 
not related to the zoning relief request for an increase of 3 feet or for the 
Commercial Continuity along Main Street, it is an important feature and 
issue to resolve.  

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

This is not applicable.  
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f. Landscaping.  Landscaping meets the requirements of Chapter 1423, 
Landscaping and Buffer Yards.   

  This is not applicable. 

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

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

The proposed use as a mixed use development with residential on the 
upper stories and commercial on the first floor is compatible with the 
neighborhood. Staff also feels that the building design is compatible (see 
Certificate of Appropriateness review)    

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

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

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

The adverse effects to an increase in traffic will be offset by providing 
much needed public parking onsite and providing more parking options in 
the downtown area, particularly expanding the acute needs for parking for 
the courts and the county administration complex.  

k. Blight.  The elimination or avoidance of blight.  
The current properties are parking lots, a highly discouraged use within 
the DD District. While not blighted, a building at this location will fill in a 
significant void to the streetscape on both Central Parkway and Court 
Street and eliminate three legal nonconforming billboards constructed on 
the property.  

l. Economic Benefits.  The promotion of the Cincinnati economy.   
The proposed work will increase the property value of the subject parcels 
and significantly benefit all residential uses in the vicinity.  The lack of a 
downtown supermarket has been the biggest sticking point in accelerating 
the housing market within the basin area.   

m. Job Creation.  The creation of jobs both permanently and during construction.   
The proposed project will create temporary jobs during construction and 
will provide permanent jobs for the grocery store, parking garage and 
management of the apartment complex.   

n. Tax Valuation.  Any increase in the real property tax duplicate.   
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Property taxes will increase due to the improved value of the significantly 
larger structure on the property.   
 

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

The owner has an economic benefit to the proposed project in creating 
income from both the commercial ventures of the grocery store and 
parking lot as well as from the apartment complex.  

p. Public Benefits.  The public peace, health, safety or general welfare.   
It has been the desire to have an urban grocery store in downtown. This 
has been a stated need in Plan Cincinnati and in other planning studies. 
Having a full service grocery store in downtown will provide access to 
fresh vegetables and fruits on a major public transit lines, immediate 
access to the streetcar and within walking distance of residents in the 
Central Business District and Over-the-Rhine neighborhoods.  

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 work will not have an adverse effect on the historic architecture 
and aesthetic integrity of the Historic District and the project conforms to the 
guidelines. The proposal fills in a vacant lot and creates a continuous 
streetscape generally meeting the design requirements of the district.    

 (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). 

As this is an infill project, a denial of this project would not result in the 
deprivation of all economically viable use of the property.  

 
Certificate of Appropriateness Review 
 
Staff is supportive of the submission. The applicants have working with staff over the 
last year on the project and design taking into consideration and incorporating staffs 
comments and recommendations. Staff feels that the applicants have thoroughly 
considered the Court Street guidelines and have shown how their project meets these 
guidelines.  
 
Below is a discussion of each guideline.  
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NEW CONSTRUCTION 

Staff comments on the Specific Guidelines for New Construction: 

A. Intent and General Guidelines 
1. Infill construction is encouraged on vacant sites in the Court Street District. The 

strong sense of an architecturally cohesive district is weakened by several gaps 
along the street. New construction will fill these gaps and improve the physical 
quality and economic health of the district.  

 
The property is a vacant parcel that is currently just being used for parking. It 
will also eliminate 5 nonconforming billboard sign faces upon the property, 
bringing the area more into compliance. 

 
2. Provision of parking within new structures on infill sites is strongly encouraged, 

but primary effort should be made to provide for automobile entry and egress at 
locations other than the Court Street side of the new structure wherever possible 
(e.g., the new Post building at 125 E. Court). Where this is not possible, frontage 
devoted to entry and egress should be minimized. Retail frontage is encouraged 
to reinforce the pedestrian-oriented "storefront" appearance.  

 
The project is entirely self-parking and creates more parking that required. 
This will help provide parking to surrounding uses and residents. The entry to 
the garage is not on the Court Street side but is on Main Street and Central 
Parkway on locations outside of the Historic District.  This protects the visual 
integrity of the Court Street district 
 
The building also has a storefront appearance along Court Street, Walnut 
Street and a significant portion of its Central Parkway façade. This is very 
unusual and significant for a large format grocer to incorporate into its design 
and a significant architectural enhancement that was not anticipated from the 
uses being integrated into the project.   

 
 

3. New construction should appear new. The intent of a historic district is not to 
"freeze" an area in time, but rather to encourage new, complementary buildings 
which allow for changing needs and tastes. The high quality of the older 
structures in the district demands excellence in design for new buildings there. 
New construction should not attempt to replicate the old or to introduce a false 
"historic" appearance.  

 
The building is not a replication of historic architecture. The applicants show 
in their presentation how the design of the building has taken its cues from 
surrounding architecture but through the use of new materials, style of 
windows and movement in the building creates a modern and contemporary 
design.  
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4. Historic Conservation Board review of new construction will focus on design 
compatibility with older structures. Proposals for new buildings will be reviewed 
within the context provided in the Streetscape Analysis attached as part of these 
guidelines. 
 
The appropriateness of design solutions will be based on the programmatic 
needs of the applicant with 1) how well the proposed design relates to 
neighboring buildings and 2) how closely the proposal meets the intent of the 
guidelines. 
Applicants should pay particular attention to the following features:  

a. Composition  
b. Openings  
c. Rhythm  
d. Height  

Specific guidelines for judging compatibility are listed below. They should not be 
interpreted as hard-and-fast rules. Guidelines must adapt to specific site considerations, 
to each owner's individual needs, and to the particular design features of nearby 
buildings. 

B. Specific Guidelines  
1. Composition: Buildings in the district share common materials and common 

methods of organizing parts of the facades. These factors help shape the 
architectural character of the district.  

a. Three Parts in the Facade: The analysis shows that District buildings are 
generally divided into three parts: the top (similar to the capital on a column), 
the middle and the base. 
Guideline – New Buildings should respond to the three basic subdivisions 
found on the existing facades.  

 
The building incorporates a Top, Middle, and Base. The bottom is 
defined by the commercial 2-story portion of the building. The middle has 
three components; 1) the lower floors of garage, with its unique façade 
differentiated from the apartments on Walnut and Central Pkwy and 
typically set 0 ft. from the property lines, 2) the Court Street garage face, 
setback 10 ft. with no façade and only cable railings (A303), 3) the upper 
floor apartments, setback from the garages and harmonious and 
complimentary to the Court and Walnut garage faces.  The top of the 
building is defined by the 19th floor which creates a thick band around 
the top.  

 

b. The Top or "Cornice": The analysis shows that District buildings are capped 
by a cornice, parapet or other visual ending where the building meets the sky. 
Guideline – New buildings should have a strong element which defines the 
top of the building. (See exception for taller buildings under height).  
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Taller buildings are exempt from a “cornice.” While the Court Street 
garage has no roof plane, the building does create tops on the other 
shorter portions of the building including on the Court Street side and a 
Top at the storefront portion through a think horizontal band and a top at 
the corner tower through a thicker band of the metal coping.  

 
c. The Roof: The analysis shows that District buildings have flat roofs or appear 

to have flat roofs when viewed from the street. 
Guideline – New buildings should appear to have flat roofs when viewed 
from the street. (See exception for tall buildings in Height).  

 
Taller building are exempt from a this guideline, but the roof is a flat roof 
and meets this guideline as well.  

 

d. The Middle: The analysis shows that District buildings often have horizontal 
subdivisions on the facade other than at the cornice and the base. This 
intermediate banding sometimes occurs at floor levels or at sill and lintel 
height. 
Guideline – New buildings should respond to banding on adjacent buildings 
through the use of changes in colors, textures, planes or materials.  

 
The design of the building includes horizontal subdivisions across the 
middle at the storefront line and the top of the parking garage on its 
Walnut and Central Parkway faces.  This is not true of the eastern Court 
Street façade since the façade is only the cable railings and no roof on 
the top parking level. These height divisions correspond to the 
surrounding buildings. The Court St. parking garage mass is at 100 feet 
and the neighboring Hamilton County Administration building is at 135 
feet. The top of the entrance tower at the corner of Walnut and Court is 
at 60 feet and the building at the NW corner of Court and Walnut is at 60 
feet as well. The storefront banding is at the same height as the first floor 
of the Hamilton County administration building at approximately 34 ft.    

 
e. The Base: The analysis shows that District buildings generally have a well-

defined base. The base is often differentiated from upper floors by a change 
in materials or by a lintel or other type of banding. Sometimes the base 
treatment extends above the first floor to include the lower two or three stories 
(especially on larger-scale buildings in the district). 
Guideline – New buildings should have a well-defined base.  

 
The two story commercial portion of the building creates a very well 
defined and strong base through the use of masonry, storefront 
openings and a strong storefront cornice band that wraps around the 
Court Street, Walnut Street and a portion of the Central Parkway faces.  
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f. Materials: The analysis shows that the primary building material in the district 
is masonry. Brick and stone are common facing materials with trim of tin or 
stone or terra cotta. Older storefronts are primarily cast iron which frames 
large expanses of glass. 
Guideline – New construction materials should relate to the palette of 
materials found in the district in their color, texture, scale and composition. 

 
Traditional materials such as masonry stone veneer, glass and precast 
concrete are all used and the contemporary metal material that is used is 
in a color to mimic the stone and concrete. No façade material or 
screening is proposed for the Court Street face of the parking garage 
while the other voids on the garage facades are open with only wire rail 
guards. 
 

2. Openings: The design, scale, and placement of openings in buildings provide a 
rhythm to the district. Windows are like the "eyes" of a building. Storefronts are 
the lifeblood of the district and largely create the image of the street.  
a. Window Design: The analysis shows that windows are 1) contained in 

individual openings, 2) taller than they are wide, 3) set back from the surface 
of the wall giving the wall depth, and 4) have some form of definition such as 
sills, lintels or decorative surrounds. 
Guideline – New buildings should respond to the design characteristics of 
windows in the district.  

 
The two story commercial portion of the building creates a very well 
defined and strong base through the use of masonry, storefront 
openings and a strong storefront cornice band that wraps around the 
Court Street, Walnut Street and a portion of the Central Parkway faces. 
Garage voids are not windows and contain no glass or screens to diffuse 
the cars parked therein. 

 
b. Window Placement: The analysis shows that windows are generally placed 

symmetrically on the facade and stacked vertically above each other. 
Guideline – New buildings should respond to the pattern of window 
placement in the district.  

 
The applicants have supplied pictures of buildings in the direct vicinity of 
the building. There are a variety of windows that have grouped windows 
with divisions within a larger openings that extend two stories or more. 
The design incorporates window groupings in a similar pattern. The 
slight offset of the vertical metal panels creates breaks in the vertical 
grouping of the windows to create 2-3 story groupings of windows. Each 
window grouping at each story is contained within strong horizontal 
division as well. This responds to the minor and major subdivision of 
windows on the historic buildings.  
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c. Amount of Window Area: The analysis shows window openings generally occupy 
no less than 20% of the front facade wall area (exclusive of the first floor and 
cornice) and no more than 50%. 
Guideline – New buildings should follow this range of solid-to-void relationships.  

 
The building has between 20-50% window opening on the residential 
stories of the building. While the garage does not have window 
openings, but instead leaves unscreened openings within the façade, it 
replicates the pattern of void to solid that the residential portions of the 
façade have. The Court Street garage façade provides no solid massing 
and relies upon plantings to shield the lower 3 of 7 parking levels.  Plants 
species have not been determined at this time nor has staff or 
horticulture experts determined if a suitable plant can exist at the 
proposed scale and in this location and height upon on the building.  An 
evergreen species will be critical if the screening is to be successful and 
plants of significant scale will need to be installed and have a habit of 
being fast growing if this proposal is to be effective. 

 
 

d. Storefront Character: The analysis shows that storefronts are 1) taller than any 
individual upper floor, 2) framed by piers or columns and have a lintel separating 
them from upper floors, 3) broken up visually into bays to achieve a vertical 
appearance and a pedestrian scale and rhythm and 4) have large expanses of 
clear, not mirrored or tinted glass. 
Guideline – Storefronts on new buildings should follow district characteristics.  

 
The design of the storefront follows the district characteristics.  

1. The first two floors are 32 feet together (approximately 17 ft. and 14.5 
ft.) is taller than the upper stories which are between 10-11 feet each, 
but is comparable in scale to the adjacent Hamilton County 
Administration Building.  

2. There is a strong horizontal cornice/lintel element at the top of the 
store that wraps around Court Street, Walnut Street and part of Central 
Parkway.  

3. There are also piers on all three sides that break the façade up into 
bays and these vertical elements sit proud of the rest of the elements 
to emphasize the vertical.  

4. There are large expanses of glass on these faces as well.  
 

e. Storefront Dimensions: The analysis shows that: 1) Storefront lintels are between 
12 feet and 18 feet above grade and are 1 to 2 feet deep, 2) window sill height is 
between 18 inches and 3 feet above grade, and 3) storefront windows are set 
back up to 1 foot from the face of the building to expose structural elements. 
Guideline – Storefronts on new buildings should respond to the dimensions of 
existing storefronts in the district. 
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The Storefront height at 32-34 feet responds to the base of the Hamilton 
County Administration Building. While this is taller than the 12-18 feet, as 
the building is a taller building a two story storefront element is an 
appropriate treatment for a taller building.  

 

3. Rhythm: Consistent patterns of setback, window placement, and wall treatment 
establish an architectural rhythm to the street.  
a. Setback: The analysis shows that all buildings are built to front property lines. 

Guideline – All new construction should be built to front property lines.  
 

The entire building is at a zero property line and appropriately sets back 
above ground floor to provide appropriate massing on Court Street.  

 
b. Mass: The analysis shows that front facades are broken up into bays 

(subdivisions) of from 16 feet to 25 feet. This rhythm of bays is commonly 
achieved by grouping windows, varying wall planes, or using vertical elements 
like columns or piers. 
Guideline – The design of new buildings should avoid creating long, unrelieved 
expanses of wall along the street by maintaining the rhythm of bays in the district.  

