ITEM 1 November 4, 2019

APPLICATION FOR
ZONING RELIEF AND
CERTIFICATE OF APPROPRIATENESS
HISTORIC CONSERVATION BOARD PUBLIC HEARING
STAFF REPORT

APPLICATION #: COA2019072/ ZH20160078

APPLICANT: Heather Curless, Greenerstock

OWNER: Chris Lacey

ADDRESS: 328 Mulberry Street

PARCELS: 094-0006-0304

ZONING: RM 0.7

OVERLAYS: Over the Rhine Historic District and Hillside District
COMMUNITY: Over the Rhine

REPORT DATE: October 21, 2019
HEARING DATE: November 4, 2019
STAFF REVIEW: Beth Johnson, Urban Conservator

Nature of Request:

The applicant is requesting a reapproval and approval of modifications for a Certificate
of Appropriateness and Zoning Relief for the construction of a new single family
townhouse that would face Mulberry Street. The original approval decision was signed
on June 20, 2017 and both the zoning relief and Certificate of Appropriateness expired
on June 20, 2019 as a building permit was not issued within 2 years of the decision
date.

Details of Zoning Relief Required:

1. 81433-19 and 81405-07: Dimensional Variance - Hillside Base Development
Regulations for an RM 0.7: Front Yard Setback. Request for a 0.6 ft. variance
from the 2.5 ft. average front yard setback to allow a 2 ft. front yard setback.

2. 81433-19 and 81405-07: Dimensional Variance - Hillside Base Development
Regulations for an RM 0.7: Rear Setback. Request for a 13.34 ft. variance from
the averaged 27 ft. setback to allow a 14.66 ft. rear yard.

3. 81433-19 and §1405-07: - Dimensional Variance - Hillside Base Development
Regulations for an RM 0.7: Height. Request for a 4 ft. 11-13/16 inch variance to
allow a 39 ft. 11-13/16 inch total height of the Maximum Building Envelope.




Existing Conditions:
The property is a vacant parcel.

Figure 1: Map of 328 Mulberry Street.

Proposed Conditions:
The proposal at 328 Mulberry Street is the same design that was proposed in 2017 with
the following changes

1) Set back from the front property line 2 feet

2) Addition of a roof access enclosure for a roof deck on the very top.

3) Window placement/configuration

1. Construct new single family townhouse facing Mulberry

1. The new building will be sided in a dark gray brick, metal panel and
precast masonry.

2. A portion of the buildings will be set a few feet back at the property line
and then they will step back for a front facing garage door.

3. The buildings along Mulberry will have a three floor frontage with a roof
deck

Previous Review: COA2016038/ ZH20160079
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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



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

Variance Standard: Section 1445-13 General Standards: Public Interest

Section 1445-15 Standards for Variances

Overlays: Section 1435 Historic Preservation
Historic District/Reg: Over the Rhine Historic District
COA Standard: Section 1435-09-2 COA; Standard of Review

Zoning Analysis:

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

The applicant is now asking for a front yard setback which decreases the rear
yard setback that was approved by 2 feet. Staff finds that this is a minor change
and it keeps the front yard more in line with the property directly to the west.

As the applicant has now added a roof access structure the height of the building
has increased required a height variance. The height variance is just over 4 feet.
The portion of the building that is within this height increase is not an entire floor
and the properties that this impacts the most are directly behind the property.
There are proposed buildings for these properties, and they are part of the same
project/development.

The setback requests are for setbacks that are similar to neighboring properties
and other properties in the vicinity as well as help the proposal meet the Historic
District Standards.

Zoning. The proposed work conforms to the underlying zone district regulations
and is in harmony with the general purposes and intent of the Cincinnati Zoning
Code.
The underlying zoning is RM 0.7. The proposed use of the subject property
does not conform to the permitted uses within the zone. The setbacks, lot
size and heights do not conform.

