
ITEM 1 September 10, 2018 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: ZH2018051 
APPLICANT:  Platte Architecture and Design  
OWNER:  Race and Vine Offices LLC 
ADDRESS:  1537-39 Race Street 
PARCELS:  081-0002-0328 
ZONING:  CC-P 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: August 29, 2018 
HEARING DATE: September 10, 2018 
STAFF REVIEW: Beth Johnson Urban Conservator 
 
Details of Zoning Relief Required: 
 

 
1. Section 1425-15(c)(3) – Special Exception for an off-site parking lease for the 

required 18 rather than a covenant or easement. 
 
Existing Conditions: 
The property at 1537-39 Race Street is a building that spans the block and connects to 
1540-42 Pleasant Street. While built as two separate buildings, the buildings are 
connected. Both buildings were built as mixed use commercial buildings and have been 
renovated into a mixed use building with office and retail/restaurant space. They are 
brick Victorian buildings.  
 
Previous Reviews: The Certificate of Appropriateness application for rehabilitation and 
an elevator addition were approved at the June 4, 2018 Historic Conservation Board 
Meeting.  
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409-07  Commercial Community  
Variance Requests: Section 1425-19 Parking Requirements 
Variance Authority: Section 1445-07  
HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest 
   Section 1445-15 Standards for Variances  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI_S1409-07LAUSRE
https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1425PALOREhttps://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1425PALORE
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-07AUGRVASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-13GESTPUIN
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-15STVA
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
http://www.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/over-the-rhine-historic-district/
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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Figure 1: 1539 Race Street. Image from Google Street View 

 

 
Figure 2: Map of 1539 Race Street. Map provided by CAGIS. 
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Zoning Analysis: 
The project is a rehabilitation of a 4 story building into a mixed use building with office 
and commercial space. As the building fills up the entire site, offsite parking has to be 
secured. The building has been given a 2,000 sf exemption for the commercial space 
per the CC-P zoning regulations and has also be given a 50% reduction for proximity to 
public parking lots/garages that have availability. This leaves a requirement of 18 
spaces.  
 
Standards for Variances per Section 1435-05-4 

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

The building fills the lot entirely. The rehabilitation and use of this property will 
create an increase in parking demand but through providing this parking 
demand through a lease, the applicants are providing adequate parking.  

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

The denial of the requested special exception would deprive the property of 
all economically viable uses as any use will require some level of parking.  

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

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

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

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

Surrounding streets are adequate to carry the anticipated traffic from the 
proposed development. Surrounding surface parking lots are adequate to 
support the proposed development. The requested variance is not 
expected to negatively impact traffic in the area. 

h. Neighborhood Compatibility.  The proposed work is compatible with the 
predominant or prevailing land use, building and structure patterns of the 
neighborhood surrounding the proposed development and will not have a material 
net cumulative adverse impact on the neighborhood.   
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The proposed work will not have an adverse impact on the neighborhood. 
The building will be used as an office use with a small commercial space 
on the ground floors. This property is in Over-the-Rhine are in close 
proximity to other mixed use buildings.  

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

There are no adverse impacts anticipated.  

Certificate of Appropriateness Review: 

All work being proposed is consistent with the OTR Guidelines and is all able to be 
approved at the staff level.  
 
Other Considerations: 
 

Prehearing Results: A prehearing was held on August 22, 2018 
 

Comments Provided to Staff: N/A 
 

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

I. ZONING RELIEF 

 

1. SPECIAL EXCEPTION 
a. Section 1425-15(c)(3) – APPROVE – Special Exception for an off-site 

parking lease rather than a covenant or easement with the following 
conditions: 

i. Property owner shall control the rights to at least 18 parking spaces 
within 600 feet of the property for the life of the project. 

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

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

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

 

2. FINDING: The Board makes this determination that per Section 1435-05-4: 
(a) Such relief from literal implication of the Zoning Code will not be 
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materially detrimental to the public health, safety and welfare or injurious 
to property within the district or vicinity where property is located; and  

(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 district.  

 













































ITEM 2  September 10, 2018 

 
 

APPLICATION FOR  
ZONING RELIEF  

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: ZH20180141 
APPLICANT:  Drawing Department 
OWNER:  Paved Properties LLC 
ADDRESS:  2010 Elm Street 
PARCELS:  096-096-0006-0014  
ZONING:  UM 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over the Rhine 
REPORT DATE: August 29, 2018 
HEARING DATE: September 10, 2018 
STAFF REVIEW: Beth Johnson, Urban Conservator 
    
 
Nature of Request: 
The applicant is proposing a Change of Use to a property from Warehousing/Vacant to 
a Large Scale Recreation use. The proposed project would be an Ax Throwing Facility. 
Large Scale Recreation is a Conditional Use  
 
Details of Zoning Relief Required: 

1. 1410-05 – Land Use Regulations: Outdoor or large scale recreation is a 

conditional use.  A Conditional Use for the proposal is required.  

 

Existing Conditions 

The existing building is a one story warehouse brick building that is listed as a non-
contributing building to the Over-the-Rhine Historic District. It has an altered façade.  It 
has most recently been used as a warehousing/storage use.  
 
Previous Reviews: The applicant has received staff approvals for exterior restoration 

of the building including restoration of the storefront.  
 
Applicable Zoning Code Sections:   
Zoning District: Section 1410  UM 
Variance:   1410   Conditional Use   
HCB authority: Section 1435-05-4  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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Figure 1: 2010 Elm Street. Map from CAGIS Maps.  

 

 
Figure 2: Front facade of existing 2010 Elm Street 
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Zoning Review 

DISCUSSION:  
The applicant is requesting a Conditional Use Approval to have a large scale recreation 
facility in the property. The Zoning Administrator has determined that an Ax Throwing 
Facility is considered a large scale facility due to its similarity to uses listed in the 
definition, such as shooting range.  
 
a. Zoning.  The proposed work conforms to the underlying zone district regulations 

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

 The underlying zoning is UM.  The current and proposed use of the 
interior of the building as a large scale recreation is listed as a conditional 
use.  