 
A regular pattern of bays is created on the Court and Walnut sides of the 
building through the use of window openings and pillars. The Court Street 
garage appears horizontal with only parking decks and guard rails as an 
architectural feature.  The corner entrance is about as wide as one of the 
buildings to the west along Court Street and the bay pattern on the Court 
Street face follows the bay pattern of the Hamilton County Administration 
Building.  

 
 

c. Emphasis: The analysis shows that building facades are generally taller than 
they are wide giving district buildings a vertical emphasis. 
Guideline – New construction should be vertical in emphasis. 

 
Being a 19 story tall building created an automatic vertical emphasis. At the 
pedestrianly scale, Strong Vertical Pillar that sits proud of the windows and 
horizontal elements create a strong vertical emphasis on the lower two floors. 
This is an important detail at the storefront as it is one continuous façade and 
the breaking up of this face with a simple detail by making this element in a 
different plane highlights the verticality. Throughout the upper stories the use 
of the metal panels with the glass and dark metal horizontal members creates 
a strong vertical emphasis to the building as well.  

 

4. Height: The scale of buildings is an important contributor to the character of the 
historic district.  
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a. Basic Guideline for Height: The analysis shows that most District buildings are, 
with few exceptions, two to five stories tall. This low scale is an important district 
characteristic and distinguishes the district from its surroundings. 
Guideline – New buildings should generally be no taller than the tallest building 
on the block or in the immediate vicinity.  

 
While the building is overall 19 stories tall, along Court Street, the setbacks 
and divisions created in the façade, provide for context sensitive design next 
to the neighboring buildings along Court Street. Breaking the building into a 
series of masses creates a sense of movement in height that is found along 
Court Street. Creating the entrance at 60 feet to respond to the 60 foot tall 
building across Walnut Street and creating a 100 foot tall building next to the 
135 foot tall Hamilton County Administration building, brings the proposed 
building into scale with the adjacent buildings in the historic district. The 
majority of the height of the building is set at the north part of the lot, which is 
outside of the historic district. This should additionally enhance daylight upon 
the street.  

 
 

b. Guideline for Buildings which cannot Meet Basic Limits: Where project review by 
the Historic Conservation Board determines that a significantly taller building is 
appropriate (based on site, design and economic development considerations), 
the following guidelines shall apply. 
Guideline – The new building should relate to its neighbors by responding to 
their banding or cornice lines. This may be achieved by upper-floor setback or 
detailing, for example. 
Guideline Exceptions – For buildings which significantly exceed the height of 
neighboring buildings, the ROOF SHAPE and CORNICE Guidelines need not be 
followed.  

 
The height of the building along Court Street first at 34 feet with the storefront 
and then at 100 feet respond to the storefront and then cornice height of the 
Hamilton County Administration Building.  
The tallest portion of the building along Court Street is towards the center of 
the façade so that both corners relate to the neighbors.  

 
Other Considerations:  

 
Prehearing Results: A prehearing was held on July 12, 2017. The applicant was 
present.  
 
Comments Provided to Staff: 6 letters of support submitted for the project.  
 
Consistency with Plan Cincinnati (2012): 
Live- Integrate more housing into our neighborhood business districts and increase 
pedestrian activity.  
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Live- Approve only development proposals that are compatible with established 
residential and commercial districts.  
Sustain- Provide access to fresh produce within a 0.5 mile or 15 minute walk or ride by 
car or public transit from all residential areas.  
 
Recommendation: 

For over a year the applicants have been working with staff on this project. The 
applicants studied the guidelines and staff feels that they have effectively created 
a new skyscraper that responds to the guidelines in a contemporary and modern 
design. Staff is pleased with the response to recommendations and concerns 
and finds the massing and storefront façade design exemplary. The only 
outstanding concern that has been expressed to the applicants is the 
landscaping attempting to screen the Court Street garage façade.  The final 
proposal, unlike earlier renditions, provides no face to this façade and relies 
entirely on untested landscape screening.  Landscaping and green elements are 
always a welcome addition to projects especially in an urban environment. 
However, without the landscaping, the garage façade does not mask the cars in 
any way, appears horizontal in its form, and will be quite visible if trees are not 
substantial or cannot be sustained within the 9’ 8” width of the planter.  Staff has 
requested certification by trained professionals as to the growth, heights and 
survival rate of such a screen. Staff has expressed the need for a landscaping 
maintenance plan which would be the responsibility of the garage’s manager, 
3CDC. 

 
 

I. ZONING VARIANCES 

A. APPROVE the application for Zoning Relief for a mixed use building at 100 E 

Court Street per the drawings submitted by GBBN Architecture dated 

5/5/2017. The Zoning Relief requested includes 

1. §1411-13– Dimensional Variance –Dimensional Variance of 3 feet to 
allow for building to be at 753 feet ASL.  

2. §1421-17-– Dimensional Variance -Dimensional Variance of 60% to 
allow for 0% commercial continuity along the Main Street portion of the 
building to allow for the creation of a loading area and parking garage 
access and subject to the following conditions: 

a. Loading Dock doors off of Central Parkway shall be required to 
remain closed except when trucks are entering or exiting per 
1411-37 of the Cincinnati Zoning Code which requires that loading 
spaces with in Sub district W and X be completely enclosed.  

 
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 not materially 
detrimental to the public health, safety and welfare or injurious to property 
within the district or vicinity where property is located 

 
II. CERTIFICATE OF APPROPRIATENESS 
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A. APPROVE the application for Certificate of Appropriateness a new 19 Story 

mixed use building at 100 E Court Street per plans submitted by GBBN dated 

5/5/2017 with the following conditions.  

1. Pertaining to the Court Street garage façade, Applicant shall present a 

plan certified by an arborist/landscape architect proposing 

trees/landscape element(s) that can be installed at 12+ feet in height at 

planting and quickly grow to a 3-story height. If a viable landscape 

treatment on the Court Street garage façade cannot be obtained and 

insured to be maintainable, then another screening method (i.e. 

sculptural, artwork, or another means) shall be installed with approval 

through the Certificate of Appropriateness Process with the Board.  

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 that per Section 1435-05-4: 

1. That the property owner has demonstrated by credible evidence that 

the proposal substantially conforms to the applicable conservation 

guidelines, specifically for the portion of the building that is within the 

Court Street Historic District.  

2. The proposal responds to the context of the building through breaking 

up the façade into different heights and different bays to properly 

respond the height and rhythm of existing historic buildings along Court 

Street.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                     





 

July 14, 2017 

 

Mr. Tim Voss  
Chair Historic Conservation Board 
City of Cincinnati  
Buildings & Inspections 
Permit Center  
 805 Central Avenue, Suite 500 
Cincinnati, OH 45202 
 
 
RE: Support for the Design of the Kroger Project on Court Street 
 
Members of the Historic Conservation Board: 
 
I write on behalf of the Board of Trustees of the Cincinnati Preservation Association to 
express our support for the Court Street Kroger project design.  We believe it is in 
compliance with the new construction guidelines and thus meets the requirements for a 
Certificate of Appropriateness.  
 
The building is clearly modern, as required in the guidelines, and it relates to the larger 
architectural context of the district.  The staggered vertical elements of the facade derive 
their proportions from neighboring historic buildings and succeed in stitching the building 
into the texture of the district.   
 
Historic districts are living parts of the city.  They need new construction to thrive, 
especially in areas where large vacant lots have eroded the defining urban form.  The 
Kroger project is an excellent example how a modern, large scale project can introduce a 
sense of the new while respecting and reinforce the existing qualities of a local historic 
district.  The design is compatible with its surroundings while a delightful new addition 
  
Thank you for your consideration of our analysis and for the important work you do to 
protect Cincinnati’s historic resources. 
 
Regards, 

 
Paul Muller 
Executive Director 
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July 11, 2017 

 

 

The Historic Conservation Board 

C/O Beth Johnson 

Urban Conservator 

City of Cincinnati 

801 Central Avenue 

Cincinnati, OH 45202 

 

Honorable Chair and Board, 

 

I am writing in support of the Court and Walnut Project. Throughout my extensive career in 

commercial real estate I have found that strategic investment in urban neighborhoods can pay 

dividends. 3CDC has been doing this work from day one and this project is its biggest yet.  

 

This 18-story building will house 140 apartments, a 55,000 square foot grocery store and 555 

parking spaces and be built on what is today a surface parking lot. This development will add 

residential vibrancy to the urban core, connect Over-the-Rhine to Fountain Square and the rest of 

downtown and will help jump start the long-stalled revitalization of Court Street and beyond. 

 

This project will add to the residential supply of the urban core, something we need more of to 

sustain and support continued investment in our city’s retail corridors and anchor tenants. It will 

support the Cincinnati Bell Connector which was designed to attract this type of development to 

our city. 

 

This project will bring much needed new residential housing, parking supply and most 

importantly a full-scale urban grocery to downtown. It will bridge the gap between two vibrant 

districts and spur residual investment in Court Street. I hope that you, the Historic Conservation 

Board, will support this project to help continue this renaissance. Thank you for your time.  

 

Sincerely, 

 

 

 

Kathleen Norris 

Principal 

Urban Fast Forward 

 





July 11, 2017 
 
 
The Historic Conservation Board 
C/O Beth Johnson 
Urban Conservator 
City of Cincinnati 
801 Central Avenue 
Cincinnati, OH 45202 
 
Honorable Chair and Board, 
 
My name is John Yung, I am a resident of downtown Cincinnati and a certified urban planning 
professional with over a decade of experience working on development issues in the Cincinnati 
region. I am writing today to voice my support for the proposed tower at Court and Walnut. 
 
The proposal envisions an 18-story mixed use building with grocery store atop what is currently 
a parking lot. Many of these buildings had been demolished prior to the establishment of the 
Court Street Historic District in the 1980’s. This development will add much needed residential 
vibrancy to the urban core and will help spur more development along Court Street and 
beyond. 
 
The Court and Walnut project also fulfills the vision of our city’s forefathers outlined in the 
Kessler Parks Plan in 1907. This plan proposed converting the Miami-Erie Canal into what is a 
grand boulevard we now call Central Parkway. The plan also intended for the parkway to be 
lined by grand buildings, a vision which eluded Cincinnati for many decades as buildings on this 
block were demolished for surface parking lots. 
 
The building successfully articulates modern aesthetics in building architecture while also 
integrating the fundamental design characteristics of existing historic buildings within the Court 
Street Historic District and surrounding landmark historic buildings. Its scale is a nod to nearby 
architectural gems like the American Building and the Second National Bank Building.  
 
As the urban renaissance continues in Cincinnati, this building will bring much needed new 
residential supply, parking supply and most importantly a full-scale urban grocery to 
downtown. I hope that you will support this project to help continue this renaissance. Thank 
you for your time.  
 
Sincerely, 
 
 
John M. Yung AICP 
Downtown Resident 
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1.	 Infill construction - strong, cohesive block to improve physical quality and economic health 		
	 of district.

2.	  Provision of parking encouraged. 
-- Parking entry and egress not on Court Street side. 
-- Retail frontage encouraged - pedestrian-oriented “Storefront” 

3.	 New Construction should appear new. The quality context demands excellence in design for 		
	 new buildings here. Do not attempt to replicate the old. 

4.	 Programmatic needs of the applicant + design compatibility with neighboring building +    	   	
	 meeting the intent of the guidelines above, specifically: 

-- COMPOSITION
-- OPENINGS
-- RHYTHM
-- HEIGHT 

GENERAL COURT ST. HISTORIC DISTRICT GUIDELINES
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“Infill Construction is encouraged on vacant sites in the Court Street District. The 

strong sense of an architecturally cohesive district is weakened by several gaps along the street. 

New construction will fill these gaps and improve the physical quality and 
economic health of the district. “

INFILL CONSTRUCTION
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LIVING
139 APARTMENTS - 8 STORIES 

PARKING
555 PARKING SPACES - 8 STORIES

EATING
FOOD HALL - 2ND FLOOR - 18,716 SF 

SHOPPING
GROCERY STORE - 1ST FLOOR - 35,243 SF

USES 
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“Provision of parking within new structures on infill sites is strongly 
encouraged, but primary effort should be made to provide for automobile entry 
and egress at locations other than the Court Street side of the new 

structure wherever possible (e.g. the new Post building at 125 E. Court). Where this is not possible, 

frontage devoted to entry and egress should be minimized. “

“Retail frontage is encouraged to reinforce the pedestrian-oriented 
‘storefront’ appearance. “

PARKING
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“ New construction should appear new. The intent of a historic district is not to 

“freeze” an area in time, but rather to encourage new, complementary buildings which 
allow for changing needs and tastes. The high quality of the older structures in the 

district demands excellence in design for new buildings there. New construction should not 

attempt to replicate the old or introduce a false “historic” appearance. “

APPEAR NEW



Court & Walnut Development
Page 17

June 9, 2017

HISTORIC CONSERVATION BOARD REVIEW

 

“ New buildings should generally be no taller than the tallest building on the 
block or in the immediate vicinity.”

“ The new building should relate to its neighbors by responding to their 
banding or cornice lines. This may be achieved by upperfloor setback or 

detailing, for example”

“For buildings which significantly exceed the height of neighboring buildings, the roof shape and 
cornice guidelines need not be followed.” 

HEIGHT 
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context datum lines
brief description here

HEIGHT 

206 FT

135 FT

100 FT

54 FT

325 FT

74 FT

131 FT

65 FT



Court & Walnut Development
Page 20

June 9, 2017

HISTORIC CONSERVATION BOARD REVIEW

“ The  building should respond to the three basic subdivisions: TOP - MIDDLE - BASE.“
“ The building should have a strong element which defines the top of the building 

(excluded for tall buildings).“
“ The building should appear to have flat roofs when viewed from the street (excluded for 
tall buildings).“

“ The building should respond to the banding of adjacent buildings.“
“ The building should have a well-defined base.“ 

“ The building should be built with materials that relate to the palette of the 
materials found in the district.“

COMPOSITION
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context datum lines
brief description here

COMPOSITION 
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Banding relating to adjacent buildings.  
Well-defined base.

