
ITEM 1 March 8, 2021 

APPLICATION FOR 
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2021002/ ZH20210008 
APPLICANT:  Christopher Michael Homes, LLC  
OWNER:  James and Courtney Swauger 
ADDRESS:  48 E Clifton Avenue/ 59 Peete Street 
PARCELS:  009400050116 
ZONING:  RM-0.7 
OVERLAYS:   Over the Rhine Historic District and Hillside Overlay 
COMMUNITY: Over the Rhine 
REPORT DATE: February 3, 2021 
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness and Zoning Relief for the 
construction of new single-family home fronting onto Peete Street on a currently vacant 
lot. 
 
Details of Zoning Relief Required: 
 

1. Section 1433-19(g) – Hillside Excavation – Hillside Review to allow excavation 
and fill of approximately 17 ft., exceeding the 8 ft. limit. 

 
Existing Conditions: 
59 Peete Street is a vacant parcel between other vacant parcels. The property is a double 
frontage lot with both an E Clifton Avenue and Peete Street frontage. This block of E 
Clifton Avenue and Peete Street does not have a consistent pattern of which street has 
the “main” frontage. Both the 1891 and 1934 Sanborn maps show development fronting 
on both streets. There was previously a building fronting onto E Clifton Avenue on the 
subject property, but the property had been demolished by the mid 1970s.  The property 
is also in a hillside overlay district with 34 feet elevation change from E Clifton Avenue to 
Peete Street. The topography does get slightly less steep at the top of the property.  
 
Proposed Conditions: 
The proposal at 48 E Clifton Ave/59 Peete St is to: 

1. Construct a single-family home.  
2. The house will be clad in brick and wood lap siding.  
3. It will have a 2 story façade at Peete Street and will be built with orientation to 

Peete Street. 
4. The “rear” fronts E Clifton Avenue but will be setback over 43 feet from the street.  
5. The developer/owner will maintain landscaping and trees at the E Clifton Avenue 

side. These trees will remain unless an additional building fronting E Clifton 
Avenue were to be proposed and approved.  
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                   Figure 1:  Map 59 Peete Street.  Map provided by Cagis Maps 

 
Figure 2:  Street view of Peete Street. 59 Peete Street is identified by the arrow.  Image provided by Google Street views.  
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Figure 3:  1891 Sanborn Map. Provided by Cincinnati Public Library. 

 

 
Figure 4:  1934 Sanborn Map. Provided by Cincinnati Public Library. 

Previous Review:  NA 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405  Residential 
Variance Requests: Section 1405  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:   Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_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 majority of the Zoning considerations are satisfied, with the exception of the Hillside 
excavation and fill limits. Staff spoke with the applicant regarding the proposed driveway 
and curb cut, which are shown on the Site Plan extending the entire width of the building 
(approximately 25’ wide). The Zoning Code limits driveway widths to 20’. The applicant 
noted that this was a placeholder on the Site Plan and his intention is to limit the driveway 
to no greater than 20’ in width, which would allow direct access to both garage bays. 
 
The applicant requires a Hillside Review in order to build a new single-family dwelling on 
the site. The proposed building addition fits within the Maximum Building Envelope (MBE); 
therefore the Hillside Review is only required for the proposed excavation and fill, which, 
at approximately 17’ (cumulatively), exceeds the 8’ limit (Figure 5). 
 
Hillside Overlay districts require using average setbacks and heights of abutting 
properties to determine the Maximum Building Envelope (MBE). Because the abutting 
properties are vacant, the base Zoning for the RMX district is applied. As the proposed 
addition fits within the MBE as defined by Hillside Averaging, no Zoning Relief is required 
for the proposed setbacks and height. In discussions with the Hillside Trust, the 
placement of the building at the top of the slope is the best siting to provide stability and 
the least disturbance to the hillside.   
 

 
       Figure 5. Approximate allowable excavation depth (8’) in blue with excess in red. 
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Hillside Development Standards 
In addition to the Base Development Requirements of § 1433-19, the Zoning Hearing 
Examiner must consider the following standards to ensure harmonious relationships with 
adjacent buildings and the hillside environment: 
 

(a) Avoid Cuts in the hillside if they would leave cliff-like vertical slopes and 
excessively high retaining walls. 
The topography of the proposed lot slopes significantly from north to south. The 
proposed excavation is required in order to step the building foundation into the 
hillside. As the proposed cuts are directly related to the foundation walls only, there 
will be no cliff-like vertical slopes or excessively high retaining walls on the 
property. 

 

(b) Design buildings to fit into the hillside rather than altering the hillside to fit 
the buildings. 
The proposed building generally fits into the existing hillside. The foundation of the 
building is stepped into the hillside with the largest cut at the front of the building 
amounting to approximately 12’. 

 

(c) Hillside development should be designed to minimize excavation required 
for foundations, parking and access drives. 
Excavation will be required for the building foundation; however, it is not excessive 
considering the existing site conditions and location of the proposed work, which 
is spread across the site. Section 1422-19(g) notes that: 
 

Excavation and fills should not exceed eight feet in cumulative height. 
Excavation and/or fill of any height or cumulative amount that is not tied to 
a specific development is expressly prohibited. Regardless of height, 
documentation must be provided to show the excavation and/or fill is 
necessary to support a specific development and a staff review is required 
to determine conformance with all requirements of this chapter. 

 

The proposed excavation is directly tied to the proposed development as 
excavation and fill will be required for the new building foundation. The largest 
single cut on the site amounts to approximately 12’ cut at the Peete Street side of 
the site.  
 

The excavation and fill work will not affect the topography, views, or vegetation as 
seen from the ROW. Staff feels that the proposed amount of excavation and fill is 
generally compatible with the intent of the Hillside Regulations, if not strictly 
meeting the specific requirements. 

 

(d) Cluster new development to retain surrounding tree cover and minimize 
alterations to the existing topography. 
The new development is clustered near the center of the lot at the northern end 
adjacent to Peete Street. While some tree cover will need to be removed for the 
proposed building site, tree cover on the southern slope, closer to Clifton Avenue 
will remain. 

 

https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1433HIOVDI_S1433-19BADERE
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(e) Maintain a clear sense of the hillside brow by locating buildings back from 
the brow of the hill. 
The proposed addition will be set back from the brow of the hill, as the hill continues 
to rise to the north toward Mulberry Street. 

 

(f) Site buildings so as to respect views from public viewing places within the 
HS District identified in a community plan or other documentation approved 
by the City Planning Commission. 
The proposed building is not expected to negatively impact views in the vicinity. 
The building height is below the allowable height at the front and rear and the 
topography of the area continues to rise to the north, so as not to impact the views 
from the houses to the north. Existing tree cover along Peete Street already limits 
views from the adjacent ROW. 

 

(g) Where applicable, consider the guidelines contained in the "Cincinnati 
Hillside Development Guidelines" report to evaluate development 
application. 
N/A. 

 

Certificate of Appropriateness Review 

Staff is supportive of the design and feels that the design substantially conforms to the 
Historic Conservation District Guidelines. The proposal sits next to a historic building and 
next to a vacant lot.  
 
NEW CONSTRUCTION 

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 currently vacant and an unimproved 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, but uses materials, 
massing and rhythm to influence the design choices.  

3. The Historic Conservation Board's review of new construction will focus on the design 
compatibility with the surrounding contributing structures. The appropriateness of design 
solutions will be based on balancing the programmatic needs of the applicant with how 
well the design relates to the neighboring buildings and to the intent of these guidelines. 
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New design proposals should pay particular attention to composition, materials, openings, 
rhythm, scale, proportion and height.  

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

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

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

B. Specific Guidelines  

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

The building has a strong base using a limestone horizontal band to define the 
first floor. While the material is the same on both floors the horizontal band 
creates a distinction between the upper floor and the base floor.  
 

Middle: Details on new buildings should relate to the detailing of adjacent or 
nearby buildings. Buildings in the district often incorporate architectural details 
such as changes in plane or changes in materials on their upper floors. Decorative, 
horizontal bands indicating the floor lines, sill heights or lintel heights should not 
overpower the vertical emphasis of the design.  
 

The middle is defined with brick cladding and on the front punched openings 
on the second floor, evenly spaced over the façade. On the sides and rear there 
are still punched openings over the middle, however they are more random in 
nature which is typical of buildings within the district.  

 
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 of the front façade is defined by a hardie board and metal cornice. The 
hardie is trimmed to create a panel design and the metal is at the top to create 
a parapet and slight projecting cornice top. While traditional in detailing it does 
not mimic the historic cornices.  

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 shallow pitched shed roof. This roof form is common in the 
neighborhood on buildings 3 stories or more. While this building is 2 stories at the 
front, it is 3 at the rear. The use of a shallow shed roof is appropriate to use on this 
building.  

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

1. The windows on the front façade substantially conform to the guidelines 
above. The windows are taller than they are wide and are in a punched 
opening format.  

2. The windows are in punched openings with a four over four double hung 
window configuration with a Simulated Divided Light. 

3. The windows have limestone lintels and sills to provide definition and 
articulation.  

4. The windows on the side and rear are in vertical orientation. While they do 
not have divisions in the windows, they are either not visible or not highly 
visible from the street and will not have an impact on the overall 
compatibility with the neighborhood and guidelines. There are a couple of 
windows with horizontal orientation. While not a typical window size or form 
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found in the neighborhood, these windows do not detract from the overall 
compatibility of the building.  

5. There are garage doors fronting on Peete Street. While garage doors are 
not common on historic buildings, they have often been incorporated within 
additions to historic properties and have become more common on the 
hillside area within infill buildings. The separation of the two doors was 
requested by staff to make the openings more of a punched opening rather 
than a double wide door.   

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.  

This is a double frontage lot. Typically, with double frontage lots we want the siting 
of the building to follow the established pattern of the street which usually orients 
the building to the main/larger street. On this block of E Clifton Avenue and Peete 
Street, E Clifton Avenue is the main/larger street, however there has also been an 
established pattern of buildings fronting on Peete Street.  

Due to the hillside, there are other concerns and site conditions that need to be 
considered besides just the historically established frontage pattern. There is a 34 
foot difference in elevation between the streets, and the site is also in a hillside 
overlay zone, which aims at creating development which will be compatible with 
the natural environment and respect the quality of the urban environment in those 
locations where the hillsides are of significant public value. These regulations are 
intended to prevent damage to the City's hillsides.  

At the Peete Street side, the property is setback 5 feet. This accommodates the 
required zoning setbacks. While in the historic district we can usually justify 
setback variances due to the historic context, as there are no adjacent buildings 
and a 5-foot setback is appropriate. This also allows for a better turn clearance into 
the garage due to the narrow width of Peete Street and the historic stone retaining 
wall at the street edge to the north of the property.  

The design has a solid wall along the setback. While the entrance door is recessed 
from the façade for privacy and security, the front wall continues the entire width 
of the building and provides a breezeway. Staff is supportive of this design as it 
meets both the needs of the property owners as well as meets the intent of the 
design guidelines.  

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

The lot is a slightly wider than the typical lot in Over-the-Rhine at 31.3 feet wide. The 
design provides setbacks on both sides to accommodate for windows and light into 
the house. The house is just under 25 feet wide. 

The regular space of the windows over the façade and the evenly placed garage doors 
create a rhythm to the façade that is reflective of the repetitive window patterns on 
historic buildings in the historic district.  

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 about as tall as it is wide along Peete Street. The building is taller 
than it is wide at the rear due to the hillside. While not completely vertical in nature 
along Peete Street, the inclusion of vertical oriented windows that are aligned with 
the first-floor elements creates columns, and overall vertical emphasis is achieved. 

8. Height: The height of new construction should not vary more than one story from 
adjacent contributing buildings. Most buildings in Over-the-Rhine are between two- and 
five-stories.  

The height is appropriate to the site and the area. The building is 2 stories tall at 
Peete Street and uses the hill to step down to create a lower story. The majority of 
the existing buildings along this section of Peete Street are also 2 stories tall.  

9. Materials: New construction should use materials that are found on the historic 
buildings in Over-the-Rhine. Clearly the dominant material in Over-the-Rhine is brick, but 
other materials such as limestone, sandstone, cast-iron, slate, wood and sheet metal are 
important as well. Materials such as stucco, synthetic stucco and plastic are not 
appropriate and should not be considered as exposed finish materials for new 
construction in this district. 

The main building material on the front façade is brick with limestone details. The 
sides and rear are lap siding in hardie plank/cementitious fiber board. The windows 
are aluminum clad wood windows.  

While we traditionally see one main building material on all four sides of the building, 
the proposed building wraps the brick around the first bay of the side façade 
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providing for the most visible elevations of the street face with brick. As 
development is likely on the vacant lot west and east of the property the lap siding 
will eventually not be visible. The developer of this site has been working with staff 
on potential developments for the adjacent sites.  

Other Considerations: 
Prehearing Results: A prehearing was held on February 3, 2021 
 
Comments Provided to Staff: N/A 
 
Recommendation: 
 

I. ZONING RELIEF 

A. Hillside Review 
1. Section 1433-19(g) – APPROVE – Hillside Review to allow excavation and 

fill in excess of 8’, cumulatively, per drawings submitted by Mark Dierkers 
Architecture dated 8/17/20 with the following conditions: 

i. The proposed curb cut and access drive shall be limited to no 
greater than 20’ in width. 

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

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

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

 
II. CERTIFICATE OF APPROPRIATENESS 

 

A. Approve the application for Certificate of Appropriateness for a single-family 
home at 48 E Clifton Avenue/59 Peete Street per the drawings submitted by 
Mark Dierkers Architecture dated 8/17/20 with the following conditions:  
1. The building permits must be issued within two years of the decision date 

or the Certificate of Appropriateness shall expire.  
 
B. FINDING:  The Board makes this determination per Section 1435-09-2 

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

2. The building while contemporary has taken its cues from the neighboring 
contributing buildings with a strong base, middle, top, brick material, vertical 
emphasis, individual punched double hung windows, and a strong 
contextual rhythm.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                            
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Ahouse, Emily

From: John Wulsin <jwulsin@gmail.com>

Sent: Tuesday, February 9, 2021 5:06 PM

To: Ahouse, Emily

Cc: Owen, Douglas

Subject: Re: [External Email] Fwd: HCB Notice of Hearing 3.8.21

Follow Up Flag: Follow up

Flag Status: Flagged

I'll try to attend, but if I can't you can include my feedback/questions below. 
 
I live at 61 E Clifton with my wife and two kids. Previously, we lived at 51 E Clifton directly across the street from the 
proposed project at 48 E Clifton. We love our neighborhood, and we are excited to see the property developed since it 
means a) more people will be living in the neighborhood, and b) a previously blighted property will be better 
maintained. The vacant lot at 48 E Clifton has been poorly maintained over the years, frequently covered in litter. 
Because there are several other empty lots (more than a dozen) on this block, we think it's extra important that this 
project set the right example for future infill. So, overall, we want this project to succeed so that it can serve as a model 
for other infill along the street.  
 
My feedback is primarily about how the proposed house is designed towards the surrounding properties and streets. 
The proposed house will be primarily accessed from Peete St, and I think that makes sense in order to take advantage of 
the views. But it creates a problematic design in terms of how it "faces" E Clifton. As shown in the schematics, there is 
~40' of setback from E Clifton to the rear. The included schematics don't provide any detail about what will happen in 
those 40', so I'm left to worry that it hasn't been carefully considered. The lowest elevation of the rear, protruding deck 
is 610' and the highest is 631', which is significantly higher than the 590' elevation at E Clifton. I worry that from the 
pedestrian experience along E Clifton, the house will feel as if it is "floating above", as opposed to being a part of the 
streetscape and surrounding neighborhood. Furthermore, because the design uses cheaper materials (Hardie plank lap 
siding) on the rear, reserving the more premium brick for the Peete St facade, the design seems to "turn its back" on E 
Clifton. I want to see more design consideration for how the property interacts with E Clifton. Regardless of the 
materials/design of the building, if there is a significant setback from E Clifton, it's imperative that the landscape design 
be appropriate to the urban fabric and the surrounding properties, somehow connecting the property to E Clifton. The 
lower level is partially raised on piers, leaving exposed the hillside which will be unsightly when viewed from E Clifton. A 
proper landscape design with a pathway/stairs could make the property feel like it "faces" E Clifton in an appropriate 
fashion. And as a practical matter, having lived on the hillside for many, I can say confidently that the residents will enjoy 
having pedestrian access from both the "uphill" and "downhill" sides of the property. Currently, if the residents are 
enjoying their lower deck and decide they want to walk to Findlay Market, they would have to walk up to Peete, around 
the block and then down, as opposed to simply walking down to E Clifton.  
 
Along similar lines (how the property relates to the surrounding properties), I'm worried that the 5'1" (west) and 2'1" 
(east) side setbacks are too large, conveying a "suburban" feel, where historically the buildings were all constructed up 
to the side lot line, on at least one side. If current zoning doesn't permit building up to the side lot lines, I would humbly 
suggest that the City consider changing the zoning and that the petitioner seek a variance for this project (and any 
others on this street). This would enable more historically appropriate forms, as well as increasing the potential 
floorplate for the home. 
 
In summary, we are thrilled to be getting new neighbors (and we won't miss the litter and honeysuckle). We hope the 
design of the house and property can succeed in this historic neighborhood, setting a new bar for high quality, infill 
architecture! 
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-John Wulsin 
 
 
 
 
 
 
 
 
 
 
On Tue, Feb 9, 2021 at 2:46 PM Ahouse, Emily <Emily.Ahouse@cincinnati-oh.gov> wrote: 

Hi John,  
 
Yes, no RSVP is necessary for the prehearing. You can just join via the link in the hearing notice. We can also 
include any feedback you would like to provide in writing in the record for the item. 
 
Let me know if you need additional information.  
 
Thanks, 
Emily  

From: John Wulsin <jwulsin@gmail.com> 
Sent: Tuesday, February 9, 2021 12:45 PM 
To: Ahouse, Emily <Emily.Ahouse@cincinnati-oh.gov> 
Subject: Re: [External Email] Fwd: HCB Notice of Hearing 3.8.21  
  
Thanks for sharing, Emily! Can I attend the pre-hearing? I live across the street from this property and would like to 
provide my feedback. Thanks!  
-John  
 
On Mon, Feb 8, 2021 at 4:16 PM Ahouse, Emily <Emily.Ahouse@cincinnati-oh.gov> wrote: 

Good afternoon,  

  

Below is a link to the proposed plans:  

https://cincinnati-my.sharepoint.com/:f:/g/personal/emily_ahouse_cincinnati-oh_gov/EhD4-
F4xNsVCrio4KHfVHkgBBxq8AIneIVG9pZ3RDC2yFw?e=9PNqeD 

  

Please let us know if you need anything additional or have difficulty accessing the link.  
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From: John Wulsin <jwulsin@gmail.com>  
Sent: Saturday, February 6, 2021 10:56 AM 
To: Conservator, Urban <urban.conservator@cincinnati-oh.gov> 
Subject: [External Email] Fwd: HCB Notice of Hearing 3.8.21 

  

External Email Communication 

I would like to see the application/plans for the project at 48 E Clifton, COA2021002. 

  

Thanks! 

-John 

  

---------- Forwarded message --------- 
From: Maynes, Kasandra <Kasandra.Maynes@cincinnati-oh.gov> 
Date: Fri, Jan 29, 2021 at 11:32 AM 
Subject: HCB Notice of Hearing 3.8.21 
To:  

  

Good Afternoon: 

  

To keep you informed of cases being heard by the Historic Conservation Board, the notice of hearing for the March 8, 
2021 meeting is attached. Materials and staff reports are uploaded to the website on Wednesday before the hearing 
at www.cincinnati-oh.gov/boards - select Historic Conservation Board.  

  

In accordance with orders issued by state and local officials and applicable guidance concerning COIVD-19, this hearing 
will be conducted using video-conferencing technology. This hearing will be closed to in-person attendance to comply 
with social distancing requirements. There have been important changes to hearing procedures and rules for 
participation. Please note that persons with standing, other than the applicant and/or owner, must submit a written 
request no less than 48 hours in advance of a public hearing to gain access to the hearing. Please visit www.cincinnati-
oh.gov/boards to learn more about attendance and participation in virtual hearings. 

  

For specific information about applications, at any time, please contact the Urban Conservator at 513-352-4848 or by 
email at urban.conservator@cincinnati-oh.gov. You have the right to review the documents associated with this 
application, ask questions about this application, and indicate your approval or disapproval at the pre-hearing 
conference or at the hearing.  
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General questions about the hearing process can be directed to Kasandra Maynes in the Law Department or by visiting 
www.cincinnati-oh.gov/boards. 

  

Respectfully, 

Kasandra  

  

  

  



ITEM 2 March 8, 2020 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA20210003 
APPLICANT:  Saint Francis Group/The Port of Greater Cincinnati Development 

Authority   

OWNER:  Hamilton County Land Reutilization Corporation 
ADDRESS:  2001 Auburn Avenue 
PARCELS:  008800080107 
ZONING:  CN-M 
OVERLAYS:   Auburn Avenue Historic District 
COMMUNITY: Mt. Auburn 
REPORT DATE: February 19, 2021 
 
Nature of Request: 
The Applicant is requesting a Certificate of Appropriateness (COA) to demolish the 
contributing structure located at 2001 Auburn Avenue within the Auburn Avenue Historic 
District due to an economic hardship claim that the reuse of the building cannot create an 
economic return on investment due to the deteriorated condition of the building.  
 
MATERIALS SUBMITTED AND USED IN THE FOLLOWING REVIEW:  
 
Materials Presented by Applicant- Attachment A 

1. COA Application 
2. Adjudication Letter 
3. Checklist provided by the City of items required for the review 
4. Letter from the Applicant 
5. Certificate of Liability Insurance 
6. Letter from Peter J. Lahni II, Project Manager Neyer Holdings Corporation 
7. Statement of Estimated Market Value 
8. Potential Return on Investment Study  
9. Cincinnati/Dayton Marketbeat Retail Q2 2020 
10.  Letter from William S. Fischer, Vice President of Community Development, Port 

of Greater Cincinnati Development Authority 
11. Witness List and Qualifications 
12. Hamilton County Auditor’s Record 
13. Existing Site Plan  
14. Existing Conditions Photos 

 
Materials Presented by Staff – Attachment B 

1. Ordinance, Designation Report and Auburn Avenue Historic District Guidelines 
2. Code Enforcement History  
3. Assessing Economic Hardship Article - By Julia Miller 

http://wedge.hcauditor.org/view/re/08800080107
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4. Economic Analysis from Department of Community and Economic Development 
(DCED) 

 
Existing Conditions: 
The project location is on the northwest corner of the intersection of Auburn Avenue and 
Dorchester Street in the Auburn Avenue Historic District. The building is a 1-story 
Mediterranean revival commercial building from 1927. It has gray colored brick piers 
between storefront openings and a corner oriented canted entrance with an arched 
pediment accenting the corner.  
 
Proposed Conditions: 
The proposal includes the following work: 

1. Demolish the building at 2001 Auburn Avenue to prepare the site for 
redevelopment.  

 

Applicable Zoning Code Sections:   
Zoning District: Section 1409   Commercial Zoning   
Variance Request: N/A 
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:  N/A 
Historic Landmark/Reg:  Auburn Avenue Historic District Guidelines  
COA Standard: Section 1435-09-2 Certificate of Appropriateness; Standard of Review 
 

Details of Zoning Relief Required: No Zoning Relief has been requested.  
 
Certificate of Appropriateness Review:  
 
Historic Districts: Legislation and Purpose  
The City of Cincinnati has a long history of Historic Preservation and supporting protection 
of historic resources in both individual landmarks and historic districts. Legislation for 
“districts” was first established in 1964 with the establishment of “protection” areas (later 
referred to as Historic Districts).  With authority granted to an Architectural Review Board 
(updated to the Historic Conservation Board in 1980), standards were created for the 
board to make determination of the compatibility of new construction, alteration to existing 
buildings and partial or total demolitions. Cincinnati became an early adopter of legislation 
to protect its historic resources preceding the Federal Historic Preservation Act by two 
years.  Today, 24 local districts have been established.  
 
The support and desire for Historic Districts has been supported in Master Plans and the 
Zoning Code.  Within the “Cincinnati 2000 Plan”, published in 1982, it states:  

“Cincinnati is a proud city, rich in history, its tradition, in the quality of life. Its 
splendid heritage must be preserved; nothing in its future development must be 
permitted to diminish its high standards.”  

Further the plan goes on to say,  

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_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.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/auburn-avenue-historic-district/
file:///C:/Users/matthew.shad@cincinnati-oh.gov/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/IQ23MFSG/§%201435-09-2.%20-%20Certificates%20of%20Appropriateness;%20Standards%20for%20Review
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“Downtown Cincinnati’s cultural heritage and its historic character form a valuable 
legacy contributing to the richness of the City’s personality…To conserve these 
assets as a functional part of downtown, a preservation program is an integral part 
of Cincinnati Plan.”  

 
In “Plan Cincinnati”, the current Master Plan, the city supports and encourages historic 
preservation; 

 “As housing demand increases in the oldest neighborhoods, the City’s broad and 
reputable historic building stock should be preserved…”  

Historic Conservation is seen as a basic building block to Cincinnati’s future with policy 
principles including:  

“Preserve our resources and facilitate sustainable development.” 
 “Cincinnati is known for our historic built character and spectacular natural beauty. 
The City will focus on preserving and protecting our unique assets and reverse the 
modern trend of ‘disposable’ development.”  

  
Within the Zoning Code, Cincinnati made a commitment to historic conservation and 
preservation through its goals and policies. Three specific purposes of historic 
preservation, according to the current Zoning Code Section 1435-03 include:  

“to safeguard the heritage of the city by preserving districts and landmarks which 
reflect elements of its history, architecture and archeology, engineering or culture,”  
“to conserve the valuable material and energy resources by ongoing use and 
maintenance of the existing built environment,” 
“to maintain the historic urban fabric of the city.”  

With these stated purposes and intentions, as well as Cincinnati’s demonstrated 
commitment to its historic building stock, demolition and disposing of buildings in areas 
that the City has designated historic should only be considered when every option to 
reuse a building has been explored and exhausted.    
 
Auburn Avenue Historic District – Establishment  
The district is a collection of mid to late 19th century to early 20th century residential, 
commercial and mixed-use buildings. On November 9, 1987, the Historic Conservation 
Board voted to recommend the establishment of the Auburn Avenue Historic District and 
its related guidelines. The Planning Commission recommended the district on November 
13, 1987 and on January 19, 1988 City Council unanimously approved the establishment 
of the Auburn Avenue Historic District.  In its approval, City Council cited that it considered 
the establishment to be in the “best interest of the city and the general public” (Attachment 
B).  
 
At the time of the establishment of the Auburn Avenue Historic District, the governing 
ordinance was Municipal Code Chapter 741. In this code, the purpose of a district and its 
associated guidelines were that they shall: 

“promote the conservation, development and use of structures, sites and 
districts…and shall promote the special historic, architectural, community or 
aesthetic interest or value (of the districts.)”  
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The Guidelines that were written were based off the Secretary of the Interior’s Standards 
for rehabilitation. They were, and still are, aimed at promoting, not just regulating, 
appropriate change and economic revitalization in the districts.  
 
The (Local) Auburn Avenue Historic District is also part of the Mt. Auburn National 
Register Historic District that was established prior to the local designation on March 28, 
1973. 
 
Auburn Avenue Historic District – Significance  
The Auburn Avenue Historic District is historically significant to the City of Cincinnati as a 
whole. Mt Auburn was the first suburban residential community, which relied on Cincinnati 
for industry and commerce, to develop as an outgrowth of the city. As such, it illustrates 
the development patterns common to Cincinnati’s other hillside communities. It contains 
notable buildings in a variety of architectural styles which date from 1839 to the turn of 
the century. These buildings have largely retained their historic integrity and together 
convey a “sense of time and place” which distinguishes the district from its surroundings. 
In addition, these buildings provide a physical link with the prominent citizens who built 
them. A large portion of the district is listed on the National Register of Historic Places 
and the William Howard Taft Birthplace has been designated a National Historic Site.  
 
Auburn Avenue Historic District – Site’s Contribution to the District  
The Auburn Avenue Historic District is a collection of buildings with varying degrees of 
architectural ornateness and styles. What make a district significant is not its individual 
buildings, but the collection of buildings as a whole - a cohesive collection.   
 
Within the Auburn Avenue Historic District Designation Report and Historic Conservation 
Guidelines, it is stated the district is a collection of buildings which date from 1839 to the 
turn of the century. In the Historic Conservation Guidelines for the Auburn Avenue Historic 
District there is a list of non-contributing buildings. While 2001 Auburn Avenue is not listed 
as a non-contributing building it does fall outside of the stated period of significance as it 
was built in 1927.  
 
While the building and its location at a corner do contribute to the district, it is not a building 

that is defining of the district.  

DEMOLITION REQUEST ANALYSIS 

Auburn Avenue Demolition Guidelines: 
Below are the Demolition Guidelines, as outlined in the Conservation Guidelines: 
Auburn Avenue Historic District (Attachment B), with Staff analysis.   
 
Demolition of existing buildings shall not be permitted unless one of the following 
conditions exists:  
 

1) Demolition has been ordered by the Director of Buildings & Inspections for 
the public safety because of an unsafe or dangerous condition which 
constitutes an emergency.  
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The City has at no time ordered emergency demolition for the building. The City has 
issued multiple notices of violation on the property as detailed in the Code 
Enforcement Case History Report (Attachment B). The building is currently considered 
dangerous and unsafe and has been since a fire occurred. A 2007 Notice of Violation 
notes, “fire has damaged the roof and roof covering, leaving the building exposed to 
the weather. Cornice is damaged and needs paint. The interior is inaccessible and the 
fire line is still in place. It is neither habitable nor safe for human occupancy. The roof 
no longer performs its intended function.” In 2008, it was declared a public nuisance. 
In 2009, the owner at the time applied for a demolition permit but it was never issued. 
The current Notice of Violation for Historic – Dangerous and Unsafe Building notes 
that, “fire has damaged the roof and roof covering, leaving the building exposed to 
weather and vermin. There are open soffits and missing tiles and other roofing 
materials loose or missing. It is neither habitable nor safe for human occupancy. There 
have been no permits to improve the condition of the structure since the 2007 
condemnation.” 
 
There have been multiple owners since the fire, and the current owner has only owned 
the property since 2019. 

 
2) The Owner can demonstrate to the satisfaction of the Historic Conservation 

Board that the structure cannot be reused nor can a reasonable economic 
return be gained from the use of all or part of the building proposed for 
demolition.  
 
To answer this question staff refers to the series of questions asked in Zoning 
Code Section 1435-09-2(b) Certificate of Appropriateness; Standards of Review 
which establishes factors the Historic Conservation Board shall consider in 
determining if a property owner has demonstrated an economic hardship by 
credible evidence.  These factors are: 

 
(i) Will all economically viable use of the property be deprived without 

approval of a Certificate of Appropriateness?  
 
The Applicant argues that there is no economically viable use that can be made in 
the building. They cite the small scale of the building, prolonged period of neglect, 
and environmental contamination by a previous dry cleaner use. The applicant 
notes that The Port received three formal applications for purchase of the property 
along with the application from the Saint Francis Group. All other applications were 
eventually withdrawn, due to the redevelopment cost. 
 
The applicant provided extensive proforma cost analysis on the redevelopment of 
the existing building for 14 different permitted uses. Each potential use produces 
a negative cash on cash return on investment. The provided proforma analysis 
incorporates being awarded Historic Tax Credits from the State of Ohio and the 
Federal Government into the analysis, even though the state awards are 
competitive and uncertain.  
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The building is currently not habitable nor safe for human occupancy. 
Redevelopment of only a part of the building is not viable due to the existing 
property conditions.  
 
DCED conducted an independent analysis of the possible economic returns for the 
proposed development at 2001 Auburn Avenue. They concluded that the project 
would not be financially feasible should the COA be denied. Three scenarios were 
analyzed in their analysis, included in Attachment B. In all three scenarios the 
project’s Net Operating Income is too low to attract the debt needed for the project 
to be financially feasible. The analysis notes,  

“The only way for the applicant to proceed with any of the above scenarios 
would be to fill the investment gap with developer equity. The equity return 
(Cash on Cash) for all three scenarios is also too low to attract the necessary 
private capital to proceed with the project. Finally, in all three scenarios, the 
project’s stabilized Fair Market Value is less than the total investment required 
to renovate the property, meaning the project creates negative value over 
time.” 

 
The DCED analysis concludes that the denial of the requested COA would deprive 
the property of its economic use, would result in sustained vacancy and blight, and 
decrease the overall wellbeing of the neighborhood and by extension the City.  
 

(ii) Will the reasonable investment-backed expectations of the property Owner 
be maintained without approval of a Certificate of Appropriateness; and  
Julia Miller, former Editor-in-Chief of the Preservation Law Reporter and an leading 
authority in the matter of historic preservation law, wrote an article “Assessing 
Economic Hardship Claims under Historic Preservation Ordinances,” published by 
both National Trust for Historic Preservation and the National Alliance for 
Preservation Commissions. This article has outlined a process, series of questions 
and necessary evidence in analyzing economic hardship claims and this process 
has become a standard best practice. In the article, Miller states:  
  

“The Supreme Court has also said that the Applicant's "reasonable 
investment-backed expectations" should be taken into consideration. 
Although the meaning of this phrase has not been delineated with 
precision, it is clear that "reasonable" expectations do not include those 
that are contrary to law. Thus, an Applicant's expectation of demolishing a 
historic property subject to a preservation ordinance at the time of 
purchase may not be considered "reasonable." (Attachment B) 

 
As stated in the excerpt above from “Assessing Economic Hardship Claims under 
Historic Preservation Ordinances,” buying a building subject to a historic 
preservation ordinance and demolition review and expecting to be able to demolish 
it is not a reasonable investment backed expectation. The Port did not acquire the 
property with the intention of demolition, but came to the conclusion after 
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collaboration with stakeholders in the community and review of four formal 
applications for the property’s redevelopment. All but one of the four applications 
were withdrawn due to the extreme costs associated with the site’s redevelopment.  
 
The Port acquired the property in July of 2019 through the process of tax 
foreclosure. The acquisition was mission based – to facilitate the revitalization and 
renewal of commercial corridors within neighborhoods. The Port seeks to utilize 
their resources to make catalytic investments in stressed communities. They 
identified 2001 Auburn Avenue as vacant, dangerous, and unproductive and 
contributing to the devaluation of the Mt. Auburn neighborhood, detracting from the 
quality of life.  
 
The applicant is seeking demolition only after reviewing multiple potential means 
of redevelopment, including analysis of redevelopment for 14 different permitted 
uses, and reaching the conclusion that redevelopment is not economically viable. 
The analysis completed by DCED also concludes that redevelopment is not 
financially feasible.  
 

(iii)Whether the economic hardship was created or exacerbated by the 
property owner.  
 
As previously noted, The Port acquired the property in July of 2019 through the 
process of tax foreclosure - not a purchase involving a money exchange. Since 
acquisition, The Port has spent $2646.29 on securing the property and cleaning 
up the site. The acquisition occurred after a prolonged period of vacancy and 
neglect by previous property owners which included lack of repairs after a fire. The 
actions of previous owners resulted in a series of notice of violations for property 
maintenance conditions. Since acquisition, The Port has been working with the 
neighborhood stakeholders and potential developers on the redevelopment of the 
site.  
 
The economic hardship was not created or exacerbated by the current property 
owner.  

  
In evaluating the above factors for economic hardship, the Historic Conservation 
Board may consider any or all of the following:  

 
(iii)(aa) A property's current level of economic return; 

There is currently no income generated by the property, and it has been 

declared by the city to be not safe for human occupancy.  

(iii)(bb) Any listing of property for sale or rent, price asked, and offers 
received, if any, within the previous two years, including testimony 
and relevant documents;  
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No real estate broker or firm has been engaged to sell the property, and no 
asking price or rental price has been proposed. As previously noted, the 
building in its current state is not safe for human occupancy.  
 

(iii)(cc) The feasibility of alternative uses for the property that could 
earn a reasonable economic return;  

The applicant provided proforma cost analysis of redevelopment of the 
property for fourteen different permitted uses. None of the potential uses 
produces a reasonable economic return.  
 
As previously discussed, DCED reviewed the application materials and 
analyzed three scenarios in which the applicant renovates the historic 
property. Their analysis concludes that the project would not be financially 
feasible if the COA for demolition is denied. 
 

(iii)(dd) Any evidence of self-created hardship through deliberate 
neglect or inadequate maintenance of the property;  

 The Port acquired the property in July of 2019 through the process of tax 
foreclosure. Since acquisition, The Port has spent $2646.29 on securing the 
property and cleaning up the site. There is no evidence of self-created 
hardship through deliberate neglect or inadequate maintenance by the current 
owner. 

 
(iii)(ee) Knowledge of landmark designation or potential designation at 

time of acquisition; and/or  
 Staff asked for a specific statement from the owner as to their knowledge that 

the property was within the Auburn Avenue Historic District prior to the 
acquisition of the property. They did not recall if they were aware prior to 
acquisition, but acknowledged that they should have been as a matter of 
general due diligence.   

 
(iii)(ff)  Economic incentives and/or funding available to the 

Applicant through federal, state, city, or private programs. 
The applicants used state and federal historic tax credits in their proforma 
analysis, and even with the tax credits the 14 potential uses evaluated did not 
produce a reasonable economic rate of return.  

 

3) The owner is a non-profit corporation or organization and can demonstrate 
to the satisfaction of the Historic Conservation Board that the denial of the 
application to demolish would also deny the owner the use of the property in a 
manner compatible with its organizational purposes and would amount to a 
taking of the owners property without just compensation. 
 
The current owner is the Hamilton County Land Reutilization Corporation, which is a 
non-profit entity. The co-applicant is not a non-profit and if approved they would take 
ownership of the property and redevelop the site after demolition.  
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4) The demolition request is for an inappropriate addition or a non-significant 
portion of a building and the demolition will not adversely affect those parts of 
the building which are significant as determined by the HCB 

 
The demolition is for the entire building not an addition or portion of the building.  
 
5) The demolition request is for a non-contributing building and the demolition 
will not adversely affect the character of the district.  
 
The building is not listed as a non-contributing building within the Auburn Avenue 
Historic District Guidelines. It is noted however that the building was built in 1927 
which is outside of the stated period of significance in the Historic Designation report 
of 1839 to the turn of the century.  
 