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

 The proposed use conforms to the guidelines for the district, subject to 
conditional use approval.  The proposed changes to the façade 
substantially conform to the Historic Conservation Guidelines.  

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

This project conforms to the Over the Rhine Comprehensive Plan by 
providing for the reuse of a building as well as providing for a mix of uses 
that will make the neighborhood a vibrant neighborhood.  

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

As a large scale recreation, the required parking is minimal and will be 
able to be provided onsite.  

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

The entire use will be indoors and will not require any exterior buffering  

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

Not Applicable  

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

The hours of operation are compatible to other uses surrounding uses 
within the area.  

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

https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1423LABUYA
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2010 Elm Street is in the Urban Mix District and in an area of Over-the-
Rhine which has an industrial past. The building was warehouse and 
storage building. The neighborhood has transitioned away from a heavy 
industrial area to a mixed use area with commercial, light industrial, and 
residential. The primary uses expected within this district are non-
residential or residential uses within mixed-use settings (i.e. commercial 
on the first floor and residential above)  

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

Staff does not believe there will be any adverse effects. While a large 
scale recreation use, the use is completed inside the building and will not 
have negative impacts in regards to noise or odors.  

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

The Public Benefit of a new business and use in a currently vacant and 
underutilized building.  

 
Standards for Variances and Conditional Uses per Section 1435-05-4 

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

The building is a non-contributing building to the Over The Rhine Historic 
District. However it contributes to the street scape and its reuse will be a 
benefit to the historic district.   

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

Denial of the requested Conditional Use will not prevent any viable use of the 
building, however the use is a new use within the neighborhood and having 
varied uses within a neighborhood provides for a more sustainable economic 
pattern.  

 

Standards Conditional Uses per Section 1445-05 and 1445-21 

(a) the conditional use is specifically listed in the applicable zoning district 
regulations;  
Large Scale Recreation is a conditional use per the UM standards.  
 

 
(b) the project meets any limitations specifically listed in the applicable zoning district 

use regulations; and  
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There are no limitations listed for large scale recreation under the UM standards.  
 

(c) the project’s location, design, configuration and special impact on the area 
prevent or limit potential adverse effects on the immediate neighborhood  
The entire use will be within a building. As such, noise will be avoided as it will be 
confined to the building.  

 
Other Considerations: N/A 

 
Prehearing Results: A prehearing was held August 22, 2018.  
 
Comments Provided to Staff: NA  
 
Consistency with Plan Cincinnati (2012): 
“Sustain” Initiative Area “Preserve our built history” 
 
I. CONDITIONAL USE 

A. Section 1419-2 (c) – Conditional Use– APPROVE Large Scale Recreation 
Use for 2010 Elm Street.  
 

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. 
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A1.1 EXTERIOR ELEVATIONS
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A2.3 BASEMENT REFLECTED CEILING PLAN
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E-1 BASEMENT ELECTRICAL PLAN

E-2 GROUND FLOOR ELECTRICAL PLAN

E-3 PANEL SCHEDULE

MECHANICAL
H-1 MECHANICAL PLAN

H-2 MECHANICAL SCHEDULES

PLUMBING
P-1 BASEMENT PLUMBING PLAN

P-2 GROUND FLOOD FLOOR PLUMBING AND DEMO PLAN

P-3 PLUMBING ISOMETRIC AND DETAILS

P-4 PLUMBING SCHEDULES

2010 ELM ST. CINCINNATI, OH 45202 PARCEL # 096-0006-0014-00

GENERAL CONDITIONS
THE GENERAL CONDITION OF THE CONTRACT FOR CONSTRUCTION ARE CONTAINED IN AIA DOCUMENT A201-2007 GENERAL CONDITIONS OF THE CONTRACT FOR CONSTRUCTION AND
ARE HEREBY MADE A PART OF THIS SPECIFICATION AS IF FULLY INCLUDED HEREIN.  COPIES OF THIS DOCUMENT ARE AVAILABLE FROM THE ARCHITECT.

BUILDING CODE COMPLIANCE:
THE COMPLETED PROJECT IS TO MEET OR EXCEED THE REQUIREMENTS FOR A COMMERCIAL INTERIOR RENOVATION USING FRAMING AND GYPSUM WALLBOARD ASSEMBLIES AS
SPECIFIED. ALL MATERIALS, ASSEMBLIES AND FABRICATIONS SUPPLIED AND/OR INCLUDED IN THE PROJECT, AND ALL PROCEDURES, ASSEMBLY, SEQUENCES ETC. PERFORMED AS A PART
OF THE WORK OF THE PROJECT SHALL COMPLY FULLY WITH ALL REQUIREMENTS OF THE CODE, INCLUDING ALL REFERENCED CODES, STANDARDS, GUIDELINES, STATE AND FEDERAL
LAWS.

CONSTRUCTION SAFETY:
IN ACCORDANCE WITH THE GENERALLY ACCEPTED CONSTRUCTION PRACTICES, THE CONTRACTOR SHALL BE COMPLETELY AND SOLELY RESPONSIBLE FOR CONDITIONS OF THE  JOB SITE,
INCLUDING THE SAFETY OF ALL THE PERSONS AND PROPERTY DURING THE PERFORMANCE OF THE WORK.  THIS  REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED  TO
NORMAL HOURS.  WHEN ON SITE, THE ARCHITECT IS RESPONSIBLE FOR HIS OWN SAFETY BUT HAS NO RESPONSIBILITY  FOR THE SAFETY OF OTHER PERSONNEL OR SAFETY CONDITIONS
AT THE SITE.