34 FT

34 FT 60FT

50-60FT



Court & Walnut Development
Page 22

June 9, 2017

HISTORIC CONSERVATION BOARD REVIEW

325’

135’

34’
60’

50-60’

206’

25 stories

2

10

18 stories

COMPOSITION 



Court & Walnut Development
Page 23

June 9, 2017

HISTORIC CONSERVATION BOARD REVIEW

204’

COMPOSITION 

Well-defined base.  
Court Street Elevation.

34’

60’
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COMPOSITION 

Well-defined base.  
Walnut Street Elevation.
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“ The primary building material in the district is masonry. Brick and stone are common facing 

materials with trim of tin or stone or terra cotta. Older store fronts are primarily cast iron with frames 

large expanses of glass“ 

“ New construction materials should relate to the palette of materials found in 
the district in their color, texture, scale and composition.“ 

COMPOSITION - MATERIALS
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EXISTING MATERIALS
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EXISTING MATERIALS
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EXISTING MATERIALS
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CENTRAL PARKWAY VIEW

VERTICAL METAL PANEL 
3 LIMESTONE TONES

PRECAST CONCRETE 
3 LIMESTONE TONES, 2 FINISHES

PORCELAIN STONE VENEER 
2 TONES

METAL PANEL
DARK

METAL PANEL 
DARK

MATERIALS
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BAMBOO AS SCREENING FOR GARAGE

MATERIALS
VERTICAL METAL PANEL 

3 LIMESTONE TONES

EVERGREEN 
PLANTS

BAMBOO

CLEAR GLASS

PRECAST 
CONCRETE 

3 LIMESTONE TONES 
2 FINISHES

PORCELAIN 
STONE 

VENEER
2 TONES

CERAMIC 
TILE 

2 STONE TONES

METAL PANEL
DARK

MATERIALS
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“ New construction should be built to front property lines.“ 

“ New construction should avoid creating long, unrelieved expanses of wall along the street by 

maintaining the rhythm of bays in the district. “

“ New construction should be vertical in emphasis.“ 

RHYTHM 
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context datum lines
brief description here

RHYTHM

Maintaining the rhythm of bays.
Vertical in emphasis.
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COURT STREET VIEW

RHYTHM 
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“ New buildings should respond to the design characteristics of windows in the 
district. The analysis shows that windows are taller than wide, ... “

“ New buildings should respond to the pattern of window placement in the 
district.”

“ New buildings should follow a range of  solid-to-void relationship with glass between 20% 

and 50%”

“ Storefronts on new buildings should follow district charachteristics ”

OPENINGS 
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OPENINGS

Grouped Windows: 2 and 3- stories

YWCA Courthouse Emery
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3 STORY

3 STORY

2 STORY

OPENINGS

Grouped Windows: 2 and 3- stories
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3 stories

18
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3 stories

2 stories

2 stories

2 stories

2 stories

2 stories

2 STORY
   BASE

32 FT

OPENINGS

Grouped Windows 
Central Parkway Elevation
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Store windows with clear glass

STORE ENTRY

RESIDENTIAL ENTRY

PUBLIC GARAGE ENTRY

OPENINGS - STOREFRONT

First Floor Plan - Grocery Store

MOVING ENTRY
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RHYTHM - BASERHYTHM - BASEOPENINGS - STOREFRONT

OPENINGS - STOREFRONT

WALNUT STREET VIEW
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OPENINGS - STOREFRONT

WALNUT STREET VIEW
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CENTRAL PARKWAY VIEW

OPENINGS - STOREFRONT
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CENTRAL PARKWAY VIEW
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Structural Engineering
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Civil Engineering
Bayer Becker

1404 Race Street Suite 204
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ADA RAMPS WITH
TRUNCATED DOMES

PER DOTE STANDARDS

37 L.F. OF DEPRESSED CURB
(SEE DETAIL 2/C1.1) TO MEET

EXISTING PAVEMENT

SAWCUT AND MEET
EXISTING CURB

47 L.F. OF DEPRESSED CURB
(SEE DETAIL 2/C1.1) TO MEET
EXISTING PAVEMENT

LOADING
DOCK

PROPOSED
GARAGE

ENTRANCE

PROPOSED CONCRETE
CHEEK WALLS AND HANDRAIL
(SEE STRUCTURAL
PLANS FOR DETAILS)

(2)-2" CALIPER STREET TREE WITH
4'X6' TREES WELL PER URBAN
FORESTRY STANDARDS (SEE

DETAILS 7
11 , 8

11 & 9
11 ON SHEET C1.2)

(2)-2" CALIPER STREET TREES WITH
4'X6' TREE WELLS PER URBAN
FORESTRY STANDARDS (SEE

DETAILS 7
11 , 8

11 & 9
11 ON SHEET C1.2)

SAWCUT AND MEET
EXISTING WALK

SAWCUT AND MEET
EXISTING WALK

SAWCUT AND MEET
EXISTING WALK

TO
REMAIN

EXISTING CURB
TO REMAIN

COURT STREET PAVERS
TO BE REPLACED UNDER
SEPARATE SCOPE

EX. 24 L.F. DEPRESSED
CURB TO BE REMOVED
& REPLACED UNDER
SEPARATE SCOPE

EX. 22 L.F. DEPRESSED
CURB TO BE REMOVED
& REPLACED UNDER
SEPARATE SCOPE

(3)-2" CALIPER STREET TREES WITH
4'x6' TREE WELLS PER URBAN
FORESTRY STANDARDS (SEE

DETAILS 7
11 , 8

11 & 9
11 ON SHEET C1.2)

33 L.F. CURB (TYPE S-1)
PER DOTE ACC. NO. 21431;

MEET EXISTING CURB

25 L.F. CURB (TYPE S-1)
PER DOTE ACC. NO. 21431;

MEET EXISTING CURB

MAINTAIN EX.
DEPRESSED CURB
AT ALLEY ENTRANCE

16.00'

[1] PROP. BOLLARD
(SEE DETAIL 10/C1.1)

SAWCUT AND MEET
EXISTING CURB

PROPOSED BOLLARD
(SEE DETAIL 10/C1.1)

[4] PROP. BOLLARDS
(SEE DETAIL 10/C1.1)

[2] PROP. BOLLARDS
(SEE DETAIL 10/C1.1)

[2] PROP. BOLLARDS
(SEE DETAIL 10/C1.1)

[2] PROP. BOLLARDS
(SEE DETAIL 10/C1.1)

[2] PROP. BOLLARDS
(SEE DETAIL 10/C1.1)
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l e x i n g t o n

c i n c i n n a t i

l o u i s v i l l e

b e i j i n g

T   5 1 3 . 2 4 1 . 8 7 0 0      F   5 1 3 . 2 4 1 . 8 8 7 3
332 East 8th Street   Cincinnati, Ohio  45202-2217

GBBN Architects, Inc.

w w w . g b b n . c o m

06.09.2017 
 
 
Beth Johnson 
Two Centennial Plaza 
805 Central Avenue, Suite 720 
Cincinnati, OH 45202 
 
Re: Court & Walnut Development, 100 Court Street 
 
Dear Ms. Johnson,  
 
On behalf of the Court & Walnut Development Team, we are seeking the following reliefs for the 
proposed development at 100 Court Street, Cincinnati OH 45202: 
 

 Variance;  CZC 1411-13: Maximum Building Height. 
 Special Exception; CZC 1411-17: Commercial Continuity 

 
 
General Background 
 
Court & Walnut is a new mixed-use development bounded by Court Street, Walnut Street, Central 
Parkway, and Main Street next to the Hamilton County Administration Building. The building will 
consist of a 53,000 SF grocery store, 555-space parking garage, and 139-unit apartment 
development.  The project will transform over one acre of existing surface parking on the edge of 
Downtown and Over-the-Rhine into an active destination for living and shopping. 
 
 
Specific Relief Requested 
 
Per CZC 1411-13: Maximum Building Height. This location has a maximum permitted building 
height of 750 ASL. The highest portions of the proposed development are between 753 and 756 at 
the parapet and 758 at the top of the elevator penthouse. As the city does not consider elevator 
penthouse/overrun as part of the height, the project is required to obtain a small, 3 to 6 foot height 
variance. 
 
Per CZC 1411-17: Commercial Continuity: In this location the Main Street and Court Street 
frontages must have at least 60 percent of first-floor building devoted to commercial uses. The 
proposed development exceeds the 60% requirement on the Court Street side.  The proposed Main 
Street side, however, is a small infill façade to screen the back of house service area.   It has 0% 
commercial frontage and a Special Exception of 60% must be requested. 
  
 
 
Standards for a Variance & Special Exception: 
 

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

Answer: Out of the 16 items listed in CZC Section 1445-13 for use in determining whether a 
development is in the public interest, the Court & Walnut Development meets all 16 in providing a 
positive benefit for the public interest. We have highlighted a few of these here: 
 

a) Zoning: The proposed development conforms to the general and specific purposes for the 
DD Subdistrict C outlined in Chapter 1411 of the CZC in that it provides “uses essential 
for the livelihood of businesses and neighborhoods”. 

k) Blight:  The proposed development will eliminate a surface parking lot in the heart of 
Downtown and replace it with a building that creates activity and vibrancy. 

l) Economic Benefits: The activity that the proposed development will bring to the site will 
have an overall positive impact on the surrounding properties, businesses and 
establishments throughout Downtown and Over-the-Rhine.  

m) Job Creation:  The proposed development will provide jobs during construction and the 
grocery store will provide permanent jobs once it is open. 

p) Public Benefits: In addition to bringing more residents to the downtown area, the proposed 
development will be adding much needed public parking, and the grocery store 
component will undoubtedly be a public benefit as it provides healthy food options to an 
underserved part of the City. 

 
 
 
Standards for a Variance (Maximum Building Height): 
 
To meet the Standard outlined in Cincinnati Municipal Code 1445-15 an applicant must show:  
 

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

 
Answer: The variance request was not caused by the owner nor any of its predecessors.  Rather, it is 
the result of a complicated program mix and a confined site in an urban setting.   
 
 

b. how the project meets any of the following conditions: 
i. special circumstances or conditions pertaining to the property cause the strict 

application of the zoning code to be unreasonable and would result in 
practical difficulties;  

 
Answer: There are conditions on this site that limit our ability to provide all of the necessary 
program that make the proposed development economically viable.  The proposed development’s 
program mix is one that will greatly benefit the entire Downtown neighborhood, and the site is one 
of the few in downtown that comes close to fitting this unique mix.  Even on this site, however, we 
are forced to provide a two-level grocery in order to make the program work financially.  As a 
result, the first two levels are atypically tall, and drive the rest of the required program mix slightly 
beyond the allowed building height.  The project team has studied many ways to reduce the overall 
height, but none of these options proved feasible.  We are unable to remove a full floor from any 
of the programs and still have an economically feasible development.  Furthermore, we have 
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already minimized the floor-to-floor heights for each program component.  Further reducing 
interior heights would significantly compromise the leasability of the spaces and/or create overhead 
clearance issues that are not compatible with applicable building codes and standards. 
 
 
 
Standards for Special Exceptions (Commercial Continuity): 
To meet the standard outlined in Cincinnati Municipal Code 1445-19, an applicant must 
demonstrate all of the following:  
 
a. the zoning code allows for a special exception in the district in which the property is located;   

Answer: Per CZC Schedule 1445-07, Special Exceptions are allowed for Commercial Continuity in 
the DD District. 

b. the proposed development meets any special standards for the specific special exception 
requested;  

Answer: Per CZC 1411-17, there are no special standards listed for a Commercial Continuity 
Special Exception. 

c. the proposed development will meet all of the following standards:  
 

i. be consistent with the purposes of the zoning code and the district where the use is 
located.  

Answer: Per CZC 1411-03, the purpose of the DD Subdistrict C is to “maintain and enhance the 
Downtown Development District by providing sites for offices, residential, commercial and public 
and semi-public uses essential for the livelihood of businesses and neighborhoods located in 
Cincinnati and residents living in the downtown area.”  The proposed development’s mix of 
residential, commercial and parking uses will provide for the livelihood of the neighborhood and 
residents living in the downtown area.  

ii. not substantially diminish or impair the value of property within the neighborhood in 
which it is located.  

Answer: The proposed development will add significant value to the neighborhood.  The site 
currently is an existing surface parking lot.  The project is replacing it with more public parking 
spaces than currently exist, in addition to the new grocery and apartment units.  It will be a 
destination for the area, and it will enhance the neighborhood along all its street fronts. 

iii. not have an adverse effect on the character of the area or the public health, safety and 
general welfare, and be constructed, arranged and operated so as to be compatible with 
the use and development of neighboring property in accord with applicable district 
regulations.  

Answer: The proposed development will enhance the character of the neighborhood as well as its 
health, safety and welfare.  Again, the proposed development will replace an existing surface 
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parking lot.  It will add life and activity to the sidewalk, creating a safer environment.  The grocery 
in particular will also be an amenity that enhances public health by providing much needed access 
to healthy food choices. 

iv. comply with all other standards imposed on it by this zoning code.  
 

Answer: Other than the height variance and Commercial Continuity Exception, the proposed 
development will comply with all zoning regulations. 
 
 
 
 
 
We trust that this memo provides everything you need to inform your decision.  We appreciate your 
time in considering this matter. Please contact me directly if you have any questions. I would be 
happy to supply you with any additional information that you may need. 
 
Sincerely, 
 
Chad Burke, AIA, LEED AP 
GBBN ARCHITECTS INC. 