Staff Summary and Conclusions:  
It is staff’s analysis of the documentation that has been provided by the Applicant that 
the Applicant has provided credible evidence that they cannot reuse the building nor 
can a reasonable economic return be gained from the use of all or part of the building. 
Staff bases their analysis on the following points of evidence: 
 

1. The applicant provided proforma analysis for 14 different potential permitted uses 
within the building, none of which produce a reasonable rate of return even when 
including potential awards of state and local tax credits in the analysis.  

2. The applicant did not deliberately neglect maintenance of the property and has 
not created or exacerbated the economic hardship. 

3. DCED has conducted an independent analysis of the applicant’s materials and 
potential redevelopment of the building. They concluded that the project would 
not be financially feasible should the COA be denied. 

 
Other Considerations: 
Prehearing Results: February 17, 2021 – The applicant was the only attendee.  
 
Comments Provided to Staff: No comments were received at the time that this report 
was prepared. 
 
Consistency with Plan Cincinnati (2012):  
Not consistent with the “Sustain” Initiative Area “Preserve our built history.” 
 
Consistency with Auburn Avenue Corridor Strategic Development Plan (2017): 
Property is noted as a “redevelopment opportunity site” in the 2017 plan, which 
identifies the Infill Redevelopment of key corners at Auburn Ave and Dorchester.  

Recommendation: 

It should be noted that the analysis provided by DCED requests that a demolition permit 
be withheld from the applicant until a formal redevelopment plan is submitted and 
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approved by the City. Based on the CN-M Zoning District regulations and Auburn Avenue 
Historic District Conservation Guidelines, Staff does not find that the Historic 
Conservation Board has the authority to withhold issuance of the demolition permit 
pending review of a redevelopment plan if the Board finds that it meets the Auburn 
Avenue Historic District Conservation Guidelines and COA Standards in 1435-09-2. 
 
Staff recommends the Historic Conservation Board take the following actions:  
 
A. CERTIFICATE OF APPROPRIATENESS: 

1. APPROVE a Certificate of Appropriateness to demolish the building at 2001 
Auburn Avenue.  

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

(a) That the Applicant and/or the Property Owner has demonstrated by 
credible evidence that the proposal substantially conforms to the 
applicable conservation guidelines. 

(b) That the Applicant and/or the Property Owner has demonstrated by 
credible evidence that the Property Owner will suffer economic hardship if 
the Certificate of Appropriateness is not approved.  



 

 

 

 

 

 

 

 

 

ATTACHMENT A: 

MATERIALS PRESENTED BY THE APPLICANT 
 





 

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

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

ADJUDICATION/DENIAL LETTER 

Date: January 14, 2021 

Location: 2001 Auburn Ave 

Request: Demolition of a contributing building 

Zoning District: CN-M/ Auburn Ave Historic District 

 

The City of Cincinnati appreciates receiving your information regarding your proposed project. The purpose 

of this letter is to inform you that your proposed project will be required to get a Certificate of 

Appropriateness from the Historic Conservation Board as it is within a local historic district and is requesting 

the demolition of a contributing structure.   

 

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

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

documents are included. When you submit the copies of the application, the Documents Required Sheet 

must be submitted as well. A $621.68 fee is required with the submission as well. All deadlines for 

upcoming Historic Conservation Board hearings can be found at https://www.cincinnati-

oh.gov/buildings/historic-conservation/historic-conservation-board/ . Applications must be 

submitted no later than 3pm on the deadline date.  

 

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

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

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

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

 

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

concerns or to make an appointment.  

 

Sincerely,  

 
Beth Johnson 

Urban Conservator 

(p): 513-352-4848 

(e): beth.johnson@cincinnati-oh.gov 

 

https://www.cincinnati-oh.gov/buildings/historic-conservation/historic-conservation-board/
https://www.cincinnati-oh.gov/buildings/historic-conservation/historic-conservation-board/
mailto:Kasandra.Maynes@cincinnati-oh.gov
mailto:beth.johnson@cincinnati-oh.gov
mailto:beth.johnson@cincinnati-oh.gov
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CINCINNATI'S HISTORIC CONSERVATION OFFICE
Documents Required for
Historic Conservation Board Review
The Historic Conservation Office will provide this list with the required items checked off once an
Adjudication/Denial letter is issued.

3 complete hard copies at the time of application.
All drawings formatted to 11x17 or 12x18.
Digital copy in PDF format provided on CD, USB drive, or emailed to beth.johnson@cincinnati-oh.gov
Adjudication/Denial Letter and this checklist
Certificate of Appropriateness Application Form
A letter/narrative statement of intent and how the project meets the applicable Historic Conservation
Guidelines
Zoning Hearing Examiner Application Form
A letter/narrative statement required in Section 6 of the Zoning Hearing Examiner Application
The Hamilton County Auditors record or other documentation showing property ownership
A letter/email of permission from owners, lease, contract to purchase or other agreement demonstrating the
applicant or owner's legal basis to seek the COA or Zoning Relief
A list of the applicants' witnesses and expert witnesses who you expect to testify at the hearing or legal
counsel, if any
8 business days before the hearing date 10 hard copies and a digital copy in one pdf or for the final board
packet. Drawings must be formatted and retain the proper scale in 11x17 or 12x18.
Other Documents or information applicant wants to present for their case
Non-Refundable Application Fee. Checks made payable to the City of Cincinnati. $___________

All Drawings and Plans must include the following
A graphic scale required on all drawings
North arrows on all site, context and floor plans
Elevations labeled with North, South, East West, front, side and rear labels
Street names labeled
Date and/or revision dates

Architectural Drawings and Plans
An index of drawings located on the first sheet
Context Map showing the building within at least a block of context
Existing and proposed site plans including
− Parcel/boundary lines
− Building footprints and dimensions labeled
− Setback dimensions from all property lines labeled
− Existing and proposed principal and accessory buildings, including location, dimensions, and height

labeled;
− All properties and their structures immediately adjacent to the site
Existing and proposed elevation drawings
− Total Height from grade to top of the building
− Total height- ASL (Above Sea Level)
− Materials labeled
Existing and proposed floor plans and roof plans (with chimney locations)
− Residential and Commercial Spaces labeled. Residential Spaces must be numbered.
− Square feet of commercial spaces listed
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− Location of trash storage and Utilities
Site section and/or Site elevations including any adjacent properties
Driveways, sidewalks, walkways, terraces, and other paved surfaces
Existing and proposed accessory structures, including walls, fences, porches, lighting, signs, and other site
improvements;
Existing and proposed landscape areas and materials, if proposed to be altered;
Proposed materials, textures, and colors. Include Make, model and series for proposed materials
Labeled photos of all sides of the building and a 1 block streetscape context in all directions
Site line drawings for any roof additions.
A color rendering, axonometric drawings and/or perspective of the proposed construction (required on infill
projects)

Required if applicable to the project
Historic Sanborn Maps of the site
Window brochures and cut sheet
Roof product information (brochure)
Garage door brochures
Sample materials or color samples. _____________________________________________
Fence drawings of style, fence brochures or photo of a sample fence
Signs; drawings, photo showing the sign on the building, mounting info, materials, colors and illumination
Mature tree removal requires a letter from an arborist stating its poor health
All written correspondence submitted by the applicant and other affected persons
Tentative project schedule
Egress Plan/Route to Building Code Compliance (roof decks, multi-family developments)
_______________________________________________________________________
_______________________________________________________________________
_______________________________________________________________________

Demolition (full or partial) for Historic Conservation Districts and Landmarks
Demolition Case Sheet and all required information listed on the sheet unless otherwise not required by the
Urban Conservator in writing and provided with application.
Statement of plans for the property after demolition.

Hillside Overlay Zone (CZC § 1433)
A development plan, accompanied by a property survey, showing existing vegetation and proposed
development, and where applicable, streets, drives, parking areas, walkways, heights of structure(s), location
of structures, elevation and setback of proposed buildings, drainage, existing contours and proposed grading
and new landscaping plans, proposed uses and square footage of uses and recreational facilities;
A preliminary geotechnical evaluation;
A determination of the maximum building envelope;
Average slope/grade of the property; and
Graphic illustrations demonstrating that the proposed improvement or new structure has not exceeded the
maximum building envelope

For additional questions contact Beth Johnson, Urban Conservator at 513-352-4848 or beth.johnson@cincinnati-
oh.gov

Note: The aforementioned information is general in nature. Additional information may be required by the Urban
Conservator once the application is submitted. Please use this list to plan for the potential documents that could be
required for a submission.
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646 Main Street, Cincinnati, Ohio  45202 • Phone 513.421.3400 • Fax 513.421.2111 
 
 
Ms. Beth Johnson 
Urban Conservator 
City of Cincinnati 
805 Central Ave, Suite 500 
Cincinnati, OH 45202 
 
January 11, 2021 
 
Dear Ms. Johnson, 
 
The intersection of Auburn Avenue, Dorchester Avenue, and Sycamore Street where the 
property subject to this application is located, is the gateway to the neighborhood of Mt. Auburn. 
The neighborhood itself has identified this as a potential commercial hub in the multiple 
community plans developed over the past 10 years. We believe that this place designated by the 
community as its front door to downtown, deserves a development that is both profitable for us, 
and the highest and best use for its neighbors. 
 
As you will see in the following pages, this application demonstrates the financial hardship that 
requiring us to renovate the existing building on the property would subject us to. The small 
scale of the building, the decades of neglect that it has endured, and the environmental 
contamination brought about by a former dry-cleaning business being a tenant, all contribute to 
making the renovation of this property a poor business decision—and would amount to a taking 
if not provided the relief by the Historic Conservation Board that we are requesting. 
 
Additionally, we believe the building does not contribute to the surrounding Auburn Avenue 
Historic District. 2001 Auburn Avenue is a typical Spanish Colonial Revival, single story, 
commercial building that is seen in many of the Midwest’s suburbs that developed commercial 
districts around the automobile in the 1920s and 1930s. Its detailing, while rather simple and not 
very rich, is typical of this style as shown by the use of a lighter, vertical-scored brick, and clay 
roofing tiles, as well as simple, ceramic tile ornament. This building is neither cohesive with the 
architectural styles that define the district, nor is it a contributing building to the character 
established by other buildings that are. The Auburn Avenue Historic District Conservation 
Guidelines define the distinctive character of the district, which is indicative of the “…feeling of 
the late 19th century in one of Cincinnati’s earliest ‘suburbs’”. The guidelines also state that 
despite the district enjoying buildings of multiple architectural styles, the contributing buildings 
hold together, “…as a cohesive, identifiable unit”, which create this feeling. The existing 
building on the subject property, does not add to the feeling of a late 19th century early suburb 
like, for example, its neighbor the Flat Iron Building which we are currently mobilizing to 
renovate with our sister company, Neyer Holdings Corporation. The removal of the subject 
building, would not therefor damage the character of the Historic District. 



 
 
Finally, we do not believe that a single story, single use building is the highest and best use for 
the site. The community has repeatedly expressed the desire to develop the Five Points 
intersection on which this building sits, into a node of sustainable, mixed-use, commercial and 
residential activity. Both the 2017 Auburn Avenue Corridor Strategic Development Plan as well 
as the 2015 Mt. Auburn Plan identify this intersection as such, and emphasize the need for a mix 
of uses at this gateway to the neighborhood business district. A single-story building at this site 
does not effectively accommodate the growth and density contemplated by these plans created 
by the community. We propose that the potential development that can be located on this site 
will provide substantial community benefit in the form of additional housing opportunities, 
increased commerce and foot traffic to support it, and badly needed parking that does not take up 
valuable, buildable urban land. 
 
Pursuant to this intention, the following are the applicant’s answers to the questions required by 
your office’s document “Demolition Case Sheet Documentation for the Demolition of Historic 
Properties” Section 2. Please let me know if you require any additional information to support 
our application, and I’ll be happy to provide it as quickly as possible. 
 

1. The property was acquired by the Hamilton County Land Reutilization Corporation by 
process of tax foreclosure. This process concluded on 7/18/2019, and as it was not a 
purchase, no money exchanged hands. The previous owner of the property was Pharon 
Wilson. 

2. The property has been vacant for at least 30 years. There is no income generated by the 
property. 

3. To date, the Port has spent $2,646.29 on securing the property and cleaning up the site. 
Please see the itemized list of these expenses provided by the Port attached to this 
application. 

4. The property is insured under a bulk policy covering all the properties the Landbank 
owns. Therefore, a cost for this individual property is not available. A certificate of 
insurance showing the subject property listed as being insured has been included with this 
application. 

5. There has been no significant improvements made by the Landbank, as there were no 
plans to improve the property after purchase. 

6. Since the Landbank is a tax exempt organization, no real estate taxes have been due since 
it acquired the property in 2019. 

7. There is no mortgage on the property. 
8. The assessed value of the land and improvements is $20,000. This has been the value 

attributed to the property on the last three assessments performed. 
9. No appraisals have been obtained for the property in the previous two years. 
10. The Hamilton County Land Reutilization Corporation is a public entity which is managed 

and operated by the Port of Greater Cincinnati Development Authority. 
11. There has been no income generated by the property to report. 
12. The Landbank received three formal applications for purchase of the property along with 

Saint Francis Group’s. All three were eventually withdrawn due to the prohibitive cost of 
redeveloping the property. 



13. No real estate broker or firm has been engaged to sell the property. 
14. No asking price, or rental price has been proposed for the property in its current 

condition. 
15. There have been no advertisements placed for the sale or rent of the property. 
16. The condition of the property when purchased was largely the same as it remains today, 

except that it was not securely barricaded. 
17. Please refer to the letter from Mr. Peter Lahni dated 1/15/2021 for an assessment of the 

current structural conditions of the building. 
18. Saint Francis Group has worked with Model Construction to investigate the costs and 

potential profitability of all the legal uses for the current building. The results of this 
study have been included with this application as a separate document. None of the uses 
presents a reasonable rate of return on investment. 

19. The property was vacant when purchased, and there has not been any income produced 
by it for many years. 

20. As mentioned above, there is no income for the property, hence no positive cash flow. 
21. Please refer to the other documents in this application, specifically the “Statement of 

Estimated Market Value”, the pro-forma entitled “Potential Return on Investment 
Study” and the supporting market reports.  

22. The current condition of the building, caused by 30-plus years of neglect, requires the full 
renovation of the whole structure to get it to the level that it could be issued a certificate 
of occupancy. So partial use of the building would only yield less rent (making a non-
profitable project even less profitable) to cover the costs of the full repair. 

23. The “Potential Return on Investment Study” contemplates being awarded Historic Tax 
Credits from the State of Ohio and the federal government, and incorporates that possible 
funding in its proforma even though those awards are uncertain. 

24. We estimate the market value of the vacant land after the demolition of the structure 
currently there to be $92,873. Please refer to the “Estimated Market Value” document 
included as part of this application for the methodology of determining this price. 

25. Please see the letter provided by the Port included with this application. 
 

 
 
We believe that development in historic neighborhoods can be profitable, as well as beneficial to 
the community if done in a thoughtful and professional way. We respectfully ask that you allow 
us to develop that product that Mt. Auburn wants and deserves, and grant our request for a 
Certificate of Appropriateness for the demolition of 2001 Auburn Avenue.  
 
Best regards, 
 

 
 
John Back 
Director 
Saint Francis Group 
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Itemized List of Operating and Maintenance Expenses Since Acquisition 
 

 
Expenses provided by Port of Greater Cincinnati Development Authority 1/15/2021 
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Statement of Estimated Market Value 
 
 
The renovation of the existing vacant structure located at 2001 Auburn Avenue, otherwise 
known as the Storefronts Building, poses significant financial challenges. Saint Francis Group 
(“SFG”) and Model Construction have examined a multitude of potential uses permissible by the 
property’s existing entitlements and the associated economic returns of each, while applying 
reasonable and market rate cost and revenue assumptions throughout the development of its 
financial model. Through its findings, SFG has found an adaptive reuse of the existing structure 
to be economically unfeasible, with cash-on-cash returns ranging from -20.3% to -26.5% over a 
10-year hold period, based on an estimated year-10 market value of $461,282 and market rate 
commercial rent of $11.50 per square foot.1  
Given the highly unfavorable projected returns associated with the redevelopment of the existing 
structure, SFG believes that application of conservation guidelines amounts to an economic 
hardship. Additional information pertaining to specific proposed buildouts and their associated 
financial returns can be found in the attached ‘Potential Return on Investment Study’ 
spreadsheet. 
When considering the estimated market value of the property post-demolition of the existing 
structure, SFG has compiled a number of recent vacant land sales comparables within the subject 
property’s immediate vicinity from publicly available sources. These comparables are as follows: 
 
  
Address 1883 Walker Street 
Size (SF)  2,526  
Sale Date 8/24/20 
Sale Price $53,000 
Price per SF $20.98 
  
Address 318 Seitz Street 
Size (SF)  4,095  
Sale Date 8/23/20 
Sale Price $77,000 
Price per SF $18.80 
  
Address 168 Dorsey Street 
Size (SF)  3,049  
Sale Date 4/26/18 

 
1 Market rate commercial rent is based on evidence from Cushman & Wakefield’s Q2 2020 market report, 
‘Neighborhood and Community’ retail centers, and Colliers’ Q3 2020 market report for the 
Avondale/Walnut Hills submarket. These reports have been included as attachments to this application. 



Sale Price $85,000 
Price per SF $27.88  
Address 208 Mulberry Street 
Size (SF)  2,352  
Sale Date 1/15/19 
Sale Price $67,000 
Price per SF $28.49 
 
Address 147 Goethe Street 
Size (SF)  3,267  
Sale Date 6/10/19 
Sale Price $45,000 
Price per SF $13.77 
 
  
Average $/SF $21.98 
  
  
Based on an average sales price of $21.98 per square foot, the estimated fair market value of the 
subject property as vacant land is approximately $92,873. 



 

 

Date: 12/11/2020     

       

To: Pete Lahni 

Neyer Holdings Corporation 

646 Main Street, Suite 200 

Cincinnati, Ohio 45202 

 

RE: 2001 Auburn Ave,  

 

 

 

Mr. Lahni,  

 

Based on the information provided by Neyer Holdings for 2001 Auburn Ave property, we have 

performed the attached construction budget estimate on the 14 various uses for the building as 

requested. These budget estimates are based on both historical data as well as current building 

trends. Should you have any questions, please don’t hesitate to contact us.  

 

 

Regards,  

Daniel J. Boerger 

 

 

 

Project Executive 

Model Construction 

1826 Race Street 

Cincinnati, Ohio 45202 

(513) 559-4061  

dboerger
Stamp



Potential Return on Investment Study
2001 Auburn Avenue
Project Cost Summary 
REVISED 4 October 2019

Per Rentable SF Per Project Cost
3,332                            1,484,974                     

Acquisition 
Land Bank Purchase 10,000                              3.00                              0.67%
Environmental Assessments 2,500                                0.75                              0.17%
Legal / Title Reimbursement 15,000                              4.50                              1.01%
Primary VBML Stabilization (pre-development) 60,000                              18.01                            4.04%
Other Diligence 15,200                              4.56                              1.02%
Incentives Negotiation / Legal 2,500                                0.75                              0.17%
Stabilization Completion 50,000                              15.01                            3.37%

Total Acquisiton Costs 155,200                           46.58                            10.45%

Hard Costs
Allowances -                                 0.00%
Phase I &2 ESA 23,000                              6.90                              1.55%
Environmental Remediation 60,000                              18.01                            4.04%
Selective Demolition / Fire Damage Abatement 31,750                              9.53                              2.14%
Water 18,000                              5.40                              1.21%
Sanitary 34,000                              10.20                            2.29%
Landscape 10,000                              10.20                            2.29%
Concrete Curbs, Walks and Paving 6,500                                1.95                              0.44%
Masonry Restoration 42,500                              12.76                            2.86%
Misc Carpentry 64,750                              19.43                            4.36%
Exterior trims 7,600                                2.28                              0.51%
Finish Carpentry - 25,000                              7.50                              1.68%
Roof 60,000                              18.01                            4.04%
Caulking and Sealants 2,000                                0.60                              0.13%
Doors and Hardware 1,500                                0.45                              0.10%
Aluminum Entrances/Glazing 56,900                              17.08                            3.83%
Automatic Door Hardware 4,000                                1.20                              0.27%
Gypsum Drywall Construction 36,700                              11.01                            2.47%
Acoustical ceiling 13,700                              4.11                              0.92%
Interior/Exterior Painting and Finishing 7,500                                2.25                              0.51%
Fire Extinguishers and Cabinets 680                                   0.20                              0.05%
Toilet Accessories 1,200                                0.36                              0.08%
Fire Sprinklers 51,200                              15.37                            3.45%
Plumbing 16,400                              4.92                              1.10%
Heating, Ventilating & Air Conditioning 12,000                              3.60                              0.81%
Electrical 38,400                              11.52                            2.59%

Subtotal Hard Costs 625,280                           187.66                          42.11%

General Conditions 8.00% 50,022                              15.01                            3.37%
OH 2.00% 12,506                              3.75                              0.84%
Profit 6.00% 37,517                              11.26                            2.53%
Cat. 0.26% 1,626                                0.49                              0.11%
Contractor Contingency 10.00% 62,528                              18.77                            4.21%
Value Engineering 0.00% -                                    -                                 0.00%

Total Hard Costs 789,479                           236.94                          53.16%
-                                 

Soft Costs -                                 
A & E / Civil, Other Engineering 40,000 12.00                            2.69%
Historic/Zoning/Market Consultants 7,500 2.25                              0.51%
Building Permits / Inspection Allowance 15,000 4.50                              1.01%
Appraisal 2,500 0.75                              0.17%
Title Insurance 2,500 0.75                              0.17%
Builder's Risk Insurance 8,000 2.40                              0.54%
Owner's Rep / Project Mgmt 6% 47,369 14.22                            3.19%
Developer Cost, Overhead & Profit 4% 48,000 14.41                            3.23%
Developer Contingency 15% 118,422 35.54                            7.97%
Community Co-Developer 2% 24,494 7.35                              1.65%
Legal / Accounting 20,000 6.00                              1.35%
Real Estate Taxes (During Construction) 8,000 2.40                              0.54%
Marketing / Pre-Lease (+$ in Op. Ex.) 7,500 2.25                              0.51%
Other Tenant Costs -                                 0.00%
Market Study 6,000 1.80                              0.40%
Environmental Studies / Certifications 2,500 0.75                              0.17%
Architectural & Cost Review (HTC) 15,000 4.50                              1.01%
Leasing Commission 7% 13,411 4.03                              0.90%
Preconstruction Pricing 0 -                                 0.00%

Total Soft Costs 386,195 115.90                          26.01%
-                                 

Financing Costs -                                 
Financing Fee + legal & costs 2.00% 15,000                              4.50                              1.01%
Completion Guarantee (.5% of Loan Amt x 3 years) 2.00% 11,500                              3.45                              0.77%
Construction Period Interest (Pre-opening) 5%% 340,000           20,000                              6.00                              1.35%
HTC Bridge Loan Interest 6.00% 280,000           12,600                              3.78                              0.85%
HTC Legal/Accounting/Consulting 45,000                              13.51                            3.03%
Operating Capital / Reserves 50,000                              15.01                            3.37%

Total Financing Costs 154,100                           46.25                            10.38%
-                                 

Subtotal Project Budget 1,484,974                        445.67                          100.00%

Total Project Budget

Add Cost for X Buildout Buildout $/SF Total Project Budget
Club 45               176,400           1,661,374                       
Comm Facility 55               215,600           1,700,574                       
Theatre 90               352,800           1,837,774                       
Daycare 105            411,600           1,896,574                       
Church 75               294,000           1,778,974                       
School 105            411,600           1,896,574                       
Vet 125            490,000           1,974,974                       
Bank 100            392,000           1,876,974                       
Market 65               254,800           1,739,774                       
Restaurant 140            548,800           2,033,774                       
Bar 90               352,800           1,837,774                       
Funeral 120            470,400           1,955,374                       
Lab 125            490,000           1,974,974                       
Clinic 145            568,400           2,053,374                       



Potential Return on Investment Study
Unit Program
REVISED 4 October 2019 Confidential

Residential Revenue 
Gross SF 3,920       

Rentable SF 3,332       
   Efficiency 85.00%

Bed Bath Units SF/Unit Total Rnt'l SqFt Rent Rent/SF Monthly Annual
2nd Floor 0 $0 $0
3rd Floor 0 $0 $0

Other 0 $0 $0
Total 0 -                  $0 $0

Garage 0 -                  $0

Storage Lockers Revenue Units SF/Unit Total SF Rent/SF Monthly Annual
0 15 -                  $0 -           $0 $0

Total Storage Lockers 0 -                  $0 $0

Commercial Retail Revenue

First Floor Units SF/Unit Tot Rnt'l SqFt Rent/SF Monthly Annual
Retail First Floor 1 3,332              11.50       net/yr. 3,193          38,318              
Retail Basement 0 -           net/yr. -                  -                    

Other -           net/yr. -                  -                    
Total Street Commercial NET 1 3,332              11.50       avg. 3,193          38,318              

Total Gross Project Revenue Monthly Annually
$3,193 $38,318



Potential Return on Investment Study
Club Buildout
Project Cost Summary 

Total Project Cost $1,661,374

Historic Tax Credits QRE Net
Federal 20% 625,280     70% 87,539                      
Ohio 25% 625,280     76% 118,803                   

206,342                   

Loan Sizing

Loan to Cost 80% $1,329,099

Loan to Value 80.00% $323,167
CAP RATE 8.00%

Maximum Mortgage Amount

Construction Loan $323,167
LTC 19.45%

Term 36 mo.

Interest Only 5.00%

Origination Fee / Costs 150 bps 4,848                         
Construction Loan Payment $16,158

Permanent Loan $323,167

Term 120 mo.

Interest Rate 5.50%

Amortization 300 mo.

Mortgage Insurance Premium 0 bps -                               
Payment (P&I) $23,814

$1,985
Investor Equity

Investor Project Equity Capital (or Fees Contributed) $1,131,864

2001 Auburn Avenue
Operating Proforma
REVISED 4 October 2019

6 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Retail Revenue Sq.Ft. Rate
Retail Program 3,332         
Net Rent 11.50                     -                          19,159                         38,318                          39,084.36           39,866                  40,663                  41,477                  42,306                      43,152                  44,015                  
Operating Expense Recovery 3.00                        -                          9,996                            9,996                             9,996                    9,996                    9,996                    9,996                    9,996                         9,996                    9,996                    
Potential Retail Gross Rent -                          29,155                         48,314                          49,080                  49,862                  50,659                  51,473                  52,302                      53,148                  54,011                  
Vacancy 7% -                          (2,041)                          (3,382)                           (3,436)                   (3,490)                   (3,546)                   (3,603)                   (3,661)                       (3,720)                   (3,781)                   
Rent Escalation 2%
Expected Retail Gross Rental -                          27,114                         44,932                          45,645                  46,372                  47,113                  47,870                  48,641                      49,428                  50,231                  

Additional Retail Operating Expenses 4.00                        -                          6,664                            13,328                          13,328                  13,328                  13,328                  13,328                  13,328                      13,328                  13,328                  

Retail Net Operating Income -                          20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Total Project Net Operating Income 20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Performance Based Property Mgmt Fee 5% -                          1,023                            1,580                             1,616                    1,652                    1,689                    1,727                    1,766                         1,805                    1,845                    

Total Project Cash Flow Before Debt Service -                          19,428                         30,024                          30,701                  31,392                  32,096                  32,814                  33,547                      34,295                  35,057                  

Construction Loan (1st 6 months in Project Budget) 16,158                         16,158                          

Permanent Loan 23,814                  23,814                  23,814                  23,814                  23,814                      23,814                  23,814                  

Cash Flow After Debt Service 3,269                           13,865                          6,887                    7,577                    8,282                    9,000                    9,733                        10,481                 11,243                 

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 0.50% 12,350                          12,659                  12,976                  13,300                  13,632                  13,973                      14,323                  14,681                  

Total Cash Flow After Capital Management Fee -                          3,269                           1,515                            (5,773)                  (5,398)                  (5,018)                  (4,632)                  (4,240)                       (3,842)                  (3,438)                  

Cummulative Net Cash Flow -                          3,269                            4,784                             (988)                      (6,387)                   (11,405)                (16,037)                (20,278)                     (24,120)                (27,557)                

Senior Lender Debt Service Coverage 1.29                      1.32                      1.35                      1.38                      1.41                           1.44                      1.47                      

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Cash on Cash (Investor Project Equity Capital) -0.51% -0.48% -0.44% -0.41% -0.37% -0.34% -0.30%

Exit Valuation Cap Rate Value
8.00% 461,282               

Transaction Costs 6.00% 27,677                  
Net Sale Proceeds 433,605               
Senior Loan Balance 273,234               
Mezzanine Balance -                         
Pre-Tax Cash to Equity 160,371               
Restore Cummultive Cash Loss or Deferred Fee (27,557)                
Net Cash to Distribute 132,814               

Global Project-Level Equity Cash Flow IRR -20.3% (1,131,864)        -                          3,269                            1,515                             (5,773)                   (5,398)                   (5,018)                   (4,632)                   (4,240)                       (3,842)                   129,376               

Perm Loan Amortization Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Beg 323,167               317,127               310,755               304,032               296,939                    289,457               281,562               
Int 17,774                  17,442                  17,092                  16,722                  16,332                      15,920                  15,486                  
Prin 6,040                    6,372                    6,723                    7,093                    7,483                         7,894                    8,328                    
End 317,127               310,755               304,032               296,939               289,457                    281,562               273,234               

Construction / Lease - Up



Potential Return on Investment Study
Community Facility Buildout
Project Cost Summary 

Total Project Cost $1,700,574

Historic Tax Credits QRE Net
Federal 20% 625,280     70% 87,539                      
Ohio 25% 625,280     76% 118,803                   

206,342                   

Loan Sizing

Loan to Cost 80% $1,360,459

Loan to Value 80.00% $323,167
CAP RATE 8.00%

Maximum Mortgage Amount

Construction Loan $323,167
LTC 19.00%

Term 36 mo.

Interest Only 5.00%

Origination Fee / Costs 150 bps 4,848                         
Construction Loan Payment $16,158

Permanent Loan $323,167

Term 120 mo.

Interest Rate 5.50%

Amortization 300 mo.

Mortgage Insurance Premium 0 bps -                               
Payment (P&I) $23,814

$1,985
Investor Equity

Investor Project Equity Capital (or Fees Contributed) $1,171,064

2001 Auburn Avenue
Operating Proforma
REVISED 4 October 2019

6 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Retail Revenue Sq.Ft. Rate
Retail Program 3,332         
Net Rent 11.50                     -                          19,159                         38,318                          39,084.36           39,866                  40,663                  41,477                  42,306                      43,152                  44,015                  
Operating Expense Recovery 3.00                        -                          9,996                            9,996                             9,996                    9,996                    9,996                    9,996                    9,996                         9,996                    9,996                    
Potential Retail Gross Rent -                          29,155                         48,314                          49,080                  49,862                  50,659                  51,473                  52,302                      53,148                  54,011                  
Vacancy 7% -                          (2,041)                          (3,382)                           (3,436)                   (3,490)                   (3,546)                   (3,603)                   (3,661)                       (3,720)                   (3,781)                   
Rent Escalation 2%
Expected Retail Gross Rental -                          27,114                         44,932                          45,645                  46,372                  47,113                  47,870                  48,641                      49,428                  50,231                  

Additional Retail Operating Expenses 4.00                        -                          6,664                            13,328                          13,328                  13,328                  13,328                  13,328                  13,328                      13,328                  13,328                  

Retail Net Operating Income -                          20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Total Project Net Operating Income 20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Performance Based Property Mgmt Fee 5% -                          1,023                            1,580                             1,616                    1,652                    1,689                    1,727                    1,766                         1,805                    1,845                    

Total Project Cash Flow Before Debt Service -                          19,428                         30,024                          30,701                  31,392                  32,096                  32,814                  33,547                      34,295                  35,057                  

Construction Loan (1st 6 months in Project Budget) 16,158                         16,158                          

Permanent Loan 23,814                  23,814                  23,814                  23,814                  23,814                      23,814                  23,814                  

Cash Flow After Debt Service 3,269                           13,865                          6,887                    7,577                    8,282                    9,000                    9,733                        10,481                 11,243                 

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 0.50% 12,742                          13,061                  13,387                  13,722                  14,065                  14,417                      14,777                  15,147                  

Total Cash Flow After Capital Management Fee -                          3,269                           1,123                            (6,174)                  (5,810)                  (5,441)                  (5,065)                  (4,684)                       (4,297)                  (3,904)                  

Cummulative Net Cash Flow -                          3,269                            4,392                             (1,782)                   (7,592)                   (13,033)                (18,098)                (22,782)                     (27,078)                (30,982)                

Senior Lender Debt Service Coverage 1.29                      1.32                      1.35                      1.38                      1.41                           1.44                      1.47                      

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Cash on Cash (Investor Project Equity Capital) -0.53% -0.50% -0.46% -0.43% -0.40% -0.37% -0.33%

Exit Valuation Cap Rate Value
8.00% 461,282               

Transaction Costs 6.00% 27,677                  
Net Sale Proceeds 433,605               
Senior Loan Balance 273,234               
Mezzanine Balance -                         
Pre-Tax Cash to Equity 160,371               
Restore Cummultive Cash Loss or Deferred Fee (30,982)                
Net Cash to Distribute 129,389               

Global Project-Level Equity Cash Flow IRR -20.9% (1,171,064)        -                          3,269                            1,123                             (6,174)                   (5,810)                   (5,441)                   (5,065)                   (4,684)                       (4,297)                   125,485               

Perm Loan Amortization Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Beg 323,167               317,127               310,755               304,032               296,939                    289,457               281,562               
Int 17,774                  17,442                  17,092                  16,722                  16,332                      15,920                  15,486                  
Prin 6,040                    6,372                    6,723                    7,093                    7,483                         7,894                    8,328                    
End 317,127               310,755               304,032               296,939               289,457                    281,562               273,234               

Construction / Lease - Up



Potential Return on Investment Study
Theatre Buildout
Project Cost Summary 

Total Project Cost $1,837,774

Historic Tax Credits QRE Net
Federal 20% 625,280     70% 87,539                      
Ohio 25% 625,280     76% 118,803                   

206,342                   

Loan Sizing

Loan to Cost 80% $1,470,219

Loan to Value 80.00% $323,167
CAP RATE 8.00%

Maximum Mortgage Amount

Construction Loan $323,167
LTC 17.58%

Term 36 mo.

Interest Only 5.00%

Origination Fee / Costs 150 bps 4,848                         
Construction Loan Payment $16,158

Permanent Loan $323,167

Term 120 mo.

Interest Rate 5.50%

Amortization 300 mo.

Mortgage Insurance Premium 0 bps -                               
Payment (P&I) $23,814

$1,985
Investor Equity

Investor Project Equity Capital (or Fees Contributed) $1,308,264

2001 Auburn Avenue
Operating Proforma
REVISED 4 October 2019

6 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Retail Revenue Sq.Ft. Rate
Retail Program 3,332         
Net Rent 11.50                     -                          19,159                         38,318                          39,084.36           39,866                  40,663                  41,477                  42,306                      43,152                  44,015                  
Operating Expense Recovery 3.00                        -                          9,996                            9,996                             9,996                    9,996                    9,996                    9,996                    9,996                         9,996                    9,996                    
Potential Retail Gross Rent -                          29,155                         48,314                          49,080                  49,862                  50,659                  51,473                  52,302                      53,148                  54,011                  
Vacancy 7% -                          (2,041)                          (3,382)                           (3,436)                   (3,490)                   (3,546)                   (3,603)                   (3,661)                       (3,720)                   (3,781)                   
Rent Escalation 2%
Expected Retail Gross Rental -                          27,114                         44,932                          45,645                  46,372                  47,113                  47,870                  48,641                      49,428                  50,231                  

Additional Retail Operating Expenses 4.00                        -                          6,664                            13,328                          13,328                  13,328                  13,328                  13,328                  13,328                      13,328                  13,328                  

Retail Net Operating Income -                          20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Total Project Net Operating Income 20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Performance Based Property Mgmt Fee 5% -                          1,023                            1,580                             1,616                    1,652                    1,689                    1,727                    1,766                         1,805                    1,845                    

Total Project Cash Flow Before Debt Service -                          19,428                         30,024                          30,701                  31,392                  32,096                  32,814                  33,547                      34,295                  35,057                  

Construction Loan (1st 6 months in Project Budget) 16,158                         16,158                          

Permanent Loan 23,814                  23,814                  23,814                  23,814                  23,814                      23,814                  23,814                  

Cash Flow After Debt Service 3,269                           13,865                          6,887                    7,577                    8,282                    9,000                    9,733                        10,481                 11,243                 

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 0.50% 14,114                          14,467                  14,829                  15,200                  15,580                  15,969                      16,368                  16,778                  

Total Cash Flow After Capital Management Fee -                          3,269                           (249)                               (7,581)                  (7,252)                  (6,918)                  (6,579)                  (6,236)                       (5,888)                  (5,534)                  

Cummulative Net Cash Flow -                          3,269                            3,020                             (4,560)                   (11,812)                (18,730)                (25,310)                (31,546)                     (37,433)                (42,968)                

Senior Lender Debt Service Coverage 1.29                      1.32                      1.35                      1.38                      1.41                           1.44                      1.47                      

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Cash on Cash (Investor Project Equity Capital) -0.58% -0.55% -0.53% -0.50% -0.48% -0.45% -0.42%

Exit Valuation Cap Rate Value
8.00% 461,282               

Transaction Costs 6.00% 27,677                  
Net Sale Proceeds 433,605               
Senior Loan Balance 273,234               
Mezzanine Balance -                         
Pre-Tax Cash to Equity 160,371               
Restore Cummultive Cash Loss or Deferred Fee (42,968)                
Net Cash to Distribute 117,403               

Global Project-Level Equity Cash Flow IRR -23.1% (1,308,264)        -                          3,269                            (249)                               (7,581)                   (7,252)                   (6,918)                   (6,579)                   (6,236)                       (5,888)                   111,869               

Perm Loan Amortization Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Beg 323,167               317,127               310,755               304,032               296,939                    289,457               281,562               
Int 17,774                  17,442                  17,092                  16,722                  16,332                      15,920                  15,486                  
Prin 6,040                    6,372                    6,723                    7,093                    7,483                         7,894                    8,328                    
End 317,127               310,755               304,032               296,939               289,457                    281,562               273,234               

Construction / Lease - Up



Potential Return on Investment Study
Daycare Buildout
Project Cost Summary 

Total Project Cost $1,896,574

Historic Tax Credits QRE Net
Federal 20% 625,280     70% 87,539                      
Ohio 25% 625,280     76% 118,803                   

206,342                   

Loan Sizing

Loan to Cost 80% $1,517,259

Loan to Value 80.00% $323,167
CAP RATE 8.00%

Maximum Mortgage Amount

Construction Loan $323,167
LTC 17.04%

Term 36 mo.