THE ARCHITECT SHALL NOT BE RESPONSIBLE FOR THE MEANS, METHODS, TECHNIQUES, SEQUENCES, OR PROCEDURES OF CONSTRUCTION SELECTED BY THE CONTRACTOR.

THE CONTRACTOR SHALL BRACE THE ENTIRE STRUCTURE AS REQUIRED TO MAINTAIN STABILITY UNTIL COMPLETE AND FUNCTIONING AS THE DESIGNED UNIT.

DEMOLITION AND SALVAGE:
ITEMS OF SALVAGEABLE VALUE TO THE OWNER SHALL BE REMOVED FROM THE WORK AREA AND STORED AT A LOCATION MUTUALLY AGREED UPON BY BOTH THE OWNER AND
CONTRACTOR.  CONTRACTOR SHALL VERIFY ALL ITEMS OF SALVAGE WITH THE OWNER PRIOR TO ANY DEMOTION.

REMOVE FROM SITE ALL DEBRIS, RUBBISH, AND OTHER MATERIALS RESULTING FROM DEMOLITION OPERATIONS.
EXISTING SITE CONDITIONS:
THE CONTRACTOR AND HIS AGENT(S) SHALL VERIFY ALL INFORMATION, PLAN LAYOUT, AND DIMENSIONS CONTAINED WITHIN THESE CONSTRUCTION DOCUMENTS.  THE CONTRACTOR
SHALL VERIFY ALL EXISTING CONDITIONS, INCLUDING SITE CONDITIONS AND SOIL BEARING PRESSURE.  ALL ERRORS, OMISSIONS, INCONSISTENCIES, AND DISCREPANCIES ARE TO BE
REPORTED TO THE ARCHITECT BEFORE PROCEEDING WITH THE WORK.  FAILURE TO DO SO WILL RELEASE THE ARCHITECT FROM ALL RESPONSIBILITY.

DUE TO THE NATURE OF REMODELING AN EXISTING STRUCTURE, CERTAIN ASSUMPTIONS MUST BE MADE BY THE ARCHITECT REGARDING EXISTING CONDITIONS WHICH MAY NOT BE
VERIFIABLE WITHOUT EXPENDING ADDITIONAL SUMS OF MONEY OR DESTROYING OTHERWISE ADEQUATE PORTIONS OF THE BUILDING.  IN THE EVENT THAT DISCREPANCIES ARISE WHICH
CONFLICT WITH THE INTENT OF THESE DOCUMENTS, THE CONTRACTOR SHALL NOTIFY THE ARCHITECT PRIOR TO CONTINUING WITH THAT PORTION OF THE WORK.

PROPERTY PROTECTION:
THE AREAS OF MAJOR CONSTRUCTION WORK AND RENOVATION ARE DEPICTED ON THE DRAWINGS.  THE REMAINING AREAS OF THE FACILITY AND SITE  ARE TO BE SECURED AND
PROTECTED FROM WEATHER AND DAMAGE.  THE CONTRACTOR AND SUBCONTRACTORS SHALL BE RESPONSIBLE FOR THE ERECTION AND MAINTENANCE OF  PROTECTIVE MEASURES
SUCH AS BARRICADES, DUST PROTECTION, FLOOR COVERING, TENTING, FENCING OR HOARDING OF LANDSCAPING ETC.  SUCH PROTECTION SHALL REMAIN IN PLACE FOR THE DURATION
OF THE WORK.

THE CONTRACTOR SHALL ENDEAVOR TO UTILIZE THE SMALLEST OR LIGHTEST EQUIPMENT OR METHODS CONSISTENT WITH THE TASK TO MINIMIZE DISTURBANCE TO THE SITE.  THIS SHALL
APPLY TO ALL OPERATIONS INCLUDING EXCAVATION, HAULING, DEMOLITION, DELIVERY AND MATERIAL STORAGE.

DRAWINGS AND DIMENSIONS:
ALL EXTERIOR FRAME WALLS ARE DIMENSIONED FROM THE EXTERIOR FACE OF SHEATHING TO INTERIOR FACE OF STUD.  ALL INTERIOR WALLS ARE DIMENSIONED TO FACE OF STUD.
THESE DRAWINGS ARE NOT TO BE SCALED.  IF INSUFFICIENT INFORMATION EXISTS, CONTACT THE ARCHITECT FOR CLARIFICATION BEFORE PROCEEDING WITH THE WORK.

WHEN +/- DIMENSIONS ARE GIVEN THEY SHOULD BE CONSIDERED VARIABLE TO ALLOW FOR EXISTING CONDITIONS.  ALL OTHER DIMENSIONS SHOULD BE CONSIDERED FIXED UNLESS
PREVIOUSLY APPROVED BY THE ARCHITECT.
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PROJECT ADDRESS
2010 ELM ST.
CINCINNATI, OH 45202

BUILDING PERMIT
#2018P05495

ARCHITECT
DRAWING DEPT
3217 MADISON ROAD
CINCINNATI, OH 45209
(513) 272-8099

MEP ENGINEER
HAL-PE ASSOCIATES
530 W. 9TH STREET
NEWPORT, KY 41071
(859) 431-6083

GENERAL CONTRACTOR
SANSALONE & ASSOCIATES, LLC.
690 RED BUD
CINCINNATI, OH 45229
(513) 253-6773
CONTRACTOR REGISTRATION
#CBRC006447

PROJECT DESCRIPTION
· THIS PROJECT IS AN INTERIOR REMODELING OF A 1-STORY BUILDING w/ EXTERIOR

MASONRY BEARING WALLS, STEEL JOIST ROOF FRAMING, AND STRUCTURAL
CONCRETE SLAB FLOOR

· THE EXISTING BUILDING IS BEING USED AS STORAGE
· THE GROUND FLOOR SPACE WILL BE REMODELED TO CREATE A NEW RECREATIONAL

AXE-THROWING VENUE WHERE CUSTOMERS PAY FOR TIME TO USE A LANE FOR
TARGET THROWING.

