
ITEM 1  March 25, 2019 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS  

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2019008 
APPLICANT:  New Republic Street 
OWNER:  Molly Reckman  
ADDRESS:  227 Magnolia Street 
PARCELS:  081-0002-0241, 240 
ZONING:  CC-A 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: March 13, 2019 
HEARING DATE: March 25, 2019 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 

 
Nature of the Request:  
The applicant is requesting a COA for the removal of a non-historic staircase and the 
construction of a small one story with a second story deck addition.  

 

Existing Conditions 
The subject property is an existing 2 family residential building with “Vacant” parcel to 
the west. This parcel contains parking at both the front and off of the alley and a fenced 
yard for the property.  
 

Proposed Conditions 
The applicant is proposing to renovate the building into a single family house, its original 
and historic use.  The proposal includes a small one story addition with a second floor 
balcony/deck. This small frame addition will be slightly visible from the street.  

 
Figure 1. Image of 227 Magnolia St. Image from Google. 
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Figure 2. Location of subject property 227 Magnolia Street  Street. Image from CAGIS. 
 

Previous Reviews:  
2015P04388- Permit for rehabilitation of a building. Existing 2-family rehabbed to a 2-
family. Work included a new rear entrance deck, fencing, paver patios and parking 
areas.  
 
Zoning Review:  
The building is being rehabilitated from a 2 family to a 1 family residential unit. This is 
permitted use for the building and as this is not a mixed used building this use is 
permitted on the ground floor by right.  
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409   CC-A 
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 
 
Certificate of Appropriateness Review: 
A COA is required for the proposed mudroom addition.  
Comments on Applicable Guidelines  
All the changes substantially conform to the Over-the-Rhine Historic Conservation 
Guidelines. The addition is a small 1 story addition with a second story balcony. It will 
be slightly visible from the street.  

https://library.municode.com/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
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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Applicable Guidelines 
 

Additions  

Intent and General Guidelines  

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

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

 

3. Additions should not overpower the original building.  
 

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

The addition of the mud room is small 1 story addition with a roof balcony for 
access from the second story. The addition will be a cement board lap siding 
frame addition which is appropriate for a small addition as historically there were 
small rear and side frame additions throughout OTR. The different use of 
materials is compatible but also differentiates the building from the original 
building.  
 
The addition is setback to the same line where the existing privacy fence is and 
will not overpower the original building.  
 
The work is also removing the side staircase. This staircase is not original and its 
removal will not affect historic materials.  

 
Other Considerations:  
 

Prehearing Results: A prehearing was held on March 6, 2019  
 

Comments Provided to Staff: NA 
 
Building Code Considerations: Building permits cannot be issued for buildings that 
cross over property lines. The lots will be required to be consolidated. The applicants 
are aware and are in process of accomplishing this requirement.  
 

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

 
I. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 227 Magnolia Street for a rear 
addition, per plans submitted by New Republic Architects dated 02/08/2019 
subject to the following conditions: 
1. Building permits must be issued within 2 years of or the COA will expire.  
2. A plat consolidation shall be recorded before building permits are issued.  
3. The cement board shall be smooth sided.  

 
 
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.  
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ITEM 2                  March 25, 2019 

 

APPLICATION FOR 
ZONING RELIEF AND  

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: ZH20190017/COA2019007 
APPLICANT:  New Republic Architecture 
OWNER:  OTR Community Council 
ADDRESS:  1505-1507 Vine Street 
PARCELS:  081-0004-0072; 081-0004-0071;  
ZONING:  CC-P  
OVERLAYS:   Over the Rhine Historic District  
COMMUNITY: Over the Rhine 
REPORT DATE: March 11, 2018 
HEARING DATE: March 25, 2018 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Details of Zoning Relief Required: 

A. Sec.1409-09 Density: Numerical Variance: Numeric Variance of 242 sf of lot 
area/dwelling unit requirement of 700 sf of lot area/dwelling unit to allow a 12 
dwelling multifamily project at a density of 458 sf lot area/dwelling unit. 

  
B. Sec. 1427-27 (c): Dimensional Variance:  A dimensional variance to 8 ft. of the 

height of a projecting sign to allow a proposed sign of 16 ft. in height. 
 

C.  Sec. 1427-27(d): Locational Variance:  Locational variance of 3.5 ft. to allow a 
Projecting Sign to be located 1.5 ft. from an interior side lot line of a division wall 
between different establishments.  

 
Nature of Request: 
The applicant is requesting three variances and a Certificate of Appropriateness for 
construction of a new mixed use 5 story building at 1505-1507 Vine Street  
 
Existing Conditions: 
The existing property is currently 2 tax parcels which are currently used as a surface 
parking lot.  The buildings on the parcel were demolished around 1978 according to the 
Hamilton County Auditors records. The property has a 5 story building to the south and 
a 4 story building to the north.   
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Figure 1: 1505-150 Vine Street.  Pictures provided by Google Street Views. 

 

Figure 2:  Map of 1505 Vine Street. Map provided by Cagis Maps 
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Proposed Conditions: 
The proposal at 1505-1507 Vine Street 
1. Construct a new 5-story, 12 unit residential building with a commercial space on 

the first floor.  
2. The first floor will be set back just slightly from the property line along the majority 

of the front with the stair tower being at the property line.  
3. The building will be clad in a white glazed brick as a main material with metal and 

concrete accents.  
4. The proposed building will take up the majority of the lot.  
 
Previous Review:  NA 
 
Applicable Zoning Code Sections:   
Zoning District:  Section 1409  Commercial 
Variance Requests: Section 1409  Development Standards  
Variance Authority: Section 1445-07  
HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest 
   Section 1445-15 Standards for Variances  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg:   Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 
Zoning Analysis: 
 
The proposed project has a requested density increase from 7 units to 12 units per the 
CC-P standards of 1 dwelling unit per 700 square feet of land for new construction. The 
project is also part of a larger project that includes rehabilitation of 3 additional buildings 
immediately north of this site, with a proposed total dwelling count 32 units. The 
proposed project is proposed to be an affordable housing project, and has been 
submitted for the current competitive round of Low Income Housing Tax Credits with the 
State of Ohio.  If awarded, the project would be required to maintain a percentage of 
low-income housing units at the site for 30 years.  
 
Existing at historic structures at 1511-1517 Vine Street are 3 buildings that had a last 
known total density of 22 units above commercial spaces on the first floor. These 
records are from rental registration and appraisal information on the Hamilton County 
Auditors website. Once rehabilitated, the existing buildings will house 20 units, which 
are 2 less dwellings than the previous density of the three historic buildings in the total 
project.  
 
The existing properties would have been permitted to have 22 units per their last known 
density as typically interpreted by the Zoning Administrator. This combined with the 
allowable dwelling unit count at 1505-1507 Vine Street of 7 units would allow for a 

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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cumulative total dwelling unit count 29, which is only 3 less than the requested overall 
density count of 32 units. A summary chart is below. 
 
 

Address Existing Units Allowed Units Requested Units 

1505-1507 Vine St 0 7 12 

1511 Vine St 7 7 6 

1513 Vine St 9 9 8 

1517 Vine St 6 6 6 

 22 29 32 

 
As a low-income housing tax credit project, the rents will have to be maintained as 
affordable by federal standards for a percentage of the units over the whole project. For 
qualified residents who make between 30 percent and 60 percent of the area's median 
income, a three-bedroom apartment will rent for around $750, while a one-bedroom will 
rent for around $290. As we anticipate the applicants to state at their public hearing, the 
need to balance income and costs and keep the units affordable is a difficult balancing 
act.  Applicants have shared with Staff some of that information and is anticipated they 
will share that with the Board as well.   
 