Interest Only 5.00%

Origination Fee / Costs 150 bps 4,848                         
Construction Loan Payment $16,158

Permanent Loan $323,167

Term 120 mo.

Interest Rate 5.50%

Amortization 300 mo.

Mortgage Insurance Premium 0 bps -                               
Payment (P&I) $23,814

$1,985
Investor Equity

Investor Project Equity Capital (or Fees Contributed) $1,367,064

2001 Auburn Avenue
Operating Proforma
REVISED 4 October 2019

6 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Retail Revenue Sq.Ft. Rate
Retail Program 3,332         
Net Rent 11.50                     -                          19,159                         38,318                          39,084.36           39,866                  40,663                  41,477                  42,306                      43,152                  44,015                  
Operating Expense Recovery 3.00                        -                          9,996                            9,996                             9,996                    9,996                    9,996                    9,996                    9,996                         9,996                    9,996                    
Potential Retail Gross Rent -                          29,155                         48,314                          49,080                  49,862                  50,659                  51,473                  52,302                      53,148                  54,011                  
Vacancy 7% -                          (2,041)                          (3,382)                           (3,436)                   (3,490)                   (3,546)                   (3,603)                   (3,661)                       (3,720)                   (3,781)                   
Rent Escalation 2%
Expected Retail Gross Rental -                          27,114                         44,932                          45,645                  46,372                  47,113                  47,870                  48,641                      49,428                  50,231                  

Additional Retail Operating Expenses 4.00                        -                          6,664                            13,328                          13,328                  13,328                  13,328                  13,328                  13,328                      13,328                  13,328                  

Retail Net Operating Income -                          20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Total Project Net Operating Income 20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Performance Based Property Mgmt Fee 5% -                          1,023                            1,580                             1,616                    1,652                    1,689                    1,727                    1,766                         1,805                    1,845                    

Total Project Cash Flow Before Debt Service -                          19,428                         30,024                          30,701                  31,392                  32,096                  32,814                  33,547                      34,295                  35,057                  

Construction Loan (1st 6 months in Project Budget) 16,158                         16,158                          

Permanent Loan 23,814                  23,814                  23,814                  23,814                  23,814                      23,814                  23,814                  

Cash Flow After Debt Service 3,269                           13,865                          6,887                    7,577                    8,282                    9,000                    9,733                        10,481                 11,243                 

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 0.50% 14,702                          15,070                  15,447                  15,833                  16,229                  16,634                      17,050                  17,476                  

Total Cash Flow After Capital Management Fee -                          3,269                           (837)                               (8,183)                  (7,870)                  (7,551)                  (7,229)                  (6,901)                       (6,570)                  (6,233)                  

Cummulative Net Cash Flow -                          3,269                            2,432                             (5,751)                   (13,621)                (21,172)                (28,400)                (35,302)                     (41,871)                (48,105)                

Senior Lender Debt Service Coverage 1.29                      1.32                      1.35                      1.38                      1.41                           1.44                      1.47                      

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Cash on Cash (Investor Project Equity Capital) -0.60% -0.58% -0.55% -0.53% -0.50% -0.48% -0.46%

Exit Valuation Cap Rate Value
8.00% 461,282               

Transaction Costs 6.00% 27,677                  
Net Sale Proceeds 433,605               
Senior Loan Balance 273,234               
Mezzanine Balance -                         
Pre-Tax Cash to Equity 160,371               
Restore Cummultive Cash Loss or Deferred Fee (48,105)                
Net Cash to Distribute 112,266               

Global Project-Level Equity Cash Flow IRR -24.0% (1,367,064)        -                          3,269                            (837)                               (8,183)                   (7,870)                   (7,551)                   (7,229)                   (6,901)                       (6,570)                   106,033               

Perm Loan Amortization Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Beg 323,167               317,127               310,755               304,032               296,939                    289,457               281,562               
Int 17,774                  17,442                  17,092                  16,722                  16,332                      15,920                  15,486                  
Prin 6,040                    6,372                    6,723                    7,093                    7,483                         7,894                    8,328                    
End 317,127               310,755               304,032               296,939               289,457                    281,562               273,234               

Construction / Lease - Up



Potential Return on Investment Study
Church Buildout
Project Cost Summary 

Total Project Cost $1,778,974

Historic Tax Credits QRE Net
Federal 20% 625,280     70% 87,539                      
Ohio 25% 625,280     76% 118,803                   

206,342                   

Loan Sizing

Loan to Cost 80% $1,423,179

Loan to Value 80.00% $323,167
CAP RATE 8.00%

Maximum Mortgage Amount

Construction Loan $323,167
LTC 18.17%

Term 36 mo.

Interest Only 5.00%

Origination Fee / Costs 150 bps 4,848                         
Construction Loan Payment $16,158

Permanent Loan $323,167

Term 120 mo.

Interest Rate 5.50%

Amortization 300 mo.

Mortgage Insurance Premium 0 bps -                               
Payment (P&I) $23,814

$1,985
Investor Equity

Investor Project Equity Capital (or Fees Contributed) $1,249,464

2001 Auburn Avenue
Operating Proforma
REVISED 4 October 2019

6 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Retail Revenue Sq.Ft. Rate
Retail Program 3,332         
Net Rent 11.50                     -                          19,159                         38,318                          39,084.36           39,866                  40,663                  41,477                  42,306                      43,152                  44,015                  
Operating Expense Recovery 3.00                        -                          9,996                            9,996                             9,996                    9,996                    9,996                    9,996                    9,996                         9,996                    9,996                    
Potential Retail Gross Rent -                          29,155                         48,314                          49,080                  49,862                  50,659                  51,473                  52,302                      53,148                  54,011                  
Vacancy 7% -                          (2,041)                          (3,382)                           (3,436)                   (3,490)                   (3,546)                   (3,603)                   (3,661)                       (3,720)                   (3,781)                   
Rent Escalation 2%
Expected Retail Gross Rental -                          27,114                         44,932                          45,645                  46,372                  47,113                  47,870                  48,641                      49,428                  50,231                  

Additional Retail Operating Expenses 4.00                        -                          6,664                            13,328                          13,328                  13,328                  13,328                  13,328                  13,328                      13,328                  13,328                  

Retail Net Operating Income -                          20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Total Project Net Operating Income 20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Performance Based Property Mgmt Fee 5% -                          1,023                            1,580                             1,616                    1,652                    1,689                    1,727                    1,766                         1,805                    1,845                    

Total Project Cash Flow Before Debt Service -                          19,428                         30,024                          30,701                  31,392                  32,096                  32,814                  33,547                      34,295                  35,057                  

Construction Loan (1st 6 months in Project Budget) 16,158                         16,158                          

Permanent Loan 23,814                  23,814                  23,814                  23,814                  23,814                      23,814                  23,814                  

Cash Flow After Debt Service 3,269                           13,865                          6,887                    7,577                    8,282                    9,000                    9,733                        10,481                 11,243                 

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 0.50% 13,526                          13,865                  14,211                  14,566                  14,931                  15,304                      15,686                  16,079                  

Total Cash Flow After Capital Management Fee -                          3,269                           339                                (6,978)                  (6,634)                  (6,285)                  (5,930)                  (5,571)                       (5,206)                  (4,836)                  

Cummulative Net Cash Flow -                          3,269                            3,608                             (3,370)                   (10,004)                (16,288)                (22,219)                (27,790)                     (32,996)                (37,831)                

Senior Lender Debt Service Coverage 1.29                      1.32                      1.35                      1.38                      1.41                           1.44                      1.47                      

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Cash on Cash (Investor Project Equity Capital) -0.56% -0.53% -0.50% -0.47% -0.45% -0.42% -0.39%

Exit Valuation Cap Rate Value
8.00% 461,282               

Transaction Costs 6.00% 27,677                  
Net Sale Proceeds 433,605               
Senior Loan Balance 273,234               
Mezzanine Balance -                         
Pre-Tax Cash to Equity 160,371               
Restore Cummultive Cash Loss or Deferred Fee (37,831)                
Net Cash to Distribute 122,540               

Global Project-Level Equity Cash Flow IRR -22.1% (1,249,464)        -                          3,269                            339                                (6,978)                   (6,634)                   (6,285)                   (5,930)                   (5,571)                       (5,206)                   117,704               

Perm Loan Amortization Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Beg 323,167               317,127               310,755               304,032               296,939                    289,457               281,562               
Int 17,774                  17,442                  17,092                  16,722                  16,332                      15,920                  15,486                  
Prin 6,040                    6,372                    6,723                    7,093                    7,483                         7,894                    8,328                    
End 317,127               310,755               304,032               296,939               289,457                    281,562               273,234               

Construction / Lease - Up



Potential Return on Investment Study
School Buildout
Project Cost Summary 

Total Project Cost $1,896,574

Historic Tax Credits QRE Net
Federal 20% 625,280     70% 87,539                      
Ohio 25% 625,280     76% 118,803                   

206,342                   

Loan Sizing

Loan to Cost 80% $1,517,259

Loan to Value 80.00% $323,167
CAP RATE 8.00%

Maximum Mortgage Amount

Construction Loan $323,167
LTC 17.04%

Term 36 mo.

Interest Only 5.00%

Origination Fee / Costs 150 bps 4,848                         
Construction Loan Payment $16,158

Permanent Loan $323,167

Term 120 mo.

Interest Rate 5.50%

Amortization 300 mo.

Mortgage Insurance Premium 0 bps -                               
Payment (P&I) $23,814

$1,985
Investor Equity

Investor Project Equity Capital (or Fees Contributed) $1,367,064

2001 Auburn Avenue
Operating Proforma
REVISED 4 October 2019

6 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Retail Revenue Sq.Ft. Rate
Retail Program 3,332         
Net Rent 11.50                     -                          19,159                         38,318                          39,084.36           39,866                  40,663                  41,477                  42,306                      43,152                  44,015                  
Operating Expense Recovery 3.00                        -                          9,996                            9,996                             9,996                    9,996                    9,996                    9,996                    9,996                         9,996                    9,996                    
Potential Retail Gross Rent -                          29,155                         48,314                          49,080                  49,862                  50,659                  51,473                  52,302                      53,148                  54,011                  
Vacancy 7% -                          (2,041)                          (3,382)                           (3,436)                   (3,490)                   (3,546)                   (3,603)                   (3,661)                       (3,720)                   (3,781)                   
Rent Escalation 2%
Expected Retail Gross Rental -                          27,114                         44,932                          45,645                  46,372                  47,113                  47,870                  48,641                      49,428                  50,231                  

Additional Retail Operating Expenses 4.00                        -                          6,664                            13,328                          13,328                  13,328                  13,328                  13,328                  13,328                      13,328                  13,328                  

Retail Net Operating Income -                          20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Total Project Net Operating Income 20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Performance Based Property Mgmt Fee 5% -                          1,023                            1,580                             1,616                    1,652                    1,689                    1,727                    1,766                         1,805                    1,845                    

Total Project Cash Flow Before Debt Service -                          19,428                         30,024                          30,701                  31,392                  32,096                  32,814                  33,547                      34,295                  35,057                  

Construction Loan (1st 6 months in Project Budget) 16,158                         16,158                          

Permanent Loan 23,814                  23,814                  23,814                  23,814                  23,814                      23,814                  23,814                  

Cash Flow After Debt Service 3,269                           13,865                          6,887                    7,577                    8,282                    9,000                    9,733                        10,481                 11,243                 

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 0.50% 14,702                          15,070                  15,447                  15,833                  16,229                  16,634                      17,050                  17,476                  

Total Cash Flow After Capital Management Fee -                          3,269                           (837)                               (8,183)                  (7,870)                  (7,551)                  (7,229)                  (6,901)                       (6,570)                  (6,233)                  

Cummulative Net Cash Flow -                          3,269                            2,432                             (5,751)                   (13,621)                (21,172)                (28,400)                (35,302)                     (41,871)                (48,105)                

Senior Lender Debt Service Coverage 1.29                      1.32                      1.35                      1.38                      1.41                           1.44                      1.47                      

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Cash on Cash (Investor Project Equity Capital) -0.60% -0.58% -0.55% -0.53% -0.50% -0.48% -0.46%

Exit Valuation Cap Rate Value
8.00% 461,282               

Transaction Costs 6.00% 27,677                  
Net Sale Proceeds 433,605               
Senior Loan Balance 273,234               
Mezzanine Balance -                         
Pre-Tax Cash to Equity 160,371               
Restore Cummultive Cash Loss or Deferred Fee (48,105)                
Net Cash to Distribute 112,266               

Global Project-Level Equity Cash Flow IRR -24.0% (1,367,064)        -                          3,269                            (837)                               (8,183)                   (7,870)                   (7,551)                   (7,229)                   (6,901)                       (6,570)                   106,033               

Perm Loan Amortization Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Beg 323,167               317,127               310,755               304,032               296,939                    289,457               281,562               
Int 17,774                  17,442                  17,092                  16,722                  16,332                      15,920                  15,486                  
Prin 6,040                    6,372                    6,723                    7,093                    7,483                         7,894                    8,328                    
End 317,127               310,755               304,032               296,939               289,457                    281,562               273,234               

Construction / Lease - Up



Potential Return on Investment Study
Veterinarian Buildout
Project Cost Summary 

Total Project Cost $1,974,974

Historic Tax Credits QRE Net
Federal 20% 625,280     70% 87,539                      
Ohio 25% 625,280     76% 118,803                   

206,342                   

Loan Sizing

Loan to Cost 80% $1,579,979

Loan to Value 80.00% $323,167
CAP RATE 8.00%

Maximum Mortgage Amount

Construction Loan $323,167
LTC 16.36%

Term 36 mo.

Interest Only 5.00%

Origination Fee / Costs 150 bps 4,848                         
Construction Loan Payment $16,158

Permanent Loan $323,167

Term 120 mo.

Interest Rate 5.50%

Amortization 300 mo.

Mortgage Insurance Premium 0 bps -                               
Payment (P&I) $23,814

$1,985
Investor Equity

Investor Project Equity Capital (or Fees Contributed) $1,445,464

2001 Auburn Avenue
Operating Proforma
REVISED 4 October 2019

6 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Retail Revenue Sq.Ft. Rate
Retail Program 3,332         
Net Rent 11.50                     -                          19,159                         38,318                          39,084.36           39,866                  40,663                  41,477                  42,306                      43,152                  44,015                  
Operating Expense Recovery 3.00                        -                          9,996                            9,996                             9,996                    9,996                    9,996                    9,996                    9,996                         9,996                    9,996                    
Potential Retail Gross Rent -                          29,155                         48,314                          49,080                  49,862                  50,659                  51,473                  52,302                      53,148                  54,011                  
Vacancy 7% -                          (2,041)                          (3,382)                           (3,436)                   (3,490)                   (3,546)                   (3,603)                   (3,661)                       (3,720)                   (3,781)                   
Rent Escalation 2%
Expected Retail Gross Rental -                          27,114                         44,932                          45,645                  46,372                  47,113                  47,870                  48,641                      49,428                  50,231                  

Additional Retail Operating Expenses 4.00                        -                          6,664                            13,328                          13,328                  13,328                  13,328                  13,328                  13,328                      13,328                  13,328                  

Retail Net Operating Income -                          20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Total Project Net Operating Income 20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Performance Based Property Mgmt Fee 5% -                          1,023                            1,580                             1,616                    1,652                    1,689                    1,727                    1,766                         1,805                    1,845                    

Total Project Cash Flow Before Debt Service -                          19,428                         30,024                          30,701                  31,392                  32,096                  32,814                  33,547                      34,295                  35,057                  

Construction Loan (1st 6 months in Project Budget) 16,158                         16,158                          

Permanent Loan 23,814                  23,814                  23,814                  23,814                  23,814                      23,814                  23,814                  

Cash Flow After Debt Service 3,269                           13,865                          6,887                    7,577                    8,282                    9,000                    9,733                        10,481                 11,243                 

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 0.50% 15,486                          15,874                  16,270                  16,677                  17,094                  17,521                      17,959                  18,408                  

Total Cash Flow After Capital Management Fee -                          3,269                           (1,621)                           (8,987)                  (8,693)                  (8,396)                  (8,094)                  (7,788)                       (7,479)                  (7,165)                  

Cummulative Net Cash Flow -                          3,269                            1,648                             (7,339)                   (16,032)                (24,427)                (32,521)                (40,310)                     (47,788)                (54,954)                

Senior Lender Debt Service Coverage 1.29                      1.32                      1.35                      1.38                      1.41                           1.44                      1.47                      

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Cash on Cash (Investor Project Equity Capital) -0.62% -0.60% -0.58% -0.56% -0.54% -0.52% -0.50%

Exit Valuation Cap Rate Value
8.00% 461,282               

Transaction Costs 6.00% 27,677                  
Net Sale Proceeds 433,605               
Senior Loan Balance 273,234               
Mezzanine Balance -                         
Pre-Tax Cash to Equity 160,371               
Restore Cummultive Cash Loss or Deferred Fee (54,954)                
Net Cash to Distribute 105,417               

Global Project-Level Equity Cash Flow IRR -25.2% (1,445,464)        -                          3,269                            (1,621)                           (8,987)                   (8,693)                   (8,396)                   (8,094)                   (7,788)                       (7,479)                   98,252                  

Perm Loan Amortization Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Beg 323,167               317,127               310,755               304,032               296,939                    289,457               281,562               
Int 17,774                  17,442                  17,092                  16,722                  16,332                      15,920                  15,486                  
Prin 6,040                    6,372                    6,723                    7,093                    7,483                         7,894                    8,328                    
End 317,127               310,755               304,032               296,939               289,457                    281,562               273,234               

Construction / Lease - Up



Potential Return on Investment Study
Bank Buildout
Project Cost Summary 

Total Project Cost $1,876,974

Historic Tax Credits QRE Net
Federal 20% 625,280     70% 87,539                      
Ohio 25% 625,280     76% 118,803                   

206,342                   

Loan Sizing

Loan to Cost 80% $1,501,579

Loan to Value 80.00% $323,167
CAP RATE 8.00%

Maximum Mortgage Amount

Construction Loan $323,167
LTC 17.22%

Term 36 mo.

Interest Only 5.00%

Origination Fee / Costs 150 bps 4,848                         
Construction Loan Payment $16,158

Permanent Loan $323,167

Term 120 mo.

Interest Rate 5.50%

Amortization 300 mo.

Mortgage Insurance Premium 0 bps -                               
Payment (P&I) $23,814

$1,985
Investor Equity

Investor Project Equity Capital (or Fees Contributed) $1,347,464

2001 Auburn Avenue
Operating Proforma
REVISED 4 October 2019

6 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Retail Revenue Sq.Ft. Rate
Retail Program 3,332         
Net Rent 11.50                     -                          19,159                         38,318                          39,084.36           39,866                  40,663                  41,477                  42,306                      43,152                  44,015                  
Operating Expense Recovery 3.00                        -                          9,996                            9,996                             9,996                    9,996                    9,996                    9,996                    9,996                         9,996                    9,996                    
Potential Retail Gross Rent -                          29,155                         48,314                          49,080                  49,862                  50,659                  51,473                  52,302                      53,148                  54,011                  
Vacancy 7% -                          (2,041)                          (3,382)                           (3,436)                   (3,490)                   (3,546)                   (3,603)                   (3,661)                       (3,720)                   (3,781)                   
Rent Escalation 2%
Expected Retail Gross Rental -                          27,114                         44,932                          45,645                  46,372                  47,113                  47,870                  48,641                      49,428                  50,231                  

Additional Retail Operating Expenses 4.00                        -                          6,664                            13,328                          13,328                  13,328                  13,328                  13,328                  13,328                      13,328                  13,328                  

Retail Net Operating Income -                          20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Total Project Net Operating Income 20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Performance Based Property Mgmt Fee 5% -                          1,023                            1,580                             1,616                    1,652                    1,689                    1,727                    1,766                         1,805                    1,845                    

Total Project Cash Flow Before Debt Service -                          19,428                         30,024                          30,701                  31,392                  32,096                  32,814                  33,547                      34,295                  35,057                  

Construction Loan (1st 6 months in Project Budget) 16,158                         16,158                          

Permanent Loan 23,814                  23,814                  23,814                  23,814                  23,814                      23,814                  23,814                  

Cash Flow After Debt Service 3,269                           13,865                          6,887                    7,577                    8,282                    9,000                    9,733                        10,481                 11,243                 

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 0.50% 14,506                          14,869                  15,241                  15,622                  16,012                  16,413                      16,823                  17,243                  

Total Cash Flow After Capital Management Fee -                          3,269                           (641)                               (7,982)                  (7,664)                  (7,340)                  (7,012)                  (6,680)                       (6,342)                  (6,000)                  

Cummulative Net Cash Flow -                          3,269                            2,628                             (5,354)                   (13,018)                (20,358)                (27,370)                (34,050)                     (40,392)                (46,392)                

Senior Lender Debt Service Coverage 1.29                      1.32                      1.35                      1.38                      1.41                           1.44                      1.47                      

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Cash on Cash (Investor Project Equity Capital) -0.59% -0.57% -0.54% -0.52% -0.50% -0.47% -0.45%

Exit Valuation Cap Rate Value
8.00% 461,282               

Transaction Costs 6.00% 27,677                  
Net Sale Proceeds 433,605               
Senior Loan Balance 273,234               
Mezzanine Balance -                         
Pre-Tax Cash to Equity 160,371               
Restore Cummultive Cash Loss or Deferred Fee (46,392)                
Net Cash to Distribute 113,978               

Global Project-Level Equity Cash Flow IRR -23.7% (1,347,464)        -                          3,269                            (641)                               (7,982)                   (7,664)                   (7,340)                   (7,012)                   (6,680)                       (6,342)                   107,978               

Perm Loan Amortization Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Beg 323,167               317,127               310,755               304,032               296,939                    289,457               281,562               
Int 17,774                  17,442                  17,092                  16,722                  16,332                      15,920                  15,486                  
Prin 6,040                    6,372                    6,723                    7,093                    7,483                         7,894                    8,328                    
End 317,127               310,755               304,032               296,939               289,457                    281,562               273,234               

Construction / Lease - Up



Potential Return on Investment Study
Market Buildout
Project Cost Summary 

Total Project Cost $1,739,774

Historic Tax Credits QRE Net
Federal 20% 625,280     70% 87,539                      
Ohio 25% 625,280     76% 118,803                   

206,342                   

Loan Sizing

Loan to Cost 80% $1,391,819

Loan to Value 80.00% $323,167
CAP RATE 8.00%

Maximum Mortgage Amount

Construction Loan $323,167
LTC 18.58%

Term 36 mo.

Interest Only 5.00%

Origination Fee / Costs 150 bps 4,848                         
Construction Loan Payment $16,158

Permanent Loan $323,167

Term 120 mo.

Interest Rate 5.50%

Amortization 300 mo.

Mortgage Insurance Premium 0 bps -                               
Payment (P&I) $23,814

$1,985
Investor Equity

Investor Project Equity Capital (or Fees Contributed) $1,210,264

2001 Auburn Avenue
Operating Proforma
REVISED 4 October 2019

6 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Retail Revenue Sq.Ft. Rate
Retail Program 3,332         
Net Rent 11.50                     -                          19,159                         38,318                          39,084.36           39,866                  40,663                  41,477                  42,306                      43,152                  44,015                  
Operating Expense Recovery 3.00                        -                          9,996                            9,996                             9,996                    9,996                    9,996                    9,996                    9,996                         9,996                    9,996                    
Potential Retail Gross Rent -                          29,155                         48,314                          49,080                  49,862                  50,659                  51,473                  52,302                      53,148                  54,011                  
Vacancy 7% -                          (2,041)                          (3,382)                           (3,436)                   (3,490)                   (3,546)                   (3,603)                   (3,661)                       (3,720)                   (3,781)                   
Rent Escalation 2%
Expected Retail Gross Rental -                          27,114                         44,932                          45,645                  46,372                  47,113                  47,870                  48,641                      49,428                  50,231                  

Additional Retail Operating Expenses 4.00                        -                          6,664                            13,328                          13,328                  13,328                  13,328                  13,328                  13,328                      13,328                  13,328                  

Retail Net Operating Income -                          20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Total Project Net Operating Income 20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Performance Based Property Mgmt Fee 5% -                          1,023                            1,580                             1,616                    1,652                    1,689                    1,727                    1,766                         1,805                    1,845                    

Total Project Cash Flow Before Debt Service -                          19,428                         30,024                          30,701                  31,392                  32,096                  32,814                  33,547                      34,295                  35,057                  

Construction Loan (1st 6 months in Project Budget) 16,158                         16,158                          

Permanent Loan 23,814                  23,814                  23,814                  23,814                  23,814                      23,814                  23,814                  

Cash Flow After Debt Service 3,269                           13,865                          6,887                    7,577                    8,282                    9,000                    9,733                        10,481                 11,243                 

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 0.50% 13,134                          13,463                  13,799                  14,144                  14,498                  14,860                      15,232                  15,613                  

Total Cash Flow After Capital Management Fee -                          3,269                           731                                (6,576)                  (6,222)                  (5,863)                  (5,498)                  (5,127)                       (4,751)                  (4,370)                  

Cummulative Net Cash Flow -                          3,269                            4,000                             (2,576)                   (8,798)                   (14,661)                (20,158)                (25,286)                     (30,037)                (34,407)                

Senior Lender Debt Service Coverage 1.29                      1.32                      1.35                      1.38                      1.41                           1.44                      1.47                      

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Cash on Cash (Investor Project Equity Capital) -0.54% -0.51% -0.48% -0.45% -0.42% -0.39% -0.36%

Exit Valuation Cap Rate Value
8.00% 461,282               

Transaction Costs 6.00% 27,677                  
Net Sale Proceeds 433,605               
Senior Loan Balance 273,234               
Mezzanine Balance -                         
Pre-Tax Cash to Equity 160,371               
Restore Cummultive Cash Loss or Deferred Fee (34,407)                
Net Cash to Distribute 125,964               

Global Project-Level Equity Cash Flow IRR -21.5% (1,210,264)        -                          3,269                            731                                (6,576)                   (6,222)                   (5,863)                   (5,498)                   (5,127)                       (4,751)                   121,595               

Perm Loan Amortization Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Beg 323,167               317,127               310,755               304,032               296,939                    289,457               281,562               
Int 17,774                  17,442                  17,092                  16,722                  16,332                      15,920                  15,486                  
Prin 6,040                    6,372                    6,723                    7,093                    7,483                         7,894                    8,328                    
End 317,127               310,755               304,032               296,939               289,457                    281,562               273,234               

Construction / Lease - Up



Potential Return on Investment Study
Restaurant Buildout
Project Cost Summary 

Total Project Cost $2,033,774

Historic Tax Credits QRE Net
Federal 20% 625,280     70% 87,539                      
Ohio 25% 625,280     76% 118,803                   

206,342                   

Loan Sizing

Loan to Cost 80% $1,627,019

Loan to Value 80.00% $323,167
CAP RATE 8.00%

Maximum Mortgage Amount

Construction Loan $323,167
LTC 15.89%

Term 36 mo.

Interest Only 5.00%

Origination Fee / Costs 150 bps 4,848                         
Construction Loan Payment $16,158

Permanent Loan $323,167

Term 120 mo.

Interest Rate 5.50%

Amortization 300 mo.

Mortgage Insurance Premium 0 bps -                               
Payment (P&I) $23,814

$1,985
Investor Equity

Investor Project Equity Capital (or Fees Contributed) $1,504,264

2001 Auburn Avenue
Operating Proforma
REVISED 4 October 2019

6 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Retail Revenue Sq.Ft. Rate
Retail Program 3,332         
Net Rent 11.50                     -                          19,159                         38,318                          39,084.36           39,866                  40,663                  41,477                  42,306                      43,152                  44,015                  
Operating Expense Recovery 3.00                        -                          9,996                            9,996                             9,996                    9,996                    9,996                    9,996                    9,996                         9,996                    9,996                    
Potential Retail Gross Rent -                          29,155                         48,314                          49,080                  49,862                  50,659                  51,473                  52,302                      53,148                  54,011                  
Vacancy 7% -                          (2,041)                          (3,382)                           (3,436)                   (3,490)                   (3,546)                   (3,603)                   (3,661)                       (3,720)                   (3,781)                   
Rent Escalation 2%
Expected Retail Gross Rental -                          27,114                         44,932                          45,645                  46,372                  47,113                  47,870                  48,641                      49,428                  50,231                  

Additional Retail Operating Expenses 4.00                        -                          6,664                            13,328                          13,328                  13,328                  13,328                  13,328                  13,328                      13,328                  13,328                  

Retail Net Operating Income -                          20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Total Project Net Operating Income 20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Performance Based Property Mgmt Fee 5% -                          1,023                            1,580                             1,616                    1,652                    1,689                    1,727                    1,766                         1,805                    1,845                    

Total Project Cash Flow Before Debt Service -                          19,428                         30,024                          30,701                  31,392                  32,096                  32,814                  33,547                      34,295                  35,057                  

Construction Loan (1st 6 months in Project Budget) 16,158                         16,158                          

Permanent Loan 23,814                  23,814                  23,814                  23,814                  23,814                      23,814                  23,814                  

Cash Flow After Debt Service 3,269                           13,865                          6,887                    7,577                    8,282                    9,000                    9,733                        10,481                 11,243                 

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 0.50% 16,074                          16,476                  16,888                  17,310                  17,743                  18,187                      18,641                  19,107                  

Total Cash Flow After Capital Management Fee -                          3,269                           (2,209)                           (9,590)                  (9,311)                  (9,029)                  (8,743)                  (8,454)                       (8,161)                  (7,864)                  

Cummulative Net Cash Flow -                          3,269                            1,060                             (8,529)                   (17,840)                (26,869)                (35,612)                (44,066)                     (52,226)                (60,091)                

Senior Lender Debt Service Coverage 1.29                      1.32                      1.35                      1.38                      1.41                           1.44                      1.47                      

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Cash on Cash (Investor Project Equity Capital) -0.64% -0.62% -0.60% -0.58% -0.56% -0.54% -0.52%

Exit Valuation Cap Rate Value
8.00% 461,282               

Transaction Costs 6.00% 27,677                  
Net Sale Proceeds 433,605               
Senior Loan Balance 273,234               
Mezzanine Balance -                         
Pre-Tax Cash to Equity 160,371               
Restore Cummultive Cash Loss or Deferred Fee (60,091)                
Net Cash to Distribute 100,280               

Global Project-Level Equity Cash Flow IRR -26.2% (1,504,264)        -                          3,269                            (2,209)                           (9,590)                   (9,311)                   (9,029)                   (8,743)                   (8,454)                       (8,161)                   92,416                  

Perm Loan Amortization Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Beg 323,167               317,127               310,755               304,032               296,939                    289,457               281,562               
Int 17,774                  17,442                  17,092                  16,722                  16,332                      15,920                  15,486                  
Prin 6,040                    6,372                    6,723                    7,093                    7,483                         7,894                    8,328                    
End 317,127               310,755               304,032               296,939               289,457                    281,562               273,234               

Construction / Lease - Up



Potential Return on Investment Study
Bar Buildout
Project Cost Summary 

Total Project Cost $1,837,774

Historic Tax Credits QRE Net
Federal 20% 625,280     70% 87,539                      
Ohio 25% 625,280     76% 118,803                   

206,342                   

Loan Sizing

Loan to Cost 80% $1,470,219

Loan to Value 80.00% $323,167
CAP RATE 8.00%

Maximum Mortgage Amount

Construction Loan $323,167
LTC 17.58%

Term 36 mo.

Interest Only 5.00%

Origination Fee / Costs 150 bps 4,848                         
Construction Loan Payment $16,158

Permanent Loan $323,167

Term 120 mo.

Interest Rate 5.50%

Amortization 300 mo.

Mortgage Insurance Premium 0 bps -                               
Payment (P&I) $23,814

$1,985
Investor Equity

Investor Project Equity Capital (or Fees Contributed) $1,308,264

2001 Auburn Avenue
Operating Proforma
REVISED 4 October 2019

6 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Retail Revenue Sq.Ft. Rate
Retail Program 3,332         
Net Rent 11.50                     -                          19,159                         38,318                          39,084.36           39,866                  40,663                  41,477                  42,306                      43,152                  44,015                  
Operating Expense Recovery 3.00                        -                          9,996                            9,996                             9,996                    9,996                    9,996                    9,996                    9,996                         9,996                    9,996                    
Potential Retail Gross Rent -                          29,155                         48,314                          49,080                  49,862                  50,659                  51,473                  52,302                      53,148                  54,011                  
Vacancy 7% -                          (2,041)                          (3,382)                           (3,436)                   (3,490)                   (3,546)                   (3,603)                   (3,661)                       (3,720)                   (3,781)                   
Rent Escalation 2%
Expected Retail Gross Rental -                          27,114                         44,932                          45,645                  46,372                  47,113                  47,870                  48,641                      49,428                  50,231                  

Additional Retail Operating Expenses 4.00                        -                          6,664                            13,328                          13,328                  13,328                  13,328                  13,328                  13,328                      13,328                  13,328                  

Retail Net Operating Income -                          20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Total Project Net Operating Income 20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Performance Based Property Mgmt Fee 5% -                          1,023                            1,580                             1,616                    1,652                    1,689                    1,727                    1,766                         1,805                    1,845                    

Total Project Cash Flow Before Debt Service -                          19,428                         30,024                          30,701                  31,392                  32,096                  32,814                  33,547                      34,295                  35,057                  

Construction Loan (1st 6 months in Project Budget) 16,158                         16,158                          

Permanent Loan 23,814                  23,814                  23,814                  23,814                  23,814                      23,814                  23,814                  

Cash Flow After Debt Service 3,269                           13,865                          6,887                    7,577                    8,282                    9,000                    9,733                        10,481                 11,243                 

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 0.50% 14,114                          14,467                  14,829                  15,200                  15,580                  15,969                      16,368                  16,778                  

Total Cash Flow After Capital Management Fee -                          3,269                           (249)                               (7,581)                  (7,252)                  (6,918)                  (6,579)                  (6,236)                       (5,888)                  (5,534)                  

Cummulative Net Cash Flow -                          3,269                            3,020                             (4,560)                   (11,812)                (18,730)                (25,310)                (31,546)                     (37,433)                (42,968)                

Senior Lender Debt Service Coverage 1.29                      1.32                      1.35                      1.38                      1.41                           1.44                      1.47                      

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Cash on Cash (Investor Project Equity Capital) -0.58% -0.55% -0.53% -0.50% -0.48% -0.45% -0.42%

Exit Valuation Cap Rate Value
8.00% 461,282               

Transaction Costs 6.00% 27,677                  
Net Sale Proceeds 433,605               
Senior Loan Balance 273,234               
Mezzanine Balance -                         
Pre-Tax Cash to Equity 160,371               
Restore Cummultive Cash Loss or Deferred Fee (42,968)                
Net Cash to Distribute 117,403               

Global Project-Level Equity Cash Flow IRR -23.1% (1,308,264)        -                          3,269                            (249)                               (7,581)                   (7,252)                   (6,918)                   (6,579)                   (6,236)                       (5,888)                   111,869               

Perm Loan Amortization Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Beg 323,167               317,127               310,755               304,032               296,939                    289,457               281,562               
Int 17,774                  17,442                  17,092                  16,722                  16,332                      15,920                  15,486                  
Prin 6,040                    6,372                    6,723                    7,093                    7,483                         7,894                    8,328                    
End 317,127               310,755               304,032               296,939               289,457                    281,562               273,234               

Construction / Lease - Up



Potential Return on Investment Study
Funeral Home Buildout
Project Cost Summary 

Total Project Cost $1,955,374

Historic Tax Credits QRE Net
Federal 20% 625,280     70% 87,539                      
Ohio 25% 625,280     76% 118,803                   

206,342                   

Loan Sizing

Loan to Cost 80% $1,564,299

Loan to Value 80.00% $323,167
CAP RATE 8.00%

Maximum Mortgage Amount

Construction Loan $323,167
LTC 16.53%

Term 36 mo.

Interest Only 5.00%

Origination Fee / Costs 150 bps 4,848                         
Construction Loan Payment $16,158

Permanent Loan $323,167

Term 120 mo.

Interest Rate 5.50%

Amortization 300 mo.