ITEM 7 July 24, 2017 

APPLICATION FOR 
ZONING RELIEF AND  

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: ZH20170033/COA2017015 
APPLICANT:  Platte Architecture and Design, for R2 Investments 
OWNER:  Fred Masters, Scott Masters 
ADDRESS:  1216-1218 Race Street 
PARCELS:  081-0004-0208, 207, 206 
ZONING:  CC-P  
OVERLAYS:   Over the Rhine Historic District  
COMMUNITY: Over the Rhine 
REPORT DATE: July 14, 2017 
HEARING DATE: Prehearing March 22, 2017 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Details of Zoning Relief Required: 

1. §1409-07: Lot area/dwelling unit is 700 sf. The lot area (75 x 95.10) would allow 
10 residential dwelling units. The proposal is for 22 dwelling units thus requiring a 
variance of 8267 sf to allow 324.22 sf/unit. 

2. §1425-19:  - Parking variance of  10  spaces from the parking requirement of the 
proposed mixed use project, to provide a total of 20 parking spaces, an 
approximately 35% reduction.   

3. §1425-15(c)(3):  Special Exception - To allow required parking to be established 
off-site through a lease agreement in lieu of ownership, covenant or easement. 
 

Nature of Request: 
The applicant is requesting a Certificate of Appropriateness for a demolition of two non-
contributing structures and a Certificate of Appropriateness for the construction of a 
commercial-residential 5 story mixed-use building with 4540 sf of commercial on the first 
floor and 22 residential units on floors 2-5.  

 
Existing Conditions: 
1216-1218 Race Street are currently two separate lots with two one story masonry non-
contributing commercial buildings. The lots are mid block facing Washington Park and 
are adjacent to a 4 story and 3 story contributing buildings.  
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Figure 1: Street view of 1216-1218 Race Street. Pictures provided by Google Street Views. 

 

Figure 2:  Map of 1216-1218 Race Street. Map provided by Cagis Maps 

Proposed Conditions: 
The proposal at 1216-1218 Race Street 
1. Demolish the two non-contributing one-story buildings  
2. Construct a new 5 story mixed use building.  

1. The new building will be sided in a dark gray brick on the front 
2. The rear will be a dark gray CMU and a metal panel system.  
3. The storefront will be recessed at an angle along the front with pillars at 

the corners and the center at the street line to accommodate a streetside 
Outdoor Area for the proposed restaurant.  
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4. The building will be massed with zero lot line setbacks at the front, south 
side and rear and provide a minor setback for fire exits and neighboring 
windows on the north side.    

5. The front will have single, paired and tripled windows the tripled widows 
will be recessed and will have a glass balcony 

6. The fifth floor will be recessed from the front with a projecting roof.   
 

Previous Review:  NA 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409  Commercial 
Variance Requests: Section 1409  Development Standards  
   Section 1425  Parking 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 
 
Zoning Analysis: 
Density:  
UPDATE:  The applicants have provided information and evidence pertaining to the 
density of surrounding projects as well as basic development costs of the site at the 
allowed 10 units versus the 22 units. The information that the applicants have provided 
show that the density they are proposing is within the median density of other 
surrounding developments. (page 2 of the Zoning Relief letter)  
 
Parking:  
UPDATE: The required parking for the project is 1 space per dwelling unit and 1 space 
per 150 sf. of Eating and Drinking Establishment including outdoor patio space. 
Proposed project would require 22 residential spaces and the commercial/eating 
drinking establishment would require 17 spaces (4520 sf – 2,000 sf for exempt). This 
would require a total of 39 spaces and the applicant is providing 0 parking spaces 
onsite.   Applicant has requested a 50% reduction to provide 20 spots through a lease. 
The applicants have provided a copy of the lease template and provided that the lease 
can be amended to meet the terms of an initial 5 year sixty months with an addition two 
5-year renewal periods, staff will be supportive of the parking lease as it is in keeping 
with other lease arrangements that have been recommended.  
 
As in other projects, staff greatest concern is providing parking for the residents, 
particularly during the high parking demand periods of the Assembly, Eating & Drinking 
Establishments and the festivals, (nights and weekends). In other projects, such as the 
15th and Race and/or the Pleasant Street developments, the HCB granted variances to 
the required parking provided the parking provided is for all of the residential units. The 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-07AUGRVASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-13GESTPUIN
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-15STVA
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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applicants are requesting a 50% reduction which would then be able to provide 20 of 
the 22 residential units with parking.  
 

As Staff has noted in the past, the Washington Park garage continues to tighten its 
capacity to accommodate more development within the immediate area, particularly for 
uses that compete for evening parking (Dwellings and Eating & Drinking 
Establishments).  Staff’s review of the capacities as provided by 3CDC illustrates as 
much and has been updated again for this review.  Staff is inclined to believe that it will 
not be able to grant any future parking exceptions based on the availability of this 
garage if this case is approved.   
 
Staff does feel at this time the applicants have meet the burden of proof to meet the 
hardship case as outlined in section 1435-15.  
 
(a)  Owing to special circumstances or conditions pertaining to a specific piece of 

property, the strict application of the provisions or requirements of this Code or 
the Land Development Code, as applicable, are unreasonable and would result in 
practical difficulties.  

 There is no special circumstance or conditions of this specific property that would 
make the strict application of the provisions or requirements of this Code 
unreasonable and that would result in practical difficulties of developing the site. 
The site is on flat land in an area that is already developed. There are no physical 
characteristics, such as lot shape or topography that would create hardships in 
developing the lot.  

(b)  The variance is necessary for the preservation and enjoyment of a substantial 
property right of the applicant possessed by owners of other properties in the 
same district or vicinity. 

 The applicant provided other nearby developments that have a similar density 
that they are requesting. All of the properties are within the CC-P zoning district 
and the majority of the projects are within historic buildings but one of the 
developments, 1331 Vine, was a new construction project in 2008. The 
comparisons of density within both historic and new buildings does show that 
other properties in the same district or vicinity are enjoying a higher density 
than the CC-P district does allow.  

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

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

 The underlying zoning is CC-P.  The proposed use of the subject property 
does not conform to the zoning as it is more than doubling the density of 
the property that is permitted and therefore does not meet the intent of the 
CC-P zoning district. While the density is not in keeping with the 
underlying zoning, the density request is in line with other developments in 
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the vicinity as is provided in the Zoning Relief letter from the applicant 
dated July 5, 2017 within the submission.  

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 does not substantially conform to the guidelines for 
the Over-the-Rhine Conservation District. (Refer to Certificate of 
Appropriateness review below)  

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

This project conforms to the Over the Rhine Comprehensive Plan through 
creating a mixed-use development that supports a walkable community.  
However, it does not conform to the Plan as the proposed structure does 
not address the street in a consistent pattern that the historic buildings 
create.  

The Comprehensive Plan also calls for developments within Historic 
Districts to support the historic conservation efforts and as in staff’s 
review, the development does not substantially conform to the historic 
district guidelines, the development does not support the historic 
conservation efforts.   

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

Traffic will be impacted by the construction of this infill project as it would 
double the allowed density on the lot as well as create a restaurant with 
over 4500 sf of space, which would make it one of the largest restaurants in 
the vicinity. The Anchor and Zulu, both along Washington Park are 
approximately 2,000 sf. Salazar a block off of Washington Park is 
approximately 1,200 sf.  Most of the restaurants along the 1200 block of 
Vine are under 2,000 sf.  The closest restaurant in size would likely be Kaze 
at 1400 Vine. The applicants are also asking for additional space to allow 
seating on City Right of Way. As the applicants have a larger space than the 
majority of restaurants in the direct vicinity they are already at an advantage 
of most other places and asking for additional space will add an increase in 
parking demand and an increase in traffic. The applicants are proposing to 
provide 20 spaces through a lease. Staff is supportive of providing parking 
through leases as this is a solution that has been used often. .  

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

This is not applicable.  

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

  This is not applicable. 
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g. Hours of Operation.  Operating hours are compatible with adjacent land uses.   
   This is not applicable. The property is more than 500 feet from any 

residentially zoned area and therefore does not have limitations on the 
outdoor patio size, Outdoor Entertainment restrictions, or hours of operation 
other than what is required of all properties per the Cincinnati noise 
ordinance.  

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 use of a mixed use development with residential on the 
upper stories and commercial on the first floor is compatible with the 
neighborhood. However, the building design is not compatible with the 
neighborhood. In the Certificate of Appropriateness Review below, staff 
will detail how the building is not compatible with the neighborhood.  

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

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

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

The adverse effects to an increase in traffic and an increase in parking will 
be offset through providing parking in a lease in the Washington Park 
Garage. The increase in density is in line with other surrounding 
properties. 

k. Blight.  The elimination or avoidance of blight.  
The current properties are in good condition and are not considered 
blighted properties.  

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

m. Job Creation.  The creation of jobs both permanently and during construction.   
The proposed project will create temporary jobs during construction and 
will provide permanent jobs at the restaurant on the first floor and with the 
property management of the apartments.  

n. Tax Valuation.  Any increase in the real property tax duplicate.   
Property taxes will increase due to the improved value of the significantly 
larger structure on the property.   
 

o. Private Benefits.  The economic and other private benefits to the owner or 
applicant.   
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The owner has an economic benefit to the proposed establishment and is 
maximizing it with twice the allowed density and seeking a high impact, 
high rent Eating and Drinking Use, uniquely positioned along the park, 
unlike nearly any other property surrounding the park. 

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

 As the design of the building does not meet the Over-the-Rhine Historic 
Conservation District Guidelines there will be a detriment to the public 
welfare of the neighborhood if a project that does not follow the guidelines 
is approved. When projects that do not substantially meet the guidelines 
are approved, this weakens the effectiveness of the guidelines and the 
integrity of the historic district.  

 The increase in traffic and parking demand for the project will also be a 
detriment to the neighborhood. In a neighborhood where parking demand 
is increasing and density is increasing, being ever so true immediately in 
the vicinity of Washington Park, there needs to be a balance of 
development with the parking needs of the neighborhood, particularly for 
the proposed residential uses.  

 

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 work will have an adverse effect on the historic architecture 
and aesthetic integrity of the Historic District and the project does not conform 
to the Over-the-Rhine Historic Conservation Guidelines.   

 (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). 

As this is an infill project and there are currently buildings on the lot that are 
able to be used, a denial of this project would not result in the deprivation of 
all economically viable use of the property.  

 

Certificate of Appropriateness Review 
 
DEMOLITION 
Before consideration on an infill development on the lot, the question of the 
appropriateness of the demolition needs to be addressed.  

In the supplemental Demolition Guidelines it states 

2. 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 
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streetscape or the district as determined by the Historic Conservation Board. A 
list of the non-contributing buildings is provided below. 

Both of the buildings are listed as non-contributing buildings on the list.  However the 
demolition of these buildings would adversely affect the character of the streetscape 
of the district if infill buildings are not immediately built and the site was left vacant. 
Therefore, staff is only supportive of the demolition when a new infill design that 
meets the Historic Conservation Guidelines have been approved and the demolition 
permits are issued concurrently with the building permits for the new building.   

NEW CONSTRUCTION 

Staff recommendation is that the proposed design substantially deviates from most of 
the guidelines for New Construction and Infill.  

UPDATE: While staff is appreciative of the additional information and changes in the 
project to address the zoning issues as is discussed above, as no changes other than 
height have occurred to the design of the building staff recommendations in regards to 
the building design and incompatibility to the Over-the-Rhine Historic Conservation 
Guidelines have not changed as well.  

Staff has made many recommendations to the applicant on elements that needed to be 
addressed to make the project more compatible, but those recommendations were not 
considered by the applicants in subsequent submissions of the designs that they have 
presented. It is staff opinion that applications should try to meet the majority of the 
guidelines and should request flexibility with only a few minor guidelines, rather than 
meet only a couple and ask for flexibility on the majority, which is where staff feels this 
design currently is.  

There have been concerns raised that the guidelines are written such that modern and 
contemporary buildings cannot be designed to meet the guidelines but Staff rejects this 
concern. The Ensemble Theatre at 1127 Vine Street, 15th and Vine, 1618 Pleasant 
Street, 1613 Pleasant Street, and the Race Street Townhomes, are just some recent 
examples within the last 18 months that have been approved and were found to 
substantially meet the Historic Conservation Guidelines with a modern and 
contemporary design. The attention to details, a correct massing and the attention to 
how materials were used and placed were important aspects that made these buildings 
contextually sensitive.  

While staff will go into detail below regarding the specific guidelines the major issues 
that need to be addressed are  

1. Emphasis: The building reads very horizontally and lacks a strong vertical 
emphasis.  

2. Articulation at the openings: the building is very flat and does not have 
articulation or detailing around the windows or openings.  

3. Setback:  The first floor is not set at the street line but has an angular setback 
that is very rarely seen in the neighborhood, but for mostly historic corner 
doorway entrances that are canted.  
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4. Materials: The rear building façade is painted CMU. While this is an alley and not 
a primary street façade the alleys are important aspect of the character of Over-
The-Rhine and a better quality material should be proposed.  

 

Staff comments on the Specific Guidelines for New Construction: 

A. Intent and General Guidelines  

1. New construction is allowed on vacant sites in Over-the-Rhine, because gaps due to 

demolition weaken the streetscape and the overall character of the district. New 

construction can improve both the physical quality and economic vitality of the 

neighborhood.  

The lot would be vacant once two non-contributing building are demolished. As 

staff states above, staff is only supportive of the demolition in the case an infill 

project is simultaneously approved by both the Historic Conservation Board and 

wrecking and building permits are issued concurrently.  

2. New construction should be well-designed but should not replicate the existing 

buildings. The exceptional quality of the existing buildings in the district provides an 

outstanding framework for new construction.  

This infill development does not replicate the existing buildings, but staff does not 

feel that the building is contextually sensitive to the neighborhood and the historic 

architecture.  

3. The Historic Conservation Board's review of new construction will focus on the design 

compatibility with the surrounding contributing structures. The appropriateness of design 

solutions will be based on balancing the programmatic needs of the applicant with how 

well the design relates to the neighboring buildings and to the intent of these guidelines. 

New design proposals should pay particular attention to composition, materials, 

openings, rhythm, scale, proportion and height.  

Staff details the compatibility of the project with the guidelines and surrounding 

buildings below in the specific guidelines.  