When looking at density variance, two areas of concern that we have consistently 
considered are Parking and Traffic Patterns and Trash and Utility Management.  
 

1) Parking and Traffic Patterns 
 

On September 19, 2018, City Council passed the Urban Parking Overlay Zone #1, 

which exempts all projects within the boundary of the overlay from parking 

requirements. This overlay became law on October 20, 2018. While the property would 

be exempt from parking requirements, the project is asking for a slight increase in 

residential density which does increase the anticipated parking demand based on the 

zoning code allowances. The increase is 5 spaces if the property is looked at by itself 

and only 3 if the project is considered as a whole with the 3 other properties in the 

proposed Low-Income House Tax Credit project plan. It is noted that a sizable bike 

parking area is incorporated into the first floor plan.  Additionally, new parking facilities 

are anticipated to come online in the vicinity by the time occupancy occurs.  The site is 

also one block west of the streetcar stop at Race and Liberty heading downtown.  Given 

that the net additional dwelling count is only 3, the propensity of the project residents 

having lower percentage of car ownership, and the expanding parking options 

anticipated within 600 ft. of the site, Staff believes the variance is appropriate. 

2) Trash and Utility Management 

When an increase in density is requested for a property, providing adequate trash and 

utility management within the building or on the property is necessary as to not create a 
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collection of trash receptacles on public right of ways, either on streets or on alleys. The 

applicants have made accommodations off of the alley for appropriate trash storage 

onsite, for both the residents and the proposed commercial space.  

There are also 2 variance requests in relation to a proposed projecting sign, allowing it 

to be twice as tall as a typical projecting sign and more proximate to the south property 

line than specified in the zoning code. While the sign is taller than the sign allowance for 

both the historic guidelines and the zoning, the sign provides an architectural element 

that also creates a unique wayfinding for the commercial entrance. The sign remains 

below the 3rd story and is a simple design and the structure is integrated into the design 

of the building itself. Staff is supportive of this design and this placement for the 

architectural composition it creates. Staff will condition that the sign cannot be internally 

illuminated and that the granting of the significantly larger Projecting Sign should be 

balanced by limiting the allowable Wall Signage of the commercial space.  Applicant 

has agreed to these proposed considerations.   

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 fill a significant void in the urban fabric where a vacant 
lot has been for over 40 years and the entire project will redevelopment most 
of the 1500 block of Vine Street. Additionally, many concerned entities have 
viewed that committing to development of affordable housing as a priority in 
the neighborhood.  The development should be contextually sensitive, and 
staff reviews the compatibility of the development below.  

 (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 applicants have not demonstrated that the proposed project is the only 
project that would create an economically viable use as they have not studied 
every type of use allowed under the zoning code.  The proposed use, mixed-
use multi-family dwelling structure, is permitted within the district but for the 
density requested.  Additionally, the density requested generates less parking 
demand than if the entire building were to be utilized as all commercial/office 
uses.  

 
Standards for Variances per Section 1445-05-4 

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

the strict application of the provisions or requirements of this Code or the Land 

Development Code, as applicable, are unreasonable and would result in practical 

difficulties.  
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A strict application of the code would only allow 7 residential dwelling units 

on this property. This strict application is contrary to the goals of the Over-

the-Rhine Comprehensive Plan and Plan Cincinnati of creating more 

housing opportunities, especially Low-Income Housing opportunities in order 

to provide more diverse housing options within the neighborhood.  

  

(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 applicants are asking for the density allowance that is comparable to 

the density of existing historic buildings in the vicinity but is denser that 

new construction that has been permitted without parking. However, the 

applicant is proposing to housing project that typically has not established 

the parking demand in this neighborhood, compared to market rate 

housing. 

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

1. 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 increasing the density by almost 
1.7 times the allowed density that is permitted and therefore does not 
meet the standards of the CC-P zoning district. The proposed use of 
mixed use and multi-family residential use generally does conform to the 
zone.  

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

Staff is of the opinion the proposed work does substantially conform to the 
guidelines for the Over-the-Rhine Conservation District. (Refer to 
Certificate of Appropriateness review below)  

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

Plan Cincinnati was adopted in 2012 and there are many maps and 
discussion about the urban center and the basin area being a dense urban 
neighborhood. The proposal is supporting the desire for dense 
development to help build the population and work base for the City of 
Cincinnati. The proposal is also supporting creating diverse housing 
options which is desired in the Over-the-Rhine Comprehensive Plan.  



 

7 

 

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

This has been discussed above.  

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

NA 

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

NA 

7. Hours of Operation.  Operating hours are compatible with adjacent land uses.   
        NA 

8. 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 5-story mixed use building is in keeping with the 
mixed use 4-5 story development on this portion of Vine Street. The 
architectural compatibility is discussed below.  

9. 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.  

 NA 

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

There are no anticipated adverse effects to the extent of access to fire, police 
or other public services. 

The property will be removing a curb cut from Vine Street which is an 
improvement to the traffic patterns on Vine Street, especially at a portion of 
Vine Street with multiple intersections and existing curb cuts in the direct 
vicinity.  

11. Blight.  The elimination or avoidance of blight.  
The current property is an unimproved parking lot and is not considered a 
blighted property, though poorly maintained; however it is an underused 
property that is not supporting the urban fabric, the architectural character of 
the neighborhood, or a walkable community.  

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

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

14. 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.  While the project does anticipate using Tax 
Abatement it will still increase taxes to the school district.  

 

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

The owner has an economic benefit to the proposed establishment. 

Certificate of Appropriateness Review 
 

NEW CONSTRUCTION 

The Over the Rhine Historic Conservation Design Guidelines gives direction to both 
staff and an applicant on how to design and review proposed developments. When 
designing infill developments, context and existing surrounding buildings are the main 
guiding principles of reference.  Typically, the context that we consider the most when 
looking at appropriate infill design is the block that the parcel is on and especially 
adjacent properties 

 

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 is a vacant lot and is used as an unimproved surface parking lot  

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 and through the 
applicant’s narrative they explain how they used the existing buildings to inform 
their design.  

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.  
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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.  

The property has a strong base defined by a storefront and a stained concrete 
skin. The base is topped with a strong horizontal element of a channel separating 
the base from the middle. The storefront and doors are also set back a bit from 
the façade line providing a change in plane as well. The setbacks allow for no 
impediment to pedestrian circulation on the right of way. 

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 3 floors of punched and grouped openings. The 
grouped openings have a surround that projects and the punched openings are 
recessed to create changes in planes.  Windows are casement window, in the 
application proposed as single pane. 

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.  
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The top is defined by the fifth story and a void and solid design. The top mimics 
the feeling of the top at 1501 Vine Street, the building to the south, by creating a 
very strong top that incorporated the entire top floor.   

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

The roof is a flat roof, which is appropriate for roofs on buildings that are over 
three stories tall. No roof top decks or public areas are proposed. 