Guidelines. The proposed work conforms to any guidelines adopted or approved
by Council for the district in which the proposed work is located.
The proposed work does substantially conform to the guidelines for the
Over-the-Rhine  Conservation District. (Refer to Certificate of
Appropriateness review below)

Plans. The proposed work conforms to a comprehensive plan, any applicable
urban design or other plan officially adopted by Council, and any applicable
community plan approved by the City Planning Commission.
This project conforms to the Over the Rhine Comprehensive Plan through
creating increased home ownership opportunities.

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


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

Traffic. Streets or other means of access to the proposed development are suitable
and adequate to carry anticipated traffic and will not overload the adjacent streets
and the internal circulation system is properly designed.
Traffic will be impacted as it will be creating a use on currently vacant parcels,
but the project is providing off street parking and will not increase the on street
parking demand.

This property is not within the Parking Overlay and parking is still required per
zoning for this property.

Buffering. Appropriate buffering is provided to protect adjacent uses or properties
from light, noise and visual impacts.
This is not applicable.

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

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

Neighborhood Compatibility. The proposed work is compatible with the
predominant or prevailing land use, building and structure patterns of the
neighborhood surrounding the proposed development and will not have a material
net cumulative adverse impact on the neighborhood.
The proposed use of a single family townhouse development is an
appropriate use within a residential area of the neighborhood.

Proposed Zoning Amendments. The proposed work is consistent with any
proposed amendment to the zoning code then under consideration by the City
Planning Commission or Council.
There are no proposed amendments under consideration that would
impact this proposed project.

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

There is no anticipated adverse effect

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

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

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

Tax Valuation. Any increase in the real property tax duplicate.



Property taxes will increase due to the improved value of the significantly
larger structure on the property.

Private Benefits. The economic and other private benefits to the owner or
applicant.
The owner has an economic benefit to the proposed project.

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

Standards for Variances per Section 1435-05-4

(@)

(b)

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

The proposed work is compatible with the historic district and will provide an
example of development that is contemporary in style while compatible with the
historic district is scale, massing, and materials.

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

The denial will not result in the deprivation of all economically viable uses.

Certificate of Appropriateness Review

Staff is supportive of the design changes and the addition of the railing and roof access
enclosure. The added height helps with the verticality of the property and the railing also
provided a more substantial top. As the rest of the design has not changed the design
substantially meets the Historic Conservation Guidelines.

Below the discussion talks about the design of the project as a whole while there are 6
individual houses being built.

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 lots are currently vacant and unimproved lots.



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.
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 buildings have a strong base using a cast masonry treatment at the
bottom, due to the hill and the need to provide both a base on Sycamore and
along Mulberry, the base along Mulberry is higher than the bases along
Sycamore and Seitz and other surrounding buildings. In the hillside area there
are many instances of very tall foundations and base lines due to the
topography and slope of the land.



The design also varies the height of the base along Seitz to provide some
variation between the units

While setback from the facade line, the garage doors also provide a strong
base element.

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

The middle is defined by brick on the sections at the property line and by
metal panels on the sections that are set back from the street and on the roof
top enclosure.

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.

On Mulberry the top of the portions set at the property line is defined by a
glass railing and now the third story is also defined by a glass railing. As
these townhouses are only two stories at the property line and on a portion
along Sycamore the railing adds height and a mass to the top to emphasis
the vertical of the building.

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

The roofs on Mulberry are flat however the buildings are only two stories at the
property line. Staff feels that this is an appropriate treatment for this property and
the programmatic elements of the design in order to take advantage of the views.

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 property has a mixture of groups and individual punched openings.

2. The grouped openings have strong dividers between the windows creating
a 2:1 proportion

3. The window's individual openings have a 2:1 proportion as well.

4, The windows are all aligned vertically over the facades.

The changes in window configuration substantially keeps the same design and
does not affect the rhythm of the building.