ZONING - CITY OF CINCINNATI
ZONING DISTRICT: UM
HISTORIC: YES - OVER THE RHINE
HILLSIDE: NO
PARKING: CALCULATED AS "ARCHERY OR SHOOTING RANGE" RANGE REQUIREMENTS

PER SCHEDULE 1425-19-A, 1 SPACE REQUIRED FOR EVERY 1,000 SF = 6
PARKING SPACES REQUIRED (8 SPACES PROVIDED)

SIGNAGE: BY OTHERS UNDER SEPARATE PERMIT

BUILDING CODE
2017 OHIO BUILDING CODE
2017 OHIO MECHANICAL CODE

BUILDING USE GROUP (OBC 301)
LEVEL EXISTING PROPOSED
0 S S
1 S A-3

NON-SEPARATED OCCUPANCY (OBC 508.3)
PROJECT IS PROPOSED AS NON-SEPARATED MIXED USE (BASEMENT & GROUND FLOORS)

CONSTRUCTION TYPE
CONSTRUCTION TYPE: TYPE III-B

INTERIOR WALL & CEILING FINISH REQUIREMENTS - SPRINKLERED

USE (MOST RESTRICTIVE): A-3

EXIT ENCLOSURES & PASSAGEWAYS B

CORRIDORS B

ROOMS & ENCLOSED SPACES C

FLOORING CLASS II

AUTOMATIC SPRINKLER SYSTEM (OBC 903.3.1.1)
BUILDING TO BE EQUIPPED THROUGHOUT w/ AUTOMATIC SPRINKLER SYSTEM PER NFPA 13
ALL SPRINKLER WORK SHALL BE DESIGNED BY A LICENSED SPRINKLER CONTRACTOR
AND PERMITTED SEPARATELY BY OTHERS.

FIRE ALARM AND DETECTION SYSTEMS
NO FIRE ALARM IS EXISTING OR PROPOSED
FIRE EXTINGUISHERS PER NFPA 10

SQUARE FOOTAGE
BASEMENT TENANT SPACE: 5536 SQ. FT.
GROUND FLOOR TENANT SPACE: 5658 SQ. FT.

EXIT REQUIREMENTS
2 MEANS OF EGRESS REQUIRED; PROVIDED
(REFER TO SHEET A0.1 FOR LIFE SAFETY DIAGRAMS)

REQUIRED EGRESS WIDTH:
ALL PROPOSED & EXIST. EGRESS COMPONENTS = 36" MIN. / MIN. CORRIDOR WIDTH 44"

LONGEST DIAGONAL = 107'-1"
EXIT SEPARATION (L/3) > 35'-8 1

4" (PROVIDED)

PLUMBING
A-3 GYMNASIUM
78 OCCUPANTS
EMPLOYEES ARE COUNTED IN FIXTURE CALCS AND WILL USE COMMON FACILITIES
A WATER COOLER WILL BE PROVIDED IN LIEU OF THE DRINKING FOUNTAIN

SEX OCC WC WC REQ'D LAV LAV REQ'D(LAV PROVIDED)
M 69 1:125 1 (2 PROVIDED) 1:200 1 (1 PROVIDED)
F 69 1:65 2 (2 PROVIDED) 1:200 1 (1 PROVIDED
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24'-5"

STARTING POINT OF MEASUREMENT

DIRECTION OF TRAVEL

EXIT ACCESS TRAVEL PATH

TRAVEL DISTANCE

AREA BOUNDARY

1-HR WALL CONSTRUCTION

2-HR WALL CONSTRUCTION2HR 2HR 2HR

1HR 1HR 1HR

LEGEND

GROUND FLOOR
EMPLOYEE AREAS 200 SQ. FT. GROSS PER OCCUPANT

- FRONT COUNTER 180 SQ. FT. / 200 = 1
- RETAIL BAR 102 SQ. FT. / 200 = 1

SUBTOTAL 2

A-3 STANDING 5 SQ. FT. NET PER OCCUPANT
- CHECK-IN ###########/ 5 =

31
- STANDING TABLE 115 SQ. FT. / 5 = 23

SUBTOTAL 54

A-3 BUILT-IN SEATING 24" LINEAR PER OCCUPANT
- BAR SEATING 7 occupants

SUBTOTAL 7

A-3 TARGET AREAS BY DESIGN
- 14 LANES x 4 OCCUPANTS EACH = 56

STORAGE 300 SQ. FT. GROSS PER OCCUPANT
- TARGET STORAGE 194 SQ. FT. / 300 = 1
- BAR STORAGE 76 SQ. FT. / 300 = 1

SUBTOTAL 2

TOTAL GROUND FLOOR OCCUPANTS 119

BASEMENT
STORAGE 300 SQ. FT. GROSS PER OCCUPANT
- BASEMENT 5536 SQ. FT. / 300 = 18

TOTAL BASEMENT OCCUPANTS 18

TOTAL FIRE AREA OCCUPANCY 137

F.D.

F.D.

scale: 1/8" = 1'-0"

1
A0.1

Basement Code Plan

5536 SQ. FT. scale: 1/8" = 1'-0"

1
A0.1

Ground Floor Code Plan & Site Plan

5658 SQ. FT.

LANE 6

4 occupants

LANE 5

4 occupants
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LANE 8

4 occupants

LANE 7

4 occupants

LANE 10

4 occupants

LANE 9

4 occupants

LANE 12

4 occupants

LANE 11

4 occupants

LANE 14
4 occupants

LANE 13

4 occupants

BASEMENT

5536 SQ. FT.
18 occupants

FRONT COUNTER

180 SQ. FT.
2 occupants

BAR STORAGE

76 SQ. FT.
1 occupant

TARGET STORAGE

194 SQ. FT.
1 occupant
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23
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CHECK-IN

148 SQ. FT.
30 occupants
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14
'-6

"

PICNIC TABLE, TYP.