3. Window Openings: Window openings are extremely important in this district. The 
openings of new buildings should be related to the size and placement of openings 
found on historic structures of similar use in the district. In residential buildings, window 
openings are typically found individually rather than in pairs or grouped. The openings 
are taller and wider (typically in a proportion of 2:1), window sash are set back from the 
wall surface, and openings have some form of definition, such as lintels, sills or 
decorative surrounds. Window openings, which are typically aligned vertically, usually 
occupy between 20% and 50% of the principal facade. In commercial, industrial and 
institutional buildings, windows are often grouped within a single opening. These 
building types may also use a combination of window sash, including double-hung, 
awning and hopper. If muntins are used in new window sash, they must provide true 
divided lights. Within the individual opening, window sashes are usually divided into two 
or more lights. In all cases the glass must be clear; tinted or reflective glass is not 
acceptable. Also, roll down shutters and metal bar systems installed on the exterior of 
the building that cover door and window openings are not appropriate.  

1. The windows make up a large portion of the building.  
2. The individual panes are taller than they are wide. 
3. The glass is clear and only used the tint required for energy code requirements.  
4. The window openings are between 20-50% of the façade on both the front and 

rear.  
5. The windows are stacked vertically and lined up horizontally.  

 
The only concern staff has on the windows is the lack of a horizontal division in 
the glass. The windows are casement windows and do not require a division, 
however typically windows are double hung windows with a horizontal division 
at the meeting rail. Staff recommends a condition that a division/mullion is 
included, but not necessarily requiring the mullion to separate the window into 
two equal panes of glass. The Board has reviewed and approved such in the 
past. 
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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 

The first floor is defined by a commercial storefront. The majority of the base is a 
storefront form with a large plane glass. While the design does not include a knee 
wall, they added an appropriate division in the glass at the height of a typical knee 
wall. The windows are divided to create a vertical pattern and accentuate the 
verticality. 

There are 2 entrances that flank the storefront window. One is an entrance to the 
commercial space and this is delineated with the signage, the second is the 
entrance to the residential units.  

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 setback is approximately a zero-lot line setback on all sides with the front 
being set back just slightly from the zero lot line. The setback meets the 
articulation standards in the zoning code.  

This setback is shallow and the property retains an edge at the front property 
line. The slight setback will help maintain 1501 Vine Street prominence at the 
corner and will ensure that the structure is built entirely on its own parcel without 
the need for any easements from DOTE.  

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 
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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.  

There are many elements of rhythm in the building. As the lot is a wide lot, the 
building does the following to create an appropriate rhythm:  

1. The stair tower on the north is a different height and material.  
2. The grouping/paired windows on the front create 2 bays on the front and 

create a visual break over the width of the building.  
3. The groupings of balconies and windows create a visual break over the 

expanse of the building.  
 

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 is slightly taller than it is wide, however the division of the building with 
the stair tower makes the main massing of the building taller than it is wide. Other 
elements that help to create a vertical emphasis  

1. Windows are taller than they are wide.  
2. The stair tower creates a strong vertical emphasis.  
3. The divisions on the store front create vertical window panes 
4. The vertical alignment of the windows creates columns with both the 

windows and the brick 
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 building is a 5 story building and is within a few inches of the same height as 
the building to the south, which is a 5 story building. The building to the north is a 
4 story building and the proposed structure is within a story of this building, all 
appropriate and compliant with the guidelines.  

The floor to ceiling height is also close to the 1501 Vine Street to the south. 
Adding a bit of height to the cornice/top of the building ensures that a varied 
height continues down the street.  

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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1. Overall the materials used on the building are appropriate. The main 
massing is brick. While the brick is a glazed white brick, the size and 
dimensions of the brick match those of what is typically found on historic 
buildings. The glazed brick will have a different sheen than a typical brick, 
but as many brick buildings are painted, the texture and feel of brick will 
remain on this building.  

2. Colored/Stained concrete is used on the base. While this is a non-
traditional material seen on historic buildings, the finish and the stained 
concrete create a texture and feel of a stone.  

3. Metal is used as an accent around windows and as canopies. 

4. Burnished Block is used at the stair tower. This will have the same texture 
and feel of larger stones used on buildings at quoins and bases.  

Other Considerations: 

Prehearing Results: March 6, 2019. The meeting was attended by the applicants 
 
OTR Foundation submitted a letter to the applicant after a review of the project. The 
applicant has submitted this letter and their response to the letter. The applicant 
adjusted the design of the building to address many of their concerns. Some of their 
concerns or desired changes were not able to be accommodated. These include 
1. Reduction of the building height 
2. Stair shaft facing the street.  
 
In both of these instances staff feels the design is appropriate. The guidelines state that 
the building should be within a story of adjacent contributing buildings. The proposed 
building is 5 stories, which is the same as the building to the south and one story above 
the building to the north.  
 
Staff feels the inclusion of the stair shaft is an effective element to help establish a 
strong vertical emphasis as well as break the building to prevent a long horizontal mass 
along Vine Street.  

 
 

Recommendation: 

I.  ZONING VARIANCES 

The following recommendations are proposed for the mixed use project proposed at 
1505-1507 Vine Street per the drawings submitted by New Republic Architects dated 
01/22/2019. 

A. Sec.1409-09 Density: APPROVE Numerical Variance: Numeric Variance of 242 
sf of lot area/dwelling unit requirement of 700 sf of lot area/dwelling unit to allow 
a 12 dwelling multifamily project at a density of 458 sf lot area/dwelling unit. 

  



 

14 

 

B. Sec. 1427-27 (c): APPROVE Dimensional Variance:  A dimensional variance to 8 
ft. of the height of a projecting sign to allow a proposed sign of 16 ft. in height, 
subject to the following conditions: 
1. The sign cannot be internally illuminated. 
2. Any additional signage on the property frontage for the commercial tenant 

shall be limited to window signage.  
 

C.  Sec. 1427-27(d): APPROVE Locational Variance:  Locational variance of 3.5 ft. 
to allow a projecting sign to be located 1.5 ft. from an interior side lot line of a 
division wall between different establishments.  
 
 

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

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

2. The property is part of a larger project with 3 additional adjacent parcels 
and those parcels are reducing density such that the cumulative net 
density increase of all the entire project only 3 dwelling units.   

3. The project is part of a Low-Income Housing Tax Credit Project and the 
applicants have sufficiently demonstrated that the extra units are needed 
to make the project economically feasible.  

4. The signage creates a distinctive and iconic sign in exchange for the less 
visible Wall Signage the commercial tenant would have been allowed. 

 

II. CERTIFICATE OF APPROPRIATENESS 

A.  APPROVE the application a Certificate of Appropriateness for 5 story mixed use, 
multi-family residential building at 1505-1507 Vine Street per plans submitted by 
New Republic Architecture dated 01/22/2019 with the following conditions: 

1. A horizontal mullion/division should be added to the windows on the front 
façade.  

2. The building permit must be issued within 2 years or the Certificate of 
Appropriateness will expire.  

3. The tax parcels shall be merged by Consolidation Plat prior to building 
permits being issued.  

4. All curb cuts along Vine Street shall be abandoned and removed.  

 

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

1. That the property owner and applicant have demonstrated by credible 
evidence that the proposal substantially conforms to the applicable guidelines 
for New Construction of the Over-the-Rhine Historic Conservation District.  
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2. The applicant has broken up the building façade with different design 
elements to create a consistent rhythm and strong vertical emphasis.  