4. Storefronts: New storefronts should relate to the characteristics of existing
storefronts on historic buildings. Storefronts in the district are typically taller than
individual upper floors; framed by piers and/or columns and have a lintel separating
them from the upper floors; are divided into bays which increases their verticality and
provides a pedestrian scale and proportion; and have large, fixed expanses of clear (not
tinted or reflective) glass. As with rehabilitated original storefronts, roll down shutters
and metal bar systems installed on the exterior of the building are not appropriate
elements for new storefronts. The storefront lintels are 12 to 18 feet above grade; the
windowsill height is between 18 inches and 3 feet above grade; and storefront windows
are set back from the structural elements approximately 12 inches.

1. Not applicable as this is a residential development

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

The setback along Sycamore is appropriate as it is at the property line

The setbacks along is 2 feet back which is an appropriate setback and is in line
with the setback of the property to the west. A portion of the building with the
garage is setback from the street, Staff feels that this treatment is appropriate to
provide separation between the buildings and also make the garage portion of
the site less visible.

10



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

The lots and buildings are between 23 feet wide along Seitz and 28 feet side on
Mulberry. Mulberry is 16 feet. The buildings widths are appropriate; however, the
frontage at the property line is narrower than a typical property.

For this location, staff does not feel that the narrow nature of the property line
frontage is inappropriate of inconsistent. There is not much context around the
immediate site. A lot of the surrounding land has been cleared or was never
developed. Also, the lot is right at the edge of the historic district. This allows for
more flexibility in design.

As this is not a dense commercial area, but a residential area, providing some
relief at the street line is appropriate.

Within the facade the windows provide a regular rhythm along Mulberry as they
are evenly spaced and vertically oriented. The design also incorporates a regular
fenestration along Sycamore and the west facade to create interest and a strong
rhythm along the street.

7. Emphasis: New residential and mixed-use construction should have a vertical
emphasis, because in Over-the-Rhine buildings are taller than they are wide, window
openings are tall and narrow, and storefronts have slender columns, which emphasize
verticality. Commercial and industrial buildings, which may have an overall horizontal
emphasis, often incorporate vertical elements, such as pilasters or vertically oriented
openings.

Along Sycamore the vertical emphasis is found through the window alignment
and that all segments of the facade that stair step are taller than they are wide.
The addition of the roof access and railing add more height to Sycamore to help
with the vertical emphasis.

On Mulberry the buildings do not have as strong of a vertical emphasis, but the
buildings are taller than they are wide and the added railing on the top helps to
add height to emphasis vertically of the building.

Throughout all building the use of gray metal panels with seams that are vertical
also help to emphasis the vertical nature of the building.

11



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. As the buildings are between 2-3
stories, they are within one story of neighboring adjacent contributing buildings.

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

The main building materials are modular gray brick, cast stone lintels and cast stone
masonry in a varied patter at the base. These materials are all appropriate.

A secondary material on the facade is gray metal panels with vertical seams. The
material is a neutral tone and will not have a reflective finish. As it is set to the
background and the brick and stone are the materials that front onto the property lines,
staff feels that the material is appropriate.

Other Considerations:
Prehearing Results

October 16, 2019- Prehearing. There was no one in attendance

Comments Provided to Staff: NA

Recommendation:

I.  ZONING VARIANCE
A. APPROVE the application for Zoning Relief for 328 Mulberry Street 1 per the

drawings submitted by Heather Curless dated 9.13.2019. The zoning relief

includes the following

1. 81433-19 and §1405-07: Dimensional Variance - Hillside Base
Development Regulations for an RM 0.7: Front Yard Setback. Request for
a 0.6 ft. variance from the 2.5 ft. average front yard setback to allow a 2 ft.
front yard setback.

2. 81433-19 and 81405-07: Dimensional Variance - Hillside Base
Development Regulations for an RM 0.7: Rear Setback. Request for a
13.34 ft. variance from the averaged 27 ft. setback to allow a 14.66 ft. rear
yard.