HALF WALL, TYP.
THROWING AREA, TYP.

58'-8"

69'-10"

EXIT

EXITEXIT

13
'-1

0"

53'-9"
TOTAL TRAVEL DISTANCE
FROM BASEMENT
69'-10" + 53'-9" = 123'-7"

TOTAL TRAVEL DISTANCE
FROM BASEMENT
58'-8" + 13'-10" = 72'-6"

17'-1"

66'-0"

60
'-5

"

34'-10"

LONGEST DIAGONAL = 107'-1"

THIS SITE PLAN IS NOT A LAND SURVEY AND DOES NOT
CONSTITUTE CIVIL ENGINEERING.  THIS SITE PLAN IS INTENDED

TO BE USED AS REFERENCE FOR DESIGN INTENT ONLY.
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3'-4"+/-5'-0"+/-5'-0"+/- 5'-0"+/-5'-0"+/-

6'-11"+/- (exist)

24'-5"+/- (exist. masonry opening)

6'-4"
75

8"
3'-5"

75
8"

3'-5"

14'-51
4"+/- (exist)

1. EXISTING CEMENT PARGING TO REMAIN, TYP.

2. EXISTING BRICK EXTERIOR TO REMAIN, TYP.

3. EXISTING STONE COPING TO REMAIN, TYP.

4. NEW STOREFRONT SYSTEM WITHIN EXISTING MASONRY OPENING, TYP.

5. NEW DOUBLE STOREFRONT DOORS

6. PROVIDE FLAT PORTION OF STOREFRONT TO INFILL DOORS BETWEEN EXIST. KNEEWALLS

7. EXISTING ELECTRIC SERVICE TO REMAIN

8. EXISTING OVERHEAD GARAGE DOOR TO REMAIN

9. NEW GLASSBLOCK WITHIN EXISTING MASONRY OPENING

10. EXISTING CMU TO REMAIN

11. EXISTING CLAY MASONRY TO REMAIN

12. EXISTING METAL GUTTER AND DOWNSPOUTS TO REMAIN

13. EXISTING METAL DOOR TO REMAIN

14. INFILL EXISTING OPENING WITH BRICK T.M.E.

15. NEW METAL DOOR AND FRAME

ELEVATION CODED NOTES 

1

2

3

4
5

6

scale: 1/4"=1'-0"

3
A1.0

Proposed Front Elevation (West/Elm St.)

scale: 1/4"=1'-0"

4
A1.0

Proposed Entry Plan

scale: 1/4"=1'-0"

2
A1.0

Existing Entry Plan

REMOVE EXISTING NON-ADA COMPLIANT
ENTRY DOOR, SINGLE PANE STOREFRONT
WINDOWS, AND ANGLED KNEE WALLS

STRAIGHT KNEE WALLS TO REMAIN

NEW SECTION OF KNEE WALL TO MATCH EXISTING

NEW STOREFRONT SYSTEM

NEW STOREFRONT SYSTEM TO CREATE INTERIOR
VESTIBULE REQUIRED BY ENERGY CODE

scale: 1/4"=1'-0"

1
A1.0

Existing Front Elevation (West/Elm St.)

1

2

0' 2' 8' 16'

7

7

D1. EXISTING SINGLE PANE GLASS AND STEEL STOREFRONT SYSTEM TO BE REMOVED, TYP.

D2. EXISTING ANGLED NON-ADA COMPLIANT DOOR CONFIGURATION TO BE REMOVED. ONLY ANGLED PORTION
TO BE REMOVED. LEAVE FLAT SECTION ALONG OUTER PORTION (SEE PLANS FOR MORE INFO).

D3. EXISTING FAILING STEEL LINTELS TO BE REMOVED AND REPLACED (UNDER PERMIT #2018P05142)

D4. EXISTING GLASS BLOCK TO BE REMOVED TO FACILITATE LINTEL REPLACEMENT.

D5. REMOVE EXISTING PLYWOOD COVERING AT WINDOW OPENINGS AND STEEL FRAME BEHIND

DEMOLITION CODED NOTES 

D1

D2

D3 D3 D3

3

ADJACENT
BUILDING

ADJACENT
BUILDING

17
'-1

0"

532 FT +/- A.S.L. (VARIES AS FLOOR SLOPES)
T/ GROUND FLOOR
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D3
D4

1

2

3

1

2

3

3

3

14

scale: 1/4"=1'-0"

1
A1.1

Existing Side Elevation (South/Henry St.)

scale: 1/4"=1'-0"

2
A1.1

Proposed Side Elevation (South/Henry St.)

0' 2' 8' 16'

17
'-1

0"

18
'-2

"

1. EXISTING CEMENT PARGING TO REMAIN, TYP.

2. EXISTING BRICK EXTERIOR TO REMAIN, TYP.

3. EXISTING STONE COPING TO REMAIN, TYP.

4. NEW STOREFRONT SYSTEM WITHIN EXISTING MASONRY OPENING, TYP.

5. NEW DOUBLE STOREFRONT DOORS

6. PROVIDE FLAT PORTION OF STOREFRONT TO INFILL DOORS BETWEEN EXIST. KNEEWALLS

7. EXISTING ELECTRIC SERVICE TO REMAIN

8. EXISTING OVERHEAD GARAGE DOOR TO REMAIN

9. NEW GLASSBLOCK WITHIN EXISTING MASONRY OPENING

10. EXISTING CMU TO REMAIN

11. EXISTING CLAY MASONRY TO REMAIN

12. EXISTING METAL GUTTER AND DOWNSPOUTS TO REMAIN

13. EXISTING METAL DOOR TO REMAIN

14. INFILL EXISTING OPENING WITH BRICK T.M.E.

15. NEW METAL DOOR AND FRAME

ELEVATION CODED NOTES 

D1. EXISTING SINGLE PANE GLASS AND STEEL STOREFRONT SYSTEM TO BE REMOVED, TYP.