3. The building height is just a few inches above a neighboring contributing 
building.  
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Mr. Kevin Tidd, Zoning Hearing Examiner 

Law Department , Centennial Plaza Two 

800 Central Avenue, Suite 500 

Cincinnati, OH 45202 

 

January 22, 2019 

 

Dear Mr. Tidd: 

 

This letter is to address the Urban Conservator’s  comments as outlined in her adjudication letter to New Republic 

Architecture, dated 01.04.19 . The Project consists of the construction of a new, 5 story mixed-use building on 

the vacant lot at 1505-1507 Vine Street in the City of Cincinnati’s Over the Rhine Historic District.  The building 

consists of 12 residential units in 4 floors over one (ground) level of retail/restaurant.  Specifically, our responses 

to Ms. Johnson’s letter are outlined in bold italics are as below: 

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

 

• “1409-09 Density:  New Residential is allowed 700sf of lot size per unit.  The lot is 5500 SF which would 

allow 7 units.  12 Units are proposed.  A Density Variance is required.” 

We hereby are seeking a Density Variance for 5 units. 

 

• “1427-27c: A projecting sign may not be wider than three and one-half feet nor exceed eight feet in 

height.  A Dimensional Variance is required for the size of the sign.”  We hereby are seeking a Dimensional 

Variance for the sign. 

 

• “1427-27d: A projecting sign must be set back at least five feet from an interior side lot line of a division 

wall between different establishments.  A dimensional Variance is required for the setback.”  We hereby 

are seeking a Dimensional Variance for the setback.  

 

The introduction of a new building on this lot is an important step in reestablishing the street-wall in this block of 

Vine Street.  We hope you will agree with our approach and intent with this project. 

Kind regards, 

 

New Republic Architecture 

 

 

 

Graham Kalbli, AIA, LEED AP 

 

Principal 
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Appendix A: Why Zoning Relief Should Be Granted 
 

CZC 1445-13 General Standards: Public Interest   

The Project meets the standards for a Use variance per CZC 1445-13, as the Project is “in the public interest”, 

under the following criteria as set forth by this chapter. 

a) Zoning: The proposed use is permitted in the CC-P zone, and the proposed building is an important step 

in completing the street edge that is interrupted by the current vacant lot. 

b) Guidelines: The proposed use / project is part of a larger, catalytic project which includes the three 

vacant historic buildings immediately to the north.  These three buildings to the north, which will be 

managed by the same ownership as the new-build, will all be affordable housing -a desperate need within 

the city… 

c) Plans: As the Project is an affordable housing project, and the various stakeholders in the neighborhood 

have continually stated that affordable housing in Over the Rhine is a top priority, the project is 

consistent with the wishes of the community. 

d) Traffic: The project is along Vine street, a major arterial street that can handle any additional traffic 

without pushing traffic onto neighboring/side streets. 

e) Buffering: The building is built on a zero lot-line, so no buffering is planned or possible.  The building’s 

street presence is important to generate “buzz.” 

f) Landscaping: The building is an existing building, built to the lot line, therefore buffer yards do not apply. 

g) Hours of Operation:  The housing component on the 2nd thru 5th floors have no “hours of operation.”  The 

ground floor use, although commercial, has no tenant as of yet, and is intended to be finished to a 

“white-box” level, suitable for tenant recruitment. 

h) Neighborhood Compatibility: The proposed work is compatible with the predominant or prevailing land 

use, building and structure patterns of the neighborhood surrounding the proposed development and 

will not have a material net cumulative adverse impact on the neighborhood, as the proposed use, the 

ground floor commercial use, combined with the residential use above, is bringing back the very uses 

that made OTR a great business district in the last century.   

i) Proposed Zoning Amendments: N/A 

j) Adverse Effects: The proposed use  will cause no adverse affects, and will enhance the safety of the 

street, by putting more “eyes on the street” in the form of patrons and residents, during a longer stretch 

of the day currently exists. 

k) Blight:  The lot that this project will occupy was blighted, and vacant for 20 years. 

l) Economic Benefits:  It has widely been demonstrated that new housing and commercial uses benefit 

the surrounding area economically. 

m) Job Creation:  The project should result in 50+ construction jobs and 10-20 full time jobs upon opening. 

n) Tax Valuation: After tax abatement resides, the receipts to the City should increase substantially. 

o) Private Benefits: The applicant anticipates to develop an viable residents and business where there 

once was none 

p) Public Benefits: More people living in the area is an overall positive to this underdeveloped area of OTR. 
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 CZC 1445-15 Standards for Variances   

The Project meets the Standards for a Variance per CZC 1445-16, as the conditions giving rise to the request 

have not been created by the owner.  The density variance is a factor of the CZC being in place prior to the 

proposal of the Project, and the CZC not taking into account that there was most likely 12 or more dwelling units 

on this site when it was populated by buildings.  Further, the variances sought for the sign are a factor of the sign 

being sculptural and architectural element of the building, and in no way is the sign contrary to the intent and 

purpose of the CZC. 
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Mr. Kevin Tidd 

Zoning Hearing Examiner 

Law Department  

Centennial Plaza Two 

800 Central Avenue, Suite 500 

Cincinnati, OH 45202 

 

January 22, 2019 

 

Dear Ms. Johnson /Mr. Tidd: 

 

The following individuals are anticipated to testify at the HCB hearing on behalf of the Project. 

 

• Alexis Barnes, Senior Development Officer, 3CDC 

• Mary Burke Rivers, Executive Director, OTRCH 

• Ashleigh Finke,  Director of Real Estate Development, OTRCH 

• Stacy Todd, Project Manager, OTRCH 

• Ashleigh Finke,  Director of Real Estate Development, OTRCH 

• Graham Kalbli, Principal, New Republic Architecture 

• Erin Kline, Designer, New Republic Architecture 
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Over the Rhine Foundation 

 Infill Committee 

c/o Danny Klingler  

c/o Jennifer Lemasters-Wirtz 

P.O. Box 19378 

Cincinnati, OH 45202 

 

January 25, 2019 

 

Dear Jennifer and Danny: 

 

This letter is a formal response to the Over-the-Rhine Foundations letter dated April 10th, 2018,  prepared by 

the OTRF’s Infill Committee, as a means to document its review of New Republic’s drawings for the 1505-1507 

Vine Street infill building, dated 3.14.18.  In an effort to advance the project towards application for a 

Certificate of Appropriateness, we have addressed, where possible, the infill committee’s concerns within 

professional standards of reason.  Specifically, the Infill Committee’s comments in their letter, are addressed 

below.   

 

MAJOR POINTS OF DISCUSSION: 

• Reduce the overall height of the  building 4-5ft to create height variation with adjacent Kruckmeyer 

Building 

Working to balance functional needs with contextual relationships has resulted in the height of the 

structure being slightly larger than the adjacent Kruckmeyer building.  This was driven by the need to 

align the second floor of the building with the second floor of the adjacent 1511 Vine Building (part of 

the overall Project).  Additionally, the combination of desired floor to ceiling heights in the new building, 

the floor-assembly depth, and the intent to align window sills and heads with the adjacent 1511 Vine 

building, all contribute to the current height of the building.  We feel the roofline of the building 

provides adequate height variation at the top of the building. 

 

• Reduce the stair shaft height to align with the height of the rest of the building 

The overall height of the stair has been reduced by 12”. We feel that the extension of the stair 

vertically helps with varying the height of the roof line.  The glass panel at the top will be revised to be 

a solid form (masonry).  

 

• Eliminate the appearance of a stair shaft facing the street. 

We feel having the stair shaft facing the street is appropriate for this project. Precedent where the 

vertical circulation of an existing building is communicated on the building’s exterior through 

fenestration exists throughout OTR.  This can be seen, for example, in the following buildings: 

o The Columbia Building, at 13th and Walnut 
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o The Roehrig Apartments at 14th and Walnut 

o The Kruckmeyer Building (adjacent to our project)  

Any other placement will also create functional challenges for the building, 

 

MINOR POINTS OF DISCUSSION: 

• What is the intent of the top story window hood/overhang element? 