3. 81433-19 and 81405-07: - Dimensional Variance - Hillside Base
Development Regulations for an RM 0.7: Height. Request for a 4 ft. 11-

12



13/16 inch variance to allow a 39 ft. 11-13/16 inch total height of the
Maximum Building Envelope.
B. FINDING: The Board makes this determination that per Section 1435-05-4:
1. Such relief from literal implication of the Zoning Code will be not materially
detrimental to the public health, safety and welfare or injurious to property
within the district or vicinity where property is located.

. CERTIFICATE OF APPROPRIATENESS
A. APPROVE the application for Certificate of Appropriateness for a townhouse
at 328 Mulberry per the drawings submitted by Heather Curless dated
9.13.2019 with the following conditions
1. DOTE approves the curb cuts and access to the property.
2. The building permits must be issued within two years of the decision date
or the Certificate of Appropriateness shall expire.

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

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

13



ITEM 2 November 4, 2019

APPLICATION FOR
ZONING RELIEF AND
CERTIFICATE OF APPROPRIATENESS
HISTORIC CONSERVATION BOARD PUBLIC HEARING
STAFF REPORT

APPLICATION #: COA2019073/ ZH20190079

APPLICANT: Heather Curless, Greenerstock

OWNER: Chris Lacey

ADDRESS: 332 Mulberry Street

PARCELS: 094-0006-0305

ZONING: RM 0.7

OVERLAYS: Over the Rhine Historic District and Hillside District
COMMUNITY: Over the Rhine

REPORT DATE: October 21, 2019
HEARING DATE: November 4, 2019
STAFF REVIEW: Beth Johnson, Urban Conservator

Nature of Request:

The applicant is requesting a reapproval and approval of modifications for a Certificate
of Appropriateness and Zoning Relief for the construction of a new single family
townhouse that would face Mulberry Street. The original approval decision was signed
on June 20, 2017 and both the zoning relief and Certificate of Appropriateness expired
on June 20, 2019 as a building permit was not issued within 2 years of the decision
date.

Details of Zoning Relief Required:

1. 81433-19 and §81405-07: Dimensional Variance - Hillside Base Development
Regulations for an RM 0.7: Front Yard Setback. Request for a 0.6 ft. variance
from the 2.5 ft. average front yard setback to allow a 2 ft. front yard setback.

2. 81433-19 and 81405-07: Dimensional Variance - Hillside Base Development
Regulations for an RM 0.7: Rear Setback. Request for a 15.34 ft. variance from
the averaged 30 ft. setback to allow a 14.66 ft. rear yard.

3. 81433-19 and §1405-07: - Dimensional Variance - Hillside Base Development
Regulations for an RM 0.7: Height. Request for a 7-1/16 inch variance to allow a
35 ft. 7-1/16 inch total height of the Maximum Building Envelope.




Existing Conditions:
The property is a vacant parcel.

Figure 1: Map of 328 Mulberry Street.

Proposed Conditions:
The proposal at 32 Mulberry Street is the same design that was proposed in 2017 with
the following changes

1) Set back from the front property line 2 feet

2) Addition of a roof access enclosure for a roof deck on the very top.

3) Window placement/configuration

1. Construct new single family townhouse facing Mulberry

1. The new building will be sided in a dark gray brick, metal panel and
precast masonry.

2. A portion of the buildings will be set a few feet back at the property line
and then they will step back for a front facing garage door.

3. The buildings along Mulberry will have a three floor frontage with a roof
deck

Previous Review: COA2016038/ ZH20160079




Previously Approved and proposed approved elevations
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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



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

Variance Standard: Section 1445-13 General Standards: Public Interest

Section 1445-15 Standards for Variances

Overlays: Section 1435 Historic Preservation
Historic District/Reg: Over the Rhine Historic District
COA Standard: Section 1435-09-2 COA; Standard of Review

Zoning Analysis:

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

The applicant is now asking for a front yard setback which decreases the rear
yard setback that was approved by 2 feet. Staff finds that this is a minor change
and it keeps the front yard more in line with the property directly to the west.

As the applicant has now added a roof access structure the height of the building
has increased requiring a height variance. The height variance is just over 7
inches. The portion of the building that is within this height increase is not an
entire floor and the properties that this impacts the most are directly behind the
property. There are proposed buildings for these properties, and they are part of
the same project/development.