Mortgage Insurance Premium 0 bps -                               
Payment (P&I) $23,814

$1,985
Investor Equity

Investor Project Equity Capital (or Fees Contributed) $1,425,864

2001 Auburn Avenue
Operating Proforma
REVISED 4 October 2019

6 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Retail Revenue Sq.Ft. Rate
Retail Program 3,332         
Net Rent 11.50                     -                          19,159                         38,318                          39,084.36           39,866                  40,663                  41,477                  42,306                      43,152                  44,015                  
Operating Expense Recovery 3.00                        -                          9,996                            9,996                             9,996                    9,996                    9,996                    9,996                    9,996                         9,996                    9,996                    
Potential Retail Gross Rent -                          29,155                         48,314                          49,080                  49,862                  50,659                  51,473                  52,302                      53,148                  54,011                  
Vacancy 7% -                          (2,041)                          (3,382)                           (3,436)                   (3,490)                   (3,546)                   (3,603)                   (3,661)                       (3,720)                   (3,781)                   
Rent Escalation 2%
Expected Retail Gross Rental -                          27,114                         44,932                          45,645                  46,372                  47,113                  47,870                  48,641                      49,428                  50,231                  

Additional Retail Operating Expenses 4.00                        -                          6,664                            13,328                          13,328                  13,328                  13,328                  13,328                  13,328                      13,328                  13,328                  

Retail Net Operating Income -                          20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Total Project Net Operating Income 20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Performance Based Property Mgmt Fee 5% -                          1,023                            1,580                             1,616                    1,652                    1,689                    1,727                    1,766                         1,805                    1,845                    

Total Project Cash Flow Before Debt Service -                          19,428                         30,024                          30,701                  31,392                  32,096                  32,814                  33,547                      34,295                  35,057                  

Construction Loan (1st 6 months in Project Budget) 16,158                         16,158                          

Permanent Loan 23,814                  23,814                  23,814                  23,814                  23,814                      23,814                  23,814                  

Cash Flow After Debt Service 3,269                           13,865                          6,887                    7,577                    8,282                    9,000                    9,733                        10,481                 11,243                 

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 0.50% 15,290                          15,673                  16,064                  16,466                  16,878                  17,300                      17,732                  18,175                  

Total Cash Flow After Capital Management Fee -                          3,269                           (1,425)                           (8,786)                  (8,487)                  (8,184)                  (7,878)                  (7,567)                       (7,252)                  (6,932)                  

Cummulative Net Cash Flow -                          3,269                            1,844                             (6,942)                   (15,429)                (23,613)                (31,491)                (39,058)                     (46,309)                (53,242)                

Senior Lender Debt Service Coverage 1.29                      1.32                      1.35                      1.38                      1.41                           1.44                      1.47                      

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Cash on Cash (Investor Project Equity Capital) -0.62% -0.60% -0.57% -0.55% -0.53% -0.51% -0.49%

Exit Valuation Cap Rate Value
8.00% 461,282               

Transaction Costs 6.00% 27,677                  
Net Sale Proceeds 433,605               
Senior Loan Balance 273,234               
Mezzanine Balance -                         
Pre-Tax Cash to Equity 160,371               
Restore Cummultive Cash Loss or Deferred Fee (53,242)                
Net Cash to Distribute 107,129               

Global Project-Level Equity Cash Flow IRR -24.9% (1,425,864)        -                          3,269                            (1,425)                           (8,786)                   (8,487)                   (8,184)                   (7,878)                   (7,567)                       (7,252)                   100,197               

Perm Loan Amortization Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Beg 323,167               317,127               310,755               304,032               296,939                    289,457               281,562               
Int 17,774                  17,442                  17,092                  16,722                  16,332                      15,920                  15,486                  
Prin 6,040                    6,372                    6,723                    7,093                    7,483                         7,894                    8,328                    
End 317,127               310,755               304,032               296,939               289,457                    281,562               273,234               

Construction / Lease - Up



Potential Return on Investment Study
Lab Buildout
Project Cost Summary 

Total Project Cost $1,974,974

Historic Tax Credits QRE Net
Federal 20% 625,280     70% 87,539                      
Ohio 25% 625,280     76% 118,803                   

206,342                   

Loan Sizing

Loan to Cost 80% $1,579,979

Loan to Value 80.00% $323,167
CAP RATE 8.00%

Maximum Mortgage Amount

Construction Loan $323,167
LTC 16.36%

Term 36 mo.

Interest Only 5.00%

Origination Fee / Costs 150 bps 4,848                         
Construction Loan Payment $16,158

Permanent Loan $323,167

Term 120 mo.

Interest Rate 5.50%

Amortization 300 mo.

Mortgage Insurance Premium 0 bps -                               
Payment (P&I) $23,814

$1,985
Investor Equity

Investor Project Equity Capital (or Fees Contributed) $1,445,464

2001 Auburn Avenue
Operating Proforma
REVISED 4 October 2019

6 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Retail Revenue Sq.Ft. Rate
Retail Program 3,332         
Net Rent 11.50                     -                          19,159                         38,318                          39,084.36           39,866                  40,663                  41,477                  42,306                      43,152                  44,015                  
Operating Expense Recovery 3.00                        -                          9,996                            9,996                             9,996                    9,996                    9,996                    9,996                    9,996                         9,996                    9,996                    
Potential Retail Gross Rent -                          29,155                         48,314                          49,080                  49,862                  50,659                  51,473                  52,302                      53,148                  54,011                  
Vacancy 7% -                          (2,041)                          (3,382)                           (3,436)                   (3,490)                   (3,546)                   (3,603)                   (3,661)                       (3,720)                   (3,781)                   
Rent Escalation 2%
Expected Retail Gross Rental -                          27,114                         44,932                          45,645                  46,372                  47,113                  47,870                  48,641                      49,428                  50,231                  

Additional Retail Operating Expenses 4.00                        -                          6,664                            13,328                          13,328                  13,328                  13,328                  13,328                  13,328                      13,328                  13,328                  

Retail Net Operating Income -                          20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Total Project Net Operating Income 20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Performance Based Property Mgmt Fee 5% -                          1,023                            1,580                             1,616                    1,652                    1,689                    1,727                    1,766                         1,805                    1,845                    

Total Project Cash Flow Before Debt Service -                          19,428                         30,024                          30,701                  31,392                  32,096                  32,814                  33,547                      34,295                  35,057                  

Construction Loan (1st 6 months in Project Budget) 16,158                         16,158                          

Permanent Loan 23,814                  23,814                  23,814                  23,814                  23,814                      23,814                  23,814                  

Cash Flow After Debt Service 3,269                           13,865                          6,887                    7,577                    8,282                    9,000                    9,733                        10,481                 11,243                 

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 0.50% 15,486                          15,874                  16,270                  16,677                  17,094                  17,521                      17,959                  18,408                  

Total Cash Flow After Capital Management Fee -                          3,269                           (1,621)                           (8,987)                  (8,693)                  (8,396)                  (8,094)                  (7,788)                       (7,479)                  (7,165)                  

Cummulative Net Cash Flow -                          3,269                            1,648                             (7,339)                   (16,032)                (24,427)                (32,521)                (40,310)                     (47,788)                (54,954)                

Senior Lender Debt Service Coverage 1.29                      1.32                      1.35                      1.38                      1.41                           1.44                      1.47                      

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Cash on Cash (Investor Project Equity Capital) -0.62% -0.60% -0.58% -0.56% -0.54% -0.52% -0.50%

Exit Valuation Cap Rate Value
8.00% 461,282               

Transaction Costs 6.00% 27,677                  
Net Sale Proceeds 433,605               
Senior Loan Balance 273,234               
Mezzanine Balance -                         
Pre-Tax Cash to Equity 160,371               
Restore Cummultive Cash Loss or Deferred Fee (54,954)                
Net Cash to Distribute 105,417               

Global Project-Level Equity Cash Flow IRR -25.2% (1,445,464)        -                          3,269                            (1,621)                           (8,987)                   (8,693)                   (8,396)                   (8,094)                   (7,788)                       (7,479)                   98,252                  

Perm Loan Amortization Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Beg 323,167               317,127               310,755               304,032               296,939                    289,457               281,562               
Int 17,774                  17,442                  17,092                  16,722                  16,332                      15,920                  15,486                  
Prin 6,040                    6,372                    6,723                    7,093                    7,483                         7,894                    8,328                    
End 317,127               310,755               304,032               296,939               289,457                    281,562               273,234               

Construction / Lease - Up



Potential Return on Investment Study
Clinic Buildout
Project Cost Summary 

Total Project Cost $2,053,374

Historic Tax Credits QRE Net
Federal 20% 625,280     70% 87,539                      
Ohio 25% 625,280     76% 118,803                   

206,342                   

Loan Sizing

Loan to Cost 80% $1,642,699

Loan to Value 80.00% $323,167
CAP RATE 8.00%

Maximum Mortgage Amount

Construction Loan $323,167
LTC 15.74%

Term 36 mo.

Interest Only 5.00%

Origination Fee / Costs 150 bps 4,848                         
Construction Loan Payment $16,158

Permanent Loan $323,167

Term 120 mo.

Interest Rate 5.50%

Amortization 300 mo.

Mortgage Insurance Premium 0 bps -                               
Payment (P&I) $23,814

$1,985
Investor Equity

Investor Project Equity Capital (or Fees Contributed) $1,523,864

2001 Auburn Avenue
Operating Proforma
REVISED 4 October 2019

6 Months 12  Months     
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Retail Revenue Sq.Ft. Rate
Retail Program 3,332         
Net Rent 11.50                     -                          19,159                         38,318                          39,084.36           39,866                  40,663                  41,477                  42,306                      43,152                  44,015                  
Operating Expense Recovery 3.00                        -                          9,996                            9,996                             9,996                    9,996                    9,996                    9,996                    9,996                         9,996                    9,996                    
Potential Retail Gross Rent -                          29,155                         48,314                          49,080                  49,862                  50,659                  51,473                  52,302                      53,148                  54,011                  
Vacancy 7% -                          (2,041)                          (3,382)                           (3,436)                   (3,490)                   (3,546)                   (3,603)                   (3,661)                       (3,720)                   (3,781)                   
Rent Escalation 2%
Expected Retail Gross Rental -                          27,114                         44,932                          45,645                  46,372                  47,113                  47,870                  48,641                      49,428                  50,231                  

Additional Retail Operating Expenses 4.00                        -                          6,664                            13,328                          13,328                  13,328                  13,328                  13,328                  13,328                      13,328                  13,328                  

Retail Net Operating Income -                          20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Total Project Net Operating Income 20,450                         31,604                          32,317                  33,044                  33,785                  34,542                  35,313                      36,100                  36,903                  

Performance Based Property Mgmt Fee 5% -                          1,023                            1,580                             1,616                    1,652                    1,689                    1,727                    1,766                         1,805                    1,845                    

Total Project Cash Flow Before Debt Service -                          19,428                         30,024                          30,701                  31,392                  32,096                  32,814                  33,547                      34,295                  35,057                  

Construction Loan (1st 6 months in Project Budget) 16,158                         16,158                          

Permanent Loan 23,814                  23,814                  23,814                  23,814                  23,814                      23,814                  23,814                  

Cash Flow After Debt Service 3,269                           13,865                          6,887                    7,577                    8,282                    9,000                    9,733                        10,481                 11,243                 

Management Fee  (Capped at 2% of Invested Capital, + Inflation) 0.50% 16,270                          16,677                  17,094                  17,521                  17,959                  18,408                      18,869                  19,340                  

Total Cash Flow After Capital Management Fee -                          3,269                           (2,405)                           (9,791)                  (9,517)                  (9,240)                  (8,959)                  (8,675)                       (8,388)                  (8,097)                  

Cummulative Net Cash Flow -                          3,269                            864                                (8,926)                   (18,443)                (27,683)                (36,642)                (45,318)                     (53,706)                (61,803)                

Senior Lender Debt Service Coverage 1.29                      1.32                      1.35                      1.38                      1.41                           1.44                      1.47                      

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Cash on Cash (Investor Project Equity Capital) -0.64% -0.62% -0.61% -0.59% -0.57% -0.55% -0.53%

Exit Valuation Cap Rate Value
8.00% 461,282               

Transaction Costs 6.00% 27,677                  
Net Sale Proceeds 433,605               
Senior Loan Balance 273,234               
Mezzanine Balance -                         
Pre-Tax Cash to Equity 160,371               
Restore Cummultive Cash Loss or Deferred Fee (61,803)                
Net Cash to Distribute 98,568                  

Global Project-Level Equity Cash Flow IRR -26.5% (1,523,864)        -                          3,269                            (2,405)                           (9,791)                   (9,517)                   (9,240)                   (8,959)                   (8,675)                       (8,388)                   90,471                  

Perm Loan Amortization Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Beg 323,167               317,127               310,755               304,032               296,939                    289,457               281,562               
Int 17,774                  17,442                  17,092                  16,722                  16,332                      15,920                  15,486                  
Prin 6,040                    6,372                    6,723                    7,093                    7,483                         7,894                    8,328                    
End 317,127               310,755               304,032               296,939               289,457                    281,562               273,234               

Construction / Lease - Up



M A R K E T B E AT

The COVID-19 pandemic struck the U.S. in March 2020, late in the quarter but with enough time to have a significant impact on first 
quarter market fundamentals. In the second quarter of 2020, the U.S. economy felt its effects more fully, as government-mandated 
shutdowns along with shelter-in-place ordinances pushed the country deeper into recession. The situation remains very fluid. Access 
the most recent information specific to COVID here.

ECONOMIC OVERVIEW

The Bureau of Labor Statistics openly acknowledged that recent unemployment numbers most likely understate the actual situation 

due to classification errors in recent surveys. The Bureau of Economic Analysis took the unusual step of declaring the country is 

already in a recession, despite the official data so far showing the first quarter of 2020 as the only period of negative GDP growth 

since the economic expansion began a decade ago. Many unknowns in the U.S. and across the globe are still to be resolved. 

SUPPLY AND DEMAND

Despite the recent economic downturn, the shopping center vacancy rate for the combined region declined from 7.8% in Q2 

2019 to 7.6% in Q2 2020. The Cincinnati retail market is almost twice as large as the Dayton market and the two metro areas 

were headed in opposite directions. Cincinnati’s vacancy rate fell on a year-over-year (YOY) basis from 7.6% to 6.6%. 

Conversely, Dayton’s YOY vacancy grew from 8.4% to 9.6%. Among the four types of shopping centers in the combined 

region, vacancy rates ranged between 3.4% (Lifestyle) and 8.4% (Neighborhood & Community). Outside of a YOY vacancy 

decrease at Power/Regional centers (8.8% to 7.5%), vacancy changes were minimal in most shopping center categories.

Full-year 2019 positive net absorption was greater than 400,000 square feet (sf). However, global economic difficulties 

impacted regional net absorption in first half of 2020. Year-to-date 2020 net absorption was negative 444,000 sf, and both Q1 

2020 and Q2 2020 net absorption exceeded negative 200,000 sf. The majority of negative absorption (226,000 sf) took place 

at Neighborhood & Community centers.

PRICING

Asking rental rates averaged $10.50 triple net per square foot (psf) per year across all categories. This rate was 3.0% lower 

on a YOY basis. It should be noted that these figures are used for benchmarking and include all classes and availability sizes.

Sources: BLS, BOC, Moody’s Analytics
Q2 2020 data are based on latest available data.
Growth rates are year-over-year.

Retail Q2 2020

CINCINNATI / DAYTON

RENT / VACANCY RATE AVAILABILITY BY PRODUCT TYPE
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https://www.cushmanwakefield.com/en/insights/covid-19/coronavirus-impact-on-property-markets-with-focus-on-united-states-and-canada


M A R K E T B E AT

Retail Q2 2020

CINCINNATI / DAYTON

SHOPPING CENTER TYPE*
INVENTORY 

(SF)

SUBLET 

VACANT (SF)

DIRECT  
VACANT  

(SF)

OVERALL  
VACANCY  

RATE

CURRENT QTR  
OVERALL NET  

ABSORPTION(SF)

YTD OVERALL  NET
ABSORPTION  (SF)

UNDER  
CNSTR  

(SF)

OVERALL AVG  
ASKING RENT (NNN)**

Lifestyle 4,491,317 60,000 92,856 3.4% 58,955 50,307 0 $13.50 

Neighborhood & Community 40,425,275 109,883 3,278,890 8.4% -172,753 -226,335 0 $10.27 

Power / Regional 11,238,135 38,921 799,677 7.5% -25,851 -206,583 0 $9.04 

Unanchored Strip 8,301,269 10,225 539,708 6.6% -74,288 -61,546 0 $13.57 

CINCINNATI TOTALS 64,455,996 219,029 4,711,131 7.6% -213,937 -444,157 0 $10.50 

*Shopping Center Types do not include malls & outlets
**Rental rates reflect weighted net asking $psf/year

PROPERTY SUBMARKET SELLER / BUYER SF PRICE / $ PSF

Fair Oaks Plaza Butler County Gidon Eldad / Bernard Niederman 156,212 $7.0M / $45

Turfway Plaza Cincinnati Intl Airport Starwood Property Trust / Cotswold Group 133,985 $9.2M / $69

Latonia Plaza II Outlying N Kentucky Schottenstein Prop. Group / Covtech Investments LLC 97,170 $3.8M / $40

Hobby Lobby Butler County Bayrock Investment / NetSTREIT 55,000 $6.9M / $125

Family Dollar Center Reading/Roselawn America's Realty / Asad Salah Shukri 25,930 $1.3M / $50

Gilmore Square Butler County Gana Investments LLC / Shoppes At Gilmore LLC 18,900 $1.9M / $102

Northgate Mall  (Outparcel) Forest Park/West Tabani Group / ISO Holdings 15,047 $3.7M / $247

Cassinelli Square Tri-County I-275 Terra Firma Associates / CH Princeton Pike 15,028 $1.3M / $87

Walgreens (Miamisburg) South Dayton The Blackstone Group LP / Exchange Right 13,392 $5.5M / $408

614-622 Buttermilk Pike Cincinnati Intl Airport Anchor Associates / Downtown Property Mgmt, Inc. 11,800 $6.7M / $569

MARKET STATISTICS

PROPERTY SUBMARKET TENANT SF TYPE

Ridgewater Plaza Kenwood Overstock Guys 30,000 New Lease

Tylersville Pointe Butler County Ross Dress For Less 22,000 New Lease

Wilmington Plaza South Central Dayton Pauer Sports Performance 20,000 New Lease

Western Hills Plaza Forest Park/West Old Navy 15,000 New Lease

Westown Shopping Center West Dayton Oak Street Health 13,000 New Lease

JARRETT HICKS

Director of Research
Tel: +1 513 322-3802

jarrett.hicks@cushwake.com

KEY SALES TRANSACTIONS Q1 / Q2 2020

KEY LEASE TRANSACTIONS Q1 / Q2 2020

*Renewals not included in leasing statistics
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A CUSHMAN & WAKEFIELD RESEARCH PUBLICATION
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MARKET ASKING RENT
$13.91

VACANCY RATE
7.5%

419,542
YTD ABSORPTION 

(SF)

383,929
UNDER 

CONSTRUCTION (SF)

Market Indicators
Relative to prior period

 
Q3 2020

 
Q4 2020*

VACANCY

NET ABSORPTION

CONSTRUCTION

RENTAL RATE**
 

* Projected, relative to prior period
** Neighborhood Center rents

Cincinnati Retail Market Remains Slow 
and Steady

Key Takeaways:

	> The Cincinnati retail market posted 99,923 square feet of 
positive net absorption during the third quarter of 2020 
resulting in a 10 bps decrease in overall market vacancy 
to 7.5%. This gain can once again be attributed to non-
traditional retail users as well as a new freestanding 
building for Planet Fitness.

	> Area submarkets recorded minimal gains across the 
board, ranging from 3,798 square feet in Middletown/
Monroe to 24,246 square feet in the East submarket.

	> New supply was minimal with two projects totaling 
44,783 square feet delivered during the quarter, including 
the aforementioned Planet Fitness in Liberty Township. 
Projects currently underway total approximately 384,000 
square feet.

	> The market’s overall weighted asking rental rate 
decreased slightly this quarter and now averages $13.89 
per square foot (NNN), but has increased 2.4%, year-
over-year. The community center sector recorded an 
annual increase of 3.5% to $14.74 per square foot, while 
neighborhood centers’ average asking rate decreased by 
1.3% over the year to an average of $11.91 per square foot.
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Market vacancy has remained virtually steady for the past five years, while absorption can be 
attributed to the delivery of new fully occupied big-box product and non-traditional uses.

Retail Absorption/Vacancy 

Retail Average Asking Rates

Summary Statistics 
Q3 2020 Cincinnati Retail Market Cincinnati

Vacancy Rate 7.5%

Change From Q2 2020 (basis points) -10

Net Absorption (Square Feet) 99,923

Under Construction (Square Feet) 383,929

Quarterly Completions (Square Feet) 44,783

Asking Rents 
Per Square Foot Per Year NNN

Overall Market $13.91

Community Center $14.74

Neighborhood Center $11.91

Conv/Strip Center $14.45

Overall market asking rates have increased 2.4% year-over-year, while neighborhood centers 
have recorded a decline.
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Since emerging from the spring-time quarantines and 
stay-at-home orders, the American consumer has 
shown surprising resilience in the face of the continuing 
global COVID-19 pandemic. September marked the fifth 
consecutive month of retail-sales growth coinciding with 
the gradual re-opening of the U.S. economy that began 
in May. Despite headwinds such as the end of enhanced 
unemployment benefits and the lack of a new stimulus 
deal, consumers remain confident. 

U.S. Census Bureau data indicates that retail sales rose 
a seasonally adjusted 1.9% in September from the prior 
month. Annualized numbers also show a positive trend. 
All retail sales are up 7.1% year-over-year according to a 
report from GlobalData and pure retail sales, excluding 
food service, automotive and gas, have increased by 12% 
year-over-year. Even sectors such as food service and 
gas stations, while negative in terms of sales growth, are 
recording steady improvement over time.

Driving this surge in activity are many factors, one of 
which, at least initially, was pent-up demand. After two 
months or more of isolation many people completed 
purchases that had been delayed, while others simply 
needed to get of the house, visiting stores as a way to 
re-engage in social life. Many consumers had saved the 
stimulus money received in the spring and as the job 
market began recovering, confidence grew creating a 
higher comfort level to spend this money.

Additionally, while some facets of life are once again 
available to people, other activities remain locked 
down, whether by government mandate or peoples’ 
unwillingness to participate. These include events 
and venues involving crowds. Travel plans have been 
indefinitely delayed by many. Those working from home 
have fewer expenses related to commuting, professional 
wear and normal work day activities. These decreases in 
expenditures have added to disposable income, further 
translating to increased retail sales.

Finally, there is evidence that the 2020 Holiday season 
has been pushed forward as consumers get an early 
jump on checking items off their shopping lists and taking 
advantage of retailer discounts and promotions, which 
have been on the rise. In the apparel sector alone the 
number of products discounted have increased from 20% 
a year ago to nearly 60% now, while the average depth 
of discount has jumped from 17% to 38% according to 
GlobalData analysis.

While retailers offer more frequent and deeper discounts 
to drive traffic to struggling physical stores, one clear 
winner is e-commerce. Online sales surged during the 
first half of 2020 by 30.1% and ecommerce’s share of 
total retail sales accelerated to 18.6%. While much of 
this growth in online sales activity is directly related to 
lifestyle changes precipitated by the pandemic, consumer 
preferences for the convenience and safety of online 
shopping are expected to continue into the future. 

One of the biggest contributors to online sales growth 
were groceries and consumer-packaged goods. In the 
summer of 2019, only 11% of consumers said they bought 
groceries online at least once a month. In just four months 
of 2020, February through May, that share increased by 
54%. Post-pandemic, 31% of consumers surveyed are 
very likely to continue utilizing online grocery delivery or 
pickup, including 50% of millennials.

Although consumers have exhibited confidence and a 
willingness to spend, another emerging trend that is 
expected to grow is the push toward value. Whether 
in store or online, the number of consumers seeking 
deals or discounts to offset essential and non-essential 
purchases will likely persist. This has created an 
opportunity in the resale sector, which is growing faster 
than the broader retail sector. Recently posting double- 
to triple-digit annual growth, resale is even forecast to 
outgrow the traditional thrift and donation segments over 
the next few years. By 2029, resale will exceed $80 
billion in value, outpacing fast-fashion’s estimate of $43 
billion.

As discussed in previous reports, the U.S. remains 
“over-retailed” in comparison to other countries. The 
downsizing of retailers’ physical store footprint will 
continue, especially in light of accelerating trends that had 
previously been forecast to occur five years from today. 
Retailers are thinking creatively about how to respond to 
changes in where and how people shop. Retail centers 
and malls face a challenging environment, but retailers 
will always have the need for a physical presence as part 
of their overall omnichannel strategy. Owners will have 
to think creatively as well in order to respond to this new 
way of shopping.

For more information and an in depth look at the rapidly 
evolving world of retail, click here to download Colliers 
Fall Retail Spotlight Report.

Retail Responds to Evolving Consumer 
Behavior

https://www.wsj.com/articles/us-economy-september-retail-sales-coronavirus-recovery-11602786924
https://www.wsj.com/articles/us-economy-september-retail-sales-coronavirus-recovery-11602786924
https://www.census.gov/retail/marts/www/marts_current.pdf
https://www.census.gov/retail/marts/www/marts_current.pdf
https://image.usa.colliers.com/lib/fe3011717164047b711176/m/1/GlobalData+Viewpoint+-+US+retail+sales+for+September.pdf?utm_source=sfmc%e2%80%8b&utm_medium=email%e2%80%8b&utm_campaign=WRU+10.23.20%e2%80%8b&utm_term=Read+More+Here%e2%80%8b&utm_id=10919%e2%80%8b&sfmc_id=3157609&Name=&FromEmail=&ReplyEmail=
https://image.usa.colliers.com/lib/fe3011717164047b711176/m/1/GlobalData+Viewpoint+-+US+retail+sales+for+September.pdf?utm_source=sfmc%e2%80%8b&utm_medium=email%e2%80%8b&utm_campaign=WRU+10.23.20%e2%80%8b&utm_term=Read+More+Here%e2%80%8b&utm_id=10919%e2%80%8b&sfmc_id=3157609&Name=&FromEmail=&ReplyEmail=
https://www.digitalcommerce360.com/2020/08/25/ecommerce-during-coronavirus-pandemic-in-charts/
https://www.digitalcommerce360.com/2020/08/25/ecommerce-during-coronavirus-pandemic-in-charts/
https://www.digitalcommerce360.com/industry-resource/strategy-report-a-new-era-of-retail/
https://www.digitalcommerce360.com/industry-resource/strategy-report-a-new-era-of-retail/
https://knowledge-leader.colliers.com/anjee-solanki/whats-happening-next-in-retail-an-inside-look-featuring-shopify/
https://knowledge-leader.colliers.com/anjee-solanki/whats-happening-next-in-retail-an-inside-look-featuring-shopify/
https://www.instyle.com/fashion/clothing/clothing-rental-or-resale-post-coronavirus
https://www.instyle.com/fashion/clothing/clothing-rental-or-resale-post-coronavirus
https://knowledge-leader.colliers.com/anjee-solanki/whats-happening-next-in-retail-an-inside-look-featuring-shopify/
https://knowledge-leader.colliers.com/anjee-solanki/whats-happening-next-in-retail-an-inside-look-featuring-shopify/
https://knowledge-leader.colliers.com/anjee-solanki/whats-happening-next-in-retail-an-inside-look-featuring-shopify/
https://knowledge-leader.colliers.com/anjee-solanki/whats-happening-next-in-retail-an-inside-look-featuring-shopify/
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Cincinnati | Q3 2020 Retail Trade Area Data   
MARKET / TRADE AREA INVENTORY

(SF)
TOTAL  

AVAILABLE (SF)
TOTAL 

VACANT (SF)
TOTAL VACANCY 

RATE (%)
SUBLEASE 

AVAILABLE (SF)
TOTAL QTRLY 

NET ABSORPTION
YTD NET 

ABSORPTION (SF)
AVG WTD ASKING 

RATES (NNN)

CENTRAL 5,090,429 321,476 238,154 4.7% 3,107 13,818 97,045 $13.64
Avondale/Walnut Hills 98,557 15,000 15,000 15.2% 0 0 0 $12.75
Clifton 196,906 18,210 14,578 7.4% 1,907 -2,738 -5,238 $25.50
Deer Park/Silverton 185,209 15,770 15,770 8.5% 0 22,677 21,429 $12.60
Evendale/Reading 635,507 0 0 0.0% 0 0 0 $7.85
Hyde Park/Oakley 2,135,991 75,766 37,448 1.8% 1,200 -1,200 33,755 $23.97
Norwood 320,368 39,322 0 0.0% 0 0 0 $7.69
Pleasant Ridge 678,078 91,836 90,236 13.3% 0 -971 70,061 $13.00
Roselawn 299,754 5,430 5,430 1.8% 0 0 0 $6.00
Sharonville 406,355 30,870 30,420 7.5% 0 -3,950 6,310 $13.92
St. Bernard 133,704 29,272 29,272 21.9% 0 0 -29,272 $14.70
EAST 6,970,776 517,432 471,817 6.8% 31,444 24,246 114,876 $14.33
Beechmont 1,834,022 179,950 138,306 7.5% 31,444 6,394 45,908 $16.00
Eastgate 2,116,667 87,049 78,588 3.7% 0 952 16,791 $13.75
Madisonville/Fairfax 229,788 3,152 1,401 0.6% 0 0 -1,401 $12.50
Mariemont/Newtown 164,002 10,800 8,500 5.2% 0 -1,600 -1,600 $11.98
Milford 1,642,313 70,572 70,572 4.3% 0 2,800 8,078 $14.24
Mt. Washington 221,199 57,809 57,809 26.1% 0 0 0 $16.46
Withamsville/Amelia 762,785 108,100 116,641 15.3% 0 15,700 47,100 $14.14
NORTHEAST 8,995,054 609,204 501,280 5.6% 0 6,139 92,113 $18.41
Blue Ash 754,193 53,669 53,669 7.1% 0 2,657 16,419 $15.00
Fields Ertel/Symmes 1,943,536 104,815 67,615 3.5% 0 -1,750 -13,309 $10.16
Kenwood/Madeira 1,383,586 192,707 129,908 9.4% 0 16,439 29,884 $13.68
Landen/Maineville 444,946 23,612 22,112 5.0% 0 -12,603 -3,899 $14.14
Lebanon 845,941 77,209 77,209 9.1% 0 0 34,646 $16.10
Loveland 490,786 27,144 25,944 5.3% 0 0 10,955 $6.00
Mason 1,890,717 56,011 53,361 2.8% 0 -1,200 25,103 $12.86
Montgomery 808,092 50,037 47,462 5.9% 0 2,596 -7,686 $12.87
South Lebanon 433,257 24,000 24,000 5.5% 0 0 0 $13.63
NORTHWEST 17,413,283 1,904,392 1,690,960 9.7% 81,625 18,879 -137,721 $10.84
Colerain/Northgate 2,481,951 269,575 334,889 13.5% 0 33,569 -61,596 $9.31
Fairfield 1,527,021 123,991 123,991 8.1% 0 13,102 19,966 $14.24
Forest Park 1,338,340 247,920 247,920 18.5% 0 1,526 -71,823 $18.40
Hamilton 2,150,690 86,199 85,133 4.0% 0 0 23,067 $11.46
Indian Springs 1,528,441 46,110 35,958 2.4% 0 0 2,335 $15.63
Liberty Township 1,406,270 164,492 137,844 9.8% 0 28,806 4,003 $15.17
Oxford 380,145 3,770 3,770 1.0% 0 0 -3,770 $13.92
Tri-County/Springdale 3,352,499 648,471 489,890 14.6% 0 -61,984 -66,274 $13.00
Tylersville 1,506,493 30,909 29,309 1.9% 0 -1,750 9,282 $15.54
Union Centre 707,698 58,631 49,940 7.1% 5,825 2,846 -515 $8.00
West Chester 822,438 220,904 148,896 18.1% 75,800 1,714 3,404 $12.33
Wyoming/Woodlawn 211,297 3,420 3,420 1.6% 0 1,050 4,200 $12.78
NORTHERN KENTUCKY 11,473,735 474,026 423,212 3.7% 0 13,583 197,528 $14.45
Alexandria 513,509 47,517 47,517 9.3% 0 3,500 11,000 $20.47
Covington 372,985 32,731 44,099 11.8% 0 18,000 46,400 $17.88
Erlanger/Elsmere 996,348 29,812 12,112 1.2% 0 1,800 18,295 $13.83
Florence 2,520,904 60,789 41,298 1.6% 0 -10,234 16,740 $15.72
Ft. Mitchell/Crescent Springs 755,831 24,088 20,188 2.7% 0 -3,482 669 $14.78
Hebron 314,774 45,766 42,966 13.6% 0 2,650 14,142 $14.51
Highland Heights/Cold Spring 968,588 37,845 16,220 1.7% 0 0 -4,293 $20.33
Independence 223,846 9,800 9,800 4.4% 0 -1,500 2,100 $13.50
Latonia/Taylor Mill 569,642 32,852 32,852 5.8% 0 0 62,500 $13.00
Newport 1,777,909 57,708 62,062 3.5% 0 2,849 22,417 $11.36
Turfway 1,826,895 68,325 67,305 3.7% 0 0 2,852 $8.00
Union KY 341,160 9,193 9,193 2.7% 0 0 3,806 $9.42
Walton 291,344 17,600 17,600 6.0% 0 0 900 $15.06
MIDDLETOWN/MONROE 3,012,915 334,929 329,249 10.9% 0 3,798 93,547 $9.81
Franklin/Carlisle 616,597 27,918 27,918 4.5% 0 0 0 $13.59
Middletown 1,521,572 197,445 194,165 12.8% 0 698 87,047 $15.00
Monroe 253,627 5,000 2,600 1.0% 0 1,000 1,000 $10.75
Springboro 559,508 103,466 103,466 18.5% 0 2,100 5,500 $13.00
Trenton 61,611 1,100 1,100 1.8% 0 0 0 $12.86
WEST 5,729,473 830,347 720,563 12.6% 0 19,460 -37,846 $13.00
Bridgetown/Dent 551,946 105,252 105,252 19.1% 0 0 0 $14.98
Cleves 75,675 3,260 3,260 4.3% 0 0 0 $13.89
Delhi 478,837 69,415 68,025 14.2% 0 11,331 14,331 $11.00
Finneytown 296,523 22,723 22,723 7.7% 0 -2,240 -2,240 $14.00
Harrison 738,734 108,385 70,185 9.5% 0 1,560 -18,890 $12.86
Monfort Heights/White Oak 300,216 27,950 27,950 9.3% 0 0 0 $13.00
Mt. Airy/Groesbeck 112,523 57,692 57,692 51.3% 0 0 -57,692 -
North College Hill/Mt. Healthy 394,456 0 0 0.0% 0 0 0 -
Price Hill 122,913 0 0 0.0% 0 0 0 -
Seven Hills 91,864 0 0 0.0% 0 0 0 -
Western Hills 2,565,786 435,670 365,476 14.2% 0 8,809 26,645 $15.08
Grand Total 58,685,665 4,991,806 4,375,235 7.5% 116,176 99,923 419,542 $13.91
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Office: 513.621.3000 | Email: wfischer@cincinnatiport.org 

3 East Fourth Street, Suite 300 

Cincinnati, OH 45202                    

Ms. Beth Johnson 

Urban Conservator 

City of Cincinnati 

805 Central Ave, Suite 500 

Cincinnati, OH 45202 

 

January 15, 2021 

 

Dear Ms. Johnson: 

 

I am writing to you in my capacity as Vice President of Community Development at the Port of 

Greater Cincinnati Development Authority.  The Port operates the Hamilton County Land 

Reutilization Corporation (more commonly known as the Landbank).  The Landbank is the 

current owner of the property located at 2001 Auburn Avenue, which will be the subject of a 

forthcoming application for the demolition of the vacant building at that address. This letter is 

intended to serve as not only an explanation of the Landbank’s role in the project and our 

support for it, but also to explain the circumstances regarding its ownership of the property. 

 

An important part of the Port’s/Landbank’s mission is to facilitate the revitalization and renewal 

of commercial corridors within neighborhoods. We accomplish this by utilizing the tools of 

public finance available to a government entity—one of which is the acquisition of vacant, 

blighted, or underutilized properties through the Landbank. The Landbank works with 

communities to identify, assemble, and clear the title of vacant, abandoned, and tax foreclosed 

properties. We are very intentional regarding the properties that we acquire.  We proactively 

collaborate with community stake holders, including government and non-government partners, 

to make sure that we utilize our resources to make the most catalytic investments in stressed 

communities.  

 

The property at 2001 Auburn Avenue was one such property acquired through the Landbank.  It 

has been vacant, dangerous, and unproductive for many years, and is actively contributing to 

the devaluation of the surrounding neighborhood.  Every day, it detracts from the quality of life 

in Mt. Auburn.  The extreme neglect it has suffered from over the past 30 years has created a 

condition that is deeply unattractive, increasingly unsafe, and well beyond the point of economic 

obsolescence. The Port has received interest from multiple parties interested in redeveloping the 

property prior to partnering with Neyer/St. Francis. That interested resulted in three formal 

applications. All three were eventually withdrawn due to the extreme cost in redeveloping the 

property. 

 



  

   
 

 

 

 

 

Office: 513.621.3000 | Email: wfischer@cincinnatiport.org 

3 East Fourth Street, Suite 300 

Cincinnati, OH 45202                    

Before and after acquiring a severely blighted property such as 2001 Auburn Avenue, the Port 

collaborates with stakeholders in the community to address a neighborhood’s priorities. To 

advance those priorities and the potential inherent in that collaboration, we often choose to 

collaborate further with private developers who share the community’s vision. The idea, of 

course, is to leverage their experience and expertise in returning unproductive properties to a 

contributing use. In this case Saint Francis Group and Neyer Holdings Corporation approached 

the Port, to create a truly catalytic project for Mt. Auburn. Rather than a continued nuisance at 

that property, we believe bringing the corner back to productive use is an important step to 

revitalizing the Mt. Auburn community.  As the Mt. Auburn community leadership have asserted 

for decades, that location is the entry gateway to the commercial heart of the neighborhood.  A 

dilapidated, dangerous, single story, single use building does nothing to welcome people to Mt. 

Auburn. Beyond abating the nuisance of this long vacant shell, we have heard clearly that the 

development team’s vision for a denser, taller, mixed use building at this site matches the 

community’s priorities and goals. 

 

The development plan that St. Francis/Neyer are currently working on will create marketable 

street-front retail, in addition to new residential units. This will both return an unproductive 

location to contributing and add significant residents and businesses to Mt. Auburn. Therefore, 

as the current owners of 2001 Auburn Avenue, we not only support the application for its 

demolition, but we have agreed to be co-applicants for this Certificate of Appropriateness.  

 

We hope that you will see the increased potential value to the community of Mt. Auburn that 

new construction can bring to this site. We respectfully request that you affirm our efforts to 

help this community realize growth, private investment, and revitalization by issuing a Certificate 

of Appropriateness for the demolition of the existing building. 

 

Thank you for your time and consideration. 

 

Best regards, 

 

William S Fischer 
William Fischer, 

Vice President of Community Development 

Port of Greater Cincinnati Development Authority  

 



 
 

 
 

646 Main Street, Cincinnati, Ohio  45202 • Phone 513.421.3400 • Fax 513.421.2111 
 

Statement of Plans for the Property After Demolition 
 

 
Pursuant to the stated goal in our narrative/application letter, after the demolition of 2001 
Auburn Avenue, the intention of the applicants is to redevelop the site, along with the adjacent 
former church property into a single, mixed-use building which includes structured parking. Not 
only does this application demonstrate the financial hardship that requiring us to renovate the 
building would subject us to, but we believe the potential development that can be located on this 
site will provide substantial community benefit in the form of additional housing opportunities, 
increased commerce and foot traffic to support it, and badly needed parking that does not take up 
valuable urban land. 
 