It is intended to be an accent towards the top of the building.  That said, we have reduced the profile 

of these hoods creating a more subtle shape. 

 

• Reduce the size of the storefront lintel 

The lintel has been reduced slightly .  We feel the lintel’s depth is proportionally correct to the amount 

of mass supported above, and to it’s span across the storefront.  Additionally, the thickness of the 

lintel is required to hide the podium-slab construction beyond.  This floor assembly, which separates 

the retail/restaurant use from the residential use, acts as a structural foundation, has sound 

attenuation, and fire-separation characteristics, all of which combine to form a thicker floor assembly 

to conceal. 

 

• Storefront glass -We feel the storefront should have a knee wall/bulkhead with opacity consistent 

with the storefronts in the district 

The “knee wall” is implied with the horizontal storefront mullion at the appropriate knee wall height.  

The adjacent Kruckmeyer building’s storefront has no-such knee wall.  This transparent knee wall is 

designed to allow for more penetration of natural light into the depths of the retail space, and is 

designed to counterbalance/juxtapose the form of the concrete storefront surround. 

 

REQUESTS: 

• All material information 

The following materials are intended to be used: 

Front Elevation 

o Brick: Glen-Gery White Speck 

o Storefront structure:  Stained concrete 

o Storefront surround: Cor-Ten steel 

o Storefront: Black aluminum finish 

o Storefront glass: Clear 1” low-E glazing 

o Window surrounds: Shop-painted steel (to match Cor-Ten finish) 

o Windows: Black aluminum 

o Top Floor/Cornice: Clear anodized metal panel 

o Stair Tower: Trendstone -Haydite Burnished block 

o Stair Tower windows: Black aluminum 

Rear Elevation: 

o Stair Tower: Integral Color CMU 

o Rear wall: Orange Cement board panel 

North and South Elevations: 
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o Not seen to from public view 

Please note: All exterior materials will be presented to the Historic Conservation Board, per the COA 

application requirements. 

 

• Elevation imagery for the entire block (15th-Liberty) with design superimposed 

The design and development team has presented a 3D model of the project, articulating the 

appearance of the Project in the urban context, including insertion of the 3D model into Google Earth.   

In addition, the requested elevation material has been provided in this packet. 

 

• Elevation measurements including heights and widths of the structure and its components 

The design and development team has presented a 3D model of the project, articulating the 

appearance of the Project in the urban context.  Elevation measurements have been provided in this 

packet. 

We look forward to our successful appearance before the Historic Conservation Board.  In the interim, should 

you have any additional questions, or require any additional clarifications, please do not hesitate to contact 

me. 

 

Kind regards, 

 

New Republic Architecture 

 

 

Graham Kalbli, AIA, LEED AP 

 

Principal 

 

CC:  

Beth Johnson, Urban Conservator 

Mary Burke Rivers, OTRCH 

Ashleigh Finke, OTRCH 

Stacy Todd, OTRCH 

Alexis Barnes, 3CDC 

 

ATTACHMENTS: 

Architectural Drawings 

Rendering Package 

Street Context 

 

 

 



ITEM 3  March 25, 2019 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS AND ZONING RELIEF 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: ZH20190021/ COA2019010 
APPLICANT:  Lou Batsch 
OWNER:  City of Cincinnati, under contract to buy- 1735 Vine Street LLC  
ADDRESS:  1735 Vine Street 
PARCELS:  094-0008-0242 
ZONING:  CC-P 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: March 13, 2019 
HEARING DATE: March 25, 2019 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 

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

1. Section 1409-09 – Dimensional Variance of 2 units for a 6 residential-unit 
building, in excess of the allowable density of 4units. 
 

Existing Conditions 
The subject property is an existing mixed use building with a commercial storefront on 
the first and residential behind and above. The building is in a dense urban area with 
zero lot line development.  
 

Proposed Conditions 
The applicant is proposing to renovate the building into 6 residential units and a 
commercial space.  There will be one unit on the first floor, 2 each on the second and 
third floor, and 1 on the attic/fourth floor level.  
The proposal also includes a rear addition and roof top dormer addition. The rear 
addition will be clad in brick and will extend the entire width of the property. It will have 
punched openings and a first floor grouped window opening.  
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Figure 1. Location of subject property, 1735 Vine Street. Image from CAGIS. 
 

 
Figure 2. Image of 1735 Vine Street. Image from Google. 
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Previous Reviews: N/A. 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409   CC-P 
HCB authority: Section 1435-05-4  
Overlays:  Section 1435   Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2  COA; Standard of Review 
 
Zoning Review 
Properties in the CC-P in an existing building may have 1 unit per 500 square feet of 
land area. Existing buildings that have an existing unit count above the density may be 
grandfathered in. This building has been previously gutted and there is no evidence of 
what the last unit count in the building was. 
 
When we consider a density variance 2 things that we want to make sure are 
appropriately considered and managed are traffic/parking and trash/utility management.  
 
The proposed project is increasing the density by 2 units and while parking is no longer 
a zoning requirement in Over-the-Rhine, increasing the density also increases the 
anticipated parking demand. The applicant is proposing a minimum of 2 parking spaces 
and potentially 4 parking spaces in (tandem). This will sufficiently support the extra 
parking demand required for the increased density.  
 
The project also is not taking up the entire parcel’s length and there is sufficient room 
for the placement of trash cans on the private property to support the density.  
 
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 applicant is increasing the allowed density to help support the project’s 
rehabilitation.  

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

A denial of the density variance would not result in the deprivation of all 
economically viable use.  
 
 
 
 
 

 

https://library.municode.com/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
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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General Standards; Public Interest 

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

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

 The underlying zoning is CC-P.  The proposed work conforms to the 
district regulations with the exception of the relief requested herein.  

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

 The proposed work substantially conforms to the Historic Conservation 
guidelines for the Over-the-Rhine District. 

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

The project is adding parking onto the site to account for the increased 
parking demand. The traffic and parking will be off of the rear from 
Republic Street. While this is a street, this portion of Republic Street 
functions more as an alley way as the rear of buildings face onto this 
street.  

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 rear and dormer addition are appropriate for the neighborhood and 
the density is similar to the allowed density of other nearby properties. The 
use is compatible and providing parking for residents is a desired asset.  

 
Certificate of Appropriateness Review: 
A COA is required for the proposed rear and dormer addition.  
 
Comments on Applicable Guidelines  
All the changes substantially conform to the Over-the-Rhine Historic Conservation 
Guidelines; the rear addition and the dormer addition are not visible from the front 
façade and the changes proposed are in keeping with the original architecture of the 
building. The rear is visible from both Republic Street and Elder Street. Care has been 
taken in the design of the composition of the rear façade to create a compatible 
fenestration.  
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Applicable Guidelines 
 

Additions  

Intent and General Guidelines  

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

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

 

3. Additions should not overpower the original building.  
 

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

The addition is compatible in character with the original building The rear addition 
does not over-power the main building and the roof top addition retains the 
original shape of the roof to provide additional living space.  
 
The rear addition also maintains the composition that is compatible with the 
neighborhood. While this is a rear façade, the building does face Republic Street 
and is visible from Elder Street. The design maintains the rhythm and vertical 
alignment of a typical building within OTR. The proposal also has this façade clad 
in brick which is the most appropriate façade material.  