D2. EXISTING ANGLED NON-ADA COMPLIANT DOOR CONFIGURATION TO BE REMOVED. ONLY ANGLED PORTION
TO BE REMOVED. LEAVE FLAT SECTION ALONG OUTER PORTION (SEE PLANS FOR MORE INFO).

D3. EXISTING FAILING STEEL LINTELS TO BE REMOVED AND REPLACED (UNDER PERMIT #2018P05142)

D4. EXISTING GLASS BLOCK TO BE REMOVED TO FACILITATE LINTEL REPLACEMENT.

D5. REMOVE EXISTING PLYWOOD COVERING AT WINDOW OPENINGS AND STEEL FRAME BEHIND

DEMOLITION CODED NOTES 
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9 9

D5 D5

10

11

2

8

10

11

2

8

3

3

12 12

12 12

13

13

scale: 1/4"=1'-0"

2
A1.2

Proposed Back Elevation (East)

scale: 1/4"=1'-0"

1
A1.2

Existing Back Elevation (East)
0' 2' 8' 16'

18
'-2

"

15

1. EXISTING CEMENT PARGING TO REMAIN, TYP.

2. EXISTING BRICK EXTERIOR TO REMAIN, TYP.

3. EXISTING STONE COPING TO REMAIN, TYP.

4. NEW STOREFRONT SYSTEM WITHIN EXISTING MASONRY OPENING, TYP.

5. NEW DOUBLE STOREFRONT DOORS

6. PROVIDE FLAT PORTION OF STOREFRONT TO INFILL DOORS BETWEEN EXIST. KNEEWALLS

7. EXISTING ELECTRIC SERVICE TO REMAIN

8. EXISTING OVERHEAD GARAGE DOOR TO REMAIN

9. NEW GLASSBLOCK WITHIN EXISTING MASONRY OPENING

10. EXISTING CMU TO REMAIN

11. EXISTING CLAY MASONRY TO REMAIN

12. EXISTING METAL GUTTER AND DOWNSPOUTS TO REMAIN

13. EXISTING METAL DOOR TO REMAIN

14. INFILL EXISTING OPENING WITH BRICK T.M.E.

15. NEW METAL DOOR AND FRAME

ELEVATION CODED NOTES 

D1. EXISTING SINGLE PANE GLASS AND STEEL STOREFRONT SYSTEM TO BE REMOVED, TYP.

D2. EXISTING ANGLED NON-ADA COMPLIANT DOOR CONFIGURATION TO BE REMOVED. ONLY ANGLED PORTION
TO BE REMOVED. LEAVE FLAT SECTION ALONG OUTER PORTION (SEE PLANS FOR MORE INFO).

D3. EXISTING FAILING STEEL LINTELS TO BE REMOVED AND REPLACED (UNDER PERMIT #2018P05142)

D4. EXISTING GLASS BLOCK TO BE REMOVED TO FACILITATE LINTEL REPLACEMENT.

D5. REMOVE EXISTING PLYWOOD COVERING AT WINDOW OPENINGS AND STEEL FRAME BEHIND

DEMOLITION CODED NOTES 

20
10

 E
LM

 S
TR

EE
T

2
6
 
J
u
l
y
 
-
 
c
o
n
d
i
t
i
o
n
a
l
 
u
s
e

2
0
1
0
 
E
l
m

 
S
t
.

C
i
n
c
i
n
n
a
t
i
,
 
O

h
i
o
 
4
5
2
0
2

ã
  
D

R
A
W

I
N

G
 
D

E
P
T
 
2
0
1
7

R
O

B
E

R
T

B
U

S
C

H

1
0
3
9
2

0
M

.

0

S

T

A

T

E

O

F

O

O

H

I

S

I

G

E

R

T

E

R

D

E

A

R

C

H

I

T

E

C

T

p
:
\
p
r
o
j
e
c
t
s
 
2
0
1
7
\
6
8
7
 
u
r
b
a
n
a
x
e
s
 
c
i
n
c
i
n
n
a
t
i
\
u
r
b
a
n
a
x
e
s
 
d
r
a
w

i
n
g
s
\
a
1
0
-
u
r
b
a
n
 
a
x
e
s
 
e
l
e
v
.
d
w

g

Robert M. Busch

License #: 10392

Exp. Date: 12/31/2018

sh
ee

t A
1.2

e
x
t
e
r
i
o
r
 
e
l
e
v
a
t
i
o
n



F.D.

F.D.

scale: 1/4"=1'-0"

1
A2.0

Basement Plan

76
'-1

01 2"

71'-93
4"

4'-
41 2"

L

C

d
o

o
r

8'-
71 2"

D
004A

D
002A

D
003A

E BASEMENT
001

STORAGE
002

MECHANICAL
003

STAIRS
004

F1

F1

E

EE

E E

E

E

EXISTING BASEMENT TO
REMAIN AS-IS

0' 2' 8' 16'

N

PARTITION TYPE SCHEDULE

A1 · SAME AS PARTITION "A" EXCEPT ONE SIDE ONLY

B

B1 · SAME AS PARTITION "B" EXCEPT ONE SIDE ONLY

C

C1

A
· WOOD FRAMING (2X4 OR 2X6 PER PLAN) @ 16" O.C. MAX
· SINGLE BOTTOM PLATE FASTENED TO CONCRETE FLOOR & DOUBLE TOP PLATES, TYP.
· 5

8" TYPE X GYP. BOARD ON BOTH SIDES
· FRAME FULL-HEIGHT TO DECK WHERE INDICATED ON PLAN - OR - BRACED TO DECK @ 48" o.c. MAX. TYP.

FU
LL

-H
EI

GH
T 

GY
P.

 B
OA

RD
FU

LL
-H

EI
GH

T 
O.