 



 
 

 
 

646 Main Street, Cincinnati, Ohio  45202 • Phone 513.421.3400 • Fax 513.421.2111 
 

Witness List/Qualifications 
 

 
John Back 
Director, Saint Francis Group 
jback@saintfrancisgrp.com 
 
John joined the Saint Francis Group in 2019, bringing to the team a unique perspective on real 
estate development and analysis gained through a diverse set of professional experiences over 
the past 15 years. An architect by training, and an experienced operator/end user and project 
manager for retail commercial spaces, John focuses on aligning the need for excellence in 
design, the utility of operations,  and the constraints of budget, all while minimizing the risks of 
the entitlements process that create a successful project for clients, tenants, and communities. 
 
John’s passion for development and history in his own community and interests in the process of 
regulating development have caused him to be involved in several grass-roots planning efforts 
such as the development of the Over-the-Rhine Infill Guidelines, the formation of the Brewery 
District Urban Redevelopment Corportation, and the renovation of multiple vacant buildings into 
a small portfolio of rental properties. John also serves as a board member on the City of 
Cincinnati Board of Housing Appeals. 
 
 
Cody Brooks 
Director of Finance, Saint Francis Group 
cbrooks@neyerholdings.com 
 
Cody recently joined Saint Francis Group in November 2020, bringing a combined experience 
across both the public and private real estate development sectors. At SFG, Cody performs 
financial analyses and due diligence activities on potential investment opportunities. 
 
Prior to joining SFG, Cody most recently led underwriting and deal sourcing for a St. Louis, 
Missouri-based private equity fund, supporting the investment of nearly $40 million of patient 
capital across the urban core and advancing the fund’s primary goals of increasing population, 
jobs, and tax base in St. Louis. Additionally, Cody draws from experience from the City of 
Cincinnati’s Department of Community and Economic Development, where he served as a Senior 
Development Office for the Department’s Major Projects division. During his time with the City 
of Cincinnati, he assisted in shepherding over $123 million of private real estate investment 
through the City Council process while supporting the growth of more than 560 jobs comprising 
nearly $40 million in payroll across the City. Cody has a BA in Modern Language and International 
Economics from Xavier University. 
 

mailto:jback@saintfrancisgrp.com
mailto:cbrooks@neyerholdings.com


 
Pete Lahni 
Project Manager, Neyer Holdings Corporation 
plahni@neyerholdings.com 
 
Please see attached resume for qualifications. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Peter J. Lahni II 
Southgate, Kentucky  
(513) 678-8998 
Pete.lahni@gmail.com 

Project Manger 
Specializing in Small to Medium sized Complex Commercial Construction Projects 
Team-Oriented, Problem Solver, Schedule Innovator  
 
Overview More than fifteen years of professional building and management experience. Exemplify 

leadership qualities and professionalism 
 

Ability to Manage projects for multiple clients at multiple locations 
 

Managed multiple bid packages on high profile construction sites 
 

Areas of Expertise • Owner Relations 
• Project Management 
• Scheduling 
• Historic Renovations  
• Estimating 
• Building Information Modeling 
• QA / QC  

Professional 
Experience 

Project Manager 
Neyer Holdings Corporation  
• Manages projects from conception to completion for in 

house construction projects and third-party clients.  
• Property inspection and analysis for new projects.  
Southgate Construction  
Project Manager/Owner 
• Provide Project Management for Eiler & Associates 

(provide estimates and manage small construction 
project at 9 medical office buildings) 

• Prepare Bank owned commercial assets for sale (provide 
property assessment and inspection, estimate cost for 
repairs, contract subs, manage commercial properties) 

• Manage Residential and Small Commercial construction 
projects  
 

Messer Construction 

June 2019 – 
Present 

  

 

September 2010 
– June 2018 

Project Manager 
• Lawrenceburg Hotel and Event Center (concrete and steel 

structure,  QA/QC)  – 03/13-06/13 
• 21c Museum Hotel (restaurant, public space, QA/QC)  – 

12/11-02/13 
• Banks Partnership Phase 1B (parking garage, mehring way 

relocation, coordination for riverfront events)  – 4/10-11/11 

June 
2009 - 

May 
2013 



 

   
 Project Engineer 

• Banks Partnership Phase 1A (parking garage mechanical 
systems, freedom way, utilities, coordination for riverfront 
events)   – 12/08-05/10 

• Fidelity Partnership (office remodel) and 100 Howe (new 
construction) – 02/06-11/08 

April 2006 - 
June 2009 

   
   
Education & 
Qualifications 

Northern Kentucky University 
Bachelor’s Degree in Construction Management and Associate’s in 
Construction Technology  2002-2006 
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Appraisal/Sales Summary
Year Built 1927
Total Rooms 0
# Bedrooms 0
# Full Bathrooms 0
# Half Bathrooms 0
Last Transfer Date 7/18/2019
Last Sale Amount $0
Conveyance Number 208922
Deed Type SF - Sheriff Deed (EX)
Deed Number
# of Parcels Sold 1
Acreage 0.097

Dusty Rhodes, Hamilton County Auditor
Property Report
Parcel ID 
088-0008-0107-00  

Address 
2001 AUBURN AVE  

Index Order
Parcel Number  

Tax Year 
2020 Payable 2021

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

Images/Sketches

Appraisal Area
02003 - MT AUBURN 03

Land Use
625 - LAND BANK OWNED

Owner Name and Address
HAMILTON COUNTY LAND REUTILIZATION CORPORATION 
3 E FOURTH ST STE 300 
CINCINNATI OH 45202 
(call 946-4015 if incorrect)

Mailing Name and Address
HAMILTON COUNTY LAND REUTILIZATION CORPORATION 
3 E FOURTH ST STE 300 
CINCINNATI OH 45202 
(call 946-4800 if incorrect)

Assessed Value
0

Effective Tax Rate
0.000000

Total Tax

Property Description
2001-7 AUBURN AVE 70 X 60 IRR PT LOTS 23-24-25 F G & F HUNTINGTON SUB PARS 107-108-109 CONS

Tax/Credit/Value Summary
Board of Revision YES(18)
Rental Registration No
Homestead No
Owner Occupancy Credit No
Foreclosure No
Special Assessments No
Market Land Value 19,350
CAUV Value 0
Market Improvement Value 650
Market Total Value 20,000
TIF Value 0
Abated Value 0
Exempt Value 20,000
Taxes Paid $0.00
Tax as % of Total Value 0.000%

Notes
** 8/14/18 BOR #17-024171 DECREASE TO 20,000 JW ** 11/2/16 BOR #15-003030 NO CHANGE JW ** BOR #12-605082 DISMISSED FOR FAILURE TO
PROSECUTE** 11/2/16 BOR #15-003030 NO CHANGE JW ** BOR #12-605082 DISMISSED FOR FAILURE TO PROSECUTE

Transfer History
Year Conveyance

#
Selling
Price

Transfer
Date

Previous Owner Current Owner

2019 208922 0 7/18/2019 WILSON PHARON HAMILTON COUNTY LAND REUTILIZATION
CORPORATION

2011 0 4/12/2011 CINCINNATI CENTRAL CITY PROPERTIES LLC WILSON PHARON
2010 0 12/13/2010 MOUNT AUBURN GOOD HOUSING

FOUNDATION
CINCINNATI CENTRAL CITY PROPERTIES LLC

2003 1809 1,900 12/12/2003 RICE DELISA & LUCIUS III MOUNT AUBURN GOOD HOUSING FOUNDATION
2003 9376 68,300 6/20/2003 MT AUBURN GOOD HOUSING FOUNDATION RICE DELISA & LUCIUS III
2002 0 0 2/20/2002 CHURCH OF GODS FORGIVENESS THE MT AUBURN GOOD HOUSING FOUNDATION
2001 0 0 7/25/2001 MOUNT AUBURN GOOD HOUSING CHURCH OF GODS FORGIVENESS THE
1900 0 0 1/1/1900 SEE OWNERSHIP CARD MOUNT AUBURN GOOD HOUSING

Parcel Photo

https://wedge.hcauditor.org/view/re/0880008010700/2020/images
https://wedge.hcauditor.org/BOR/B2017BOR/17-024171_Complaint.pdf
https://wedge.hcauditor.org/BOR/B2017BOR/17-024171_Complaint.pdf
https://wedge.hcauditor.org/view/re/0880008010700/2020/tax_distributions
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Parcel Sketch

Related Names
Name Relationship Status

HAMILTON COUNTY LAND REUTILIZATION CORPORATION Parcel Owner Current

Detailed Name Information
Full Name

HAMILTON COUNTY LAND REUTILIZATION CORPORATION
Type

Parcel Owner
Address

3 E FOURTH ST STE 300 
CINCINNATI OH 45202 

Mailing Flags
[1st Half Tax Bill]  [2nd Half Tax Bill]  [Change Notice]  [Delinquent Tax Bill]
[Reduction Notice]
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CONSERVATION GUIDELINES: AUBURN AVENUE HISTORIC 

DISTRICT 
 

 

Introduction to Guidelines 

General Characteristics 

General Guidelines 

Building Rehabilitation and Alteration 

New Construction 

Additions 

Demolitions 

Site Improvements and Alterations 

Non-Contributing Buildings 

 

(Click on small map above to enlarge.) 

 

 
INTRODUCTION TO GUIDELINES 
 
The Conservation Guidelines outlined in this booklet are intended to assist property owners, architects, 
and contractors who are considering work within the Auburn Avenue Historic District, including changes 
to existing buildings, demolition, or new construction. The guidelines are not rigid sets of rules, but serve 
as a guide in making improvements which are compatible with the district’s character. They set broad 
parameters within which district changes should occur, while maintaining ample opportunity for design 
creativity and individual choice. The guidelines give the owner and the City’s Historic Conservation 
Board a way to determine whether the proposed work is appropriate to the long-term interests of the 
district. 
 
When construction or demolition is proposed within the Historic District, a Certificate of Appropriateness 
(C.O.A.) must be obtained from the Historic Conservation Board (HCB). This is in addition to a building 
permit, although there is no additional fee.  The following kinds of work do not require a C.O.A.: 
 

 Ordinary repair and maintenance which does not result in an exterior change. 
 Interior work such as plumbing, wiring, and plastering. 

 
The following points are extremely important: 
 

 The guidelines do not require that an owner make improvements. 
 The guidelines do not force an owner to “take the property back to the way it was.” 
 The HCB may modify certain guidelines, as appropriate, in cases of economic hardship. 
 The HCB must approve the proposal, even if it doesn’t meet the guidelines, when the owner 

demonstrates: 
1. That there is no economically feasible and prudent alternative” which would conform to 

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

property, and would amount to a “taking of the property without just compensation.” 
 The guidelines and the legislation which set up the HCB are structured for negotiating solutions 

which will give the owner substantial benefit without causing substantial harm to the district. 
The Board may grant approval, set conditions, or waive certain guidelines to aid negotiations.   

 Any applicant who disagrees with a Board decision may appeal the decision to City Council. 
 
Applicants are encouraged to consult with the Historic Conservation Office staff during the planning 
stages prior to formal application for a building permit. We are available in Suite 700, Centennial Plaza 
Two, 805 Central Avenue or at 352-4890. 
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GENERAL CHARACTERISTICS 
 
Mt. Auburn has long been a desirable community due to its excellent views and its proximity to 
downtown Cincinnati. As early as 1819, wealthy Cincinnatians moved to this hilltop area to enjoy its 
fresh air and to escape the crowding in the city below. They made Mt. Auburn one of Cincinnati’s earliest 
and most beautiful suburban communities. About the year 1838, the old Mad River Road was relocated to 
the present location of Auburn Avenue. Although the new road was not, in itself, the start of a new era for 
Mt. Auburn, it marked the beginning of the community’s period of suburban prosperity. During this 
period, Mt. Auburn was home to some of Cincinnati’s most famous citizens, including Gorham Worth, 
Alphonso Taft, Henry Powell, Eugene Zimmerman, and William Doane. In 1867 the street railway 
connected the neighborhood to downtown, and in 1872 Cincinnati’s first incline, the Main Street Inclined 
Railway, was constructed. The street railway and the incline opened the area to further development and 
brought with them many new residents. The area flourished during this period, as a growing number of 
private homes, apartment buildings, hotels, churches, and businesses were constructed. By 1900, Mt. 
Auburn was a well developed urban community, fully a part of the City of Cincinnati, much as we know 
it today. 
 
The Auburn Avenue Historic District contains a mixture of building styles and dates of construction, 
reflecting Mt. Auburn’s rich history. Victorian-era mansions stand next to more modest residences. Late 
nineteenth century rowhouses share the streets with early twentieth century apartment buildings. 
Imposing churches contrast with modern medical office buildings. Many private homes have been 
rehabilitated as offices. The district extends along most of Auburn Avenue, the spine of the community, 
and includes buildings on Wellington Place, East Hollister Street, East McMillan Street, and Wm. 
Howard Taft Road. 
 
Although the Auburn Avenue Historic District contains an assortment of building styles, it holds together 
as a cohesive, identifiable unit. This is due to the similarity of its historic buildings in terms of materials, 
scale and form, height, detailing, and siting. These buildings are all constructed with natural materials: 
wood, stone, and brick. Most are two and three-story structures with openings scaled to match the 
building. The height, width and general proportions of the buildings tend to be similar. Most display 
distinctive architectural features such as a cornice or some other form of definition at the roof line, 
interior cornices, banding, quoins, window hoods, bay windows, and a distinctive detailing at the front 
door. Most are relatively large buildings set away from the street on equally large lots. Stone steps, stone 
walls, and wrought iron fences throughout the district add to its historic character. Walking through the 
district can give the viewer a real feeling of the late nineteenth century in one of Cincinnati’s earliest 
"suburbs." 
 
The oldest building in the district is the Greek Revival structure located at 2411 Auburn Avenue, which 
was constructed in 1839 as the residence of John C. Wright. Greek Revival structures are characterized by 
a simplicity in form and detail. They are likely to have a plain, rectangular "lintel" over the window and 
door, rather than the more elaborate hoodmold of later styles. 
 
Other architectural styles commonly found in the district’s historic buildings include Gothic Revival, 
Italian Villa, Italianate, Second Empire and Eclectic. The Gothic Revival style, as demonstrated by the 
Mt. Auburn Methodist Church constructed in 1851, is generally characterized by large pointed windows 
with tracery and steeply pitched roofs. The Italian Villa style can usually be recognized by a tower rising 
above the roof line and by the ornate detailing around the doorways and windows, as in the building at 
2223 Auburn Avenue, which was constructed in 1859. Italianate structures are often rectangular, two or 
three-story buildings with wide eaves usually supported by large brackets and with rich ornamentation 
around their openings, as in the rowhouses located at 2356-2362 Auburn Avenue, constructed about 1873. 
The Second Empire style, as demonstrated by the buildings constructed in 1874 at 2210 and 2212 Auburn 
Avenue, is similar to the Italianate style but is further characterized by a mansard roof with protruding 
dormer windows. Late in the nineteenth century, buildings often were styled in an Eclectic manner, 
borrowing forms and ornamentation from earlier styles. The building at 2112 Auburn Avenue, which was 
built in 1890, is representative of Eclectic styling. 
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Not all buildings within the Auburn Avenue Historic District, however, contribute to the distinctive 
quality of the district. There are approximately twenty buildings which were constructed after the 
majority of the buildings in the district and which possess a different architectural character. These "non-
contributing" buildings vary widely in their scale, material, and detailing in comparison to one another 
and to the district’s historic structures. The district’s non-contributing buildings are treated separately in 
these conservation guidelines (See the Non-Contributing Buildings section of this booklet for specific 
guidelines). 
 
GENERAL GUIDELINES 
     
1) Avoid removing or altering historic material or distinctive architectural features: if it's original and 

in good shape, try to keep it. 
 
2) Repair rather than replace whenever possible. If replacing, replicate the original based on existing 

materials. Do not invent something that "might have been." 
 
3) When extensive replacement of missing or severely deteriorated materials is necessary and 

replication to exactly match the original is not feasible, the new work should match the general 
character of the original in terms of scale, texture, design and composition. 

 
4) Don't try to make the building look older than it really is. Rehabilitation work should fit the 

character of the original building. If your building has been substantially altered, nearby buildings of 
similar age and style may indicate what its original character was. 

 
5) Your building may contain clues to guide you during rehabilitation. Original detailing may be 

covered up with other, later materials, or there may be physical evidence of what original work was 
like and where it was located. 

 
6) If no evidence of original materials or detailing exists, alterations should be detailed in a simple 

manner and contemporary in design, yet fit the character of the building. 
 
7) A later addition to an old building or a non-original facade may have gained significance on its own. 

It may be significant as a good example of its style or as evidence of changing needs and tastes. 
Don't assume it's historically worthless just because it's not part of the original building. 

 
8) Original openings should not be altered. Enlarging or reducing the size of an opening can 

dramatically change the character of the building. 
 
9) Surface cleaning should be done by the gentlest means possible. Never sandblast or use other 

abrasive methods. Cleaning or paint removal may not be necessary at all. 
  
10) Original building materials and architectural detailing should not be covered by other materials. 
 
BUILDING REHABILITATION AND ALTERATION 
 
1) MATERIALS: SHOULD MATCH THE ORIGINAL AS CLOSELY AS POSSIBLE 
 

Most contributing buildings in the district are made of brick, often with stone or tin details. Missing 
or deteriorated materials should be replaced with recycled or new materials which match the original 
as closely as possible with regard to the following: type, color, style, shape, and texture of materials, 
composition, type of joint, size of units, placement and detailing. Imitation or synthetic materials, 
such as aluminum or vinyl siding, imitation brick or stone, or plastic, are generally inappropriate. 

 
2) DOORS AND WINDOWS: KEEP THE "EYES" OF THE BUILDING OPEN 
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Possibly the most important features of any building are its openings: its doors and windows. The 
size and’ location of openings are an essential part of the overall design and an important element in  
 
the architectural styling. Original openings should not be altered. Original doors and window sashes 
should be repaired rather than replaced, whenever possible. When replacement is necessary, the new 
door or window should match the original in size and style as closely as possible. Metal or plastic 
window frames are generally unacceptable unless they are anodized or painted. Screens and storm 
windows should be as inconspicuous as possible. Raw metal combination storm windows or doors 
are not appropriate. Original openings should not be filled in,, especially on the front of buildings. If 
original openings are filled in, the outline of the opening should remain apparent by setting the new 
infill material back from the existing wall plane and by leaving the sills and lintels in place. 

 
3) ROOF: MAINTAIN THE ROOFLINE 
 

The existing roofline and architectural features which give the building its character, such as towers, 
roof shapes, dormers, cornices, brackets, and chimneys, should be preserved. The addition of 
features, such as vents, skylights, decks, and rooftop utilities, should be avoided or should be 
inconspicuously placed and screened where necessary. Slate roofs are common within the district 
and should be maintained whenever possible. On roofs visible from public areas, slate or asphalt 
shingles, colored to match the original, are acceptable replacement materials. Generally, wood 
shingles, roll roofing, built-up tar and gravel, plastic, or fiberglass roofing materials are 
inappropriate, although there may be exceptions to this rule. On flat or low-pitched roofs that are not 
visible from public areas, other roof materials may be considered. 

 
4) ORNAMENTATION: RETAIN DISTINCTIVE DETAILING 
 

Significant architectural features such as window hoods, stone and tin cornices and brackets, 
decorative piers, quoins, bay windows, door surrounds, and other ornamental elements should be 
preserved. These distinctive features help identify and distinguish the buildings within the Auburn 
Avenue Historic District. 

 
5) EXTERIOR ACCESSORIES: AVOID OUT-OF-CHARACTER FEATURES 
 

The addition of out-of-character features should be avoided. If shutters are appropriate, they should 
be the right size and should shut, meeting in the middle of the window and covering the whole 
window. Other outside attachments to the house, such as light fixtures, should be compatible. In 
general, the "colonial" light fixture should be avoided; something simple and modern is usually more 
appropriate. It is generally inappropriate to attach signs to buildings which were originally private 
homes, although small identification signs may be acceptable. (See the Site Improvements and 
Alterations section of this booklet for additional guidelines for signs.) 

 
6) MECHANICAL SYSTEMS: PLACE THEM INCONSPICUOUSLY 
 

The installation of utility and mechanical systems, such as water or gas meters, antennas, and central 
air conditioning units should be inconspicuously placed, avoiding installation on the street facade 
whenever possible. Antennas, including television reception antennas and satellite dishes, should be 
located where they are not visible on the front facade. Mechanical equipment on the ground should 
be screened with a fence or plant materials or housed in a structure that is in harmony with the 
surroundings. Mechanical equipment attached to the side or roof of a building should be kept as low 
as possible and covered or painted to blend with the background. Wall or window air conditioning 
units on the street facade should be avoided whenever possible. 

 
7) CLEANING: NEVER SANDBLAST 
 

The cleaning of existing material should be done by the gentlest method possible. For masonry 
structures, begin with scraping by hand or scrubbing with a bristle brush and mild detergent.  
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Chemical cleaning is effective, but must be followed immediately by a neutralizing acid wash. If 
chemical cleaning is used, test cleaning’ patches should be carried out in inconspicuous places to 
ensure that appropriate results are obtained. In any case, sandblasting and other abrasive cleaning 
methods are not acceptable. Sand-blasting destroys the surface of the brick and stone and shortens  
 
the life of the building. Wire brushes can also damage the masonry surface, and their use is also not 
acceptable. 

 
8) REPOINTING MASONRY: USE THE PROPER MORTAR AND JOINT 
 

The mortar joints (spaces between the bricks) found in masonry construction deteriorate for a variety 
of reasons. Repointing these joints can significantly aid the rehabilitation of a structure. Generally, 
buildings built prior to 1900 used a lime-based mortar. This mortar is much softer than the portland 
cement-based mortar of today. If a hard, modern mortar is used, the softer bricks may crack or break 
during the freeze/thaw cycle. When repointing an existing wall, use a mortar mix that is high in lime 
content and try to match the color and consistency of the sand as closely as possible, and match the 
type and thickness of the joint. (The City’s Historic Conservation Office can suggest a typical mortar 
mixture.) 

 
9) WATER-REPELLENT COATINGS: AVOID IF POSSIBLE 
 

Most historic structures have survived without the need of water-repellent coatings. Water-related 
damage on the interior of buildings is usually a result of a failing roof, deteriorated or faulty gutters 
and downspouts, deteriorated mortar, rising damp, or condensation. Water-repellent coatings will not 
solve these problems and may even accelerate them. Waterproof and water-repellent coatings should 
never be used unless there is actual water penetration through the masonry. In this case, only the 
affected area should be treated and only after it has thoroughly dried out. 

 
10) PAINTING: IF IT WAS PAINTED, PAINT IT AGAIN 
 

The majority of the brick buildings in the district (generally built prior to 1890) were faced with a 
relatively soft brick requiring paint for protection. Painted brick buildings should be repainted rather 
than stripped or cleaned to reveal the natural brick color. Paint color was also part of the overall 
design scheme. Although the HCB does not review paint colors, general recommendations do apply. 
Paint colors selected should be compatible with the district and appropriate for the style of the 
particular building. The color selected to paint the body of the building should contrast with the 
structure’s decorative elements so that these architectural features stand out (Historic color charts are 
available at the City’s Historic Conservation Office). 

 
11) SIDING: TRY REPLACEMENT WITH WOOD FIRST 
 

Wood clapboard siding should be used as the repair or replacement material where appropriate, and 
its use is encouraged as a resurfacing material on wood frame buildings. The use of aluminum or 
vinyl siding for resurfacing should be avoided; however, in cases where they are used, the exposed 
width of such siding should not exceed four inches. Artificial stone, asbestos, asphalt shingles, and 
other similar resurfacing materials should not be used. Architectural features such as cornices, 
brackets, window sills, and lintels should not be removed or obscured when resurfacing material is 
applied. All wood siding should be painted. Wood or aluminum siding should never be applied to 
brick or stone walls for resurfacing. 

 
NEW CONSTRUCTION 
 
The general aim of the guidelines for new construction is to encourage compatibility with (but not 
replication of) the character and quality found in the 19th and early 20th century buildings found in the 
district rather than compatibility with more recent structures identified as "non-contributing." The 
language of the guidelines, therefore, is keyed to the district’s contributing buildings. Exceptions to this  
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general rule may be found, however, where a new structure is proposed adjacent to other more recent 
structures. In these cases, review will also consider the new building’s response to adjacent buildings. In 
all cases, the compatibility of the proposed structure with its natural and built environment will be 
considered in review, as will the following: 
 
1) MATERIALS: USE NATURAL MATERIALS WHEN POSSIBLE 
 

Materials should be of similar color, texture, and scale to building materials found in the district’s 
contributing buildings. Most contributing buildings in the district are made of brick, often with stone 
details, although both stone and wood frame structures also exist. The use of natural appearing 
materials is preferred. Materials that are synthetic in appearance or that are highly reflective are 
generally inappropriate. 
 

2) SCALE AND MASSING: MATCH THE DISTRICT 
 

The contributing buildings within the district are generally medium to large-sized residential and 
institutional structures situated on large lots. The scale and massing of a new building and its 
individual elements (i.e., windows, doors, roof, ornamentation) should be compatible. with the forms 
found among the contributing buildings. The ratio of wall surface to openings, and the ratio of width 
and height of windows and doors, should be consistent with the district’s contributing buildings. 
Glass -curtain walls along the front facade should be avoided, and large, flat walls which are 
unbroken by openings or setbacks on the front facade also are discouraged. 

 
3) HEIGHT: CONSIDER THE SURROUNDINGS 
 

The height of new construction should not significantly differ from the height of nearby contributing 
buildings in the district. Generally, new buildings should not exceed the height of the tallest abutting 
building by more than one story. The contours of the building site may further restrict the height of 
the new building or may permit the construction of a larger building. 

 
4) DETAILING: AVOID THE CONSTRUCTION OF FEATURELESS BOXES 
 

The detailing of new buildings should respond to detailing found on contributing-buildings within 
the district. This should generally include the following: 

 
 A cornice or other form of definition at the roof line. 
 Distinctive detailing at the front door. 
 Window sills and lintels and/or distinctive detailing at openings. 
 Ornamental features such as banding, distinctive corner treatment, interior cornice and other 

decorative elements. 
 When applicable, as in mixed-use buildings with storefronts, a base at the ground floor or 

lower levels, employing a change of material or change of color and proportions from upper 
floors. 

 
5) SITING: STAY IN LINE WITH THE NEIGHBORING BUILDINGS 
 

New structures should be sited with setbacks similar to those of adjacent buildings and should be 
sited to respect current topographic and neighborhood development patterns. Where applicable, they 
should be located to respect views and hillside constraints. Site improvements and changes should 
comply with the guidelines for site improvements and alterations. (Refer to the Site Improvements 
and Alterations section of this booklet for applicable guidelines.) 

 
ADDITIONS 
 
1) COMPATIBILITY: CONSIDER THE ADDITION AS NEW CONSTRUCTION 
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In general, additions should follow the guidelines for new construction in terms of materials, form, 
scale, height, detailing and siting. (See the New Construction section of this booklet for specific 
guidelines.) 

 
2) DESIGN: RESPOND TO THE ARCHITECTURE OF THE ORIGINAL BUILDING 
 

The design of an addition should respond specifically to the architecture of the original building. 
While the addition should be sympathetic to and compatible with the existing building, it should not  
 
try to duplicate its style or appear to have been built at the same time as the original building. The 
design should also respond, in a more general way, to adjacent buildings. 

 
3) IDENTITY: DO NOT OVERPOWER THE EXISTING BUILDING 
 

If the original building is architecturally or historically, significant, the addition should take a 
respectful "back seat" to it and not overpower the original. An addition may be taller than the 
original building if site considerations and careful design still allow the older building to remain 
dominant. 

 
4) CONNECTIONS: KEEP THEM SIMPLE 
 

The connection of the addition to the original building should be designed so that it does not detract 
from either structure. Significant architectural features of the original building should not be 
destroyed, removed, or obscured by the addition. 

 
DEMOLITIONS 
 
The demolition of existing buildings shall not be permitted unless one of the following conditions exist: 
 

1) Demolition has been ordered by the Director of Buildings and Inspections for public safety 
because of an unsafe or dangerous condition which constitutes an emergency. 

2) The owner can demonstrate to the satisfaction of the Historic Conservation Board that the 
structure cannot be reused nor can a reasonable economic return be gained from the use of all or 
part of the building proposed for demolition. 

 
3) The owner is a non-profit corporation or organization and can demonstrate to the satisfaction of 

the Historic Conservation Board that the denial of the application to demolish would also deny 
the owner the use of the property in a manner compatible with its organizational purposes and 
would amount to a taking of the owner s property without just compensation. 

 
4) The demolition request is for an inappropriate addition or a non-significant portion of a building 

and the demolition will not adversely affect those parts of the building which are significant as 
determined by the HCB. 

 
5) The demolition request is for a non-contributing building and the demolition will not adversely 

affect the character of the district. 
 
SITE IMPROVEMENTS AND ALTERATIONS 
 
1) SIGNS: AVOID CLUTTER 
 

Generally, signs should be designed for clarity, legibility, and compatibility with structures on the 
site and in the district. Their design should be simple and contemporary. It is generally inappropriate 
to attach signs to buildings which were originally private homes, although small identification signs 
may be acceptable. Free-standing signs are permitted, but should not be sized or located in such a 
way as to obstruct views of the district’s contributing buildings. Billboards and roof-top signs are not  
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permitted, and internally-illuminated signs are strongly discouraged. Wood, metal, and fabric signs 
are encouraged; plastic and other synthetic materials are inappropriate. 

 
2) PARKING: LOTS SHOULD BE SCREENED AND LANDSCAPED 
 

New parking lots along Auburn Avenue are discouraged. if new lots are necessary, they should be 
placed to the side or rear of buildings and should be as small as possible. Parking lots should relate 
well to the natural slopes and site contours, avoiding excessive cutting and filling. They should be 
sufficiently screened to minimize the view of parked cars. Screening can incorporate landscaping, 
decorative fencing, and berms and should be of a design compatible with the surrounding buildings  
 
and landscape elements. Lots with space for ten or more cars should be planted with shade trees in 
order to soften the visual impact of the lots on the neighborhood. In these cases, trees should be 
placed around the perimeter of the lots and in planting islands within the lots. 

 
3) WALLS AND FENCES: RETAIN THE ORIGINAL 
 

Stone retaining walls and wrought iron fences are distinctive characteristics of the Auburn Avenue 
Historic District. Existing historic walls, gates, and fences should be repaired and retained wherever 
possible. New fences should be of wood, iron, or stone and should be simple and contemporary in 
design. These should not exceed four (4) feet in height in the front yard, so that views of the 
contributing buildings within the district are not obstructed. Chain-link, concrete block, unfaced 
concrete, plastic, fiberglass, or plywood fences and walls are inappropriate. Solid (privacy) fences, 
including "stockade" fences, are discouraged, except where they are necessary for screening storage 
or small parking areas. New retaining walls should be of dry stone or stone masonry. In some 
instances, planted hedges may be more appropriate than new fences or walls. 

 
4) LANDSCAPING: SIMPLE AND CONTEMPORARY 
 

Landscaping, special lighting, seating, and decorative paving are encouraged as part of rehabilitation 
and new construction projects. The design of these features should be simple and contemporary. 
Antiques or historic reproductions are not generally encouraged. Mature trees should be retained, as 
should other significant features such as steps, retaining walls, walks, and fences which contribute to 
a property’s character. 

 
NON-CONTRIBUTING BUILDINGS 
 
Buildings which do not contribute to the distinctive character of the district were generally constructed 
after most of the rest of the district was built. They are of a different character than the contributing 
buildings due to their age and the difference in their scale, material, and detailing. The following 
buildings are in this category: 
 

2000 Auburn Ave 2328 Auburn Ave 

2009-2011 Auburn Ave 2340 Auburn Ave 

2010 Auburn Ave 2350 Auburn Ave 

2123 Auburn Ave 2438 Auburn Ave (church) 

2020 Auburn Ave 2439 Auburn Ave (addition only) 

2031 Auburn Ave 42 E Hollister 

2058 Auburn Ave 47 E Hollister 

2108 Auburn Ave 71 E Hollister 

2230 Auburn Ave 103 William Howard Taft 

2314 Auburn Ave  
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Additions, alterations, and rehabilitation of the above buildings should either be compatible with the style 
and character of each or should cause the building to become more compatible with the district. 
 
Non-contributing buildings may be demolished if the demolition will not adversely affect the character of 
the district; any new construction on the cleared site will be subject to the guidelines for new construction 
and site improvements for the Auburn Avenue Historic District. 
 
 



Complaint Summary

HOUSING INSPECTOR'S LOG:

Compliance due on: 

Orders Issued

This complaint recieved on:

The initial inspection was conducted: 

The complaint was entered by

09/19/2005

BHARTIG

09/13/2005

Case Closed Inactive

The case type is: 

The case status is: 

Housing Code Enforcement

 2001 AUBURN AV

CASE HISTORY REPORT
glass looks like it going to fall in the street

Case Closed: 09/20/2005 2001 AUBURN AV - GJ1535932625

OWNER MOUNT AUBURN GOOD HOUSING FOUNDATION

C110-No violations observed. Complaint Unsubstantiated: Close out.

B200504488

6190 Y

GBERLING

09/19/2005

Fire dept took care of removing Piece of glass

B200504488

6210 Y

GBERLING

09/19/2005

Entered at Supevisr Status Chng

B200504488

7070 Y

DSCHNEIDER

09/20/2005

 3

1



Complaint Summary

HOUSING INSPECTOR'S LOG:

Compliance due on: 

Orders Issued

This complaint recieved on:

The initial inspection was conducted: 

The complaint was entered by

06/16/2006

VLONGMIRE

06/13/2006

Case Closed Inactive

The case type is: 

The case status is: 

Housing Code Enforcement

 2001 AUBURN AV

CASE HISTORY REPORT
BLDG VACANT AND OPEN/PEOPLE IN AND OUT OF BLDG

1) Is this a COMMERCIAL building? NO  28) INTERIOR 

PLUMBING - Pipes - leaking or clogged NO  29) 

INTERIOR-Rubbish and trash stored in the building? NO

Case Closed: 06/20/2006 1

OWNER MOUNT AUBURN GOOD HOUSING FOUNDATION

C110-No violations observed. Complaint Unsubstantiated: Close out.

B200603662

6190 Y

GBERLING

06/16/2006

C110-No violations observed. Complaint Unsubstantiated: Close out.

B200603662

6210 Y

GBERLING

06/16/2006

Entered at Supevisr Status Chng

B200603662

7070 Y

DSCHNEIDER

06/20/2006

 3

2



Complaint Summary

HOUSING INSPECTOR'S LOG:

Compliance due on: 

Orders Issued

This complaint recieved on:

The initial inspection was conducted: 

The complaint was entered by

09/13/2007

08/13/2007

07/17/2007

SMINIHAN

07/17/2007

Orders were re-issued to update or new owner

The case type is: 

The case status is: 

Housing Code Enforcement

 2001 AUBURN AV

CASE HISTORY REPORT
fire damage

1) Is this a RESIDENTIAL building? YES  2) Is the Building 

standing open to trespassers? YES  3) What side of the building 

is open? Front

Case Closed: 1

OWNER MOUNT AUBURN GOOD HOUSING FOUNDATION

This is a condemnation after a fire.  Ownership is not clear.  MAGHF may have sold the property.  Residents are attempting to confirm.

B200704646

6190 Y

DLOCKHORN

07/17/2007

auditor Secretary of State and accurint search done no better address or owner information can be found

B200704646

6207 Y

SMINIHAN

07/17/2007

B200704646

6206 Y

DLOCKHORN

08/07/2007

Issued to owners cert 7001 2510 0003 3521 4619, 5302

B200704646

6208 Y

VHUNTER

08/10/2007

Entered at Supevisr Status Chng

B200704646

7063 Y

SMINIHAN

08/09/2007

3



Returned cert and reg mail Notice of Violation Vacant Building dated 08.13.07 [MOUNT AUBURN GOOD HOUSING FOUNDATION P O BOX 19334 45219] no forwarding address

B200704646

6188 N

VHUNTER

08/16/2007

Mailed Notice of Violation Vacant Building and copy forwarded to scanning

B200704646

6208 Y

VHUNTER

08/13/2007

posted building

B200704646

6240 Y

DLOCKHORN

08/28/2007

posted building

B200704646

6242 Y

DLOCKHORN

08/28/2007

B200704646

6250 Y

DLOCKHORN

09/13/2007

Pre-Pros Notice printed@ORDERS

B200704646

6251 Y

SMINIHAN

09/14/2007

Entered at Supevisr Status Chng

B200704646

7065 Y

SMINIHAN

09/14/2007

Issued to owners

B200704646

6251 Y

VHUNTER

09/17/2007

No work at building

B200704646

6318 Y

DLOCKHORN

09/18/2007

Returned - Unable to Forward - Final Notice-PPH sent to MOUNT AUBURN GOOD HOUSING FOUNDATION PO BOX 19334 CINCINNATI OH 45219.  Copy sent to scan.

B200704646

6251 N

SGATTO

10/05/2007

4



No show for PPH

B200704646

6318 Y

DLOCKHORN

10/04/2007

No show for PPH

B200704646

6319 Y

DLOCKHORN

10/04/2007

Discussed this case with Pauline Van Der Haer while doing an inspection on Inwood.

Her company owns the property after an exteded legal dispute with the Maount Auburn Good Housing Foundation.  After they get clear title, the building will be rezed.

B200704646

6324 Y

DLOCKHORN

11/02/2007

since owner representative cannot be found Start DBL proceedings

B200704646

6259 Y

SMINIHAN

03/25/2008

Returned Unclaimed - Notice of Violation sent to PAULINE VANDERHAAR 617 FLEMING RD APT D CINCINNATI OH 45231-4011, CERT 70012510000335215302.  Copy sent to 

scan.

B200704646

6208 N

SGATTO

08/18/2008

Building is visibly secure.

B200704646

6324 Y

DLOCKHORN

08/18/2008

Building has been found to be a publicnuisance.  No work on City demo.

B200704646

6324 Y

DLOCKHORN

11/04/2008

DBL hearing in June of 2008 but no decsion letter and no posting of the decision.

B200704646

6240 Y

DLOCKHORN

12/23/2008

DBL hearing in June of 2008 but no decsion letter and no posting of the decision.

Case shows a nuisance but some items missing.  Emailed Minihan for clarification.

B200704646

6324 Y

DLOCKHORN

12/23/2008

Entered at Supevisr Status Chng

B200704646

7078 Y

ATAYLOR

06/22/2009

5



Under contract, no work yet.