 
 
Other Considerations:  
 

Prehearing Results: A prehearing was held on March 6, 2019  
 

Comments Provided to Staff: NA 
 
Building Code Considerations: The use of the 4th story as a residential unit will 
require 2 means of egress. The applicants have been made aware of this and are still 
evaluating how to make this work. At this time a solution has not been incorporated into 
the design. If a solution is able to be incorporated within the proposed footprint of the 
building or by shifting the rear addition back to include a staircase and maintain the look 
of the façade, this would be able to be approved by staff. If the solution creates a 
staircase on the exterior facing Republic Street the applicant is aware that the 
application might need to come back before the Historic Conservation Board.  
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The applicants are also considering not including the unit on the fourth floor which then 
a second means of egress would not be required. The applicants are reevaluating their 
economic model to determine if this is feasible. Due to timelines and ownership 
requirements for Historic Tax Credits, the applicant would like to proceed with an 
approval with the proposed 6 unit density request and addition as proposed, with the 
understanding that they may need to come back before the HCB if they propose a 
second means of egress on the rear of the building.  
 
 

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

 
I. ZONING RELIEF 

A. Variances 
1. Section 1409-09 –APPROVE – Numerical Variance of 2 units for a 6-

residential-unit building, in excess of the allowable density of 4 units per 
plans submitted by Benelli & Batsch Architects dated 02/08/2019 subject 
to the following conditions: 
a. If a second means of egress is required, a staircase visible from the 

right of way will be required to be reconsidered by the Historic 
Conservation Board.  

b. At least 2 onsite parking spaces shall be provided from Republic St. 
 

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.  

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 Historic District.  

 
II. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 1735 Vine Street for a rear 
addition, roof dormer, and deck per plans submitted by Benelli & Batsch 
Architects dated 02/08/2019 subject to the following conditions: 
1. Building permits must be issued within 2 years of or the COA will expire.  
2. If a second means of egress is included within the building, the building 

may be lengthened provided the rear façade design remains the same.  
 
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.  
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ITEM 4 March 25, 2019 

APPLICATION FOR 
ZONING RELIEF AND  

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: ZH2019/0020/COA2019009 
APPLICANT:  Sherman Morris 
OWNER:  Travis and Courtney Hodgecon 
ADDRESS:  314 Milton Street 
PARCELS:  086-0002-0470 
ZONING:  RM 1.2 
OVERLAYS:   Prospect Hill District and Hillside District 
COMMUNITY: Mt. Auburn 
REPORT DATE: March 1, 2019 
HEARING DATE: March 25, 2019 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness for the construction of new 
single family home on Milton Street. The property is within a Hillside Overlay and RM 
1.2 and also requires zoning relief.   
 
Details of Zoning Relief Required: 

1. 1433-17 (a) Hillside Front Yard. Required 10 ft. based on the average setback between 
312 Milton and 316 Milton. A 0 ft. setback provided. A dimensional variance of 10 ft. is 
required. 

2. 1433-17 (a) Hillside Side Yard. Required 5.27 ft. based on the average setback between 
312 Milton and 316 Milton. A 0 ft. setback provided. A dimensional variance of 5.27 ft. 
is required. 

3. 1433-17 (a) Hillside Rear Yard. Required 23.7 ft. setback based on the average setback 
between 312 Milton and 316 Milton. A 15 ft. setback provided. A dimensional variance 
of 8.7 ft. is required. 

4. 1433-19(g) Hillside excavation should not be more than 8 ft. Excavation is at 16 ft. 4 ¾ 
in. An 8 ft. 4 ¾ in. is required.  
 

Existing Conditions: 
314 Milton Street is a vacant lot with an existing stone retaining wall at the sidewalk 
edge. There is an existing historic structure to the west and a vacant parcel to the east. 
The vacant parcel to the east is a double frontage lot with frontage on both Milton and 
Boal Street making the parcel about 2 times longer that the adjacent parcels. There are 
existing historic buildings only across the street. One faces onto a north south street, 
Mansfield, and the other faces onto Milton Street. 
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Figure 1:  Map 314 Seitz Street. Map provided by Cagis Maps 

Proposed Conditions: 
The proposal at 314 Milton Street 

1. Construct a single family home that is 4 stories tall with the bottom story 
being a garage and a bedroom   

2. The house will be clad in brick on the front and wrapped to the side with 
proposed hardi- board on the sides and rear.  

3. It will be almost the full width of the lot and will be built within the allowed 
height.   

4. It will have 2 single entry garage doors 
5. It will have a roof deck behind the cornice.  
 

Previous Review:  NA 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1403  Residential 
Variance Requests: Section 1403  Development Standards  
   Section 1433  Hillside District 
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:   Prospect Hill 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 
 
 

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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Zoning Analysis: 
 
The owner is seeks setback and excavation variances.  
 
Front setback: The front setback is a request for a zero lot line setback which is 
appropriate for the neighborhood and context. The neighborhood has mostly zero lot 
line or shallow lot line developments in regards to the front setback.  
 
Side setbacks: the Prospect Hill historic district is a neighborhood that has had 
traditional townhouses with zero lot line side setbacks and party walls. The proposal has 
a zero lot line on the east and partial on the west side. The applicant proposes a blank 
wall on the east. This will help ensure privacy to the building to the west as there are 
windows on their east wall. It is also required by building code to be blank when less 
than 2.5 ft. 
 
Rear setbacks: The applicant is proposing a 15 foot rear setback. A variance is required 
as this is a hillside district and the building to the east has a 28 foot setback. Staff finds 
that the proposed 15 foot setback is appropriate given the only portion of the building 
requested above the base zoning is an open sided deck. Staff would condition that 
nothing more than the deck can encroach into the rear yard.  
 
Excavation: The applicant is requesting a variance for an excavation permit for a 
basement and a patio. The applicant will be putting in a 7 foot retaining wall at the rear 
of the patio using Allen block. The excavation is required to provide garage entrance at 
the basement. The lot has an existing retaining wall at the front of the property providing 
a taller grade from the street level to the sidewalk. 
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Below is analysis of the consideration factors for all of the requested zoning actions, 
utilizing Section 1445-13, General Standards; Public Interest. Staff is supportive of the 
requests for variances.  
 
a. Zoning.  The proposed work conforms to the underlying zone district regulations 

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

 The underlying zoning is RM 1.2.  The proposed use of the subject 
property does conform to the permitted uses within the zone. The 
setbacks and proposed excavation do not conform to the zoning and 
hillside regulations.  

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 
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 increased home ownership opportunities as well as providing for 
parking for the development.  

The Comprehensive Plan also calls for developments within Historic 
Districts to support the historic conservation efforts and as in staff’s review 
the new infill is contextually sensitive and does not detract from the 
district.  

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

Traffic will be impacted as it will be creating a use on currently vacant 
parcels but the project is providing off street parking and will not increase 
the on street parking demand.  

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

This is not applicable.  

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

  This is not applicable. 

g. Hours of Operation.  Operating hours are compatible with adjacent land uses.   
   This is not applicable.  
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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 proposed use of a single family house development is an appropriate 
use within a residential area of the neighborhood.  

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

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

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

There is no anticipated adverse effect 

k. Blight.  The elimination or avoidance of blight.  
This will provide a new use to a currently vacant and unimproved lot.  

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.   

The owner has an economic benefit to the proposed project.  

p. Public Benefits.  The public peace, health, safety or general welfare.   
There is no anticipated detriment to the public peach health, safety or 
general welfare of the public or neighbors.  