S.
B.

PA
RT

IA
L-

HE
IG

HT
 O

.S
.B

.

D
· WOOD FRAMING, 2X12 @ 16 O.C. MAX
· SINGLE TOP AND BOTTOM PLATES
· 42" HIGH
· OPEN ON BOTH SIDESKN

EE
 W

AL
L

EX
IS

TI
NG

 W
AL

L

· SAME AS PARTITION "C" EXCEPT ONE SIDE ONLY

NOTE: MOISTURE RESISTANT GYP. BOARD TO BE USED AT WET AREAS

E
· CONCRETE SURFACE TO REMAIN

1. OPEN TO BELOW

2. EXISTING STAIRCASE AND HANDRAIL TO REMAIN

3. NEW BAR

4. PICNIC TABLE TO BE PROVIDED BY OWNER

5. DRINK RAIL

6. EXISTING STEEL COLUMNS TO REMAIN

7. ELECTRIC SERVICE GEAR TO REMAIN

8. RECEPTION DESK

9. EXISTING GUARDRAIL AND HANDRAIL TO REMAIN

10. EXISTING GLASS BLOCK TO REMAIN

11. REPLACE EXISTING GLAZING WITH NEW STOREFRONT SYSTEM

12. PROVIDE LEVEL LANDING AT BOTH SIDES OF DOOR

13. THROWING AREA DESIGNATION

14. INFILL EXISTING OPENING WITH GLASS BLOCK

CONSTRUCTION CODED NOTES WALL LEGEND

EXISTING WALL TO REMAIN

NEW WALL SEE PARTITION TYPE

PROVIDE SOUND BATT
INSULATION WHERE INDICATED

2HR 2-HR RATED WALL

FULL-HEIGHT WALL TO DECK

· WOOD FRAMING (2X4 OR 2X6 PER PLAN) @ 16" O.C. MAX
· SINGLE BOTTOM PLATE FASTENED TO CONCRETE FLOOR & DOUBLE TOP PLATES, TYP.
· 7

16" ORIENTED STRAND BOARD ON BOTH SIDES
· FRAME FULL-HEIGHT TO DECK WHERE INDICATED ON PLAN - OR - BRACED TO DECK @ 48" o.c. MAX. TYP.

· WOOD FRAMING (2X4 OR 2X6 PER PLAN) @ 16" O.C. MAX
· SINGLE BOTTOM PLATE FASTENED TO CONCRETE FLOOR & DOUBLE TOP PLATES, TYP.
· 7

16" ORIENTED STRAND BOARD ON BOTH SIDES
· FRAME 42" HIGH
· CHAIN LINK FENCE FROM TOP OF WALL TO DECK ABOVE, ANCHORED w/ 2xFRAME

C2
· SAME AS PARTITION "C" EXCEPT 24" HIGH ONLY

F
· GLAZED CONCRETE BLOCK TO REMAIN EXPOSED

F1
· CONCRETE MASONRY UNIT TO REMAIN EXPOSED

KITCHEN EQUIP. SCHEDULE

ITEM  QTY.  ITEM DESCRIPTION MANUFACTURER MODEL# COMMENT

1 1 REACH-IN BOTTLE COOLER TURBO AIR TBC-80SB-N
2 1 REACH-IN BOTTLE COOLER TURBO AIR TBC-80SB-N
3 1 UNDERCOUTNER BACK BAR COOLER TURBO AIR TBB-4SG-N
4 1 DROP-IN HAND SINK

POS 4 DESKTOP COMPUTER or LAPTOP PROVIDE POWER AND DATA
WAV 6 WAIVER SIGNING STATION iPAD BASED TERMINAL
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PARTITION TYPE SCHEDULE

A1 · SAME AS PARTITION "A" EXCEPT ONE SIDE ONLY

B

B1 · SAME AS PARTITION "B" EXCEPT ONE SIDE ONLY

C

C1

A
· WOOD FRAMING (2X4 OR 2X6 PER PLAN) @ 16" O.C. MAX
· SINGLE BOTTOM PLATE FASTENED TO CONCRETE FLOOR & DOUBLE TOP PLATES, TYP.
· 5

8" TYPE X GYP. BOARD ON BOTH SIDES
· FRAME FULL-HEIGHT TO DECK WHERE INDICATED ON PLAN - OR - BRACED TO DECK @ 48" o.c. MAX. TYP.
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D · WOOD FRAMING, 2X12 @ 16 O.C. MAX
· SINGLE TOP AND BOTTOM PLATES
· 42" HIGH
· OPEN ON BOTH SIDESKN

EE
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· SAME AS PARTITION "C" EXCEPT ONE SIDE ONLY

NOTE: MOISTURE RESISTANT GYP. BOARD TO BE USED AT WET AREAS
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D

1. OPEN TO BELOW

2. EXISTING STAIRCASE AND HANDRAIL TO REMAIN

3. NEW BAR

4. PICNIC TABLE TO BE PROVIDED BY OWNER

5. DRINK RAIL

6. EXISTING STEEL COLUMNS TO REMAIN

7. ELECTRIC SERVICE GEAR TO REMAIN

8. RECEPTION DESK

9. EXISTING GUARDRAIL AND HANDRAIL TO REMAIN

10. EXISTING GLASS BLOCK TO REMAIN

11. REPLACE EXISTING GLAZING WITH NEW STOREFRONT SYSTEM

12. PROVIDE LEVEL LANDING AT BOTH SIDES OF DOOR

13. THROWING AREA DESIGNATION

14. INFILL EXISTING OPENING WITH GLASS BLOCK

CONSTRUCTION CODED NOTES 
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· FRAME FULL-HEIGHT TO DECK WHERE INDICATED ON PLAN - OR - BRACED TO DECK @ 48" o.c. MAX. TYP.
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KITCHEN EQUIP. SCHEDULE