4. The new construction guidelines for this district will be used to judge the compatibility 

of new work. The specific site and programmatic needs of each project will be taken into 

consideration.  

Staff details the compatibility of the project with the guidelines and surrounding 

buildings below in the specific guidelines 
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B. Specific Guidelines  

1. Composition: New buildings should respond to the traditional subdivisions found 

on historic property: a base, a middle and a top. Most buildings in Over-the-Rhine 

are built of brick with the principal facade parallel to the street it faces. The most 

important features of buildings in Over-the-Rhine are the arrangement of 

openings on the principal facade and an overall vertical emphasis of the whole 

design. Each building provides its own variations, but collectively they share 

many basic features.  

 

Base: New buildings should have a well-defined base. Within the district most 

buildings have a base that is distinguishable from the rest of the building. This is 

accomplished through a change of materials, a change of scale, and/or a lintel or 

other type of horizontal banding. In larger buildings the original base may include 

more than the first floor.  

 

The building is lacking a strong well-defined base. Most buildings within the 

neighborhood have a continuous base that runs the façade. The base 

consists of two large openings but does not have lintel or other types of 

horizontal banding. Only the corners and a central pier are at the street line 

and the rest of the base is set back from the street up to 6’6’ from the property 

line. There are sign bands set back into the building but they are not at street 

face.  

The Base does not substantially conform to this guideline.  

 

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.  

 

The middle is defined by three stories of evenly spaced windows over the 

façade. The individual windows are taller than surrounding windows and 

appear to be skinnier due to the lack to detailing around the windows. There 

is not articulation at the windows which make the building appear very flat and 

the middle lacks any sort of changes in plane or architectural details. There 

are changes of the plan with the depth of the windows and balconies, but not 

having any detailing around the windows creates a flat façade.  

The Middle does not substantially conform to this guideline.  
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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 top is created by a strong horizontal band at the 5th floor roof line with a 

projecting roof over the setback bay of windows. While this is a strong 

horizontal element, as the 5th floor is set back, it does not have a strong 

connection or communicate with the middle of the building. While this is a 

projecting roof, it does not sit over the line of the rest of the building and does 

not add dimension to the façade line of the building.  

The Top does not substantially conform to this guideline.  

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 roofs are flat roofs, which are appropriate for roofs on buildings that are over 

three stories tall.  

The Roof does substantially conform to this guideline.  

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 
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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.  

1. The windows on the primary street façade are taller than they are wide 

however there are paired and tripled windows. There are several 

instances of paired windows along Race Street and the building to the 

south has paired windows, but triple window groups are not contextual to 

the block or the district.    

2. The windows on the front also are solid panes of glass and do not have a 

division. There have been many other cases where we have approved 

more modern style windows that have a division within the glass to break 

the scale. This division often isn’t at the midway point, but it gives a nod to 

the historic double hung window. Below are images from recent examples, 

approved by the HCB, where there are modern style windows that still 

have divisions in the glass. 

 

  Figure 3: 15th and Race. HCB Approved 12-19-2016 
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Figure 4: 1611-1613 Pleasant Street. HBC Approved 11-7-2016 

 

 

Figure 5: 15th and Vine. HCB approved 2-8-2016 
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3. The windows on the rear, while not visible from Race Street, will have 

visibility from the alley and other streets, particularly Vine Street, due to its 

height and the windows are not taller than they are wide and do not 

conform to the guidelines. 

 

The Windows do not substantially conform to this guideline.  

4. Storefronts: New storefronts should relate to the characteristics of existing 

storefronts on historic buildings. Storefronts in the district are typically taller than 

individual upper floors; framed by piers and/or columns and have a lintel separating 

them from the upper floors; are divided into bays which increases their verticality and 

provides a pedestrian scale and proportion; and have large, fixed expanses of clear (not 

tinted or reflective) glass. As with rehabilitated original storefronts, roll down shutters 

and metal bar systems installed on the exterior of the building are not appropriate 

elements for new storefronts. The storefront lintels are 12 to 18 feet above grade; the 

window sill height is between 18 inches and 3 feet above grade; and storefront windows 

are set back from the structural elements approximately 12 inches. 

1. The first floor is a commercial space and should have a distinct storefront that 

relates to neighboring properties.  However, the storefront is shorter and appears 

squat next to the taller storefronts on the two adjacent buildings.  

2. There is a large sign band set back from the street. The large width of the sign 

band also contributes to the squatness of the storefront. The signs areas that 

they do have shown on the elevations would create signs that excessive and 

would not meet the guidelines as well.  

3. The windows on the first floor are the same height as the windows on the stories 

above and are not taller than the upper stories. As the windows are setback from 

the façade line they are not framed by piers.  

4. There is a lintel at the top of the two openings on the first floor that will provide 

room for signage but as this lintel does not extend across the entire base it does 

not create a strong separation from the top and it is set back into the recess. .  

5. The glass windows that are provided at a set back to the street do not have a sill 

but they go straight to the ground and do not meet the guideline that the sill 

height should be between 18 inches- 3 feet above grade.  

6. The windows are set back more than 12 inches as the façade is set back up to 6 

feet from the façade.   

The Storefront does not substantially conform to this guideline.  

 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 
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are built up to the property line. Some residential property, especially detached 

buildings, has shallow setbacks but retain an "edge" at the property line with a fence. 

Some larger institutional buildings such as schools, churches and public buildings are 

setback from the street to provide public space and to add to their monumentality. In 

most cases new construction on corner sites should be built up to the edge of both 

outside property lines.  

The setback is not consistent with the buildings of similar use on adjacent and 

nearby sites. As this is a commercial building is should be set up to the property 

line and while the middle of the building is set back at the property line the 

bottom and top floor are not. The setback on the bottom floor is also set at an 

angle which is not seen in the district on commercial buildings. Staff understands 

the desire to have outdoor seating and suggested other avenues to be able to 

create an outdoor seating area/feel while also meeting the intentions of the 

design guidelines. One such suggestion included accordion windows/doors to be 

able to open up the front to the park.  

The Setback does not substantially conform to this guideline.  

6. Rhythm: New buildings should incorporate design features, such as window 

groupings, articulation of wall surfaces, and decorative elements such as columns or 

piers in an effort to maintain the rhythm that already exists in the district. New 

construction should avoid creating long unrelieved expanses of wall along the street by 

maintaining the rhythm of bays found on the district. Most buildings in Over-the-Rhine 

are relatively narrow, 25 to 50 feet in width. A building facade typically displays vertical 

subdivisions that establish a visual rhythm. In dense commercial areas such as Vine 

Street, there are no setbacks, creating a solid wall along the street. This wall is 

articulated by the individual buildings, which in turn are divided by window groupings, 

changes in wall planes and decorative elements such as pilasters, columns or piers.  

While there is a rhythm to the building that is repeated over two bays, the rhythm 

isn’t consistent within those bays due too many variations of window groupings. 

The only strong vertical element that helps to establish rhythm is the central pier, 

but as it is simply a wider portion of the wall, with no detailing or articulation, it 

does not create as strong of a division as it could. The lack of detailing and 

articulation of the façade adds to the lack of rhythm as with no articulation the 

wall reads very flat and while there are punched openings they are not as 

dynamic as neighboring buildings.  

The Rhythm does not substantially conform to this guideline.  

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 
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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.  

It is staff’s opinion that the building reads very horizontally. The building is wider 

than it is tall. Many of the typical elements that help to create a vertical emphasis 

are lacking in the design or as they are designed add to the horizontal nature of 

the building.  

1. The triple grouping of windows draw the eye side to side and while they are taller 

than they are narrow, they overpower the narrower single windows on the 

façade.  

2. A storefront is shorter than neighboring buildings makes the storefront, and 

therefore the building, appear “squat”.  

3. The building has 5 stories with floor to ceiling heights that are much shorter than 

the neighboring floor to ceiling heights of the 3 story buildings causing the 

building to only be about 12 feet, which is about a story, taller than its neighbor, 

however this smaller floor to ceiling heights adds to the “squat appearance of the 

building.  

4. The setback top story that does not communicate well with the floors below 

creates a very strong horizontal element that overpowers the buildings.  

The Emphasis does not substantially conform to this guideline.  

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 height of the 3.5 story building at the north is approximately 52 feet and the 

height of the building at the front is approximately 64 feet. In this instance, looking at 

merely stories does not provide a good comparison. While the proposed building is 

almost 2 stories above the neighboring building as the floor to ceiling heights are 

smaller than the historic building it only ends up being 12 feet taller, which is slightly 

smaller than the floor to ceiling heights of the historic building. 

In comparison to the building at 1226 Race Street which is two buildings away from 

the proposed property, that building is approximately the same height at the portion 

of the proposed building that fronts onto Race Street and is 5 stories as well.   

Staff does not feel that the 5 stories that fronts onto Race Street is out of character for 

the neighborhood and meets the design guidelines.  
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The Height of the building substantially conforms to this guideline.  

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. 

1. The main material that is along Race Street is a gray modular sized brick. Staff 

feels that this brick is acceptable 

2. The windows on the front are Pella Architect Series windows and these windows 

have been approved many times within the district and the materials are 

acceptable, but as stated in the windows section, the proposed configuration is 

not acceptable as presented. 

3. A cedar plank tongue and groove as a secondary material at the balconies, roof, 

and entrance is an acceptable material. While lap siding is more appropriate, as 

this is an accent and secondary material, staff feels it is acceptable.  

4. Staff has major concerns with the CMU and metal siding on the rear. Painted 

CMU is not an appropriate material for visible wall materials. While this wall is an 

alley side wall, the alleys within Over-the-Rhine are part of its character and 

giving this entire wall an inappropriate material, highly detracts from the character 

of the alley. CMU, concrete masonry unit, while a strong and affordable option for 

construction, does not have the same finish or size of brick masonry. While there 

is a large selection of finishes, the applicants have not provided sample materials 

or specs for the staff to review.  Staff assumes the CMU is a standard sized CMU 

block which is 16 inch by 8 inches, whereas a brick is 4 in. x 8 in. The finish of 

concrete is also much different than of a clay brick. The texture of CMU is not as 

fine as brick as brick is made primarily with clay whereas CMU is made with 

Portland cement. Staff feels that a different cladding material should be used for 

the exterior of the alley wall.  

Some of the materials used on the building are appropriate but materials along 

the alley are not appropriate  
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Other Considerations: 
Prehearing Results 
March 22, 2017: The applicant, representatives from the OTR Infill Committee and 
neighbors were present for the pre-hearing.  
 
Comments Provided to Staff:  

1. A letter from the OTR infill committee is attached. They are not in support of the 
proposed design and have 6 areas of concern.  

2. An email from the Bremen Lofts Condo Association who neighbor the subject 
property to the east. They were not in support of the original design of the 
building. An updated response has not been submitted.  

3. 22 Letters in support of the project.  
 

Recommendation: 
Staff recommends the Historic Conservation Board table the application.  

 Staff feels that the zoning relief could be justified for the density upon additional 
comparable projects that are of a similar size and within the Over-the-Rhine 
neighborhood and further investigation by the Board. 

 Staff is amenable of a parking lease special exception concept, with the standard 
considerations for such a lease typically afforded by the HCB and a specific 
caveat that the lease term shall include 5 years plus renewable for two, five year 
terms.  The HCB has not to date granted less than a 15 year projected window.  

 There are too many design issues that must be addressed to bring the building to 
conform to the OTR Historic District Guidelines and for the staff to recommend 
approval subject to a few verbal conditions. It would be of value to the Applicant 
that the Board weigh in on some of the Staff’s determinations on the various 
design factors and allow the applicant to take such advice and return within 30 
days.  Otherwise, if ask to make a recommendation at this time, Staff would 
recommend denial of the Certificate of Appropriateness.  

 
 

I. ZONING VARIANCE 

A. TABLE the application for Zoning Relief for a mixed use building at 1216-

1218 Race Street per the drawings submitted by Platte Architecture and 

Design dated July 5, 2017. The Zoning Relief requested includes 

 

1. §1409-07– Dimensional Variance – TABLE - Dimensional Variance of 
8,267 sq. ft. of lot area to allow for a 22 residential dwelling units at 324 
sf/unit rather than the permitted 10 residential dwelling units at 700 sf/unit.   

2. §1425-15(c)(3):  TABLE - Special Exception- To allow required parking to 
be established off-site through a lease agreement in lieu of ownership, 
covenant or easement subject to the following conditions.   

a. Property owner shall control the rights to at least 20 parking spaces 
within 600 feet of the property for the life of the project. Property 
Owner shall maintain documentation of such rights in a form 
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approved by the City Solicitor.  Said documentation shall be 
provided to the City of Cincinnati at any time within 3 business days 
of being requested to do so.   

b. Property Owner shall initially demonstrate control for a period of at 
least 15 years and maintain documentation of such rights in a form 
approved by the City Solicitor.  Said documentation shall be 
provided to the City of Cincinnati at any time within 3 business days 
of being requested to do so.   

c. Such control shall be established prior to issuance of the first 
Certificate of Occupancy.   

d. Termination or substitution of control shall be upon the prior written 
consent of the City.  Such consent would not be withheld if an 
equivalency of parking spaces is provided or subsequent legislative 
actions reduce or eliminate the parking requirement. 

 
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 due to its lack of 
conformance to the Over-the-Rhine Historic Conservation Guidelines; and  
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II. CERTIFICATE OF APPROPRIATENESS 

A. TABLE the application for Certificate of Appropriateness for demolition of two 

non-contributing buildings and construction of a mixed use building at 1216-

1218 Race Street per the drawings submitted by Platte Architecture and 

Design dated July 5, 2017.  

 

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

1. It is not necessary and appropriate, in the interest of historic conservation, 
to demolish the two existing non-contributing structures currently on the 
property without an approvable proposal to replace them. 

2. It is not necessary and appropriate, in the interest of historic conservation, 
as the design adversely affects the historic architectural or aesthetic 
integrity of the district. 