B200704646

6324 Y

DLOCKHORN

08/06/2009

ITB case started

B200704646

6338 N

SMINIHAN

01/04/2010

Building still up.  Recently barricaded by the City.

B200704646

6324 Y

CTAGGART

03/05/2010

Same owner.

B200704646

6324 Y

CTAGGART

07/19/2010

There is a new owner name as of 12/10. It is a HAZARD case in an historic area.

B200704646

6324 Y

CTAGGART

01/07/2011

Will this building in an historic area remain in HAZARD?

B200704646

6324 Y

CTAGGART

03/15/2011

Secure. Hazard. Administrative stay. No active permits.

B200704646

6324 Y

CTAGGART

07/18/2011

Newer owner. Hazard - Al Taylor case (?). Administrative stay. No active permits.

B200704646

6324 Y

CTAGGART

11/18/2011

The 2011 owner is Pharon Wilson, 5303 Orchard Ridge Ct, Cincinnnati  OH 45239.  This is in HAZARD.

B200704646

6324 Y

CTAGGART

01/11/2012

Assigned tract May 1, 2013 un DI Taggart's return.

B200704646

6324 Y

DLOCKHORN

05/02/2013
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Complaint Summary

HOUSING INSPECTOR'S LOG:

Compliance due on: 

Orders Issued

This complaint recieved on:

The initial inspection was conducted: 

The complaint was entered by

SMINIHAN

03/25/2008

Other

The case type is: 

The case status is: 

Other

 2001 AUBURN AV

CASE HISTORY REPORT
One story masonry commercial structure

Barricade all of sidewalk and eight feet of street on Auburn 

Avenue for 70 lineal feet and all of sidewalk and eight feet of 

street on Dorchester Avenue for 56 lineal feet

Description of repair work to abate hazard

Work as described in proposal to bring building into compliance 

with the Vacated Building Maintenance License's (1101-77 CMC)  

minimum standards of safety and structural integrity set forth  in 

1101-79 CMC

Case Closed: 05/14/2015

OWNER MANY COLORS OF MT AUBURN

Returned mail notice of public hearing to MOUNT AUBURN GOOD HOUSING FOUNDATION at P O BOX 19334 CINCINNATI OH Cert CERTIFIED MAIL 70080150000119859471, 

MAJOR FEDERAL SAVINGS & LOAN ASSOC 2945 GILBERT AV CINCINNATI OH 45206 Cert 70080150000119859488

Copy sent to be scanned.
B200802102

6948 N

SGATTO

06/20/2008

Posted hearing notice on building.

B200802102

6956 Y

ATAYLOR

06/16/2008

I inspected the building for DBL hearing

B200802102

6954 Y

SMINIHAN

07/02/2008

No work on required repairs. Building appears secure. No contact from owner.

B200802102

6954 Y

ATAYLOR

07/23/2008

Returned Mail - Not Deliverable as Addressed -  Decision-Public Hearing sent to MAJOR FEDERAL SAVINGS & LOAN ASSOC 2945 GILBERT AV CINCINNATI OH 45206 Cert 

70080150000119855053.  Copy sent to be scanned.

B200802102

6954 N

SGATTO

08/04/2008

7



Returned mail notice of public hearing to MOUNT AUBURN GOOD HOUSING FOUNDATION at P O BOX 19334 CINCINNATI OH Cert CERTIFIED MAIL 70080150000119855046.  

Copy sent to scan.

B200802102

6948 N

SGATTO

08/19/2008

Building is open. Set up barricade case.

B200802102

6954 Y

ATAYLOR

12/12/2008

Posted decision letter on building. No work on required repairs

B200802102

6958 Y

ATAYLOR

12/30/2008

Notice to proceed with demolition sent to contractor

B200802102

6957 Y

ATAYLOR

03/18/2009

Posted intent to raze letter on building. No work on required repairs.

B200802102

6977 Y

ATAYLOR

03/20/2009

No work on required repairs.

B200802102

6954 Y

ATAYLOR

05/27/2009

Met on site with Keep Cincinnati Beautiful to discus barricades on building.

B200802102

6954 Y

ATAYLOR

06/26/2009

Met on site with Ron Taylor to discus required repairs.

B200802102

6952 Y

ATAYLOR

06/29/2009

Mailed Intent to Repair by Gov Action mailed to Major Federal S&L and to Many Colors of Mt. Auburn via certified mail.  Copies sent to scan.

B200802102

6952 N

SGATTO

01/06/2010

Intent to repair letter sent on January 5, 2010. Work may proceed on February 4, 2010

B200802102

6977 Y

ATAYLOR

01/07/2010

8



RETURN TO SENDER - INTENT TO REPAIR BY GOVERNMENTAL ACTION - CERT 70092820000379535097 - COPY SENT TO SCAN.

B200802102

6977 N

DNEWTON

01/13/2010

RTS - NOT DELIVERABLE AS ADDRESSED - UNABLE TO FORWARD - INTENT TO REPAIR BY GOVERNMENTAL ACTION - CERT 70092820000379535073 - COPY SENT TO SCAN.

B200802102

6977 N

DNEWTON

01/25/2010

Met with Eric Taylor Inspected building Exterior, Roof, and Interior.  Building heavily damaged by fire and water; their are several holes cut in roof by CFD and Vandals; the 

mansard roof is damaged and leaking into fire and water damaged soffit; interior is extensivly damaged by water and fire approx1/3 rd of roof rafters need to be repaired and 

/or replaced; approx 1/3 of roof decking has 1/4" or more of char and needs to be replaced; bearing wall are burned and need repair; their is small rear window open; flashing 

and counter flashings need to be repaired at parapete walls and chimneys : chimneys need tuckpointing and existing stone cap replaced
B200802102

6952 Y

MFEHN

02/09/2010

Inspected building to write contract Specs.

B200802102

6962 Y

MFEHN

02/09/2010

No change in conditions.

B200802102

6954 Y

ATAYLOR

05/18/2010

No change in conditions

B200802102

6954 Y

ATAYLOR

10/12/2010

Building appears secure. No work on required repairs by owner. Building is in Local Historic district and can not be demolished at this time.

B200802102

6952 Y

ATAYLOR

12/21/2010

Building appears to be secure. Unable to demolish due to historic issues.

B200802102

6952 Y

ATAYLOR

05/23/2011

No change

B200802102

6952 Y

ATAYLOR

08/22/2011

No work on required repairs.

B200802102

6952 Y

ATAYLOR

09/06/2011

9



B200802102

6957 Y

ATAYLOR

12/23/2011

Return for additional enforcement. Building is historic.

B200802102

7307 Y

ATAYLOR

05/14/2015

 9
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Complaint Summary

HOUSING INSPECTOR'S LOG:

Compliance due on: 

Orders Issued

This complaint recieved on:

The initial inspection was conducted: 

The complaint was entered by

06/15/2012

05/16/2012

05/11/2012

DSCHNEIDER

05/10/2012

Orders were re-issued to update or new owner

The case type is: 

The case status is: 

Housing Code Enforcement

 2001 AUBURN AV

CASE HISTORY REPORT
Reissue condemnation, case #B200704646, to new owner

1) Is this a RESIDENTIAL building? YES  2) Is the Building 

standing open to trespassers? NO  3) What side of the building is 

open? The vacant building is not open

Case Closed: 10/30/2019 1

OWNER WILSON      PHARON

Reissue Historic/Dangerous and Unsafe orders to the new owner.

B201202889

6190 Y

CTAGGART

05/11/2012

Reissue Historic/Dangerous and Unsafe orders to the new owner.

B201202889

6206 Y

CTAGGART

05/11/2012

Mailed Notice of Violation to Pharon Wilson, both addresses.  Copies sent to scan.

B201202889

6208 Y

SGATTO

05/17/2012

Entered at Supevisr Status Chng

B201202889

7063 Y

DSCHNEIDER

05/14/2012

Posted building with orders.

B201202889

6240 Y

CTAGGART

06/01/2012

11



HBIO - 2211 - Exterior only

B201202889

6188 N

CTAGGART

06/15/2012

Same owner. No response regarding the orders. No VBML.  This is also a HAZARD CASE in an historic district.

B201202889

6242 Y

CTAGGART

06/15/2012

Appears secure.  Civ did not go out because it is printing in DI Taggart's name.

B201202889

6242 Y

DLOCKHORN

05/02/2013

Issue Civ1, no license.

B201202889

6254 Y

DLOCKHORN

05/06/2013

Mailed Civil1 to owner/s; copy to OAH, inspector and scan.

B201202889

6255 Y

SGATTO

05/08/2013

Posted Civ1

B201202889

6376 Y

DLOCKHORN

05/08/2013

Entered at Supevisr Status Chng

B201202889

7073 Y

SMINIHAN

05/06/2013

No one attends the Civ.  Default.

B201202889

6380 Y

DLOCKHORN

06/12/2013

No one attends the Civ.  Default.

B201202889

6382 Y

DLOCKHORN

06/12/2013

Decision for City, $1000.00.

B201202889

6382 Y

DLOCKHORN

06/25/2013

12



No demo, issue Civ2

B201202889

6384 Y

DLOCKHORN

07/30/2013

No demo, issue Civ2

B201202889

6394 Y

DLOCKHORN

07/30/2013

B201202889

6396 Y

SGATTO

08/01/2013

Posted Civ2

B201202889

6410 Y

DLOCKHORN

08/02/2013

Entered at Supevisr Status Chng

B201202889

7074 Y

SMINIHAN

07/30/2013

Mailed Civil2 to owner/s; copy to OAH, inspector and scan.

B201202889

6396 Y

SGATTO

08/07/2013

No VBML, No work

B201202889

6411 Y

DLOCKHORN

10/17/2013

 OAH----no request for hearing owner defaulted

B201202889

6412 Y

MFEHN

05/23/2014

Building is visibly secure.

B201202889

6242 Y

DLOCKHORN

06/15/2015

Posted Civ3.

B201202889

6410 Y

DLOCKHORN

07/17/2015

13



Clay roof  tiles damaged and missing, brick in chimney is missing on the exterior, open to flue, Gutters are leaking with soffits now rotted out - open to sky at one point, needs 

paint.  Owner has not purchased a VBML.

WILSON PHARON   

 5303 ORCHARDRIDGE CT   

 CINCINNATI, OH 45239 USA

B201202889

6414 Y

DLOCKHORN

07/15/2015

Mailed Civil 3 to Pharon Wilson 5303 Orchardridge Ct Cincinnati OH 45239, 2340 Laredo Ave Cincinnati OH 45206 & 4158 6th Ave Los Angeles CA 90008-3914; copy to OAH, 

inspector & scan.

B201202889

6417 Y

EBELL

07/17/2015

civil 3 sent

B201202889

6420 N

SMINIHAN

07/16/2015

Third Civil hearing, owner attends.  Found for City.  Owner declined to come up for information on VBML  (Parking meter)

B201202889

6412 Y

DLOCKHORN

08/10/2015

3 picture taken

B201202889

6414 Y

SMINIHAN

02/19/2016

i agree with the inspectors recommendations

B201202889

6500 Y

SMINIHAN

02/17/2016

No VBML, same ownership, issue the next Civil.

WILSON PHARON 2340 LAREDO AVE CINCINNATI OH 45206

B201202889

6414 Y

DLOCKHORN

05/27/2016

No VBML, same ownership, issue the next Civil.

WILSON PHARON 2340 LAREDO AVE CINCINNATI OH 45206

B201202889

6420 Y

DLOCKHORN

05/27/2016

B201202889

6418 Y

EBELL

05/31/2016

done

B201202889

6420 N

SMINIHAN

05/31/2016

14



No VBML, same owner.

B201202889

6414 Y

DLOCKHORN

09/01/2016

Building is visibly secure.  Ownership is the same.

B201202889

6414 Y

DLOCKHORN

11/08/2016

Inspection of 2001 Auburn AC.  Owner, Al Taylor and Law Dept reps made a walkthrough of the structure.

B201202889

6414 Y

DLOCKHORN

12/12/2016

Building is visibly secure.

B201202889

6414 Y

DLOCKHORN

01/20/2017

Building is visibly secure.

B201202889

6414 Y

DLOCKHORN

04/20/2017

No compliance and civil # 5 posted.

B201202889

6414 Y

KRHODES

05/03/2017

Mailed Civil 4 to Wilson Pharon 4158 6th Ave Los Angeles CA 90008-3914, 5303 Orchardridge Ct Cincinnati OH 45239, 2337 Victory Pkwy Cincinnati OH 45206, 2340 Laredo Ave 

Cincinnati OH 45206 & Pharon D Wilson 7734 Belfast St New Orleans LA 70125-3402; copy to OAH, inspector & scan.

B201202889

6418 Y

EBELL

05/04/2017

Not printed. Civil 4 sent instead, no record in docslink of civil 4.

B201202889

6419 Y

EBELL

05/04/2017

Civil five approved for printing.

B201202889

6420 N

ATAYLOR

05/03/2017

Reasonably secure.

B201202889

6414 Y

KRHODES

07/20/2017
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There is a pending civil action filed by the city. Check with law (Jaci Martin) before proceeding with additional enforcement actions.

B201202889

6420 N

ATAYLOR

09/29/2017

Reasonably secure.

B201202889

6414 Y

KRHODES

10/25/2017

Building is secure.

B201202889

6414 Y

KRHODES

02/09/2018

Building reasonably secure.

B201202889

6242 Y

KRHODES

05/31/2018

Building is secure.

B201202889

6414 Y

KRHODES

07/09/2018

Building reasonably secure.

B201202889

6242 Y

KRHODES

07/27/2018

Secure no work being done and continues to decline.

B201202889

6414 Y

KRHODES

08/30/2018

Reasonably secure, no noted work being done and continues to decline.

B201202889

6414 Y

KRHODES

10/26/2018

No change in conditions and building appears reasonably secure.

B201202889

6414 Y

KRHODES

01/04/2019

No change in conditions and building appears reasonably secure.

B201202889

6420 Y

KRHODES

01/04/2019
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Print civil five

B201202889

6419 Y

ATAYLOR

01/08/2019

Civil five approved

B201202889

6420 N

ATAYLOR

01/08/2019

Contacted by Representative named Shawn this morning for a same day meeting regarding 13 standards of the VBML. He apologized for last minute request, but needed it due 

to a deadline he was up against. Agreed to met him between 10:30 -11:30.  I arrived at property at 11:00 and waited 20 minutes, but no show for appointment.

B201202889

6414 Y

JBASS

04/11/2019

No compliance or contact from the owner.

B201202889

6414 Y

KRHODES

06/04/2019

This building is under receivership, therefore Pharon Wilson may not be in control. Contact Jackie Martin in City Law Department for additional information. Additional civil 

citations not appropriate at this time.

B201202889

6420 N

ATAYLOR

06/06/2019

Secure and remains in poor condition.

B201202889

6414 Y

KRHODES

08/21/2019

No compliance or contact.

B201202889

6414 Y

KRHODES

10/15/2019

Orders issued to new owner. Close

B201202889

6422 Y

ATAYLOR

10/30/2019

 27

17



Complaint Summary

HOUSING INSPECTOR'S LOG:

Compliance due on: 

Orders Issued

This complaint recieved on:

The initial inspection was conducted: 

The complaint was entered by

10/19/2012

CSRWEB

10/18/2012

Case Closed Inactive

The case type is: 

The case status is: 

Housing Code Enforcement

 2001 AUBURN AV

CASE HISTORY REPORT
1) Is the Building standing open to trespassers? YES 2) What 

side of the building is open? Facing the house, the right side 3) 

Please provide additional information that may help us serve you. 

This building has been an eye sore for over 10 years, that's how 

long my husband and I have been looking at it, living on Walker 

Street. It's in direct violation of CBC Section 1117-47.1 and 

1117-45. The building is completely deteriorated, the roof and 

exterior walls are crumbling, most of the windows are knocked 

out, and now I've noticed that it seems people have access to the 

inside. It looks like it used to be such a beautiful building, but 

come on already! There is actually a cluster of structures at this 

intersection that could use some major upkeep...

Case Closed: 10/19/2012 DORCHESTER AV & AUBURN AV

OWNER WILSON PHARON

Condemnation pending, refer to case #B201202889

B201206192

6210 Y

DSCHNEIDER

10/19/2012

Entered at Supevisr Status Chng

B201206192

7070 Y

DSCHNEIDER

10/19/2012

Condemnation pending, refer to case #B201202889

B201206192

6190 Y

CTAGGART

10/24/2012

 3

18



Complaint Summary

HOUSING INSPECTOR'S LOG:

Compliance due on: 

Orders Issued

This complaint recieved on:

The initial inspection was conducted: 

The complaint was entered by

12/04/2012

CSRWEB

12/02/2012

Case Closed Inactive

The case type is: 

The case status is: 

Housing Code Enforcement

 2001 AUBURN AV

CASE HISTORY REPORT
1) Is the Building standing open to trespassers? YES 2) What 

side of the building is open? Front 3) Please provide additional 

information that may help us serve you. This building is 

repeatedly broken in to. I think it's time for the owner to, well, 

take ownership of the building and actually get it properly 

maintained. It's been in terrible shape since we moved to Walker 

Street in 2006. The doors are always kicked in, and it's a 

complete eye sore in a neighborhood that is improving all around 

it. It's the corner building (old building, built to fit in the corner of a 

five-point intersection).

Case Closed: 12/06/2012 SYCAMORE ST & DORCHESTER AV

OWNER WILSON PHARON

This is a duplicate case.  Close this intake.

B201206908

6190 Y

CTAGGART

12/04/2012

VBML orders pending, refer to case #B201202889

B201206908

6210 Y

DSCHNEIDER

12/06/2012

Entered at Supevisr Status Chng

B201206908

7070 Y

DSCHNEIDER

12/06/2012

 3
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Complaint Summary

HOUSING INSPECTOR'S LOG:

Compliance due on: 

Orders Issued

This complaint recieved on:

The initial inspection was conducted: 

The complaint was entered by

01/14/2013

CSRWEB

01/10/2013

Case Closed Inactive

The case type is: 

The case status is: 

Housing Code Enforcement

 2001 AUBURN AV

CASE HISTORY REPORT
1) Please describe the condition of the building. West side, south 

facing exterior is collapsing and in danger of falling into the 

road/on pedestrians. Particular portion is on Sycamore - you can 

see the side pulling away from the house and there are materials 

that have fallen on the street and sidewalk. 2) Please provide 

additional information that may help us serve you. I believe this is 

a time-sensitive issue, as it appears to me the side is in imminent 

danger of falling.

Case Closed: 01/17/2013 SYCAMORE ST & DORCHESTER AV

OWNER WILSON PHARON

I called and left a message for Charles Lane @ 919-3528, asking him to call and schedule an inspection.

B201300158

6188 Y

GDUESING

01/11/2013

I spoke to Charles Lane, Mr. Lanes complaint was refering to the address of 1833 Sycamore, not 2001 Auburn Ave. At this time Cheryl Taggart has a case on this building 

BAR2011391.

B201300158

6190 Y

GDUESING

01/14/2013

 spoke to Charles Lane, Mr. Lanes complaint was refering to the address of 1833 Sycamore, not 2001 Auburn Ave. At this time Cheryl Taggart has a case on this building 

BAR2011391.

B201300158

6210 Y

GDUESING

01/14/2013

Entered at Supevisr Status Chng

B201300158

7070 Y

LWISE

01/17/2013

 4
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Complaint Summary

HOUSING INSPECTOR'S LOG:

Compliance due on: 

Orders Issued

This complaint recieved on:

The initial inspection was conducted: 

The complaint was entered by

12/02/2019

10/31/2019

10/22/2019

ATAYLOR

10/17/2019

Orders have been issued to correct violations/awaiting compliance

The case type is: 

The case status is: 

Commercial Code Enforcement

 2001 AUBURN AV

CASE HISTORY REPORT
Reissue to update ownership to HCLRC

1) Is this a Commercial Building. YES  2) Is the building standing 

open to trespassers? NO  3) What side of the building is open? 

The building is not standing open at this time

Case Closed: 1

OWNER HAMILTON COUNTY LAND REUTILIZATION CORPORATION

Issue orders.

BC20190698

6190 Y

KRHODES

10/22/2019

Issue orders.

BC20190698

6206 Y

KRHODES

10/22/2019

Mailed Notice of Violation-VB to Hamilton Co Land Reutilization Corp 3 E 4th St Ste 300 Cincinnati OH 45202 & Hamilton Co Land Reutilization Corp c/o Jessica Powell 3 E 4th St 

Ste 300 Cincinnati OH 45202; copy to inspector & scan.

BC20190698

6208 Y

EBELL

11/01/2019

Entered at Supevisr Status Chng

BC20190698

7063 Y

ATAYLOR

10/30/2019

Orders posted and not in compliance.

BC20190698

6240 Y

KRHODES

11/18/2019
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No change and reasonably secure.

BC20190698

6242 Y

KRHODES

11/26/2019

Secure

BC20190698

6242 Y

KRHODES

03/30/2020

Inspected on 05-04-2020 - building is reasonably secure, ownership same and building continues to decline

BC20190698

6242 Y

KRHODES

05/04/2020

This building is reasonably secure, ownership same and building continues to decline

BC20190698

6242 Y

KRHODES

07/06/2020

1

BC20190698

6150 Y

JDRAKE

08/06/2020

Reasonably secure and PORT owned.

BC20190698

6242 Y

KRHODES

08/07/2020

3

BC20190698

6150 Y

JDRAKE

09/30/2020

Reasonably secure and PORT owned.

BC20190698

6242 Y

KRHODES

10/02/2020

Reasonably secure and PORT owned.

BC20190698

6242 Y

KRHODES

11/16/2020

4

BC20190698

6150 Y

JDRAKE

12/14/2020

 7
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Complaint Summary

HOUSING INSPECTOR'S LOG:

Compliance due on: 

Orders Issued

This complaint recieved on:

The initial inspection was conducted: 

The complaint was entered by

11/04/2005

DSCHNEIDER

11/02/2005

Case Closed Inactive

The case type is: 

The case status is: 

Concentrated Code Enforcement

 2001 AUBURN AV

CASE HISTORY REPORT
MT AUBURN SWEEP

Case Closed: 11/04/2005

OWNER MOUNT AUBURN GOOD HOUSING FOUNDATION

CC20052377

1 N

DSCHNEIDER

11/04/2005

CC20052377

6190 Y

GBERLING

11/03/2005

CC20052377

7041 Y

GBERLING

11/03/2005

CC20052377

7043 Y

DSCHNEIDER

11/04/2005

Entered at Supevisr Status Chng

CC20052377

7070 Y

DSCHNEIDER

11/04/2005

23



 5

24



{APD_BASE.DATE_A} > Date (2000, 05, 19) and

{APD_PEO.RELATIONSHIP} in ["OWNER"] and

{APD_INSP.RECORD_TYPE} = "IN" and

not ({APD_BASE.DATA_STATUS} in ["CLOSE RF", "CLOSE RG", "CLOSE RH", "CLOSE RM", "VOID"]) and

{APD_ADR.STREET_NAME} like "AUBURN AV*" and

{APD_ADR.STREET_NO} = 2001.00 and

{APD_BASE.COMP_TYPE} in ["CBHHAZ_R", "CBHCCE", "CBHCODE", "CBHCODEC", "CBHWEEDL", "CBHZONE", "CBHZONEC", "CJUNKV-R", 

"HTECCE", "HTECODE", "HTEWEEDL", "HTEZONE"]

 10 Cases
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Assessing Economic Hardship Claims
under historic preservation ordinances

By Julia Miller

istoric preservation ordinances in effect around the
country often include a process for administrative

relief from preservation restriction in situations of "econom-
ic hardship."  Under typical economic hardship procedures,
an applicant may apply for a "certificate of economic hard-
ship" after a preservation commission has denied his or her
request to alter or demolish a historic property protected
under a preservation ordinance.  In support of an applica-
tion for relief on economic hardship grounds, the applicant
must submit evidence sufficient to enable the decision mak-
ing body to render a decision.  The type of evidence
required is generally spelled out in preservation ordinances
or interpreting regulations.  The burden of proof is on the
applicant. 

The exact meaning of the term "economic hardship"
depends on how the standard is defined in the ordinance.
Under many preservation ordinances economic hardship is
defined as consistent with the legal standard for an uncon-
stitutional regulatory taking, which requires a property
owner to establish that he or she has been denied all reason-
able beneficial use or return on the property as a result of
the commission's denial of a permit for alteration or demoli-
tion.

Requests for relief on economic hardship grounds are usual-
ly decided by historic preservation commissions, although
some preservation ordinances allow the commission's deci-
sion to be appealed to the city council.  In some jurisdic-
tions, the commission may be assisted by a hearing officer.
A few localities have established a special economic review
panel, comprised of members representing both the devel-
opment and preservation community.

Economic Impact
In acting upon an application for a certificate of economic
hardship, a commission is required to determine whether
the economic impact of a historic preservation law, as
applied to the property owner, has risen to the level of eco-
nomic hardship.  Thus, the first and most critical step in
understanding economic hardship is to understand how to
evaluate economic impact.

Commissions should look at a variety of factors in evaluat-
ing the economic impact of a proposed action on a particu-
lar property.  Consideration of expenditures alone will not
provide a complete or accurate picture of economic impact,
whether income-producing property or owner-occupied resi-
dential property.  Revenue, vacancy rates, operating expens-
es, financing, tax incentives, and other issues are all rele-
vant considerations.  With respect to income-producing
property, economic impact is generally measured by look-
ing at the effect of a particular course of action on a proper-
ty's overall value or return.  This approach allows a com-
mission to focus on the 'bottom line' of the transaction
rather than on individual expenditures.

In addition to economic impact, the Supreme Court has said
that "reasonable" or "beneficial use" of the property is also
an important factor.  Thus, in evaluating an economic hard-
ship claim based on the constitutional standard for a regula-
tory taking, commissions will need to consider an owner's
ability to continue to carry out the traditional use of the
property, or whether another viable use for the property
remains.  In Penn Central Transportation Co. v. City of New
York, 438 U.S. 104 (1978), the landmark decision uphold-
ing the use of preservation ordinances to regulate historic
property, the Supreme Court found that a taking did not
arise because the owner could continue to use its property
as a railroad station.

The Supreme Court has also said that the applicant's "reason-
able investment-backed expectations" should be taken into
consideration.  Although the meaning of this phrase has not
been delineated with precision, it is clear that "reasonable"
expectations do not include those that are contrary to law.
Thus, an applicant's expectation of demolishing a historic
property subject to a preservation ordinance at the time of
purchase (or subject to the likelihood of designation and reg-
ulation) may not be considered "reasonable."  Also pertinent
is whether the owner's objectives were realistic given the
condition of the property at the time of purchase, or whether
the owner simply overpaid for the property.  Under takings
law, government is not required to compensate property own-
ers for bad business decisions.  Nor is the government
required to guarantee a return on a speculative investment.
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Commissions may also be able to take into account whether
the alleged hardship is "self created."  Clearly relevant is
whether the value of the property declined or rehabilitation
expenses increased because the owner allowed the building
to deteriorate.

Application of the takings standard in the context of invest-
ment or income-producing property is usually fairly
straightforward.  The issue can be more complex, however,
in situations involving hardship claims raised by homeown-
ers.  In the context of homeownership, it is extremely diffi-
cult for an applicant to meet the standard for a regulatory
taking, that is, to establish that he or she has been denied all
reasonable use of the property.  When a commission insists
that houses be painted rather than covered with vinyl siding,
and windows be repaired rather than replaced, the applicant
can still live in the house.  The fact that these repairs may
be more costly is not enough.  Even if extensive rehabilita-
tion is required, the applicant must show that the house can-
not be sold "as is," or that the fair market value of the prop-
erty in its current condition plus rehabilitation expenditures
will exceed the fair market value of the house upon rehabil-
itation.  See City of Pittsburgh v. Weinberg, 676 A.2d 207
(Pa.1996).  It is also important to note that "investment-
backed expectations" are different in the context of home
ownership, owners often invest in home improvements or
renovations without the expectation of recouping the full
cost of the improvement in the form of increased property
value.

In addressing hardship claims involving historic homes,
commissions must be careful to be objective and consistent
in their approach.  Otherwise, a commission may undermine
the integrity of its preservation program and raise due
process concerns as well.  Ideally, grant money, tax relief,
and other programs should be made available to historic
homeowners who need financial assistance.

Special standards for economic hardship may apply to non-
profit organizations.  Because these entities serve charitable
rather than commercial purposes, it is appropriate to focus
on the beneficial use of their property, rather than rate of
return, taking into account the particular circumstances of
the owner (i.e., the obligation to serve a charitable purpose).
In such situations, hardship analysis generally entails look-
ing at a distinct set of questions, such as:  the organization's
charitable purpose, whether the regulation interferes with
the organization's ability to carry out its charitable purpose,
the condition of the building and the need and cost for
repairs, and whether the organization can afford to pay for
the repairs, if required.  (Note, however, that while consid-

eration of financial impact may be appropriate, a nonprofit
organization is not entitled to relief simply on the basis that
it could raise or retain more money without the restriction.)

The Proceeding
Under a typical hardship process, the applicant will be
required to submit specific evidence in support of his or her
claim.  Once a completed application has been filed, a hear-
ing will be scheduled, at which time the applicant generally
presents expert testimony in support of the economic hard-
ship claim on issues such as the structural integrity of the
historic building, estimated costs of rehabilitation, and the
projected market value of the property after rehabilitation.
Once the applicant has presented its case, parties in opposi-
tion or others may then present their own evidence.  The
commission may also bring in its own expert witnesses to
testify.  As noted above, the burden of proof rests on the
property owner.

In hearing economic hardship matters, commissions must
be prepared to make a legally defensible decision based on
all the evidence presented.  In the event of conflicting
expert testimony, which is often the case in economic hard-
ship proceedings, the commission will need to weigh the
evidence, making specific findings on the relative credibili-
ty or competency of expert witnesses.

In evaluating the evidence, the commission should ask itself
five distinct questions:

1. Is the evidence sufficient? Does the commission have all
the information it needs to understand the entire picture, or
is something missing.  The application is not complete
unless all the required information has been submitted.  If
additional information is needed, ask for it.
2. Is the evidence relevant? Weed out any information that
is not relevant to the issue of economic hardship in the case
before you.  Commissions may be given more information
than they need or information that is not germane to the
issues, such as how much money the project could make if
the historic property were demolished.  The property owner
is not entitled to the highest and best use of the property.
3. Is the evidence competent? Make an assessment as to
whether the evidence establishes what it purports to show.
4. Is the evidence credible? Consider whether the evidence
is believable.  For example, ask whether the figures make
sense.  A commission will need to take into consideration
the source of the evidence and its reliability.  (If the evi-
dence is based on expert testimony, the commission should
determine whether the expert is biased or qualified on the
issue being addressed.  For example, it may matter whether
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a contractor testifying on rehabilitation expenditures actual-
ly has experience in doing historic rehabilitations.)
5. Is the evidence consistent? Look for inconsistencies in
the testimony or the evidence submitted.  Request that
inconsistencies be explained.  If there is contradictory evi-
dence, the commission needs to determine which evidence
is credible and why.

In many instances the applicant’s own evidence will fail to
establish economic hardship.  However, in some situations,
the question may be less clear.  The participation of preser-
vation organizations in economic hardship proceedings can
be helpful in developing the record.  Commissions should
also be prepared to hire or obtain experts of their own.  For
example, if a property owner submits evidence from a
structural engineer that the property is structurally unsound,
the commission may need to make an independent determi-
nation, through the use of a governmental engineer or other
qualified expert, as to the accuracy of that information.  It
may be impossible to evaluate the credibility or competency
of information submitted without expert advice.

The record as a whole becomes exceedingly important if the
case goes to court.  Under most standards of judicial review,
a decision will be upheld if it is supported by substantial
evidence.  Thus, in conducting administrative proceedings,
it is important that evidence provides a true and accurate
story of the facts and circumstances and that the commis-
sion's decision is based directly on that evidence.

EVIDENTIARY CHECKLIST
The following checklist may serve as a useful tool for local

commissions and other regulatory agencies considering eco-
nomic hardship claims:

1. Current level of economic return:
• Amount paid for the property, date of purchase, party from  

whom purchased, and relationship between the owner of 
record, the applicant, and person from whom property was 
purchased,

• Annual gross and net income from the property for the  
previous three years; itemized operating and maintenance 
expenses for the previous three years, and depreciation 
deduction and annual cash flow before and after debt ser-
vice, if any, during the same period,

• Remaining balance on the mortgage or other financing 
secured by the property and annual debt-service, if any, 
during the prior three years,

• Real estate taxes for the previous four years and assessed  
value of the property according to the two most recent 

assessed valuations,
• All appraisals obtained within the last two years by the 

owner or applicant in connection with the purchase, 
financing, or ownership of the property,

• Form of ownership or operation of the property, whether 
sole proprietorship, for-profit or not-for-profit corporation, 
limited partnership, joint venture, or other,

• Any state or federal income tax returns relating to the 
property for the last two years.

2. Any listing of property for sale or rent, price asked, and 
offers received, if any within the previous two years,   
including testimony and relevant documents regarding:

• Any real estate broker or firm engaged to sell or lease the 
property,

• Reasonableness of price or rent sought by the applicant,
• Any advertisements placed for the sale or rent of the prop-

erty.

3. Feasibility of alternative uses for the property that could 
earn a reasonable economic return:

• Report from a licensed engineer or architect with experi
ence in rehabilitation as to the structural soundness of any 
buildings on the property and their suitability for rehabili-
tation.

• Cost estimates for the proposed construction, alteration, 
demolition, or removal, and an estimate of any additional 
cost that would be incurred to comply with the require-
ments for a certificate of appropriateness,

• Estimated market value of the property:  (a) in its current 
condition, (b) after completion of the proposed alteration 
or demolition, and (c) after renovation of the existing 
property for continued use,

4. Any evidence of self-created hardship through deliberate 
neglect or inadequate maintenance of the property.

5. Knowledge of landmark designation or potential designa-
tion at time of acquisition.

6. Economic incentives and/or funding available to the 
applicant through federal, state, city, or private programs.

Julia Miller works in the Law and Public Policy office at the
National Trust for Historic Preservation. 
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February 19, 2021 

 

Mr. Art Dahlberg 

Director of Buildings & Inspections 

City of Cincinnati 

805 Central Ave, Suite 500, Cincinnati, OH 45202 

 

RE: 2001 Auburn Avenue, Cincinnati, OH 45202 

 

Mr. Dahlberg: 

Please find below DCED’s analysis of the possible economic returns for the proposed 

development at 2001 Auburn Avenue in the Mt. Auburn neighborhood of Cincinnati. We 

believe based on the information provided in the application, that the project would not be 

financially feasible should the Certificate of Appropriateness requested be denied. However, 

we ask that a demolition permit be withheld from the applicant until a formal redevelopment 

plan is submitted and approved by the City. At a minimum, the redevelopment plan should 

include a construction schedule, site and building plans, project financial information such 

as a detailed development budget, a ten-year cash flow proforma, and evidence of project 

financing. 

Three scenarios in which the applicant renovates the historic property have been analyzed. 

The first (labeled A) analyzes a scenario in which the building is renovated to be a community 

club. B and C are scenarios in which the proposed end uses are a restaurant and a market, 

respectively. The assumptions above are based off market data specific to the project type 

and location. 

Assumptions A B C 

Total sq. ft. 3920 3920 3920 

Leasable sq. ft. 3332 3332 3332 

Hard Costs $ / sq. ft.            201.40             201.40             201.40  

Market Rent / sq. ft.              14.50               14.50               14.50  

Uses       

Acquisition          155,200           155,200           155,200  

Hard Costs          789,479           789,479           789,479  

Tenant Build Out          176,400           254,800           548,800  

Soft Costs          540,295           540,295           540,295  

Total Uses       1,661,374        1,739,774        2,033,774  

Sources       

Tax Credit Equity          206,342           206,342           206,342  

Permanent Loan          323,167           323,167           323,167  

Equity       1,131,865        1,210,265        1,504,265  

Total Sources       1,661,374        1,739,774        2,033,774  



 

Proforma       

Rental Revenue            48,314             48,314             48,314  

Less Vacancy (7%)              3,382               3,382               3,382  

= Gross Revenue            44,932             44,932             44,932  

Less Operating Expenses            13,328             13,328             13,328  

= Net Operating Income            31,604             31,604             31,604  

Less Debt Service            20,818             20,818             20,818  

= Projected Cash Flow            10,786             10,786             10,786  

Economic Returns A  B C 

Debt Coverage Ratio 1.52 1.52 1.52 

Cash on Cash 1.0% 0.9% 0.7% 

Cap Rate 8% 8% 8% 

FMV          407,129           407,129           407,129  

Created Value Margin      (1,254,245)      (1,332,645)      (1,626,645) 

The analysis illustrates that in all three scenarios, the project’s Net Operating Income is too 

low to attract the debt needed for the project to be financially feasible. The only way for the 

applicant to proceed with any of the above scenarios would be to fill the investment gap with 

developer equity. The equity return (Cash on Cash) for all three scenarios is also too low to 

attract the necessary private capital to proceed with the project. Finally, in all three 

scenarios, the project’s stabilized Fair Market Value is less than the total investment 

required to renovate the property, meaning the project creates negative value over time. 

Therefore, it is my belief that the denial of the requested Certificate of Appropriateness would 

deprive the property in question of its economic use. Furthermore, a denial of the requested 

COA would result in sustained vacancy and blight at the property, which decreases the 

overall wellbeing of the neighborhood and by extension City. Although the analysis indicates 

that renovation of the property is not financially feasible, DCED respectfully requests that a 

demolition permit be withheld from the applicant until a formal redevelopment plan for the 

property is submitted and approved by the City. 

 

Sincerely, 

 

 

Markiea L. Carter, Interim Director 

Department of Community & Economic Development 
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APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS AND ZONING RELIEF 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA2021001 
APPLICANT:  James Groh, Mobius Investments 
OWNER:  Mobius Investments, LLC 
ADDRESS:  247 Renner Street 
PARCELS:  095-0002-0046  
ZONING:  RM-1.2 
OVERLAYS:   Sohn-Mohawk Historic District/ Hillside Overlay 
COMMUNITY: Over-the-Rhine 
REPORT DATE: February 19, 2021 
HEARING DATE: March 8, 2021  
 

 
Existing Conditions 
The subject property is situated on the south side of Renner Street between its 
intersection with Hamburg Street (a.k.a. Stonewall Street) on the west and the eastern 
terminus of Renner Street on the east in the Over-the-Rhine neighborhood. The existing 
building, built ca. 1875, is a 2-story, wood-frame, Italianate-style building. The building 
has been vacant for many years, most recently serving as a single-family residence. The 
building features asbestos siding and a cornice with small brackets and has windows in 
a state of advanced deterioration. 
 