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 is compatible with the historic district and will provide an 
example of development that is compatible with the historic district is scale, 
massing, and materials.  
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 (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 will not result in the deprivation of all economically viable uses.  

 

Certificate of Appropriateness Review 
Staff is supportive of the design and feels that the design substantially conforms to the 
Historic Conservation District Guidelines. The applicant has worked with staff 
throughout the process to adjust the design and materials to conform to the Historic 
Conservation Guidelines.  Staff is pleased with the progress in the design and the 
willingness of the applicants to change the building design to conform to the Historic 
Conservation Guidelines.  
 
Specific to note the applicant is incorporating the historic stone wall materials that is 
currently on the site into the base of their design 
 
NEW CONSTRUCTION 

Materials – The type of materials and their color, texture, scale, and detailing should be 
compatible with those of the District and/or the original building.  

The building is clad in brick on the front and sides. It has a shingle roof and 
aluminum clad windows. These are similar and appropriate materials for the 
district. The base is reusing the existing stone on the basement level. Staff is 
requesting that when the final brick is chosen that it will need to be approved by 
staff to ensure it is real brick veneer and not engineered brick.  

Scale – The scale of new work and its constituent parts should be compatible with the 
District and/or the original building and the scale of its parts.  

The building and its components are similar in scale to the historic buildings 
within the district. The windows are individually taller than they are wide. While 
the windows are paired and historic buildings tend to have a single window, the 
paired windows create a strong vertical emphasis and bay pattern with the 
garage doors below.  

Form – The shape, massing, and proportions of new work should be compatible with 
the District and/or the original building. Detailing – The detailing, including but not 
limited to, the following features and their placement on additions and new construction: 
walls eaves railings roofs cornices belt courses windows chimneys appurtenances 
doors  

Buildings along the north side of Milton are characterized by a strong base within 
a retaining wall that is usually broken by a door, either a garage door or gate, and 
the “rest” of the building starts at the elevation above the retaining wall. Creating 
a strong base with a middle and a top paneled cornice mimics the predominate 
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form along the street. The simple detailing with lintels and sills, and a simple 
panel create a simple but contextual look to the building.  

Height – The height of an addition should not exceed the height of the original building. 
The height of new buildings should be comparable to the height of existing adjacent 
buildings. The height of new buildings constructed in undeveloped areas should not 
detract from the character and appearance of the District.  

The building is a 4 story building, with the first story being a basement story 
within the hillside/retaining wall. This is a similar form and similar height of other 
buildings on the north side of Milton.  

Setback –The setback of new buildings should be comparable to the setbacks of 
existing adjacent buildings.  

The proposed setback is at the property line which is the predominate form in the 
district. The side setbacks are also at a zero lot line which is similar to other 
buildings along the street as well.  

Historic Integrity – Compatibility of new work to original work is required, but imitation of 
old work in new construction should be avoided. New work should appear to be new 
work. Where new additions meet original work, the connection should be carefully 
designed so as not to detract from the original but to also reflect the fact that the 
connection is new. If original openings are filled in, the outline of the original opening 
should remain apparent by setting new in-fill material back from the surface and leaving 
original sills and lintels in place. Historic integrity is to be maintained by designing new 
buildings, structures, appurtenances, additions, connections and filled-in openings so 
that they do not appear to have been constructed when the affected historic structure 
was originally built. 

The use of new materials on the upper floors will differentiate the new building 
from the historic buildings, but the use of details, such as a brick façade, reuse of 
the historic stone at the base, vertical emphasis and a strong base middle and 
top create a building that will fit into its environment and support the historic 
district.  

Other Considerations: 
Prehearing Results 
March 6, 2019- The applicants were present. There were no objections to the project.  
 
Comments Provided to Staff: Staff was made aware of a private deed restriction 
between the this property and property owners at 311 Boal Street, immediately above 
the site, which requires any building proposed at 314 Milton St. be no taller than 40 feet 
from Milton Street unless otherwise approved by the owners at 311 Boal Street. As this 
is a private Deed Restriction, the City does not enforce this restriction.  It should be 
noted that but for the deed restriction, the proposed height conforms with the height 
requirements of the Maximum Building Envelope as determined in Section 1433-17.  
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The applicants have been made aware by both email and through a phone conversation 
that while staff cannot require a postponement or enforce this deed restriction upon their 
property, if the applicants get the submitted proposal approved and then has to alter the 
design due to the enforcement of the deed restriction, such as via lawsuit or injunction, 
it would be highly probable that the revision would require a resubmission and approval 
by the HCB prior to any building permits being issued.    
 
A simple solution to keep the same design of the façade and to meet the restrictions of 
the deed restriction could be to design a flat/shed roof to remove the pitch which is what 
is encroaching onto the 40 feet maximum height. 40 feet is approximately at the height 
of the cornice of the third level. It is listed on the submitted drawings as 39 ft. 2 in.  This 
would still allow for approximately 8 foot ceiling heights at the third level; however the 
elevator shown might not be able to be incorporated into the third floor except to allow 
for overrun from the second floor.   
 
A flat/shed roof is still an appropriate roof form with in the district.  
 
 

 
 
Recommendation: 
 

I. ZONING VARIANCES: based on the application for Zoning Relief for single 
family home at 314 Milton Street per the drawings submitted Studio YO-B 
12.01.18  
A. Section 1433-19 (g): Excavation of more than 8 feet. APPROVE a variance of 

8 ft. 4 ¾ in. is required for the excavation of the basement.  
B. Section 1433-17(a) Hillside Front Yard Setback. APPROVE a 0 ft. setback 

and a dimensional variance of 10 feet.  
C. Section 1433-17(a) Hillside Side Yard Setback. APPROVE a 0 ft. setback and 

a dimensional variance of 10 feet.  



9 
 

D. Section 1433-17(a) Hillside Rear Yard Setback. APPROVE a 15 foot setback 
and a dimensional variance of 8.7 feet with the following condition 

a. The building façade must have a 20 foot setback and only the deck 
can have a 15 foot setback. Any expansion will require a new hearing.  

 
E. 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.  

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 
Historic District.  

3. The setbacks are contextual and similar to other properties in the same 
zone on the same street.  
 

II. CERTIFICATE OF APPROPRIATENESS 
A. Approve the application for Certificate of Appropriateness for a single family 

home at 314 Milton Street per the drawings submitted Studio YO-B 12.01.18 
with the following condition 

1. DOTE approves the curb cuts and access to the property.  
2. Hardi-board will be smooth, not wood grained. 
3. Facades proposed as brick are not approved for any Engineered Brick.  

Final specifics on the proposed brick will be provided to the Urban 
Conservator with the building permit submission.  

4. An accurate site plan shall be submitted with the building permits showing 
the correct footprint of the building at the first floor level and all stormwater 
collection adjusted accordingly.  

5. 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.      

2. The inclusion of a garage is acceptable at this location as the garage is 
within a strong base/retaining wall which is a similar form that is found 
along Milton Street in the Prospect Hill Historic District.  
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February 8, 2019 
 
ZONING APPLICATION/HISTORIC REVIEW  
for 
314 Milton Street, Cincinnati, OH 
 
Historic Conservation Narrative – Prospect Hill Historic District 

The proposed project at 314 Milton Street is the construction of a new single-family home on an existing infill lot.  The 
project has been designed in keeping with the architectural character of the existing historic homes along Milton 
Street. 