3. That the property owner and applicant have not demonstrated by credible 
evidence that the proposal substantially conforms to the MAJORITY of the 
applicable guidelines for New Construction of the Over-the-Rhine Historic 
Conservation District, and in particular: 

B.1 Composition including Base, Middle and Height 
B.3 Window Openings 
B.4 Storefronts 
B.5 Setbacks 
B.6 Rhythm 
B.7 Emphasis 
B.9 Materials  

 



 
 

 
July 17, 2017 
 
Historic Conservation 
Board 
℅ Ms. Beth Johnson, 
Urban Conservator  
Two Centennial Plaza 
805 Central Avenue, 5th Floor 
Cincinnati, OH 45202 
 

Re: COA Application for 1216-18 Race Street 

Ms. Johnson, 

The Over−the−Rhine Foundation has reviewed the drawings dated (7.05.17) for the project located at 
1216-18 Race Street. We appreciate the applicant’s additional submission material including detailed 
analysis of each guideline. Upon review, the Infill Committee remains unsupportive of this project. The 
committee has defined 6 major concerns about the design and offers suggestions for improvements 
below to supplement our original COA report submitted 4.04.17. 
 

Attributes Notes 

Height The total height of the building should be reduced to be at or below 
the height of the two corner buildings on the block. This can be 
achieved by reducing each floor-to-ceiling height by 4”-5”. 

Vertical Emphasis/Rhythm The building is 75’ wide. The division of the building into two bays 
should have greater articulation. This can be achieved by recessing or 
revealing a portion of brick along the centerline.  

Window Openings/Rhythm The 8” brick return adds some depth to the facade but it still reads as 
a flat surface. Further articulation should be added to create shadow 
detail along the facade as seen in adjacent buildings. The windows 
should be two over two divided light. 

Composition The stone parapet and brick reveal does not adequately terminate the 
middle zone or begin the top zone. Heavier definition should be 
applied to reflect weight of the top zone of the adjacent historic 
structure at 1218 Race.  

Materials The rear and side elevations will be visible from many parts of the 
district. Painted CMU is not appropriate. The rear and side elevations 
should be cladded with the same brick detailing as the primary 
facade. 

Storefront 1) Setbacks of any kind are never seen on a non-corner storefront and 
should not be permitted here. The storefront, including the Bulkhead, 
should come all the way to the sidewalk.  
2) The sign band should be transparent glazed glass, functioning as a 
transom window, to reinforce the composition and height of the 
storefront opening. 

 
 



Respectfully Submitted, 
Jennifer LeMasters Wirtz, AIA,  LEED AP BD+C, ENV SP 
Lead Architect 
Co−Chair, OTR Foundation Infill Committee 
 







Ted Leavitt 
1514 Race St., #3� Cincinnati OH 45202 

Phone: +1 843 338 0750� E-Mail: tleavitt@me.com 

Date: 3 April 2017 

Ms. Beth Johnson 
Urban Conservator 
City of Cincinnati Buildings and Inspections 
805 Central Ave., Ste. 500 
Cincinnati, OH 45202 

Re: Proposed Design for 1216-1218 Race St. 

Dear Ms. Johnson: 

I am writing in support of this project.  My wife Vicky and I are in the closing stages of completing 
1514 Race St., which is a 3-unit, owner-occupied multi-unit dwelling.  I remember going through the 
urban conservation process as well, and certainly hope that we can add another building that combines 
the best of modern within an historic setting. 

My main comment would be the mentions we get from people interested in commenting, in that folks 
tend to tell us they like the look of the building, how it doesn’t attempt to ape the original design of the 
neighborhood, yet fits within the overall spirit of the area.  This is what Platte seems to be trying to be 
doing as well. 

Thanks for your consideration. 

Sincerely, 

Ted Leavitt 
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March 28, 2017 

 

Historic Conservation Board Members 

c/o Beth Johnson, Urban Conservator 

805 Central Avenue, Suite 500 
Cincinnati, OH 45206 

 

RE: Letter Subject 

COA -1216-1218 Race 

Cincinnati, OH 45202 

 

Dear Honorable Board Members: 

I am writing you to express our support for the Project at 1216-1218 Race Street, as designed by 

Platte Architecture + Design.  As a practicing architect and planner here in Over the Rhine, it is 

refreshing to see a design that pushes the bounds of the guidelines through thoughtful, contemporary 

architecture.  This building both stands out as a quality example of contemporary design, and blends in 

as a background building within the district. The design does an admirable job of articulating a base, 

middle and top, per the guidelines, while conveying this in a modern architectural language.   As 

designers, architects, and planners practicing in OTR, we should continually push the limits of design as 

a means of expressing the spirit of our times.  This Project does that.  Please grant it a COA with all due 

speed. 

Kind regards, 

New Republic Architecture 

 

Graham Kalbli, AIA, LEED AP 

Principal 

 





 
 
 
April 2, 2017 
 
 
 
Beth Johnson  
Urban Conservator  
City of Cincinnati Buildings and Inspections  
805 Central Avenue, Suite 500  
Cincinnati, OH 45202 
 
Re: COA 1216-1218 Race St. 
 
Dear Ms. Johnson: 
 
I am writing in support of the conceptual design for a mixed-use building at 1216-1218 Race Street as 
prepared by Platte Architecture.  The designers shared their design drawings with me for my review with 
hopes of gaining support. 
 
IÊve been involved in several recent major renovations to our CityÊs iconic architecture and historic urban 
fabric. While at John Senhauser Architects, I led the officeÊs conceptual design for Eighth and Sycamore 
and Eighth and Main, two major new mixed-use buildings in downtown Cincinnati. I also helped execute 
the renovation to Memorial Hall.  In my current position, I am the on-site Architect for Music Hall, Project 
Architect for Ziegler Park Garage, and Project Architect for the phased mixed-use development at Race and 
15th Street.  Through these projects, I have learned the value of place and the challenge of designing in an 
historic context. 
 
The conceptual design for 1216-1218 Race is contemporary, yet appears sensitive to the neighborhood 
context in its massing and basic architectural organization.  The division of the primary facade into 
symmetrical halves containing a syncopated rhythm of tall, narrow openings is particularly successful. The 
recessed base and top is a modern interpretation of the traditional tripartite facade.  The inclusion of the a 
lightcourt is very intriguing, both as interpretation and as functional space. 
 
As the design process moves forward, I urge you to work with Platte Architects to refine any secondary 
design details, but to maintain the overall architectural concept for this new, bold building.  It will be a 
great addition to the neighborhood. 
 
With kind regards, 
 
 
 
 
Andreas Lange, AIA 
Architect, Perfido, Weiskopf, Wagstaff + Goettel 
Director, AIA Cincinnati 
 



 
March 28, 2017 
 
Beth Johnson 
Urban Conservator 
City of Cincinnati Buildings and Inspections 
805 Central Avenue, Suite 500 
Cincinnati, OH 45202 
 
 
RE: COA for 1216-1218 Race 
 
 
Dear Beth, 
 
I am a resident of the Washington Park area, living at 216 W 14th Street, across from Music Hall and next to 
the Symphony Hotel.  I am also COO of Storied Homes, a rehab company concentrated on preserving older-
and-historic homes’ character with projects in Madisonville and Over-the-Rhine. 
 
I support the proposed project at 1216-1218 Race Street.  The project’s proposed facade fits within the 
community’s guidelines for design by using a roofline at-or-below neighboring buildings, using appropriate 
materials & window openings and differentiating from historic buildings in a way which contributes to 
neighborhood aesthetic.  The contribution of a new dining space and additional residents will greatly 
benefit Washington Park and OTR. 
 
Please support this project to replace two non-contributing buildings with one which will contribute. 
 
 
 
Regards, 
 
Josh Jansen 
COO, Storied Homes 

216 W 14th Street 
Cincinnati, Ohio 45202 

513-235-9466 
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03   April   2017  

Beth   Johnson   
Urban   Conservator 
City   of   Cincinnati   Buildings   and   Inspections 
805   Central   Avenue,   Suite   500 
Cincinnati,   OH   45202 

Dear   Ms.   Johnson, 

On behalf of Team B Architecture & Design, a small business located                       
in Over-the-Rhine, I would like to share out enthusiastic support for                     
the proposed design of new inÚll construction at 1216-18 Race                   
Street. I can oÙer the following insights, drawn from professional                   
knowledge and expertise, as a registered architect practicing in the                   
district. 

Our profession works to, in the words of David De Long (Professor                       
Emeritus of Architecture focused on historic preservation at UPENN),                 
“eÙect change responsive to the historical environment.” We match                 
experience concerning program, engineering, and code compliance             
with sensibility towards the historic and aesthetic fabric of an                   
existing   context. 

There is something very challenging about building in a place that                     
has a lot of meaning already. The issue for us is how to Únd meaning                             
in the buildings of our own era by maintaining authenticity while                     
concurrently producing a design that is harmonious with its                 
neighboring   buildings.  

We believe the proposed building at 1216-1218 Race Street                 
acknowledges these issues. The design is composed of two planes:                   
a traditional layer of brick set outboard from a recessed layer of                       
glass. The two work together to produce a visual depth and rhythm                       
that   is   inspired   by   the   district. 

The brick facade is articulated through precisely sharp returns at                   
punched openings, giving deÚnition and depth to the facade                 
composition. This material extends downward to the ground level                 
which helps resolve the composition and introduces brick materiality                 
to pedestrian eye level. Several buildings in the vicinity incorporate                   
brick   as   load-bearing   support   for   the   storefront   opening. 

Also, the inÛuence of Washington Park and it's surrounding civic                   
architecture on this proposed building is not lost. Glass at the                     
storefront and residential units above orients toward the park's                 
center while dynamic social space of the park is encouraged to                     
extend beyond its perimeter into the neighborhood by means of a                     
recessed ground level and cafe-style seating. These contextual               
cues   are   important.  

 



The space between these two planes is trimmed with wood                   
analogous to doorway and vestibule paneling that serves as an                   
added   accent   to   highlight   the   depth   of   the   facade. 

The question about Over-the-Rhine is: do you admire it for its unity,                       
or for its diversity? If you ask is Over-the-Rhine beautiful and lively                       
because of its consistency or inconsistency, I vote for the latter.                     
Within view of this site, we can see the postmodernism of SCPA,                       
German brick detailing of Music Hall, Memorial Hall's neoclassical                 
monumental adornments, the triangulated form of Shakespeare             
Theater,   and   sleek   minimalism   of   Washington   Park's   glass   pavilions.  

Yes, much of the architectural aesthetic of this historic neighborhood                   
is based on a vocabulary of proportions, details, and symbols. But its                       
essential quality derives from the variety that works within these                   
bounds often from transgressing the rules not through ignorance,                 
but sometimes playfulness, and always from a profound yet easy                   
understanding of the neighborhood as a whole – creating in the end                       
the   vitality   and   tension   that   make   this   place   a   joy   to   be   in. 

 

Sincerely, 

 

John   Stoughton,   RA,   NCARB 
Owner,   Team   B   Architecture   &   Design 

 

 



April 2, 2017 
 
Beth Johnson 
Urban Conservator 
City of Cincinnati Buildings and Inspections 
805 Central Avenue, Suite 500 
Cincinnati, Ohio 45202 
 
RE: Letter of Support for 1216-1218 Race Street 
 
Dear Beth,  
 
I am a local architect who has worked on many rehabilitation and new construction projects in Over the 
Rhine. I appreciate new construction that revitalizes the neighborhood by not only replicating the style 
of existing buildings, but also by elevating the design to make people think about and appreciate the 
architecture of this neighborhood.  
 
I’m writing to express support for the project at 1216-1218 Race Street. This design is a modern and 
appropriate addition to the neighborhood. The façade is contextual, replicating the rhythm and 
stratification of typical OTR buildings, but also is clearly modern, responding to its context in a 
thoughtful way. This building will fit in without mimicking its neighbors, and is unique and deserving of its 
prominent location across from Washington Park. Additionally, I think that the steps the designers took 
to activate the sidewalk will have a positive impact on the neighborhood. This is a well-designed project 
that satisfies the historic guidelines, and I feel that it is a valuable contribution to the built environment 
in OTR.  
 
Sincerely,  
 

 
 
Sarah Cornell 
RA, LEED AP 
Tangent Architectural Group, LLC 
317 Mount Hope Avenue 
Cincinnati, Ohio 45204 



2 April 2017 

 

Historic Conservation Board 
City of Cincinnati Buildings and Inspections 
805 Central Avenue, Suite 500 
Cincinnati, OH 45202 

 

Re: Proposed Design for 1216-1218 Race Street 

 

To whom it may concern: 

 

This letter is in support of the design proposed by Platte Architecture + Design and 
Steiner + Associates for the mixed-use development at 1216-1218 Race Street. 

The proposed project is appropriately scaled for its context at the southeastern edge 
of Washington Park. It is well-designed, compatible with, and complementary to the 
surrounding structures, while NOT trying to replicate the existing buildings in the 
district. 

We have to stop mimicking the buildings of the past and get away from the 
prescriptive approach to architectural design of new structures in the district. Passers-
by should be able to walk down the street and know which buildings were built in the 
1800’s, and which buildings were built in the 2000’s. New infill buildings should be 
modest enough to respect the historic architecture in the area, but they should also be 
bold enough to represent the construction methods and design values of our time. The 
proposed design is an example of a project that accomplishes these goals. 

 

Sincerely, 

 

 

Eric Stear, RA, NCARB 
508 Liberty Hill 
Cincinnati, OH 45202 



Catherine Richards 

216-513-5862      catherine.e.richards@gmail.com       1333 Main street #3 Cincinnati OH 45202

March 30, 2017 

Beth Johnson  
Urban Conservator  
City of Cincinnati Buildings and Inspections  
805 Central Avenue, Suite 500  
Cincinnati, OH 45202  

Dear Beth, 

I am an architect and artist. I have worked in OTR since 2009- implementing various design projects, 
founding the Future Blooms program, designing murals, art installations, and organizing and implementing 
numerous events. I also did the Interior design for the award winning Bakery Lofts. I live in OTR on Main 
street and am an active member of the neighborhood.  