The setback requests are for setbacks that are similar to neighboring properties
and other properties in the vicinity as well as help the proposal meet the Historic
District Standards.

Zoning. The proposed work conforms to the underlying zone district regulations
and is in harmony with the general purposes and intent of the Cincinnati Zoning
Code.
The underlying zoning is RM 0.7. The proposed use of the subject property
does not conform to the permitted uses within the zone. The setbacks, lot
size and heights do not conform.

Guidelines. The proposed work conforms to any guidelines adopted or approved
by Council for the district in which the proposed work is located.
The proposed work does substantially conform to the guidelines for the
Over-the-Rhine  Conservation District. (Refer to Certificate of
Appropriateness review below)

Plans. The proposed work conforms to a comprehensive plan, any applicable
urban design or other plan officially adopted by Council, and any applicable
community plan approved by the City Planning Commission.
This project conforms to the Over the Rhine Comprehensive Plan through
creating increased home ownership opportunities.

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


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

Traffic. Streets or other means of access to the proposed development are suitable
and adequate to carry anticipated traffic and will not overload the adjacent streets
and the internal circulation system is properly designed.
Traffic will be impacted as it will be creating a use on currently vacant parcels,
but the project is providing off street parking and will not increase the on street
parking demand.

This property is not within the Parking Overlay and parking is still required per
zoning for this property.

Buffering. Appropriate buffering is provided to protect adjacent uses or properties
from light, noise and visual impacts.
This is not applicable.

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

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

Neighborhood Compatibility. The proposed work is compatible with the
predominant or prevailing land use, building and structure patterns of the
neighborhood surrounding the proposed development and will not have a material
net cumulative adverse impact on the neighborhood.
The proposed use of a single family townhouse development is an
appropriate use within a residential area of the neighborhood.

Proposed Zoning Amendments. The proposed work is consistent with any
proposed amendment to the zoning code then under consideration by the City
Planning Commission or Council.
There are no proposed amendments under consideration that would
impact this proposed project.

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

There is no anticipated adverse effect

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

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

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

Tax Valuation. Any increase in the real property tax duplicate.



Property taxes will increase due to the improved value of the significantly
larger structure on the property.

Private Benefits. The economic and other private benefits to the owner or
applicant.
The owner has an economic benefit to the proposed project.

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

Standards for Variances per Section 1435-05-4

(@)

(b)

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

The proposed work is compatible with the historic district and will provide an
example of development that is contemporary in style while compatible with the
historic district is scale, massing, and materials.

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

The denial will not result in the deprivation of all economically viable uses.

Certificate of Appropriateness Review

Staff is supportive of the design changes and the addition of the railing and roof access
enclosure. The added height helps with the verticality of the property and the railing also
provided a more substantial top. As the rest of the design has not changed the design
substantially meets the Historic Conservation Guidelines.

Below the discussion talks about the design of the project as a whole while there are 6
individual houses being built.

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 lots are currently vacant and unimproved lots.



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.
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 buildings have a strong base using a cast masonry treatment at the
bottom, due to the hill and the need to provide both a base on Sycamore and
along Mulberry, the base along Mulberry is higher than the bases along
Sycamore and Seitz and other surrounding buildings. In the hillside area there
are many instances of very tall foundations and base lines due to the
topography and slope of the land.



The design also varies the height of the base along Seitz to provide some
variation between the units

While setback from the facade line, the garage doors also provide a strong
base element.

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

The middle is defined by brick on the sections at the property line and by
metal panels on the sections that are set back from the street and on the roof
top enclosure.

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.

On Mulberry the top of the portions set at the property line is defined by a
glass railing and now the third story is also defined by a glass railing. As
these townhouses are only two stories at the property line and on a portion
along Sycamore the railing adds height and a mass to the top to emphasis
the vertical of the building.