Proposed Conditions 
The applicant is proposing to renovate the existing single-family residence. The 
renovation will include a new roof addition for additional third-floor living space. The 
addition will take the form of a mansard roof. A roof deck will be added to the rear of the 
building on the newly created third-floor. The applicant also proposes new windows and 
doors and new Hardie fiber-cement siding may be added throughout the building; 
although the owner has noted that the existing asbestos siding may remain in place and 
be painted if it is found to be in good condition. The rear decks and interior renovation 
were previously approved at the Staff level (permit 2020P07806). 
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Figure 1: Location of subject property. Image from CAGIS. 

 

 
Figure 2. Subject property (third from right), ca. July 2014. Image from Google. 
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Figure 3: Current conditions of subject property, facing south. Image from applicant. 
 

Previous Reviews: This property has not appeared before the Historic Conservation 
Board. The interior renovation and rear decks were approved through a Staff review under 
permit 2020P07806. 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405   RM-1.2 
HCB authority: Section 1435-05-4  
Overlays:  Section 1435   Historic Preservation 
Historic District/Reg: Sohn-Mohawk Historic District 
COA Standard: Section 1435-09-2  COA; Standard of Review 
 
Zoning Review 
The property is located in an RM-1.2 Zoning District and a Hillside Overlay. The proposed 
addition complies with the Maximum Building Envelope and all other Zoning regulations. 
No Zoning Relief is required.  
 
Certificate of Appropriateness Review: 
A COA is required for the proposed rooftop addition and replacement windows. 

https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1405REMUMIDI
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
https://www.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/sohn-mohawk-historic-district/
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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Comments on Applicable Guidelines  
The Sohn-Mohawk District is separated into two separate Zones. Zone One has a higher 
standard for new construction, while Zone Two notes that “More design latitude will be 
given to new construction… Greater latitude is given in Zone Two to encourage the 
inclusion of great, contemporary architecture that is inspired by and that complements the 
existing historic structures.” While the subject property is located in Zone Two, it is Staff’s 
opinion that the majority of the proposed changes substantially conform to the Sohn-
Mohawk Historic Conservation Guidelines, with the exception of the proposed vinyl 
replacement windows discussed below. 
 
Applicable Guidelines 
 
Room Additions 
 

MATERIALS: New construction will use materials that are found in the historic buildings 
in the district. The dominant material in the district is brick, and uniform brick will be used 
as the primary material for all facades in Zone One. Brick must be single-color, non-
textured brick. Other materials such as limestone, sandstone, cast-iron, slate, wood and 
sheet metal are used in sashes, for lintels, cornices and in decorative features. These 
materials as well as formed concrete, fiberglass and other synthetic materials that are 
designed to convincingly replicate the appearance of these original materials may be 
used in decorative features. Synthetic materials may only be used in decorative or accent 
features and cannot be the primary material used on any facade in Zone One. Materials 
such as stucco, synthetic stucco, vinyl siding, simulated brick panels, plastic and other 
materials that are not original to the district and that do not convincingly replicate historic 
elements will not be appropriate as exposed finish materials for new construction in this 
district. Minor deviations may be permitted at the HCB’s discretion. 
 

The existing building is wood-frame construction. The applicant proposes a wood-
frame addition on the top of the building to create a mansard roof that will allow 
additional third-floor living space and access to the rear roof deck, discussed 
below. The addition will allow for a new Master Bedroom, expanding the building 
to a three-bedroom residence. The side-walls of the addition will be clad with 
Hardie fiber cement siding. The front slope of the mansard roof is proposed with 
Novikshake RS Rough Sawn Shake shingles. While this material is a vinyl product, 
it is a well-made product that effectively simulates an actual shake shingle without 
the typical glossy finish of a vinyl product. While vinyl materials are typically 
discouraged on historic buildings, Staff feels that this particular installation will not 
diminish the integrity of the building and will have a visual appearance that is 
superior to a standard asphalt shingle, which would be the most likely alternative 
cladding material. The color of the material has not been defined, but should be 
dark in color and can be approved at the Staff level. 
 
The applicant will assess the condition of the existing asbestos siding. If found to 
be in good condition, it will be retained and painted. If in poor condition, the 
applicant proposes covering the asbestos siding with Hardie fiber cement siding. 
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While it is generally preferred to remove the previous cladding material prior to 
installing new, Staff understands there are issues with asbestos material and 
abatement. If new siding is necessary, Staff would want to see more detailed 
information on how the additional layer will affect the windows and cornice line. If 
the overall affect is found to be negligible, the additional layer of fiber cement 
cladding would be acceptable. 

 
STYLE: Additions should not overpower the original building. Additions should be 
designed to relate architecturally to adjacent buildings in general and to the building they 
are part of in particular. Good room addition design should balance the utilitarian needs 
and practical goals of the addition with: 1) how well the proposed design relates to the 
original building and neighboring buildings; 2) how closely the proposal meets the intent 
of these guidelines generally; and 3) how closely the proposal meets the intent of the new 
construction guidelines for the zone that the original structure is located in within the 
district. 
 

The proposed mansard roof addition will not overpower the building. Other 
examples of mansard roofs can be found elsewhere in the district, including the 
rowhouses at 221-227 Renner Street. The roof type is compatible with the period 
of significance for the district and allows the applicant to provide the desired third-
story addition without an obvious room addition on the top of the building. As a 
Zone Two contributing building, Staff feels that the proposed addition is 
appropriate to the district. 

 
LOCATION: Room additions to historic buildings are permitted on the side and rear of the 
building. They may only be added to the top of the building if the addition will not be seen 
from ground level. The habitable space addition will not result in the building being taller 
than the tallest adjacent structure. Habitable space does not include rooftop access. 
 
Room additions are never permitted onto the primary street-facing facade. No addition to 
the top will be permitted if it is visible from 40 feet from street level vantage point, 
positioned immediately across the street from the primary street facing facade. Neither 
railings, access structures or any element of the deck can be seen from within 40 feet 
from a street-level vantage point, positioned immediately across the street from the 
primary street-facing facade. This same criteria is to be applied to the secondary street 
side of corner buildings. 
 

While the addition will be placed on the top of the building, it is designed in a way 
to mimic a mansard roof, avoiding a standard top addition that would continue the 
existing plane of the front wall. The existing cornice will remain and the mansard 
roof addition will begin above this line. The addition will be generally in line with 
the height of the adjacent building to the west, which is approximately one-story 
taller than the existing building. While the mansard roof will be seen from ground 
level, Staff feels that the design is appropriate to the district and meets the general 
intent of the guidelines by hiding the third-story addition within a mansard roof form, 
which can be found throughout the district. It is not possible to build an addition 40’ 
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from the street, as the building itself is only 35’ deep. 
 
A portion of the existing breezeway that runs from the Renner Street to the rear of 
the building will be enclosed at the rear. This work is appropriate as the breezeway 
will remain off Renner Street and the enclosed portion at the rear of the building 
will not be visible from the street. 

 
Rooftop Decks 
 

MATERIALS: Railing is of a material and design that minimizes the visibility of the deck 
from all vantage points. 
 

The proposed railings of the rooftop deck will be a wire rope system, which is 
unobtrusive. As the deck will be directly behind the third story mansard roof 
addition, it will not be visible from the street. 

 
STYLE: Modifications to the existing structure are minimal and do not alter the roofline or 
slope, chimneys or cornices. 
 

The roofline will not be altered as a result of the rooftop deck. The mansard roof 
addition, discussed above will be placed at the front of the building with the roof 
deck built onto the existing flat roof behind the addition. 

 
LOCATION: Neither railings, access structures or any element of the deck can be seen 
from within 40 feet from a street-level vantage point, positioned immediately across the 
street from the primary street-facing facade. This same criteria is to be applied to the 
secondary street side of corner buildings. 
 

No elements of the proposed rooftop deck will be visible from Renner Street as it 
will be screened by the proposed mansard roof from directly in front of the building, 
and the adjacent properties to the east and west will screen the deck when viewed 
from the sides. 

 
VARIANCES: Some modifications to these requirements may be permissible on a case-
by-case basis if they are consistent with the overall goals of these guidelines. Some 
modification to existing roof-walls or rooflines on the back of the structure or sides that 
are not adjacent to a street (i.e. the street-side of corner buildings) may be permitted if 
consistent with the overall goals of these guidelines. 
 
 The roof deck itself will not require variances, as it meets the guidelines above. 
 
Flat Roofs 
 

MATERIALS: Provided that the rooftop is not visible from the primary, street-facing 
facade, and changes in weight do not necessitate modification of character defining 
features, “green roofs” (rooftops covered in organic materials) or other non-traditional 
roofing materials may be used, particularly if their use enhances energy efficiency in a 
manner that assists the preservation of character defining interior features. 
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STYLE: Original roof style may not be modified. 
 

The original flat roof of the building is proposed to be modified by the addition of 
the mansard roof. While the guidelines state that original roof styles may not be 
modified, the unique circumstances of this property should be considered. The 
existing building is relatively small with a footprint of 20’ in width by 35’ in depth. 
While it may be possible to build a room addition on the rear of the building, it 
would be more difficult and costly due to the existing topography of the parcel, 
which slopes significantly to the south. The property is within a Hillside Overlay 
and in a “moderately high” to “high” landslide susceptibility area, which would 
require further geotechnical engineering for the excavation and fill. The addition 
would also need to be built up off grade in order to meet the floor levels of the 
existing building. By adding the addition to the roof, the applicant avoids the 
problematic issues arising from expanding the footprint in the Hillside Overlay while 
still adding the additional living space to create a three-bedroom residence. It is 
Staff’s opinion that, because of the unique circumstances of this property, including 
the topography and small existing footprint, the alteration of the existing flat roof is 
warranted, and will not significantly impact the character of the district. 

 
Windows (HCB Approval – Modifications Requiring Special Circumstances) 
 

ADVANCED DETERIORATION:  The expense of repairing or restoring key windows 
where possible will be taken into favorable consideration in the approval of window 
materials. Replacement windows should replicate the division of light of existing windows 
or, if all are missing, the division of light that is believed to have been used based on the 
age and style of the building. If window openings have been modified, they will be restored 
to their original proportions. Adding or filling in window openings is never appropriate on 
the primary facade; and is inappropriate on non street-facing facades without 
demonstrating that the window(s) to be modified display at least intermediate 
deterioration and that there is a compelling design reason for modification. 
 

Existing windows in the building are in a state of Advanced Deterioration. Most 
windows have been removed from the building and openings boarded over. In fact, 
an image of the subject property is shown on page 21 of the Conservation 
Guidelines as an example of a property with “Replacement Windows Needed.” No 
new openings will be created or original openings infilled. Certain window openings 
on the rear elevation were approved at the Staff level to be extended vertically to 
create door openings for the new rear decks (permit 2020P07806). 
 
The applicant has proposed vinyl replacement windows throughout the building. 
Due to a misunderstanding on the original permit for the interior renovation, the 
applicant was under the impression that the vinyl windows had been approved and 
has already purchased the replacements. The drawings did show numbers on the 
windows, but no other information was provided. There were no demolition notes 
for the windows on the existing plans, no window schedule or cut sheets, and no 
mention of replacement windows in the application description or drawings, other 
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than the numbers on the elevations and floor plans. 
 
Because of the language in the guidelines noting that the windows on the primary 
elevations are of the most importance and a priority is placed on views from street-
level, Staff would recommend that the windows on the front (Renner Street) 
elevation be replaced with a historically appropriate wood or fiberglass window to 
be approved by Staff. Because the windows on the rear elevation will not be visible 
from any surrounding streets and will be further screened by the previously 
approved rear decks, Staff feels that the proposed vinyl windows would not be 
detrimental to the character of the building or the district if installed on the rear 
elevation only. The proposed vinyl windows will feature a dark bronze or black 
colored frame. The applicant has agreed to use historically appropriate 
replacement windows on the primary elevation, if the vinyl windows may be used 
on the rear. 

 
MATERIALS: Replacement windows, manufactured with more modern materials: 
fiberglass, PVC-U, and aluminum, etc. Glass blocks and non-transparent glass are not 
permitted for replacement windows. 
 
STYLE: The style of replacement windows is of similar design to existing historic 
windows; differences cannot be noticed at street-level. The design and size of 
replacement windows cannot vary from existing windows enough to be visible from the 
street. 
 

The applicant is proposing custom-built vinyl window replacements by Vinylmax 
Windows (Edison series). While the guidelines allow some modern materials such 
as fiberglass, PVC-U and aluminum, vinyl windows are not appropriate to the 
district on the primary elevation. Staff feels that the windows would be acceptable 
on the rear elevation as discussed above.  

 
LOCATION: Existing window openings must be maintained. Adding windows or changing 
the location of existing windows on any secondary nonstreet-facing facade is permitted; 
only permitted on primary street facing façade for compelling reasons. New windows 
cannot alter existing window openings or internal grids. Adding windows or changing 
location of existing windows or internal grids on the primary street-facing facade is not 
permitted. 
 

The proposed new windows that will be placed in the mansard roof are taller than 
they are wide and will maintain the existing grid pattern of the windows on the lower 
levels. All window openings, with the exception of the rear door access to the 
decks, will retain their original size and will not be altered or infilled. 

 
Replacement Residential Doors 
 

MATERIALS: Replacement door may be of any material.  
 
STYLE: The style of replacement doors is of similar design to existing historic doors OR 
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the design of replacement doors follows a contemporary interpretation of historic styles. 
Blank or completely flush doors are permitted only on the secondary non-street-facing 
facade.  
 
LOCATION: Existing door openings must be maintained. If additional doors are required 
by safety codes, they must be added to the secondary non-street-facing facade. 
 

The applicant is proposing to replace the deteriorated front door with a 
contemporary paneled door with a fanlight. While the paneled door is appropriate 
and the door should not be blank, the fanlight is a feature typically seen in Colonial 
Revival styles, which is not otherwise represented in the district. The replacement 
door should eliminate the fanlight. The applicant may submit a revised door design 
for approval by Staff and has agreed to this approach. 

 
Other Considerations:  
 

Prehearing Results: A prehearing was held on February 17, 2021. No members of the 
public were in attendance.  
 

Comments Provided to Staff: N/A 
 

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

 
I. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 247 Renner Street per plans by 
Joseph Groh dated 8.18.2020 including any revisions submitted for permit subject 
to staff review and approval with the following conditions: 

1. Historically appropriate windows shall be installed on the Renner Street 
elevation, to be approved by Staff. 

2. The Novikshake shingles proposed for the mansard roof shall be dark in 
color, to be approved at the Staff level. 

3. The proposed replacement front door shall be submitted to Staff for 
approval without the fanlight. 

4. 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.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        











Page  of 1 1

Historic Application 
Statement of Intent

247 Renner Street, Cincinnati, OH 45214

Property Owner: Mobius Investments, LLC


Pursuant to the Over The Rhine (OTR) Historic District Guidelines, project at 247 
Renner Street, Cincinnati, OH 45214 complies in the following ways:


MASSING HEIGHT AND SCALE 
Existing structure being preserved as-is, with the exception of a third-floor addition and roof 
deck. Proposed building height will be within 10% of the average buildings within the same 
block. Will not exceed the tallest building on the block. 


SETBACK 
Proposed plans make no changes to existing zero setback.


COMPOSITION 
Base and middle remain unchanged from existing structure. Proposed construction of third 
floor addition will be built with third-floor Mansard style roof consistent with other buildings in 
the area, including on the same block (property at 221 & 227 Renner Street). Top components 
will have height within 10% of average height of top components of buildings located in the 
same block face. 


RHYTHM 
Proposed addition window openings will be similar to other buildings in the area and will have a  
minimum of 10% variance from neighboring building. 


OPENINGS 
Windows on proposed addition will be taller than they are wide and will match existing 
windows in building. They will occupy between 30% and 60% of street-facing wall. Will not 
have internal grids. They will be evenly spaced over existing windows. 


ROOF 
Roof will be built using a roof profile found on similar buildings on the same block. It will be a 
side-gabled roof (Mansard style), consistent with corresponding roofs on the same block. 
Rooftop deck and roof access will not be readily visible from contiguous streets and will not be 
highly visible from public realm. Mechanical systems will not be visible within 40-feet of 
building. 


MATERIALS 
All materials have been chosen to meet the quality standards found on contributing buildings in 
the district. Refer to brochures submitted with application. 
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SECTION 06 05 73.13 
FIRE RETARDANT WOOD SHEATHING 

 
Display hidden notes to specifier. (Don't know how? Click Here) 

 
Copyright 2018 - 2018 ARCAT, Inc. - All rights reserved 

 

PART  1  GENERAL 

1.1  SECTION INCLUDES 

A.  Fire-retardant wall sheathing. 

B.  Fire-retardant roof sheathing. 

1.2  RELATED SECTIONS 

A.  Section 06 10 00 - Rough Carpentry. 

B.  Section 06 20 00 - Finish Carpentry. 

C.  Section 07 46 34 - Cellular PVC Siding. 

1.3  REFERENCES 

A.  ASTM International (ASTM): 
1.  ASTM D 1037 - Standard Test Methods for Evaluating Properties of Wood-Base Fiber 

and Particle Panel Materials. 
2.  ASTM D 5516 - Standard Test Method for Evaluating the Flexural Properties of Fire 

Retardant Treated Softwood Plywood Exposed to Elevated Temperatures. 
3.  ASTM D 6305 - Standard Practice for Calculating Bending Strength Design 

Adjustment Factors for Fire-Retardant- Treated Plywood Roof Sheathing. 
4.  ASTM E 84 - Standard Test Method for Surface Burning Characteristics of Building 

Materials. 
5.  ASTM E 108 - Standard Test Methods for Fire Tests of Roof Coverings. 
6.  ASTM E 119 - Standard Test Methods for Fire Tests of Building Construction and 

Materials. 
7.  ASTM E 661 - Standard Test Method for Performance of Wood and Wood-Based 

Floor and Roof Sheathing Under Concentrated Static and Impact Loads. 
8.  ASTM E 2126 - Standard Test Methods for Cyclic (Reversed) Load Test for Shear 

Resistance of Vertical Elements of the Lateral Force Resisting Systems for Buildings. 

B.  California Department of Forestry & Fire Protection - Office of State Fire Marshal Fire 
Engineering (CSFM): 
1.  CSFM 12-7A-1 - Fire Resistive Standard for Exterior Wall Siding and Sheathing 
2.  CSFM 12-7A-3 - Fire Resistive Standard for Soffited Eaves of Exterior Walls. 
3.  BML No. 8140-2027:0005 - LP FlameBlock & LP SmartSide Siding. 
4.  BML No. 8140-2027:0006 - LP FlameBlock & solid wood siding. 
5.  BML No. 8140-2027:0007 - LP FlameBlock & cedar or redwood siding. 
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C.  City of LA - Research Report (RR): 
1.  RR 25875 - LP FlameBlock Fire-Rated OSB Sheathing. 

D.  ICC Evaluation Service (ICC-ES): 
1.  ICC-ES Acceptance Criteria for Foam Plastic Insulation (AC12). 
2.  ICC-ES Acceptance Criteria for Wood Structural Panels Laminated with an Inert, 

Inorganic Fire Shield (AC264) 
3.  ESR-1365 - LP FlameBlock Fire-Rated OSB Sheathing 

E.  Material-Method Approval No. for City & County of Honolulu, Hawaii (MM): 
1.  MM2011-0017 - LP FlameBlock Fire-Rated OSB Sheathing. 

F.  National Fire Protection Association (NFPA): 
1.  NFPA 255 - Standard Method of Test of Surface Burning Characteristics of Building 

Materials. 
2.  NFPA 286 - Standard Test Method of Fire Test for Evaluating Contribution of Wall and 

Ceiling Interior Finish to Room Fire Growth, National Fire Protection Association. 

G.  NYC Building - Office of Technical Certification and Research (OTCR): 
1.  Material Acceptance #29-18 - LP FlameBlock Fire-Rated OSB Sheathing. 

H.  PEI Evaluation Services - Product Evaluation Report (PER): 
1.  PER-06013 - LP FlameBlock Fire-Rated OSB Sheathing. 

I.  Underwriters Laboratories (UL) & Underwriters Laboratories Canada (ULC): 
1.  UL 723 - Standard for Surface Burning Characteristics of Building Materials. 
2.  UL 790 - Standard for Tests for Fire Resistance of Roof Covering Materials. 
3.  UL 1715 - Standard for Fire Test for Interior Finish Material. 
4.  ULC S101 - Standard Method of Fire Endurance Tests of Building & Construction 

Material 

J.  Uniform Building Code (UBC): 
1.  UBC 26-2 - Test Method for the Evaluation of Thermal Barriers. 

K.  US Voluntary Product Standard (PS): 
1.  PS 2-10 - Performance Standard for Wood-Based Structural-Use Panels. 

1.4  SUBMITTALS 

A.  Submit under provisions of Section 01 30 00 - Administrative Requirements. 

B.  Product Data: 
1.  Manufacturer's data sheets on each product to beused. 
2.  Preparation instructions and recommendations. 
3.  Storage and handling requirements and recommendations. 
4.  Typical installation methods. 

C.  Test Reports: Certified test reports from recognized testing laboratories showing compliance 
with specified structural fire sound and performance characteristics and physical properties. 

D.  Shop Drawings: Include details of materials, construction and finish. Include relationship with 
adjacent construction. 

1.5  QUALITY ASSURANCE 

A.  Manufacturer Qualifications: Company specializing in manufacturing products specified in 
this section with a minimum five years documented experience. 
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B.  Installer Qualifications: Company specializing in performing Work of this section with 
minimum two years documented experience with projects of similar scope and complexity. 

C.  Source Limitations: Provide each type of product from a single manufacturing source to 
ensure uniformity. 

D.  Mock-Up: Construct a mock-up with actual materials in sufficient time for Architect's review 
and to not delay construction progress. Locate mock-up as acceptable to Architect and 
provide temporary foundations and support. 
1.  Intent of mock-up is to demonstrate quality of workmanship and visual appearance. 
2.  If mock-up is not acceptable, rebuild mock-up until satisfactory results are achieved. 
3.  Retain mock-up during construction as a standard for comparison with completed 

work. 
4.  Do not alter or remove mock-up until work is completed or removal is authorized. 

1.6  DELIVERY, STORAGE, AND HANDLING 

A.  Store and handle in strict compliance with manufacturer's written instructions and 
recommendations. 

B.  Protect from damage due to weather, excessive temperature, and construction operations. 

1.7  PROJECT CONDITIONS 

A.  Maintain environmental conditions (temperature, humidity, and ventilation) within limits 
recommended by manufacturer for optimum results. Do not install products under 
environmental conditions outside manufacturer's recommended limits. 

1.8  SEQUENCING 

A.  Ensure that products of this section are supplied to affected trades in time to prevent 
interruption of construction progress. 

1.9  WARRANTY 

A.  Manufacturer's Warranty: Provide manufacturer's standard limited warranty. 

PART  2  PRODUCTS 

2.1  MANUFACTURERS 

A.  Acceptable Manufacturer: LP Building Products, which is located at: 414 Union St. Suite 
2000; Nashville, TN 37219; Toll Free Tel: 888-820-0325; Fax: 877-523-7192; Email:request 
info (customer.support@lpcorp.com); Web:https://lpcorp.com 

B.  Substitutions: Not permitted. 

C.  Requests for substitutions will be considered in accordance with provisions of Section 01 60 
00 - Product Requirements. 

2.2  PERFORMANCE REQUIREMENTS 

A.  Flame Spread and Smoke Developed Performance: 
1.  Flame Spread: Less than 25 when tested in accordance with ASTM E 84, UL 723, or 

NFPA 255. 
2.  Smoke Developed: Less than 100 when tested in accordance with ASTM E 84, UL 

723, or NFPA 255. 
3.  Advance of Flame: Not to exceed 10.5 feet (3200 mm) after 30 minute test duration. 
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B.  Thermal Barrier Index: Minimum 20 minutes when tested in accordance with ASTM E 119, 
UBC 26.2, and UL 1715. 

C.  Structural Performance: 
1.  Meet or exceed structural and Exposure 1 requirements for Category indicated. 
2.  Meet or exceed bond durability and weather resistance requirements of ICC 

Acceptance Criteria AC264. 

2.3  FIRE-RETARDANT WALL SHEATHING 

A.  Basis of Design: LP FlameBlock; as manufactured by LP - Building Products. Fire-rated OSB 
sheathing certified to meet building code requirements for fire resistant construction and 
provide designs values greater than or equal to FRT plywood of the same thickness. 
1.  Exterior Wall Sheathing: 

a.  Coating location: 2 sides, reference assemblies. 
b.  Coating location: 1 side, reference assemblies. 

2.  Interior Wall Sheathing: 
a.  Coating location: 1 side, reference assemblies. 
b.  Coating location: 2 sides, reference assemblies. 

2.4  FIRE-RETARDANT ROOF SHEATHING 

A.  Basis of Design: LP FlameBlock; as manufactured by LP - Building Products. 
1.  Fire-rated OSB sheathing certified to meet building code requirements for fire 

resistant construction and provide designs values greater than or equal to FRT 
plywood of the same thickness. 

2.  Roof Sheathing: 
a.  Coating location: 1 side. 
b.  Panels lie flat with no delamination. 

PART  3  EXECUTION 

3.1  EXAMINATION 

A.  Do not begin installation until substrates have been properly constructed and prepared. 

B.  If substrate preparation is the responsibility of another installer, notify Architect in writing of 
unsatisfactory preparation before proceeding. 

3.2  PREPARATION 

A.  Clean surfaces thoroughly prior to installation. 

B.  Prepare surfaces using the methods recommended by the manufacturer for achieving the 
best result for the substrate under the project conditions. 

3.3  INSTALLATION 

A.  Install in accordance with manufacturer's instructions approved submittals and in proper 
relationship with adjacent construction. 
1.  Accurately fit, align, securely fasten, and install free from distortion or defects. 
2.  Impose no loads other than the weight of the erectors on the structure before it is 

permanently sheathed. 
3.  Exercise caution when removing temporary bracing to apply sheathing. 
4.  After sheathing, do not exceed design loads on members with construction materials. 

3.4  CLEANING AND PROTECTION 
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A.  Clean products in accordance with the manufacturers recommendations. 

B.  Touch-up, repair or replace damaged products before Substantial Completion. 
 

END OF SECTION 
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Note:
-To cut the material, it is recommended to use a circular saw 
with a finishing blade.
-Keep the R-E-L number of your products (ex: REL-123456) for 
future references.

3-Never hammer the nails in completely; leave a gap of 
1/16”(0,16cm). The stoppers located around the holes stop 
the hammer from driving the nails in too far, and provides the           
required gap (Figure 2).

4-Make sure that all pieces are proprely joined together 
(Figure 3).

1-Always begin the installation at the lowest part of the 
structure, from left to right.

Figure 1
Central hole Lateral hole

Maximum 16’’
(40,64cm)

Installation hole

Figure 2

1/16’’
(0,16cm)

Minimum 
1/2’’

(1,27cm)

Minimum 
1 1/2’’

(3,81cm)

Figure 3

Some elements of the image above were partly removed to facilitate 
understanding.

Figure 4
1/4”

(0,64cm) 5/8”
(1,59cm)

1/4”
(0,64cm)

NovikTrim1 J-trim

2-Always nail through the installation holes. These holes 
include a polymer film, which permits for precise centering of 
the nail, allowing the expansion and contraction of the material. 
Each complete panel must be nailed through the center hole, at 
both extremities and have a minimum of 5 nails in the nailing 
channel at maximal intervals of 16”(40,64cm) or less and one 
nail in the lateral hole (Figure 1). If panels are installed on a 
furring wall, furring strips should be at 8”(20,32cm) center to 
center and a furring strip is required behind each nail. Always use 
non-corrosive nails or screws with a head of 0.4”(1cm) in diameter 
and a body of 0.150”(0,38cm) in diameter and penetrate a 
minimum of 1 1/4”(3,18cm) into a solid surface.

5-When using finition trim (i.e. NovikTrim1, J-trim, etc.) leave a 
gap of 1/4”(0,64cm) between the trim and the siding (Figure 4). 
The required opening for finition trim is 5/8”(1,59cm).

GENERAL INFORMATION
CAUTION: REMEMBER THAT POLYMER UNDERGOES EXPANSION/CONTRACTION DUE TO VARIATIONS IN 
TEMPERATURE. THE FOLLOWING INSTRUCTIONS WILL ALLOW FOR THE EXPANSION / CONTRACTION OF 
THE MATERIAL.
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2-When using decorative corners, cut the left side of a panel in 
a straight line, insert panel into starter strip and nail the panel at 
2 1/4“(5,7cm) from the wall edge. When using outside corner or 
J-trim, cut the left side of a panel in a straight line, insert panel 
into starter strip and slide it in the trim corner. Leave a space 
of 1/4“(0,64cm) between inside wall of the trim and the siding 
(Figure B). Measure the wall length to determine where to cut 
your first panel in order to avoid having a very small piece at the 
right end of the wall. Be sure to align adjacent walls.

1-First install the starter strips at the lowest point of the structure. 
Make sure that the horizontal starting line is perfectly leveled 
and square with the wall. Leave a 1“(2,54cm) gap at each end of 
the wall when using decorative corners (1). If a floor is against 
the wall you must leave a gap of 3/4’’(1,91cm) between the 
starter and the floor (2). If there is no floor, starter strips should 
be flush with the base of the wall. Nail the starter strips through 
the nailing holes at maximal intervals of 8”(20,32cm) or less. Do 
not forget to nail in the center hole (3). Install the next starter 
strip by sliding it leftward to the stopper in the previous one and 
nail it as mentioned above (4)(Figure A).

INSTALLATION STEPS

Figure B

2 1/4”(5,7cm) When using 
decorative corners Outside corner or J-Trim

Figure A
1

3

2

4

Center hole

Floor

Mur

8’’ MAX.(20,32cm)

1”
(2,54cm)

3/4”
(1,91cm)

3/4”
(1,91cm)

Figure C

Central hole

6 x

Installation hole Installation hole

Lateral hole

3-On each panel, hammer a nail into the center hole of the panel, 
this will ensure even movement of panel in both directions 
during expansion/contraction. Also hammer a nail into the last 
hole on both ends, into the lateral hole and 2 other nails into 
nailing channel (Figure C). Each full length panel should be 
secured with a minimum of 6 nails. If the panel is installed on a 
furring wall, a furring strip is required behind these holes.
- N.B.: If a panel piece does not have the initial center hole in the 
middle, drill a new center hole of 1/8“(0,32cm) diameter at the 
same height as the other installation holes.



p. 4/5DIV5129G 2016/03/29

INSTALLATION GUIDE
NOVIKSHAKETM RS - ROUGH SAWN SHAKE

INSTALLATION STEPS (CONTINUATION)

Note: Do not set accessories directly on the siding. The fasteners 
must be fixed on a solid surface. If you need to set accessories on 
siding, at a concealed spot on the panel create a new 1”(2,54cm) 
slot larger than the nail body but smaller than the nail head to 
permit expansion/contraction of siding.

6-For the last row or places where you may need to attach      
siding other than in installation holes at a concealed spot on the 
panel use a knife to create new 1”(2,54cm) slots; the slot must 
be wider than the nail but not as wide as the nail head. (Figure F) 
Although not set in installation holes, this type of cutting will 
allow the expansion/contraction movement of siding.
-N.B.: For proper installation & optimal appearance, shim as 
required to adjust the angle of the last row.

Desired result. Result to be avoided. 

Figure E

4-Install the following panel by hooking it into the starter strip 
and sliding it to the left. Make sure that the panels are spaced 
equally. See the stopper and temperature lines on panels 
(Figure D). Once the panel is correctly positionned, nail it as 
previously indicated. Redo this step untill the end of the row.
Installation: 
35ºC (95ºF) spacing between panels 0.125“ / 3,2mm
20ºC (68ºF) spacing between panels 0.200“ / 5mm
5ºC (41ºF) spacing between panels 0.300“ / 7,6mm

5-Begin the second row by cutting the first panel with 
16’’(40,64cm) increment from the cutting line of the first row. 
Hooking the lower panel section with the top hooks of the last 
installed row. To eliminate stacking seams, alternate the cut 
positions for the following rows. (Figure E)

Figure C

Figure F

1”
(2,54cm)

Roof

Wall

ShimMaximum 16”
(40,64cm)
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DECORATIVE CORNERS INSTALLATION

INSTALLATION TIP (INSIDE CORNERS) / ASTUCE D’INSTALLATION (COINS INTÉRIEURS)

1-Many solutions are possible to finish an inside corner: inside 
corner post (A), two J-trims (B) or two NovikTrim1 (C) (Figure J).  
It is important to seal the inside corner of the wall prior to 
installation the trims.

Figure J
OrA B C

For details, see the respective installation guide of each product.

Figure I
Nailing strips

Figure G
A *

B

Figure H
A B

3-For all the other corners, insert the two internal hooks into 
the two openings (A). Ensure they are locked in place by 
pushing firmly near hooks to fully engage the corners. Push 
corner upwards on siding shingles until proper fit (B). Nail into 
the slots at the top (Figure H).

2-The corner is adjustable as the height of the siding shingles 
varies. While installing, slip the two external hooks (at rear of 
part) under the starter strip (A). *For the first row only, you may 
have to cut the two internal hooks to avoid interference with 
the starter strip.* Push the corner upwards on siding shingles 
until proper fit (B). Nail into slots at the top (Figure G ).

4-For the last corner only, cut excess from part. On each side        
of the corner, make a hole wider than the shaft of the nail, but 
smaller than the head. Affix a nailing strip behind these locations 
to fasten corners firmly. Fold back the top of the corner and nail 
it down. (Figure I)

1-The installation of corners begins once you have completed 
two adjacent walls.
-N.B.: For proper installation & optimal corner appearance, 
make sure that rows of adjacent walls are at 2 1/4”(5,7cm) from 
corner wall and at an equivalent height.
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Product Data Sheet 

MULE-HIDE POLY ISO2™ ROOF INSULATION  
 
 
 
 
PRODUCT DESCRIPTION Revision Date: June-2020 
 
Mule-Hide Poly ISO 2™ (flat) and Poly ISO 2™ Tapered (Poly ISO 2™ insulations consist 
of a closed-cell polyisocyanurate foam core laminated to heavy, (non-asphaltic) glass fiber 
reinforced felt facers. Poly ISO 2™ insulations are compatible with all Mule-Hide 
membranes and accessories and are available in 20 and 25 psi densities 
 
BASIC USES  
 
Mule-Hide Poly ISO 2™ insulation boards may be used for ballasted, mechanically 
attached and fully adhered single-ply roofing systems. Poly ISO 2™ insulation board may 
be installed over approved decks and substrates on new construction, tearoffs, and 
recover (retrofit) projects. Rated for use in UL Class A and FM Class 1 assemblies  
 
BENEFITS & SUPPLEMENTAL STATEMENTS  

• Approved for direct application to steel decks 
• Mule-Hide Poly ISO 2™ is manufactured using CFC-, HCFC-, and HFC-free foam blowing technology 

with zero ozone depletion potential (ODP) and virtually no (negligible) global warming potential (GWP). 
• Available as 4’ x 4’ or 4’ x 8’ panels in Grade 2 (20 psi) or Grade 3 (25 psi) 
• Thicknesses range from 1” to 4.5” 
• Contains between 52.9% and 27.6% recycled materials by weight 

 
TYPICAL PHYSICAL PROPERTIES (flat and tapered)  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Property* Test Method Typical Results 
Dimensional Stability ASTM D-2126 Less than 2% Linear Change 
Compressive Strength ASTM D-1621 (10% deformation) 20 PSI or 25 PSI 
Water Absorption ASTM C-209, ASTM D-2842 < 1.5%, < 3.5% 
Moisture Vapor Transmission ASTM E-96 Less than 1.5 Perm 
Product Density ASTM D-1622 Nominal 2.0 lbs per cubic foot 
Flame Spread (foam core) ASTM E-84 (full 10 min. test) 40 to 60* 
Smoke Developed ASTM E-84 (full 10 min. test) 50 to 170* 
Service Temperature --- -100°F to +250°F Max** 
Tensile Strength ASTM D-1623 >730 psf (35 kPa) 
* The numerical ratings are determined by ASTM Test Method E-84 are not intended to reflect hazards presented by this or any 
other material under actual fire conditions. A flame spread index of 75 or less and smoke development of 450 or less meet code 
requirements regarding flame spread and smoke development for foam plastic roof insulation. However, the codes exempt foam 
plastic insulation when used in roof deck constructions that comply as an assembly with FM 4450 or UL 1256 (see IBC, NBC, UBC 
and SBS Sections on Foam Plastic Insulation (Chapter 26). Smoke development does not apply to roofing. 
**ASTM C1289 Standard Specification for Faced Rigid Cellular Polyisocyanurate Thermal Insulation. The physical properties 
above are presented as typical average values as determined by accepted ASTM test methods and are subject normal 
manufacturing variation. 
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TYPICAL PHYSICAL PROPERTIES – Continued 
 

 
 
 
TYPICAL PHYSICAL PROPERTIES – 
Continued 
 
 
SUPPLEMENTAL INFORMATION  
 
  

Mule-Hide Poly ISO 2™ (flat) 
LTTR R-Value1 Thickness2 RSI4 Flute Spanability 

Inches mm Inches mm 
5.7 1.0 25.4 1.00 2.625 66.68 
8.6 1.5 38.1 1.51 4.375 111.13 
11.4 2.0 50.8 2.01 4.375 111.13 
14.4 2.5 63.5 2.53 4.375 111.13 
17.4 3.03 76.2 3.06 4.375 111.13 
20.5 3.53 88.9 3.61 4.375 111.13 
23.6 4.03 101.6 4.16 4.375 111.13 

1. LTTR (Long Term Thermal Resistance) values were determined in accordance 
with CAN/ULC-S770 and ASTM C1289 (Revised Jan-2014), Annex A1. All test 
samples were third-party selected and   tested by an accredited material testing 
laboratory. The LTTR results were reviewed and authorized by FM Approvals 
and certified by the PIMA Quality Mark Program 

2. Other thicknesses available upon special request 
3. Multi-layer application is suggested when the insulation thickness exceeds 2.7”. 
4. RSI is the metric expression of R-value (m2 * K/W) 

LTTR 
Value 

ASTM C1289-11 
 

20 2 layers of 1.8” Poly ISO 
25 2 layers of 2.2” Poly ISO 
30 2 layers of 2.6” Poly ISO 
35 2 layers of 3.1” Poly ISO 
40 2 layers of 3.5” Poly ISO 

Mule-Hide Poly ISO 2™ Tapered 
Panel 
Label 

AVERAGE THICKNESS3 SLOPE 
LTTR1 RSI2 IN MM Per Ft. Percent 

AA 4.3 0.76 0.5 – 1.0 12 - 25 1/8” 1% 
A 7.1 1.25 1.0 – 1.5 25 - 38 1/8” 1% 
B 10.0 1.76 1.5 – 2.0 38 – 50 1/8” 1% 
C 12.9 2.27 2.0 – 2.5 50 – 63 1/8” 1% 
X 5.7 1.00 0.5 – 1.5 12 – 38 1/4” 2% 
Y 11.4 2.01 1.5 - 2.5 38 – 63 1/4” 2% 
Q 8.6 1.51 0.5 – 2.5 12 – 63 1/2” 4% 

1. LTTR (Long Term Thermal Resistance) values were determined in accordance with 
CAN/ULC-S770 and ASTM C1289 (Revised Jan-2014), Annex A1. All test samples 
were third-party selected and   tested by an accredited material testing laboratory. 
The LTTR results were reviewed and authorized by FM Approvals and certified by the 
PIMA Quality Mark Program 

2. RSI is the metric expression of R-value (m2 * K/W) 
3. Other thicknesses MAY available upon special request 
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PACKAGING 
Factory applied packaging is only intended for protection during transit. When stored outside or at the job site, 
the insulation must be stored at least 4" above ground level and completely covered with a weatherproof covering 
such as a tarpaulin. Warning - Do Not Leave Exposed: This product will burn if exposed to an ignition source of 
sufficient heat and intensity, or an open flame. 
 