This letter is to support the Platte Architecture project at 1216-1218 Race Street. I believe the project is 
a fantastic addition to the neighborhood. Platte is dedicated to the urban fabric of OTR and did 
excellent historical and contextual research for the project. The design fits into the architectural lexicon 
of historic OTR, with appropriate sequencing and proportion across all facades, in terms of scale and 
material choice. While the building is modern, it fits into the existing structures incredibly well. I can't 
wait to see it built. 

Thank you for your time and support, 

Catherine 

mailto:catherine.e.richards@gmail.com
mailto:catherine.e.richards@gmail.com


April 1.2017 
 
Beth Johnson 
Urban Conservator 
City of Cincinnati Buildings + Inspections 
805 Central Ave Suite 500 
Cincinnati OH 45202 
 
 
 
Re: 1216-1218 Race Street 
 
Dear Beth, 
 I am writing a letter of support for Platte Architecture +Design to work on 
1216-1218 Race, east of Washington Park.   I am the owner and operator of The 
Anchor, a restaurant located at 1401 Race.  I have seen the drawings for 1216-1218 
Race and feel that it is well designed and is context appropriate for the 
neighborhood.  I do not hesitate to highly recommend Platte Architecture + Design 
to carry out this work. It will ad much value to the neighborhood.  
 
Thank you, 
 
Derek dos Anjos 
The Anchor-otr 
1401 Race St 
Cincinnati OH 45202 
C: 917-414-0607 
W: 513-421-8111 
 
 



	

	
	
 
 
 
Beth Johnson  
Urban Conservator  
City of Cincinnati Buildings and Inspections  
805 Central Avenue, Suite 500  
Cincinnati, OH 45202 
 
  
RE: COA for 1216-1218 Race  
 
 
Dear Beth: 
 
Please accept this letter as my full support of the Platte Architecture project slated for 1216-1218 Race Street.  I have 
known Kurt Platte and a few of his architects for just over two years.  In that time, I have been fortunate to see many of 
their “visions” become a reality.  This firm never ceases to amaze me in the way that they can create space for a new era 
but still maintain respect for the design of great creators before them. 
 
I am looking forward to seeing another Platte project heighten our community.  I have no doubt that it will be another 
structure that people have to stop for a moment and take in.  And I would be remiss if I did not add that it gives me a 
little pleasure in saying to those same people, “I know the architects who did this one.” 
 
Please feel invited to reach me for further comment or questions. 
 
Sincerely, 
 
 
 
Iris Kelley 
Social Media Manager 
Necco 
 



  
 

m.f.a. jeannemam@alumni.cmu.edu 
b.arch c 513.580.4338 
leed ap 2911 temple avenue, cincinnati, oh 45211 

 
 
 
 
 
April 3, 2017 

 

 

To Whom it May Concern: 

 

I write this letter of support for Platte Architecture + Design’s proposed project at 1216-1218 Race Street as a 10-year 

resident of Cincinnati, a professional member of the arts community (as the Director/Founder of the non-profit 

Modern Dance organization MamLuft&Co. Dance), and as a designer with an architectural background and 

Leadership in Energy and Environmental Design Accredited Professional certification. 

 

I find Platte’s proposed design to be respectful of the surrounding neighborhood’s characteristics, charm, and 

historical appearance. While the design gently pushes toward a more simple aesthetic, its materials, proportions, and 

line are — in my opinion — unobtrusive. I believe that this design will be a beautiful gesture in the neighborhood and 

will contribute to value and appreciation of the site. 

 

I hope that this design will be able to come to fruition without further delay or obstruction. 

 

 

Thank you for your time, 

 

 

Jeanne Mam-Luft 

 JEANNE 
 MAM•LUFT 
 







 
 
 
 
April 3, 2017 
 
 
Beth Johnson  
Urban Conservator  
City of Cincinnati Buildings and Inspections  
805 Central Avenue, Suite 500  
Cincinnati, OH 45202  
 
 
RE: COA for 1216-1218 Race  
 
 
 
Dear Beth:  
 
We are writing this letter in support of the 1216-1218 Race Street Project by Platte Architecture + Design. 
As owners of The Yoga Bar (15 W. 14th Street) and longstanding supporters of the OTR community, we feel the proposed design for 
Race Street will be a welcome addition to our ever-evolving neighborhood. 
 
Although this is a very modern building, we feel it not only responsible for the OTR community to introduce modern architecture, 
but critical for the relevancy and future success of this burgeoning neighborhood of ours. As a Creative Director for almost two 
decades, I have had an opportunity to travel to and spend long periods of time in most major cities of Europe and Asia, and what I 
have noticed is their ability to combine old and new successfully – ensuring that new design honors the past and welcomes the 
future in equal measure. 
 
Having spent the last 20 years in historic neighborhoods, both in Ohio and Northern Kentucky, we understand the importance of 
historical preservation, that said, we have also witnessed and experienced the dangers of an overly homogeneous approach – 
specifically how poorly Victorian styles translate to modern building methods and codes. 
 
 
Sincerely, 
Mike Skrzelowski + Rachel Catherine Roberts 
Owners – The Yoga Bar 
 
 
  
 
 
 
 

15 W. 14th Street, Fl 2 
Cincinnati, OH 45202 

513.800.8159 





Megan Mershman 
332 E. 8th Street 
Cincinnati, OH 45202 
513.241.8700 
mmershman@gbbn.com  
April 1, 2017 

Beth Johnson 
Urban Conservator 
City of Cincinnati Building and Inspections 
805 Central Ave.  Suite 500 
Cincinnati OH 45202 

Dear Beth Johnson: 

I am writing to you regarding the project being undertaken at 1216-1218 Race st.   I would like to share with 
you my support as a designer for the project that Kurt Platte and his team are designing on behalf of Steiner 
and Associates.   

I quite understand your concern with such an unapologetically modern building being proposed for the site. 
But, it’s clear to me upon reviewing this project with the Platte team, the care and consideration they put 
into designing a building that expresses their point of view, achieves the goals of their client, activates the 
street front, and still respects the intent of the historic conservation guidelines.  

I believe their efforts to control the read of the building massing, the thought put into dividing the façade 
into the retail base, middle elevation, and top level to respond to other building and the vertical organization 
are all respectful to, and meet the intent of the historic guidelines.  Not only will this building bring much 
more visual activation to these two parcels, but the building’s programmatic contribution to the 
neighborhood will be valuable along Race street.  

When I compare the drawings and intent of this project to other developer driven efforts in the 
neighborhood, I see an attention to detail and a quality of craftsmanship that will exceed many of those other 
projects.  Ultimately, I feel this project is more respectful of its context when considered with the high level 
of detail and craft that we have preserved on many of the Italianate structures throughout the neighborhood.  

I urge to you take the time to further engage with the Platte team to understand how their vision will 
contribute to the future spatial and economic vitality of the neighborhood, without undermining the urban 
conservancy efforts that you have put forth to maintain the one of a kind historic fabric we are privileged to 
have in OTR.  

Regards, 

Megan Mershman, NCIDQ, IIDA, LEED AP ID+C 



March 28, 2017 

Beth Johnson 
Urban Conservator 
City of Cincinnati Buildings and Inspections 
805 Central Ave, Suite 500 
Cincinnati, OH 45202 
 
Re:  COA for 1216-1218 Race 
 
Dear Beth, 
 
As a resident of Cincinnati for the last 16 year, I have seen a huge revitalization of the urban core, and 
specifically OTR.  As a resident of Prospect Hill, I have a huge respect for the work done to ensure 
historic homes and neighborhoods are saved and improved. 
 
It is with both of these sentiments that I applaud the wonderful plans created for the sites at 1216-1218 
Race and would like these brought to life and become part of the broader Cincinnati neighborhood. 
 
They are more modern than their surroundings.  However, I have no concerns as there are wonderful 
examples within Prospect Hill of newly built modern homes that fit within the fabric of the 
neighborhood.  If anything, I think it is a testament that we build new structures resembling the era of 
which we are living as a reminder of this time.  We cannot afford, nor would we ever do it justice, to try 
to replicate the past.   
 
Furthermore, the renderings for 1216-1218 Race are vibrant, elegant, and fit within the space as well as 
the street façade. 
 
Thank you for your consideration, 
 
Jon Powell 
1623 Mansfield St. 
Cincinnati, OH 45202  
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Johnson, Beth

From: Kevin Kluender <kevin@drawingdept.com>

Sent: Sunday, April 02, 2017 10:27 AM

To: Johnson, Beth

Subject: Race Street Project

Beth, 

Drawing Dept was asked by Platte Architects to opine on Platte's proposed facade treatment for a project on 

Race Street fronting Washington Park. Having read their thorough analysis of existing Over the Rhine buildings 

and their application of that analysis to their facade, I find that their design is in accord with guideline 

recommendations. I am interested in seeing a facade without resorting to imitative applied decoration. 

 

Furthermore, I am excited to see high density, mixed use, vehicle free development on such a prominent site. 

 

Thank for your consideration and I look forward to seeing the project come to life. 

 

Kevin Kluender 

Architect  

Drawing Dept 

 

--  

Kevin Kluender 

architect 

drawing dept
          architecture & design 

3217 madison rd cincinnati ohio 45209

513.272.8099 | www.drawingdept.com





















































RE
ST

AU
RA

N
T 

/ A
PA

RT
M

EN
TS

12
16

-1
21

8 
Ra

ce
 S

tr
ee

t
Ci

nc
in

na
ti,

 O
H

  4
52

02

Ce
rt

ifi
ca

te
 o

f A
pp

ro
pr

ia
te

ne
ss

 A
pp

lic
at

io
n

STEINER + ASSOCIATES

202 W. ELDER ST.
4TH FLOOR
CINCINNATI
OH 45202

WWW.PLATTEDESIGN.COM 1

1 - Drawing Index
2 - Front Rendering
3 - Aerial View
4 - Context Map
5 - Views From Park
6 - View From Vine Street
7 - Streetscape Context Photos
8 - Rear-of-Site Photos
9 - Rear-of-Site Photos
10 - Front-of-Site Photos

DRAWING INDEX

11 - Front-of-Site Photos
12 - Site Plan - Existing
13 - Site Plan - Proposed
14 - 2nd-5th Floor Plans
15 - Roof Plan
16 - West Elevation - Existing
17 - East Elevation - Existing
18 - West Elevation - Proposed
19 - East Elevation - Proposed
20 - North/South Elevations - Proposed

21 - Front Sitelines
22 - Rear Sitelines
23 - Goose Alley Sitelines
24 - Composition - Base
25 - Composition - Middle
26 - Composition - Top
27 - Window Openings
28 - Storefronts
29 - Setback
30 - Rhythm

31 - Rhythm
32 - Rhythm
33 - Height
34 - Emphasis
35 - Materials
36 - Garage Door / Breezeway Gate
37 - Windows - Primary Elevation
38 - Windows - Secondary Elevation

- Revised/Added for 07/24/2017 HCB Hearing



RE
ST

AU
RA

N
T 

/ A
PA

RT
M

EN
TS

12
16

-1
21

8 
Ra

ce
 S

tr
ee

t
Ci

nc
in

na
ti,

 O
H

  4
52

02

Ce
rt

ifi
ca

te
 o

f A
pp

ro
pr

ia
te

ne
ss

 A
pp

lic
at

io
n

STEINER + ASSOCIATES

202 W. ELDER ST.
4TH FLOOR
CINCINNATI
OH 45202

WWW.PLATTEDESIGN.COM 2

FRONT RENDERING - Looking SE
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1216-1218 Race - Proposed

AERIAL VIEW - Looking SE
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View 1

View 2

VIEWS FROM PARK

View 3

2

3

1
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View 4

VIEW FROM VINE STREET

4
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1216-1218 Race

STREETSCAPE CONTEXT PHOTOS
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REAR-OF-SITE PHOTO COLLAGE - Looking N

Existing buildings to be demo’d
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REAR-OF-SITE PHOTO - Looking S REAR-OF-SITE PHOTO - Looking S

Existing buildings to be demo’d
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FRONT-OF-SITE PHOTO - Looking S FRONT-OF-SITE PHOTO COLLAGE - Looking SE
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FRONT-OF-SITE PHOTO COLLAGE - Looking NE FRONT-OF-SITE PHOTO - Looking N
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SITE PLAN - Existing
1/16” = 1’-0”
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SITE PLAN - Proposed
1/16” = 1’-0”
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2ND-4TH FLOOR PLAN - Proposed 5TH FLOOR PLAN - Proposed
1/16” = 1’-0” 1/16” = 1’-0”
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ROOF PLAN - Proposed
1/16” = 1’-0”
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WEST ELEVATION - Existing
1/16” = 1’-0”
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EAST ELEVATION - Existing
1/16” = 1’-0”
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WEST ELEVATION (FRONT) - Proposed
1/16” = 1’-0”
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EAST ELEVATION (REAR) - Proposed
1/16” = 1’-0”
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SOUTH ELEVATION (SIDE) - Proposed NORTH ELEVATION (SIDE) - Proposed
1/16” = 1’-0” 1/16” = 1’-0”
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FRONT SITELINES - Section looking North
1’ = 50’
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REAR SITELINES - Section looking North

Existing empty lot. 
Possible site of future development.

1’ = 50’
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GOOSE ALLEY SITELINES
1’ = 50’

Section looking West

Rear Alley Plan

GOOSE ALLEY
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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.

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 t hrough 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. “

The base is distinguished by large-span openings 
that reveal the first floor storefront. Openings 
change scale dramatically in relation to the 
floors above.

Apartment entrance highlighted with wood-
cladding.

Aluminum sliding doors and storefront are 
recessed behind the front plane of the build-
ing. 4’-0” bays contrast with the 3’-0” spacing 

above.

The storefront is primarily glass, providing a 
change in material that differentiates it from the 

zone above.
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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.

MIDDLE:  Details on new buidings 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.”

Stone parapet & brick reveal, terminating the 
middle zone.