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

The roofs on Mulberry are flat however the buildings are only two stories at the
property line. Staff feels that this is an appropriate treatment for this property and
the programmatic elements of the design in order to take advantage of the views.

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 property has a mixture of groups and individual punched openings.

2. The grouped openings have strong dividers between the windows creating
a 2:1 proportion

3. The window's individual openings have a 2:1 proportion as well.

4, The windows are all aligned vertically over the facades.

The changes in window configuration substantially keeps the same design and
does not affect the rhythm of the building.

4. Storefronts: New storefronts should relate to the characteristics of existing
storefronts on historic buildings. Storefronts in the district are typically taller than
individual upper floors; framed by piers and/or columns and have a lintel separating
them from the upper floors; are divided into bays which increases their verticality and
provides a pedestrian scale and proportion; and have large, fixed expanses of clear (not
tinted or reflective) glass. As with rehabilitated original storefronts, roll down shutters
and metal bar systems installed on the exterior of the building are not appropriate
elements for new storefronts. The storefront lintels are 12 to 18 feet above grade; the
windowsill height is between 18 inches and 3 feet above grade; and storefront windows
are set back from the structural elements approximately 12 inches.

1. Not applicable as this is a residential development

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

The setback along Sycamore is appropriate as it is at the property line

The setbacks along is 2 feet back which is an appropriate setback and is in line
with the setback of the property to the west. A portion of the building with the
garage is setback from the street, Staff feels that this treatment is appropriate to
provide separation between the buildings and also makes the garage portion of
the site less visible.
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6. Rhythm: New buildings should incorporate design features, such as window
groupings, articulation of wall surfaces, and decorative elements such as columns or
piers in an effort to maintain the rhythm that already exists in the district. New
construction should avoid creating long unrelieved expanses of wall along the street by
maintaining the rhythm of bays found on the district. Most buildings in Over-the-Rhine
are relatively narrow, 25 to 50 feet in width. A building facade typically displays vertical
subdivisions that establish a visual rhythm. In dense commercial areas such as Vine
Street, there are no setbacks, creating a solid wall along the street. This wall is
articulated by the individual buildings, which in turn are divided by window groupings,
changes in wall planes and decorative elements such as pilasters, columns or piers.

The lots and buildings are between 23 feet wide along Seitz and 28 feet side on
Mulberry. Mulberry is 16 feet. The buildings widths are appropriate; however, the
frontage at the property line is narrower than a typical property.

For this location, staff does not feel that the narrow nature of the property line
frontage is inappropriate of inconsistent. There is not much context around the
immediate site. A lot of the surrounding land has been cleared or was never
developed. Also, the lot is right at the edge of the historic district. This allows for
more flexibility in design.

As this is not a dense commercial area, but a residential area, providing some
relief at the street line is appropriate.

Within the facade the windows provide a regular rhythm along Mulberry as they
are evenly spaced and vertically oriented. The design also incorporates a regular
fenestration along Sycamore and the west facade to create interest and a strong
rhythm along the street.

7. Emphasis: New residential and mixed-use construction should have a vertical
emphasis, because in Over-the-Rhine buildings are taller than they are wide, window
openings are tall and narrow, and storefronts have slender columns, which emphasize
verticality. Commercial and industrial buildings, which may have an overall horizontal
emphasis, often incorporate vertical elements, such as pilasters or vertically oriented
openings.

Along Sycamore the vertical emphasis is found through the window alignment
and that all segments of the facade that stair step are taller than they are wide.
The addition of the roof access and railing add more height to Sycamore to help
with the vertical emphasis.

On Mulberry the buildings do not have as strong of a vertical emphasis, but the
buildings are taller than they are wide and the added railing on the top helps to
add height to emphasis vertically of the building.

Throughout all building the use of gray metal panels with seams that are vertical
also help to emphasis the vertical nature of the building.
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8. Height: The height of new construction should not vary more than one story from
adjacent contributing buildings. Most buildings in Over-the-Rhine are between two- and
five-stories.

The height is appropriate to t