CODE APPROVALS/COMPLIANCE  

 
Poly ISO 2™ complies with the requirements of the following specifications, test and code requirements when 
properly installed. 

* ASTM C 1289, Type II, Class 1, Grade 2 (20 psi) or Grade 3 (25 psi) 
* CAN/ULC-S704 Type 2, Class 3 or Type 3, Class 3 
* CCMC No. 12464-L 
* FM Standard 4450/4470 Approval, Class 1 
* UL Standard 1256 Classification 
* UL Standard 790 Classification 
* UL Standard 263 Fire Resistance Classification 

* UL Standard 1897 Uplift Resistance 

* IBC Chapter 26 and NBC Sections on Foam Insulation 

* California State Insulation Quality Standards and Title 25 Foam Flammability Criteria (license #T1231) 
* Has achieved GREENGUARD GOLD Certification  UL 2818 

 
Mule-Hide Poly ISO 2 is manufactured using CFC-, HCFC-, and HFC-free foam blowing technology with 
zero ozone depletion potential (ODP) and virtually no (negligible) global warming potential (GWP). 
 
 
INSTALLATION INSTRUCTIONS 
 
Ballasted Single-Ply Membrane Systems - Mule-Hide Poly ISO 2™ does not require attachment to the deck in 
this system. All boards must be tightly fitted together to prevent movement, separation or damage during the 
installation of the membrane system. All gaps greater than 1/4" must be filled. After the membrane is installed, 
sufficient amounts of ballast must be applied to prevent membrane and insulation movement. Refer to the Mule- 
Hide Manual and FM Loss Prevention Data Sheet 1-29 for information regarding ballasting guidelines. 
 
Mechanically Attached Single-Ply Membrane Systems - Mule-Hide Poly ISO 2™ should be attached with Mule- 
Hide fasteners and insulation plates (or FM Approved fasteners) using a minimum of 4 fasteners per 4'x 4' board  
(1 fastener per 4 square feet) and a minimum of 6 fasteners per 4'x 8' board (1 fastener per 5.33 square feet).  
Refer to the Mule-Hide Manual for proper fastener placement. 
 
Fully Adhered Single-Ply Membrane Systems - Mule-Hide Poly ISO 2™ should be installed with the perforated 
side down. Insulation attachment will vary depending upon insulation thickness and job requirements. If the top 
layer is less than 2” thick, install a minimum of 8 fasteners per 4'x 4' board (1 fastener per 2 square feet) and a 
minimum of 16 fasteners per 4'x 8' board (1 fastener per 2 square feet). If the top layer is 2” thick or thicker, install 
4 fasteners per 4’ x 4’ or 8 fasteners per 4’ x 8’ insulation board. Refer to the Mule-Hide Manual for proper 
fastener density and placement. Additional fastening may be required for certain job conditions. 
 
In some instances hot steep asphalt or insulation adhesive may be used to attach the Mule-Hide Poly ISO 2™ to 
approved concrete decks. Only 4'x 4' boards may be used. Contact Mule-Hide's Technical Department for specific 
requirements and procedures.  
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PROTECTION & SAFETY  
 
Mule-Hide maintains Safety Data Sheets on all of its products.  Safety Data Sheets contain health and safety 
information for your development of appropriate product handling procedures to protect your employees and 
customers.  Mule-Hide's Safety Data Sheets should be read and understood by all of your supervisory personnel 
and employees before using Mule-Hide products in your facilities. 
 
ADDITIONAL INFORMATION 
 
The information given on this PDS is subject to change without notice.  Always check the Mule-Hide website at 
www.mulehide.com for the latest information, changes and updates or contact Mule-Hide Products Company at 
800-786-1492. 
 
DISCLAIMER 
 
The statements provided concerning the material shown are intended as a guide for material usage and are believed to be true and accurate 
at the time of printing.  No statement made by anyone may supersede this information, except when done in writing by Mule-Hide Products 
Co., Inc.  Since the manner of use is beyond our control, Mule-Hide does not authorize anyone to make any warranty of merchantability or 
fitness for any particular purpose or any other warranty, guarantee or representation, expressed or implied, concerning this material.  This 
product may be eligible for a Mule-Hide warranty, please check the Mule-Hide website at www.mulehide.com or contact Mule-Hide directly at 
800-786-1492 for details.  Buyer and user accept the product under these conditions and assume the risk of any failure, any injury  person or 
property (including that of the user), loss or liability resulting from the handling, storage or use of the product whether or not it is handled, 
stored or used in accordance with the directions or specifications.  Mule-Hide must be notified in writing of any claims and be given the 
opportunity to inspect the alleged failure before repairs are made. 
 

http://www.mulehide.com/
http://www.mulehide.com/
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Product Data Sheet 
MULE-HIDE STANDARD REINFORCED AND 

FR REINFORCED  EPDM MEMBRANE 

 
PRODUCT DESCRIPTION 
 
Mule-Hide Standard Reinforced EPDM is a high performance, 
polyester reinforced membrane that stands up to tearing, 
impacts, punctures and normal roof traffic.  The elastomeric 
properties of the EPDM membrane compensate for thermal 
shock and building movement.  EPDM membranes provide 
excellent resistance to ozone and aging.  The membrane is 
manufactured in accordance with the guidelines established by 
the RMA (Rubber Manufacturers Association) and meets or 
exceeds the ASTM Standard Specification D 4637, Type II.  Also 
available as a Fire retardant (FR) membrane that is specially 
formulated to inhibit spread of flame and meet or exceed code 
body testing criteria for fire retardant roofing membranes. 
 
Mule-Hide STANDARD REINFORCED and FR REINFORCED EPDM membranes are available with in-seam 
tape that is pre-applied to the sheet.  See below for sizes available. 

 
BASIC USES  
 
The Standard Reinforced and FR Reinforced EPDM membrane is used in mechanically attached and fully 
adhered roofing systems in new construction, reroofing and recover (retrofit) applications.  It may also be used as 
flexible membrane flashings for walls, curbs, etc, when installing an EPDM membrane roofing systems.  The 
system must be installed over acceptable roof insulation or other suitable substrate.  See the Mule-Hide EPDM 
Specifications Manual for complete specifications and details. 
 
SPECIFICATIONS  
  

Physical Properties* Test Method SPEC. (Pass) Typical Standard 

Tolerance on Nominal Thickness, % ASTM D 751 + 10 + 10 
Thickness Over Scrim, min, in.(mm) 
                  .045   
                  .060 
                  .075 

ASTM D 4637 
Annex 

 
0.015 (0.381) 

 

 
0.016 (0.406) 
0.020 (0.508) 
0.032 (0.810)    

Weight, lbm/ft2 (kg/m2) 
                  .045 
                  .060 
                  .075 

  

 
0.27 (1.3) 
0.39 (1.9) 
0.48 (2.3) 

Elongation, Ultimate, min, % 
                  .045 & .060 
                  .075 

ASTM D 412 
Die C 

 
250** 

 
480*** 
500*** 

Tear Strength  min, lbf (N) 
                  .045, .060 & .075 

ASTM D 751 
B Tongue Tear 

 
10 (45) 

 
70 (311) 

Breaking Strength, min, lbf(N) 
                 .045, .060 
                 .075 

ASTM D 751 
(Grab Method) 90(400) 

 
140(623) 
177 (787) 

Factory Seam Strength, min. ASTM D 816 
(Modified) 

Membrane 
Rupture 

Membrane 
Rupture 

Brittleness point, max, deg.F (deg.C)* ASTM D 2137 -49(-45) -49(-45) 
Resistance to Heat Aging* 
  Properties after 4 weeks @ 240oF(116oC) 
  Breaking Strength, min, lbf(N) 
  Elongation, Ultimate, min, % 
  Linear Dimensional Change, max, % 

ASTM D 573  
 

ASTM D 751 
ASTM D 412 Die C 

ASTM D 1204 

 
 

80(355) 
200** 
+ 1.0 

 
 

182 (823) 
250** 
-1.0 
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SPECIFICATIONS - Continued 
 

Ozone Resistance** 
  Conditions after exposure 100 pphm 
  Ozone in air for 168 hrs @ 104oF(40oC) 
  Specimen wrapped around 3 inch mandrel 

ASTM D 1149 No Cracks No Cracks 

Resistance to Water Absorption* 
  After 7 days immersion @ 158oF (70oC), 
  Change in mass, max, % 

ASTM D 471 +8, -2** 5.5** 

Resistance to Outdoor (Ultraviolet) 
Weathering - Xenon-Arc, exposure, 0.70 
W/m2 irradiance,176oF (80oC) black panel 
temperature 

ASTM G 155 

No Cracks 
No Crazing 
7,560 kJ/m2 

3,000 hours 

No Cracks 
No Crazing 

33,320 kJ/m2 

14,000 hours 
At 0.35 W/m2 irradiance,176oF (80oC) black 
panel temperature 

 6,000 hours 28,000 hours 

Fungi Resistance ASTM G21 N/A 0 (no growth) 
*Typical properties and characteristics are based on samples tested and are not guaranteed for all 
samples of this product.  This data and information is intended as a guide and does not reflect the 
specification range for any particular property of this product. 
*Not a Quality Control Test due to the time required for the test or the complexity of the test.  However, 
all tests run on a statistical basis to ensure overall long-term performance of the sheeting.   
***Specimens to be prepared from coating rubber compound, vulcanized in a similar method to the 
reinforced product. 
     

 
 
 
 
 
 
 
PACKAGING 
 
Mule-Hide Standard Reinforced and FR Reinforced EPDM Membranes (with and with-out tape) are available in a 
variety of sizes with widths up to 10’ and lengths up to 100’ long.  Contact Mule-Hide Products for available roll 
sizes. 
 
BENEFITS & SUPPLEMENTAL STATEMENTS  
 

• Can be installed over a variety of roof decks 
• Outstanding weatherability 
• Sheets can be pre-taped for labor savings and consistent seam placement 
• Requires no special equipment to install 
• Available as a lightweight system 
• Full line of pre-taped accessories available 

 
CODE APPROVALS/COMPLIANCE 
 
A variety of Factory Mutual Ratings and Underwriter Laboratory Classifications are available.  Contact Mule-Hide 
Technical Department for additional information.  Meets or exceeds ASTM D4637, Type II for reinforced EPDM 
single-ply membranes. 
 
INSTALLATION INSTRUCTIONS  
 
1)  Approved insulation shall be attached to the roof deck with an approved insulation adhesive or approved 

fasteners and plates.  Install insulation with its largest dimension perpendicular to the direction of the 
membrane seams where possible.  

 
  

LEED Information 
Pre-consumer Recycled Content 5% 
Post-consumer Recycled Content 0% 
Manufacturing Location Carlisle, PA or Greenville, IL 
Solar Reflectance Index (SRI) 9 
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INSTALLATION INSTRUCTIONS - Continued 
 
2)  Mechanically Attached Roofing System 
 a) Perimeter sheets to be installed in an approved pattern along all exterior roof edges.   
 b) Mechanical fasteners and plates are installed in the seams of both the perimeter sheets and field sheets 

and into the roof deck.  Use approved fasteners and maintain proper penetration for specific roof deck.   
3)  Fully Adhered Roofing System 
 a) Perimeter sheets are not required.   
 b) The membrane is required to be mechanically attached at the base of all vertical surfaces, roof edges,  
  and angle changes.  
 c) The field of the roof is fully adhered to the substrate with Mule-Hide membrane adhesive.   
4)  All seams are made with Mule-Hide Tape Primer and In-Seam Tape.   
5)  All details will be done in accordance with Mule-Hide details.   
6)  On projects where a Mule-Hide Standard or Premium Warranty is requested, an authorized Mule-Hide 

representative shall inspect all completed work. This is only a brief summary and not the complete 
specification.  Mule-Hide Specifications, Details, Technical Bulletins, and associated documents should be 
thoroughly reviewed prior to starting any project.  Contact Mule-Hide Products for additional information. 

 
PRECAUTIONS  
 

• Use proper stacking procedures to ensure sufficient stability of the materials. 
• Surfaces may be slippery when wet, or due to frost and ice build-up.  Exercise caution to prevent falls. 
• Exercise care when working near edge of roof. 
• Store Mule-Hide membrane in original wrappings in a cool, shaded area.  Cover with light colored, 

breathable, waterproof tarpaulins. 
• Pre-Taped membranes should not be exposed to prolonged jobsite storage temperatures in excess of 

90ºF (32ºC), otherwise the shelf life of the Pre-Tape may be affected. 
• When using pre-taped membranes in warm, sunny weather, shade the tape end of the rolls until ready to 

use.  
 
STORAGE & HANDLING  
 

• Use proper stacking procedures to ensure sufficient stability of the materials. 
• Surfaces may be slippery when wet, or due to frost and ice build-up.  Exercise caution to prevent falls. 
• Exercise care when working near edge of roof. 
• Store Mule-Hide membrane in original wrappings in a cool, shaded area.  Cover with light colored, 

breathable, waterproof tarpaulins. 
• Pre-Taped membranes should not be exposed to prolonged jobsite storage temperatures in excess of 

90ºF (32ºC), otherwise the shelf life of the Pre-Tape may be affected. 
• When using pre-taped membranes in warm, sunny weather, shade the tape end of the rolls until ready to 

use.  
• Mule-Hide Pre-Tape has a shelf life of one year. 

 
PROTECTION & SAFETY  
 
Mule-Hide maintains Safety Data Sheets on all of its non-exempt products.  Safety Data Sheets contain health 
and safety information for your development of appropriate product handling procedures to protect your 
employees and customers.  Mule-Hide's Safety Data Sheets should be read and understood by all of your 
supervisory personnel and employees before using Mule-Hide products in your facilities. 
 
ADDITIONAL INFORMATION 
 
The information given on this PDS is subject to change without notice.  Always check the Mule-Hide website at 
www.mulehide.com for the latest information, changes and updates or contact Mule-Hide Products Company at 
800-786-1492. 
 
  

http://www.mulehide.com/
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DISCLAIMER  
 
The statements provided concerning the material shown are intended as a guide for material usage and are believed to be true and accurate 
at the time of printing.  No statement made by anyone may supersede this information, except when done in writing by Mule-Hide Products 
Co., Inc.  Since the manner of use is beyond our control, Mule-Hide does not authorize anyone to make any warranty of merchantability or 
fitness for any particular purpose or any other warranty, guarantee or representation, expressed or implied, concerning this material.  This 
product may be eligible for a Mule-Hide warranty, please check the Mule-Hide website at www.mulehide.com or contact Mule-Hide directly at 
800-786-1492 for details.  Buyer and user accept the product under these conditions and assume the risk of any failure, any injury  person or 
property (including that of the user), loss or liability resulting from the handling, storage or use of the product whether or not it is handled, 
stored or used in accordance with the directions or specifications.  Mule-Hide must be notified in writing of any claims and be given the 
opportunity to inspect the alleged failure before repairs are made. 
 
 
 
 

http://www.mulehide.com/


Deals, Inspiration and Trends
We’ve got ideas to share. Enter your email and ZIP code.

Building Supplies Siding & Stone Veneer Fiber Cement Siding & Accessories Fiber Cement Siding

OVERVIEW

James Hardie HardiePlank® Cedarmill® Fiber Cement Lap Siding has a woodgrain appearance making it ideal for exteriors where a traditional wood siding look is
desired. ASTM E136 noncombustible cladding will not attract pests including termites and woodpeckers. HZ5® engineering means it is made to withstand
temperature fluctuations, snow, ice, freezing temperatures and hail. Board is factory primed using a primer with a slight green hue. To finish, apply an acrylic, water-
based exterior house paint to the primed board within 180 days of installation.

Use James Hardie® Fiber Cement Siding to design or remodel a home's exterior
HardiePlank® fiber cement siding is Engineered for Climate® allowing boards to hold up to
harsh weather conditions in the environment where it is installed
Use a 2-1/2 in. siding gun or siding nailer to attach to wood, steel or masonry substrates
Cedar look siding board has a woodlike grain finish for a natural wood look
5/16 in x 8.25 in x 12 ft Cedarmill® lap board installs horizontally and resists pests that can
damage wood siding
Cut outdoors using a circular saw with a fiber cement saw blade and a vacuum dust
collection system
Fiber cement siding up to 7/16 in. may also be cut outdoors using an electric fiber cement
cutting shear
Board resists damage from cold, snow, ice and drastic temperature changes to stay strong
and intact
Limited 30-year non-prorated, transferable, warranty

CA Residents:  Prop 65 Warning(s) 

SPECIFICATIONS

Show All

Show More

Show More

Show All

/ / /

Images depict product family; contact store for color, texture, and size availability

+5

James Hardie 8.25-in x 144-in HZ5 HardiePlank
Cedarmill Fiber Cement Lap Siding
Item #122359 Model #6000265

Get Pricing and Availability

Use Current Location

View Q&A

39

Zip Code or City, State

Use James Hardie® Fiber Cement Siding to design
or remodel a home's exterior
HardiePlank® fiber cement siding is Engineered for
Climate® allowing boards to hold up to harsh…
weather conditions in the environment where it is
installed
Use a 2-1/2 in. siding gun or siding nailer to attach
to wood, steel or masonry substrates

Installation Guide
PDF

Warranty Guide
PDF

Use and Care
Guide
PDF

How to Guide
PDF

CA Prop 65
PDF

Series Name HZ5 HardiePlank

Type Lap siding

Actual Thickness (Inches) 0.312

Actual Length (Inches) 144

Actual Width (Inches) 8.25

Coverage Area (Sq. Feet) 7

Color/Finish Family Gray

Finish Warranty None

Warranty 30-year limited

Edge Profile Straight

Manufacturer Color/Finish Primed

CA Residents: Prop 65

REVIEWS

COMMUNITY Q & A

COMPARE

Name

THIS ITEM

James Hardie 8.25-in
x 144-in HZ5
HardiePlank Cedarmill
Fiber Cement Lap

James Hardie 8.25-in
x 144-in HZ10
HardiePlank Cedarmill
Fiber Cement Lap

James Hardie 8.25-in
x 144-in HZ5
HardiePlank Beaded
Cedarmill Fiber
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CONTACT US

2921 McBride Ct.

Hamilton, OH 45011

513.772.2247

(800)847.3736

info@www.vinylmax.com
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Edison
A versatile, high performance, classic vinyl window classic vinyl window with stylist
beauty and complementary design.

Features

IdeaSeal™ triple protection weather seal keeps the indoor and outdoor environments

separate with an integral interlock, sill compression seal, and multiple rows of

weatherstripping.

Edison’s Dual Function partitioned sloped sill forms a negative pressure pocket that

keeps sashes securely in place and water flowing away from your home, even in the

most adverse weather conditions.

Bio-Maxx advanced composite locks and keepers are 50% stronger than typical die-cast

hardware while remaining lead-free, color-true, without fading, warping or chipping.

Ashland G3 pivot true balance system utilizes stainless steel coils making sash operation

smooth, effortless and whisper-quiet.

Integral lift and pull rails are ergonomically engineered for smooth operation while

remaining aesthetically appealing.

Full balance covers hide internal systems while eliminating unsightly visible sash stops.

Window Styles

% Additional Features

% Options

% Resources

Double Hung Horizontal Slider Picture Shapes

Vinyl Color

Customize your home by selecting a vinyl color that complements its style and look.  Optional

decorative exterior paint finishes create the perfect curb appeal.

Color Choices

Laminated Interiors Laminated Exteriors Optional Painted Exterior Finishes

Butter Tan Clay Pebble Silver

Terra Cocoa Chestnut Chocolate Bronze

Black Forest Brick

White Tan

Cavalier
Oak

Natural
Oak

Colonial
Cherry

Vintage
Pecan

White
Interior /

Tan
Exterior

White
Interior /

Clay
Exterior

White
Interior /
Bronze
Exterior

IntelliGlass Packages

The needs of every home are different and with our specialized glass packages you can find the perfect fit.  We offer both dual and triple pane glass

options and can meet the EPA’s stringent ENERGY STAR® ENERGY STAR® criteria depending on your geographic location.  And by selecting our IntelliGlass Plus or

IntelliGlass Supreme triple pane options, many of our products may qualify for Energy Star’s Most Efficient 2020®Energy Star’s Most Efficient 2020®. 

Climate Zones: N,

NC

Glass Panes: 2

Low-E Surfaces: 1

Airspace Filling:

Argon

Climate Zones: NC,

SC, S

Glass Panes: 2

Low-E Surfaces: 1

Airspace Filling:

Argon

All four climate

zones

Glass Panes: 3

Low-E Surfaces: 1

Airspace Filling:

Argon

All four climate

zones

Glass Panes: 3

Low-E Surfaces: 2

Airspace Filling:

Argon

All four climate

zones

Glass Panes: 3

Low-E Surfaces: 2

Airspace Filling:

Krypton

Screens

Edison windows come standard with a half

screen with BetterVue™ mesh

Upgrade Options

Heavy Duty Half Screen with BetterVue™

Full Screen with BetterVue™

Half or Full FlexScreen with BetterVue™

Aluminum screen mesh

Screen Styles

Standard 1/2 Screen Heavy Duty 1/2 Screen Full Screen FlexScreen

Hardware

Bio-Maxx locks are color matched to your

window unit.

Colors

Hardware is color-matched to the window interior. Bronze hardware is standard on Cavalier Oak,

Colonial Cherry, and Vintage Pecan. Tan hardware is standard on Natural Oak.

Modern White Modern Tan Modern Bronze

Upgrade Options

Sentry System multi-function locking

hardware integrates the lock and tilt

functions into the same housing.

Sentry System

Grid Pattern

Available in multiple profile and configurations,

grid patterns are designed to further showcase

your home’s architectural style. Additional

decorative options are available, including

simulated divided lites.

Styles

Colonial Prairie Double Prairie Perimeter Double
Perimeter

Valance

Grid Profile

Profiles give the stylistic appearance of

individual glass panes and are offered in

multiple colors and styles.

Profile Material

Flat (white & tan only) 5/8″ Georgian (color matched,
interior/exterior) 3/4″

Pencil Pewter 3/16″

Optional Foam Filled Frame

Neopor® rigid thermal frame insulation

combines flourocarbon-free foam with graphite

particles that reflect radiant heat, improving

strength and insulation efficiency.

Complementary Products

A wide variety of coordinating products are

available to complete your home

improvement project.

Elegance Patio Door Prestige

© 2018 Vinylmax LLC.   |   All Rights Reserved   |   Terms and Service   |   Privacy Policy 

Windows & Doors What Makes Us Different Knowledge Center About Us &

" 513.772.2247 How to Buy Warranty Service Looking for Vinylmax New York?

mailto:info@www.vinylmax.com
https://www.facebook.com/Vinylmax/
https://twitter.com/vinylmax
https://www.youtube.com/user/vinylmaxwindows
https://www.linkedin.com/company/vinylmaxwindows/
https://www.vinylmax.com/
https://www.vinylmax.com/edison/#
https://www.vinylmax.com/about-us/
https://www.vinylmax.com/edison/#


VINYL REPLACEMENT 
WINDOWS

PRODUCT FEATURES

4600 
Double Hung

Width Height UI*

Minimum 14” 24” 38
Maximum 52” 98” 132

SIZE LIMITS

NFRC values on flip side

	� 3 1⁄4” Frame with beveled exterior
	� Maintenance-free multi-chambered fusion welded 

vinyl
	� IdeaSealTM triple protection - integral interlock, sill 

compression seal and weatherstripping
	� Dual function partitioned sloped sill
	� Chisel bevel interior sash profiles
	� Double weatherstripping on sashes 
	� Integral lift rails
	� BioMaxx lead-free composite locks and keepers
	� Flush mount tilt latches
	� Double vent latches
	� Concealed sash stop system
	� Stainless steel constant force balances
	� Metal drop in pivot cam
	� Full balance covers
	� Aluminum screen frame
	� BetterVue screen mesh
	� Intelliglass high performance glass
	� Dual (3⁄4”) or triple (1-1/8”) pane glass
	� Tape glazed
	� Intercept Spacer System
	� Limited Lifetime Warranty

OPTIONAL FEATURES

	� Sentry System hardware including dual-action tilt/
lock & forced entry resistant night locks

	� WOCD field applied “angel locks”
	� 1-5/8” integral nailfin with 1” setback
	� Super Spacer flexible warm-edge spacer system
	� Tempered and STC rated glass
	� Neopor™ foam filled frame
	� Heavy duty, full or FlexScreen
	� Woodgrain interior laminates
	� Clay, tan, or bronze exterior laminates on white
	� Thirteen painted exterior finishes
	� Interior & exterior SDL packages

MAXIMUM TRIPLE PANE SIZE 50”width x 80” height
*United Inches = Width + Height

EDISON
THE

SERIES



PERFORMANCE DATA

U
Value SHGC U

Value SHGC VLT Energy Star

.27 .36 .26 .27 .49  N  NC  

.27 .21 .26 .21 .47  N  NC  SC  S

.23 .20 .22 .20 .43  N  NC  SC  S

.18 .23 .17 .23 .37  N  NC  SC  S

.16 .23 .15 .23 .37  N  NC  SC  S

U
Value SHGC U

Value SHGC VLT Energy Star

.28 .34 .27 .26 .47  N  NC  SC  S

.28 .20 .27 .20 .44  NC  SC  S

.24 .19 .23 .19 .41  N  NC  SC  S

.20 .22 .18 .22 .35  N  NC  SC  S

.18 .22 .16 .22 .35  N  NC  SC  S

4600 Double Hung U
Value SHGC U

Value SHGC VLT Energy Star

 IntelliGlass Low E  / Argon .28 .38 .27 .29 .53  N  NC  SC  S

 IntelliGlass X Low E / Argon .28 .22 .27 .22 .50  NC  SC  S

 IntelliGlass X3 Triple Pane Low E / Argon .24 .21 .23 .21 .46  N  NC  SC  S

 IntelliGlass Plus Triple Pane Low E / Argon   .20 .24 .18 .24 .40  N  NC  SC  S

 IntelliGlass Supreme Triple Pane Low E / Krypton .18 .24 .16 .24 .40  N  NC  SC  S

4650/4653 Slider U
Value SHGC U

Value SHGC VLT Energy Star

 IntelliGlass Low E  / Argon .28 .37 .27 .29 .52  N  NC  SC  S

 IntelliGlass X Low E / Argon .28 .22 .27 .22 .50  NC  SC  S

 IntelliGlass X3 Triple Pane Low E / Argon .24 .21 .23 .21 .46  N  NC  SC  S

 IntelliGlass Plus Triple Pane Low E / Argon   .20 .24 .18 .24 .39  N  NC  SC  S

 IntelliGlass Supreme Triple Pane Low E / Krypton .17 .24 .16 .24 .39  N  NC  SC  S

4670 Picture Window U
Value SHGC U

Value SHGC VLT Energy Star

 IntelliGlass Low E  / Argon .27 .39 .26 .30 .55  N  NC  

 IntelliGlass X Low E / Argon .27 .23 .26 .23 .52  N  NC  SC  S

 IntelliGlass X3 Triple Pane Low E / Argon .23 .22 .22 .22 .48  N  NC  SC  S

 IntelliGlass Plus Triple Pane Low E / Argon   .18 .25 .17 .25 .41  N  NC  SC S

 IntelliGlass Supreme Triple Pane Low E / Krypton .16 .25 .15 .25 .41  N  NC  SC S

U
Value SHGC U

Value SHGC VLT Energy Star

.28 .34 .27 .26 .47  N  NC  SC  S

.28 .20 .27 .20 .45  NC  SC  S

.25 .19 .23 .19 .41  N  NC  SC  S

.20 .22 .18 .22 .35  N  NC  SC  S

.18 .22 .16 .22 .35  N  NC  SC  S

With Grids
Intercept Super Spacer

The lower the U-value, the greater a window’s resistance to heat flow and 
the better its insulating value
The lower the SHGC, the more a product is blocking solar heat from coming 
through the window.
VLT - Visible Light Transmittance - lower values mean less light passing 
through the window.

* windows outside these size limits have not been structurally tested

 Product Rating  Up to this size window*  Design Pressure PSF  Water Resistance PSF  Air Infiltration cfm/ft2

 Double  Hung  R-PG45 40” x 63” SS glass 45 7.5 0.12

 Double  Hung  R-PG50 40” x 63” DS glass 50 7.5 0.09

 Slider  R-PG25 63” x 44” SS glass 25 4.5 0.13

2020 Energy Star Most Efficient

No Grids
Intercept Super Spacer

Intercept Super Spacer

Intercept Super Spacer

Intercept Super Spacer

Intercept Super Spacer

info@vinylmax.com
(800) 847-3736
www.vinylmax.com 
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Historic Application 
List of Witnesses and Expert Witnesses

247 Renner Street, Cincinnati, OH 45214

Property Owner: Mobius Investments


• James & Amanda Groh - Owners (DBA Mobius Investments, LLC)


• Joseph Groh - Designer


• John S. Dorich - Registered Professional Engineer



Historic Application 
List of Witnesses & Expert Witnesses 

247 Renner Street, Cincinnati, OH 45214 
Property Owner: Mobius Investments, LLC

• James & Amanda Groh - Owners (DBA Mobius Investments, 
LLC) - jimgrohgto@gmail.com; amanda.groh.11@gmail.com 


• Joseph Groh - Designer - JEGroh57@gmail.com 


• John S. Dorich - Registered Professional Engineer, GOP Ltd., 
644 Linn St, Cincinnati OH, 45203, 513-621-7073, https://
www.linkedin.com/in/john-dorich-74687612 

mailto:jimgrohgto@gmail.com
mailto:amanda.groh.11@gmail.com
mailto:JEGroh57@gmail.com
https://www.linkedin.com/in/john-dorich-74687612
https://www.linkedin.com/in/john-dorich-74687612
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Owen, Douglas

From: Jim Groh <jimgrohgto@gmail.com>

Sent: Wednesday, February 24, 2021 7:54 AM

To: Owen, Douglas

Subject: [External Email] Fwd: Addition of 3rd floor

External Email Communication 

Letter of support from my neighbor 
 
---------- Forwarded message --------- 
From: Gregory Edwards <gredwar@yahoo.com> 
Date: Fri, Feb 19, 2021, 10:50 AM 
Subject: Addition of 3rd floor 
To: <jimgrohgto@gmail.com> 
 
 
Hi, 
My name is Greg Edwards and I own the home at 243 Renner St.  I have seen the plans that Jim has to add another floor 
onto the home at 247 Renner. I support the project and am excited to see it moving forward.  
 
If  there are any questions, I can be contacted at my home or 513-205-6532 
 
Sincerely, 
Greg Edwards 



JANUARY 2021- Staff Approved COAs
NUMBER_KEY DATE COMPLETE ADDRESS COMP_TYPE DESCRIPTION ENTRY_COMMENTS

2019P11436 01/07/2021 112 E MCMICKEN AV CBPCWALL Excavation/Fill

APPROVE A RETAINING WALL WITH ALLAN BLOCK AND FENCE ON 

TOP OF THE RETAINING WALL.

2019P11425 01/07/2021 114 E MCMICKEN AV CBPCBCP Alteration

COA STAFF APPROVAL. EXISITING GARAGE AND APARTMENT.NEW 

GARAGE DOOR, WINDOWS, AND EXTERIOR REPAIR AND REPLACE 

WHERE NECCESSARY. ALUM CLAD WOOD WINDOWS AND GARAGE 

DOOR IS A CARRIAGE STYLE DOOR.

2021P00677 01/26/2021 1303 CYPRESS ST CBPCBCP Alteration

COA STAFF APPROVALAPPROVE THE MOVING OF AN OPENING AND 

INFILLING AN OPENING ON THE REAR OF THE BUILDING TO 

ACCOMODATE FOR KITCHEN AND BATHROOM, OPENINGS ARE ON 

THE REAR AND DO NOT NEGATIVELY IMPACT THE ARCHITECTURE OF 

THE BUILDING OR THE DISTRICT.

2020P10379 01/29/2021 420 E 12TH ST CBPCBCP Alteration

COA STAFF APPROVALINSTALLATION OF A NEW HISTORICALLY 

APPROPRIATE STOREFRONT. EXISTING STOREFRONT IS NOT 

HISTORIC/ORIGINAL TO THE BUILDING,HTC PROJECT.

2020P10765 01/29/2021 214 E CLIFTON AV CBPCWALL Misc. Structures

COA STAFF APPROVALREAR STEPS FENCE AND RETAINING WALL. 

NOT VISIBLE FROM CLIFTON AND ALL APPROPRIATE TO THE LOT 

AND MEET SITE IMPROVEMENT GUIDELINES.

2019P11424 01/07/2021 114 E MCMICKEN AV CBPCBCP Alteration

COA STFF APPROVAL $118.56REPLACE WINDOWS WITH NEW ONE 

OVER ONE ALUMINUM CLAD WOOD WINDOWS. REMOVE AND 

REPLACE REAR STAIR CASE. THIS IS NOT VISIBLE FROM THE STREET.

2021P00931 01/27/2021 1618 MANSFIELD ST WINDOWS Alteration

Approve the installation of Pella Architect series aluminum clad 

wood windows to fill the entire opening. 

2020P10111 01/07/2021 1900 CENTRAL PKWY CBPCBCP Repair

HISTORIC REVIEW FEENEW FIRE ESCAPE ON REAR OF BUILDING 

WHERE EXISTING FIRESCAPE IS. SIMPLE, METAL FIRE ESCAPE.

2020P10518 01/07/2021 161 E MCMICKEN AV CBPCBCP Alteration

MECHANICAL RAILING ON THE ROOF. IT IS SIMPLE BLACK METAL 

AND WON'T BE VISIBLE FROM THE STREET.

2020P08321 01/15/2021 1130 RACE ST CBPCBCP Alteration

-RESTRICTIVE COVENANT RECORDED AND SUBMITTED-PERGOLA IS 

APPROVABLE AT STAFF LEVEL AS IT IS NOT VISIBLE FROM STREET- 6' 

FENCE SHOWN ON PLANS COMPLIES WITH ZONING AND HISTORIC

2019P11435 01/07/2021 110 E MCMICKEN AV CBPCWALL Misc. Structures

RETAINING WALL AND FENCE ARE PERMITTED AND MEET MATERIAL  

GUIDELINES

2021P00815 01/21/2021 47 E HOLLISTER ST CBPCWALL Misc. Structures

STAFF APPROVAL COA-APPROVE AN ALLAN BLOCK RETAINING WALL. 

NON-CONTIRBUTING SITE, BUT MATERIALS ARE STILL APPROPRIATE 

FOR THE HISTORIC DISTIRCT,



2021P00597 01/21/2021 300 MAIN ST CBPCBCP Alteration

STAFF APPROVAL:EXTERIOR REHABILITATION OF THE BUILDING. ALL 

WORK MEETS THE 3RD AND MAIN STREET HISTORIC DISTRICT 

GUIDELINES, WORK APPROVED INCLUDES NEW STOREFRONT, NEW 

WINDOWS (TO MATCH THE ORIGINAL CODITION- MUST BE WOOD 

OR ALUMINUM CLAD WOOD), OUTDOOR DINING AREA RAILING, 

AND NEW DECORATIBE ORANAMENTATION ON THE BLANK WALL 

ON THE SOUTH FACE.

2020P10759 01/22/2021 1430 CENTRAL PKWY CBPCBCP Alteration

STAFF APPROVAL-NON-CONTRIBUTING BUILDING FACADE CHANGES. 

REMOVAL OF NON-HISTORIC MATERIAL AND INSTALLATION OF A 

COMMERCIAL /INDUSTRIAL TYPE FACADE ON THE FRONT. EXPOSED 

CMU UNITS ALREADY EXISTING. NEW ROOF TOP DECK AND RAILING 

VISIBLE BUT APPROVALBLE AS ON A NC BUILDING.CHANGES TO 

HISTORIC BUILDING ARE APPROVABLE. ALL CHANGES ARE IN 

KEEPING WITH THE HISTORIC BUILDING. ALL OPENINGS REMAINING 

AND TWO OPENINGS ARE REMAINING BUT BECOMING UNUSEABLE 

FROM THE INSIDE.

2020P10396 01/29/2021 424 E 12TH ST CBPCBCP Alteration

STAFF LEVEL COAHTC PROJECT. EXTERIOR WORK INCLUDES NEW 

STOREFRONT THAT IS HISTORICALLY APPROPRIATE. 

ORIGINAL/HISTORIC STROEFRONT HAD PREVIOUSLY BEEN 

REMOVED.

2021P00490 01/21/2021 71 E CLIFTON MURAL Alteration

Approve the installation of a mural on the north side of the building. 

The facade had previously been parged over with concrete and a 

was a former party wall between 2 buildings. 
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