 
Per the Conservation Guidelines, proposed new construction should focus on the appropriate use of: materials, scale, 
form, and detailing.  The guidelines suggest, “Compatibility of new work to original work is required, but imitation of 
old work in new construction should be avoided. New work should appear to be new work.”  
 
The proposed project is consistent in all of the areas with the surrounding context of the neighborhood.   

• Detailing at the window headers and sills, trim at the third floor, and trim at the roof all respond in a similar 
manner to nearby properties. 

• The material palette is proposed as brick masonry, concrete lintels, and trim materials that are similar in type 
and scale to materials found on surrounding properties 

• The scale and form of the building aligns with the conservation guidelines summary of the neighborhood 
character 

o “In conformance to the lot size and land contour, houses are tall and narrow with high 
basements or an extra story on the downhill slope.”  

Variance Relief Summary  

Variance requests for this project, as detailed in the adjudication letter, include front/rear yard, height, and excavation 
variances.  Each of these variances are necessary to develop a new home that is both livable and consistent with the 
demands of the historic character of the neighborhood. 

• Front/Rear Yard Setbacks:  This is consistent with the adjacent properties and character of the street. 
• Height:  The proposed building is again consistent with surrounding properties.  The narrow site dictates a tall 

building and the hillside necessitates a high basement that meets the existing street grade. 
• Excavation:  The existing site has a large retaining wall that elevates it above the street grade. This retaining 

wall must be removed to allow for new construction and the site must thereby be regraded and cut. 

Thank you for your consideration of these requests. 
 

Sincerely, 
 
 
 
Todd Yoby, R.A., NCARB 
 
 
  
 
8647 RUPP FARM DRIVE                               Tel:  513.910.6149 
WEST CHESTER, OH 45069                         Email: tmyoby@studiyo-b.com 
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PROJECT SCOPE SUMMARY

ZONING CODE SUMMARY
Jurisdiction: City of Cincinnati
Zoning Classification: ‘RM-1.2’ Multi-Family Residential

Min. Setbacks:
Front Yard:  20'
Rear Yard:  20’
Side Yard:  0’/5’

Proposed Setbacks for New Addition:
Front Yard: 0’ 
Rear Yard: 20’
Side Yard: 0’/5’ 

Allowable Height:
Max. Height: 35'

Proposed Height:
42’-2” to center of 
gable 

Min. Lot Size:
2,000sf

 SHEET INDEX
  No.   Sheet Title   Date Issued

A.01 Cover Sheet & Notes 02.08.19

A.02 Basement & First Floor Plans 02.08.19

A.03 Second & Third Floor Plans 02.08.19

A.04 Elevations 02.08.19

A.05 Building Sections & Zoning Diagram 02.08.19

A.06 Proposed Hillside Cut Diagrams 02.08.19

New Single Family Home:
- 3-story construction over basement
- Approx. 950sf per floor

VARIANCES REQUIRED FOR THE FOLLOWING:
- Front and Sideyard Setbacks
- Building Height

NEW SINGLE FAMILY HOME
S. Morris Custom Homes

314 Milton Street
Cincinnati, OH 45202

A01 

2

Vicinity Map

Not to Scale

N 

314 MILTON

A01 

1

Site Plan

Graphic Scale

VARIANCE & HISTORIC REVIEW REQUEST SUMMARY

New Single Family Home - 3-Stories over Garage/Basement Level

Brick Veneer Facades

Setback/Height Variances:

Proposed Front Yard Setback = 0’-0”

Proposed West Side Yard Setback = 0’-0” for 20’-7” from Street.  3’-0” Setback for remaining length Site.

Proposed East Side Yard Setback = 0’-0” for full length of Site.

Proposed Height = 39’-2” to Soffit/42-2” to center of Gable as measured from the Street

ZONING VARIANCE & HISTORIC REVIEW REQUEST
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A02 

1

Garage & Basement Floor Plan

Scale: 1/4” = 1'-0"

N 

A02 

2

First Floor Plan

Scale: 1/4” = 1'-0"

N 

1

GENERAL NOTES

2

3

4

5

6

STRUCTURAL NOTES
Concrete

1. Provide new Smoke detectors and CO detectors in 
compliance with RCO 314 and 315 and per the 
following requirements:
Per RCO 314.3 
a. Install a dual sensing (photoelectric and ionization) smoke 
detector outside of the bedrooms, and a min. of one on every 
level. 
b. Install an ionization or dual sensing smoke detector in each 
bedroom.
c. Smoke detectors shall be hardwired and interconnected 
per RCO 314.5
Per RCO 315.1 
a. Install a carbon monoxide detector outside of the bedrooms 
or in the common areas outside the bedrooms where the 
length is less than 10 feet  
or if more than 10 feet add one outside of each bedroom.

PLAN NOTES
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UNLESS OTHERWISE NOTED ON DRAWINGS,

ALL CONCRETE SHALL BE AT FULL 

STRENGTH BY 28 DAYS.

CONCRETE WORK SHALL CONFORM TO ALL 

REQUIREMENTS OF ACI 301-05, 

“SPECIFICATION FOR STRUCTURAL 

CONCRETE FOR BUILDINGS”.

ALL CONCRETE WORK SHALL BE 

PERFORMED IN COMPLIANCE WITH THE 

AMERICAN CONCRETE INSTITUTE COLD 

AND WARM WEATHER CONCRETE 

SPECIFICATIONS.

ADDING WATER TO PRE-MIXED CONCRETE 

IS PROHIBITED.

CONCRETE STRENGTH

FOOTINGS 2,500 PSI

FOUNDATION WALLS 3,500 PSI

EXTERIOR FLATWORK 4,000 PSI, A.E.

REINFORCING STEEL

REINFORCING STEEL ASTM A615 60 KSI 

YIELD DEFORMED BARS.

AT CORNERS AND INTERSECTION OF 

FOOTINGS, WALL, AND GRADE BEAMS 

PROVIDE BENT BARS OF EQUAL SIZE AND 

AT SAME SPACING AS TYPICAL 

REINFORCING AROUND CORNER. MIN. 

EMBEDMENT OF 18”.

FOUNDATIONS

CONTRACTOR SHALL CONTACT UTILITY 
COMPANIES FOR LOCATING 
UNDERGROUND SERVICES AND IS 
RESPONSIBLE FOR THEIR PROTECTION AND 
SUPPORT.

FOOTINGS SHALL BEAR ON LEVEL (WITHIN 1 
IN 12) UNDISTURBED SOIL.  DESIGN 
ALLOWABLE SOIL BEARING PRESSURE 
BELOW FOOTINGS  = 1,500PSF

FOOTINGS MAY BE CAST NEAT AGAINST 
EXCAVATIONS THAT HAVE VERTICAL 
UNDISTURBED WALLS
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Second Floor Plan

Scale: 1/4” = 1'-0"
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Third Floor Plan
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1. Provide new Smoke detectors and CO detectors in 
compliance with RCO 314 and 315 and per the 
following requirements:
Per RCO 314.3 
a. Install a dual sensing (photoelectric and ionization) smoke 
detector outside of the bedrooms, and a min. of one on every 
level. 
b. Install an ionization or dual sensing smoke detector in each 
bedroom.
c. Smoke detectors shall be hardwired and interconnected 
per RCO 314.5
Per RCO 315.1 
a. Install a carbon monoxide detector outside of the bedrooms 
or in the common areas outside the bedrooms where the 
length is less than 10 feet  
or if more than 10 feet add one outside of each bedroom.

PLAN NOTES
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Front Elevation

Scale: 3/16” = 1'-0"
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