The precision of modern, unadorned openings 
reinforces the grid of horizontal and vertical 
lines created in adjacent buildings by historical 
details like stone lintels and sills.

Balconies are recessed behind a rhythm of 
vertically-aligned openings. Sliding and swing 
doors to the rear of the balconies are detailed 
similarly to the windows in adjacent punched 
openings, reinforcing the consistent sequence 
of tall, narrow rectangles.
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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.

TOP:  New construction must employ a strong element that terminates the upermost 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.”

Thickened canopy extends to face of front facade, 
providing cap to middle zone.

5th floor recessed to foreground middle zone.

Vertical metal paneling punctuated by sliding doors 
acts to reinforce vertical orientation.



3RD FL

4TH FL
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AC UNITS

BRICK MASONRY - DARK GRAY

PAINTED CMU - DARK GRAY

STAINED WOOD

METAL PANEL - LIGHT GRAY

MATERIALS LEGEND
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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 
structrues 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, ane openings have some form of definition, such as lintels, sills or decorative 
surrounds. Window openings, which are typically aligned vertically, usually occupy between 20T and 50T of the principal facade. In commercial, industrial and institu-
tional buildings, windows are often grouped within a single opening. These building types may also use a combination of window sash, including double-hung, awning and 
hopper. If muntins are used in new window sash, they must provide true divided lights.  Within the individual opening, window sashes are usually divided into two or 
more lights. In all cases the glass must be clear; tinted or reflective glass is not acceptable.  Also, roll down shutters and metal bar systems installed on the exterior of 
the building that cover door and window openings are not appropriate. “

8” brick return at window openings

Recessed balconies minimize their presence and 
present a more uniform, uncluttered appear-
ance, somewhat concealed within the rhythm of 
openings.

39% punched openings (which falls within the 
20%-50% that is typical for historic buildings in 
this neighborhood)

- adds depth to the facade
- provides an alternative to historical adornment 
while similarly reinforcing vertical and horizontal 
alignments within the elevation
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STOREFRONTS
“New storefronts should relate to the characteristics of existing storefronts on historic buildings. Storefronts in the district are typically taller than individ-
ual 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 rehabiitated 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’-0” to 18’-0” above grade; the window sill height is between 18” and 3’-0” above grade; and storefront windows are set back from 
the structural elements approximately 12”.

The open area below the con-
cealed lintel is 15’-0” high, which 
falls within the Historic Guide-
lines’ range of 12’-0” to 18’-0”.

Pedestrian scale achieved by:
- overhead plane of ceiling at 
recessed area
- aluminum storefront/sliders 
mullion spacing (4’-0”)

The storefront itself is primarily 
glass, simlar to historic store-
fronts in the district.

The storefront lintel is concealed 
within the brick to add verticality 
to the front facade.
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SETBACK
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“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 adjacnt and nearby sites. In Over-the-Rhine, most commercial buildings are built up to the property line. Some residential property, especially detached 
buildings, hav shallow setbacks but retain an “edge” at the property line with a fence. Some larger instutional buildings such as schools, churches, and public build-
ings 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.”

Membrane of first floor storefront is recessed to provide outdoor seating. 

Outdoor seating avoids pinch point at sidewalk.  
Due to the potential for heavier foot traffic, a 2’-6” encroachment 

is the most we can expect to be permitted with a Revocable Street 
Privilege.

Building maintains property line at floors above.

Site-specific 
connection to park

6’-6”

2’-6”
3’-0”
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RHYTHM
“New buildings should incorporated design features, such as window groupings, articulation of wall surfaces, and decorative elements such as columns or piers in an effort to maintain the the 
rhythm that already exists in the district. New construction should avoid creating long unrelieved expanses of wall along the street by maintaining the rhythm of bays found on the district. Most 
buildings in Over-the-Rhine are relatively narrow, 25 to 50 feet in width.  A building facade typically displays vertical subdivisions that establish a visual rhythm. In dense commercial areas such 
as Vine Street, there are no setbacks, creating a solid wall along the street. This wall is articulated by the individual buildings, which in turn are divided by window groupings, changes in wall 
planes and decorative elements such as pilasters, columns or piers.”

A’A 1630 Race Street 36 Findlay Street 

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

X X3X 2X

1708 Race Street 

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

Precedents - Large buildings with flat expanses of wall, undifferentiated repetition of openings. Bays are created by vertically stacked windows.

1404 Race Street - 96’ 1414-1420 Main Street - 137’ 

1826 Race Street - 52’ 

1306 Main Street - 51’ 
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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.”

Tall buildings are not unusual in the area sur-
rounding the proposed site. Numbers in gray 
indicate building stories within 100’ of the 
proposed site.5 
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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.”

Module of tall, narrow windows, 
repeated throughout the middle 
zone.

Vertically oriented paneling at 
5th floor.

Vertical elements within facade counteract horizontal shape of building footprint.

Brick at center and outer edges 
of front elevation continue to 
base to emphasize verticality.

Tall, uninterrupted openings at 
1st floor.
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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.”

WOOD CLADDING
Tongue-and-groove plank cedar 
cladding, stained.

Location:  breezeway entry, bal-
cony walls/ceiling, 5th floor canopy 
underside.

CMU
Painted to match the brick on the front 
elevation.

Location:  side and rear elevations.

BRICK MASONRY
Dark gray modular-sized brick with 
gray mortar.

Location:  front elevation.

Gray mortar sample inserted into 
brick sample.

METAL PANELS
Interlocking aluminum panel, 12” 
wide, with concealed fasteners and 
1/2” reveal.  Vertically oriented.

Location:  walls of top floor at both 
front and rear volumes.
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BREEZEWAY GATE - ProposedGARAGE DOOR - Proposed
3/4” = 1’-0”

INSULATED STEEL

INDUSTRY LEADING 
COMMERCIAL & INDUSTRIAL SOLUTIONS

INSULATED SECTIONAL STEEL-BACK DOOR

470

• Solidly Constructed for Reliable Performance
  - Steel interior backing provides a durable finished appearance

  - Baked-on polyester paint finish eliminates field painting and  
   provides long-lasting protection against the elements

  - Heavy-duty track and hardware are fabricated of high-quality  
   galvanized steel and engineered for precise, trouble-free 
   performace

• Thermal performance
  - 2” polystyrene insulation delivers superior 9.83 R-Value*

PERFECT FOR COMMERCIAL AND INDUSTRIAL APPLICATIONS WHERE 
DURABILITY, RELIABILITY AND ENERGY EFFICIENCY ARE ESSENTIAL
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Architect Series® Contemporary

CM-13

CASEMENT
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UNIT SECTIONS

Aluminum-Clad Exterior

Scale 3" = 1' 0"

All dimensions are approximate.
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Fixed Sash in Frame Fixed Frame Direct Set

FIXED WINDOW

UNIT SECTIONS — RECTANGULAR SHAPES
Aluminum-Clad Exterior
Exterior Glazed

Scale 3" = 1' 0"

All dimensions are approximate.
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Seals tight and locks easily.

Architect Series® casement windows feature 

the SureLock® System that reaches out to pull 

the window sash against the weatherstripping 

to form a tight seal against drafts, making them 

more energy-efficient. Plus, Pella’s patented 

Unison Lock System secures casement and 

awning windows in two places with a single, 

easy-to-reach handle.

The confidence of added protection.

Pella products are backed by some of the strongest 

warranties in the business. See written limited warranty 

for details, including exceptions and limitations, at 

pella.com/warranty.

C O N T E M P O R A R Y

Lasting beauty. 

EnduraGuard® wood protection offers advanced protection against the effects of moisture, decay, 

stains from mold and mildew — as well as termite damage. This proven immersion-treatment method 

will help ensure that Pella® wood windows and patio doors look and perform beautifully for years.

Stain mold present after 7 months of field-testing  
a competitor’s pressure-treated wood.*

Competitor’s pressure-treated wood.

Pella’s casement window after 7 months  
of exposure to moisture.*   

Pella EnduraGuard wood protection.

* For testing purposes, the seal between the bottom rail and the glass was compromised in both casement units tested. 

L I M I T E D

PELLA ARCHITECT SERIES CONTEMPORARY - Primary Elevation
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A casement window perfectly complements the simplicity of modern design, while also 

providing maximum ventilation. This type of window is hinged on either side so the sash 

opens outward, to the right or left, in a swinging motion. 

Standard Features
• Color: White or Desert Sand 

• 2-1/2" frame 

• Frames include integral nailing fin 

• Foam compression gaskets in frame corners 

• Nesting handle 

• Compression weatherstrip applied along the full perimeter 

of the operating sash 

• High-performance Low-E insulating glass 

• Fiberglass Charcoal insect screens in an aluminum frame to 

match the unit’s color* 

• Low-profile multipoint locking system 

• DP 50 performance rated    

Optional Features
• Color: Bronze Anodized, Clear Anodized, French Vanilla, 

Arctic Silver, Mesa Red, Hartford Green, Hunter Green, 

Chestnut Bronze, or Dark Chocolate 

• Insulating glass options include Low-E with argon, LoĒ3-366, 

tinted, textured, laminated and tempered glass

• Grilles between the glass (GBG) available with 5/8" flat 

or 1" contour grilles 

• Frame options include block and flush fin 

• Custom sizes available 

*Insect screens are intended to allow air and light in while keeping insects out. They are not intended to stop children from  
 falling through an open door or window. For safety screens or other security devices, contact your local building supply retailer.

1514 J E L D - W E N . CO M

CASEMENT WINDOWS

JELDWEN PREMIUM ALUMINUM - Secondary Elevation



Beth Johnson 
Urban Conservator 
City of Cincinnati Buildings and Inspections 
805 Central Avenue, Suite 500 
Cincinnati, OH 45202 
 

RE: COA for 1216‐1218 Race 

Dear Beth: 

I am writing this letter in support of the program and design of the project at 1216‐1218 Race. The 

project seems as though it would add a great amenity in support of the lively and engaging Washington 

Park. The design is modern but contextual, adding to the street continuity in a way that supports the 

surrounding buildings while fully admitting that it is built in a different time. The rhythm of openings and 

materials used appear to partner with the surrounding buildings and the openness of the first level 

encourages the activity desired for a walkable and welcoming street presence. I hope that you will also 

support this project and a design that shows that both modern and historical structures can contribute 

to the beauty and vibrancy of our wonderful OTR neighborhood. 

Sincerely, 

 

Elizabeth Schmidt 

209 Orchard Street 

Cincinnati, OH  45202 
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April 3, 2017 
 
Beth Johnson 
Urban Conservator 
City of Cincinnati Buildings and Inspections 
805 Central Avenue, Suite 500 
Cincinnati, OH 45202 
 
RE: COA for 1216-1218 Race St. 
 
Dear Beth, 
I’ve recently viewed the plans for this project and was impressed! As a Builder that has completed projects in 
OTR, this building will show forward progress and historical balance, it will add value and create a long-lasting 
magnetism to the Washington Park area and beyond. I encourage you to consider the project and help continue 
the architectural and economic momentum that Cincinnati is nurturing. 
 
Thank you for time and consideration. 
Sincerely, 
 
 
 
Damon L. Long 
 
 
 





11 April 2017 
 
 
Historic Conservation Board 
City of Cincinnati Buildings and Inspections 
805 Central Avenue, Suite 500 
Cincinnati, OH 45202 
 
 
Re: Proposed Design for 1216-1218 Race Street 
 
 
To whom it may concern:  
 
 
I am writing in support of the new proposed design for 1216-1218 Race Street. Platte’s design is a great 
exercise on balance: while deeply respectful of the character of our beautiful OTR, it manages to be a very 
elegant statement about our future. Such balance is not easy to achieve, it requires a deeper 
understanding of the surrounding. Platte’s sophisticated design has effectively avoided the shallow imitation 
of historic buildings, a very unfortunate (and very common) approach that, in my opinion, devalues the 
quality of our beloved neighborhood. I just returned from a trip to Portugal and Spain, where new 
architecture in historic environments is the norm. I enjoyed the fact that most new buildings are decidedly 
modern. They keep a harmonious relationship with their surroundings by avoiding two extremes: mindless 
imitation and strident differentiation. I believe Platte’s design shares that wonderful spirit. 
  
I honestly believe the proposed building will be a great addition to the city, and I hope to see it realized. 
 
 
Regards,  
  
 
 
 
 
 
 
Jose Garcia        
  

 
www.josegarciadesign.com 
p.513.751.1222  
644 Clemmer Avenue 
Cincinnati, OH 45219 
 

http://www.josegarciadesign.com/


April 10, 2017 
 
Historic Conservation Board 
Cincinnati, OH 45202 
 
Re: 1216-1218 Race Street 
 
To Whom It May Concern: 
 
Please accept this letter as a voice of support for the proposed design by Platte Architecture + 
Design for the proposed project at 1216-1218 Race Street. It is clear to me that the designers at 
Platte have taken the context into careful consideration and responded to the historic context 
with an appropriately elegant and sophisticated contemporary response. To simply imitate or 
attempt to recreate the historical vernacular is not appropriate for the vibrant, dynamic 
community of OTR.  This more thoughtfully considered approach to the street scape will bring 
visual interest, and artistically complement the surrounding historic buildings.  It helps balances 
the ever-present duty of architects to bring beautiful, innovative building forms with a 
reverence for our existing context of Italianate style. 
 
It is clear the trend of urban revitalization is impacting the growth of our city core and this is 
very exciting for Cincinnati in many ways. Developing an energetic neighborhood, with a wide 
variety of residential, commercial and public spaces is essential for continued positive shifts in 
our city’s ability to attract and retain talent, largely in the creative class and start-up ecosystem. 
Having designs such as Platte has proposed, signals that Cincinnati has world-class aesthetics 
and architecture, and this is vital – as a reference to our history and for the long-term 
development of our urban aesthetic. 
 
Sincerely, 
 
Valerie Jacobs 
Chief Insight + Innovation Officer, LPK 
Adjunct Professor, University of Cincinnati, DAAP; Philadelphia University, Strategic Design MBA 
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