ITEM  QTY.  ITEM DESCRIPTION MANUFACTURER MODEL# COMMENT

1 1 REACH-IN BOTTLE COOLER TURBO AIR TBC-80SB-N
2 1 REACH-IN BOTTLE COOLER TURBO AIR TBC-80SB-N
3 1 UNDERCOUTNER BACK BAR COOLER TURBO AIR TBB-4SG-N
4 1 DROP-IN HAND SINK
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DOOR SCHEDULE
LOCATION SIZE TYPE DOOR MATERIAL DOOR FINISH FRAME MATERIAL FRAME FINISH HARDWARE CLOSER COMMENT

002-A STORAGE 2-6" x 7'-0" B EXISTING WOOD DOOR AND FRAME TO REMAIN NO

003-A MECHANICAL 3-0" x 7'-0" B EXISTING METAL DOOR AND FRAME TO REMAIN NO

004-A STAIRS 3-0" x 7'-0" B EXISTING METAL DOOR AND FRAME TO REMAIN NO

104-A BAR STORAGE 3-0" x 7'-0" B HOLLOW METAL PAINTED K.D. METAL PAINTED STOREROOM YES

105-A WOMEN'S 3-0" x 7'-0" B HOLLOW METAL PAINTED K.D. METAL PAINTED
PUSH / PULL
(NO LATCH) YES

106-A MEN'S 3-0" x 7'-0" B HOLLOW METAL PAINTED K.D. METAL PAINTED
PUSH / PULL
(NO LATCH) YES

109-A VIEWING AREA 3-0" x 7'-0" B METAL EXISTING OVERHEAD GARAGE DOOR TO REMAIN

109-B VIEWING AREA 3-0" x 7'-0" B STOREFRONT PAINTED STOREFRONT PAINTED PANIC YES

116-A VESTIBULE (2) 3-0" x 7'-0"
A STOREFRONT PAINTED STOREFRONT PAINTED PANIC YES

116-B VESTIBULE 3-0" x 7'-0" A STOREFRONT PAINTED STOREFRONT PAINTED
PUSH / PULL
(NO LATCH) YES

116-C VESTIBULE 3-0" x 7'-0" A STOREFRONT PAINTED STOREFRONT PAINTED
PUSH / PULL
(NO LATCH) YES

120-A STAIRS 4-0" x 7'-0" B
EXISTING METAL DOOR, FRAME, AND HARDWARE TO REMAIN PANIC YES

120-B STAIRS 4-0" x 7'-0" B EXISTING METAL DOOR AND FRAME TO REMAIN CLASSROOM NO PROVIDE SIGN STATING "NOT AN EXIT"

D
-

A B

DOOR ACCESSIBILITY NOTES

A. DOORS WITH CLOSERS SHALL HAVE A SWEEP PERIOD OF 3 SECONDS MINIMUM FROM AN OPEN
POSITION OF 70 DEGREES TO A POINT 3" FROM THE LATCH.

B. ALL DOOR THRESHOLDS SHALL NOT EXCEED 12" IN HEIGHT AND SHALL MEET ALL ADA REQUIREMENTS.
C. ALL DOORS SHALL HAVE ADA COMPLIANT LEVER STYLE HANDLES MOUNTED NO HIGHER THAN 48".
D. ALL DOORS SHALL HAVE ADA COMPLIANT LOCKS AND LATCHES AS REQUIRED PER OBC.
E. EGRESS DOORS SHALL BE READILY OPENABLE FROM THE EGRESS SIDE WITHOUT THE USE OF A KEY

OR SPECIAL KNOWLEDGE.

U.N.O. PROVIDE MIN. CLEARANCES AT LATCH SIDE: 18" CLR. @ PULL SIDE
12" CLR. @ PUSH SIDE

DOOR HARDWARE NOTES w/ FUNCTIONS & DESCRIPTION

PASSAGE ANSI F75 Latchbolt operated by lever from either side at all times.
PRIVACY ANSI F76A Latchbolt operated by lever from either side. Outside lever is locked by push button and unlocked by

emergency release outside, operating inside lever or closing door.
OFFICE ANSI F82 Push-button locking. Push-button locks outside lever until unlocked with key or by rotating inside lever.
CLASSROOM ANSI F84 Deadlocking latchbolt operated by lever from either side except when outside lever is locked from

outside by key. When outside lever is locked, latchbolt is operated by inside lever.
STOREROOM ANSI F86 Deadlocking latchbolt operated by key in outside lever, or by operating inside lever. Outside lever is

always locked.
EXIT ANSI F111 Blank plate outside. Inside lever always unlocked.

DOOR STOP IVES FS410 FLOOR MOUNTED

CLOSER ALUMINUM FINISH: COORD. w/ CLIENT & CONTRACTOR

a. ALL DIMENSIONS ARE ROUGH FRAMING PER SCHEDULED PARTITION UNLESS NOTED OTHERWISE.

b. ALL DIMENSIONS NOTED AS "CLEAR" ARE TO FINISH FACE OF SCHEDULED PARTITION.

c. SCHEDULED PARTITION TYPE APPLIES TO ONE SIDE OF WALL ONLY. IF BOTH SIDES OF PARTITION ARE NOT INDICATED,
CONTACT ARCHITECT FOR CLARIFICATION.

d. DO NOT SCALE DRAWINGS - WRITTEN DIMENSIONS GOVERN. CONSULT THE ARCHITECT IN CASE OF CONFLICT.

e. CONTRACTOR SHALL REMEDY, WITHOUT COST TO TENANT, ANY DEFECTS DUE TO FAULTY WORKMANSHIP.

f. COORDINATE ALL WORK w/ MECHANICAL, ELECTRICAL, PLUMBING, & SPECIALTY CONSULTANT DRAWINGS.

g. CONTRACTOR SHALL COORDINATE WORK OF VARIOUS TRADES IN INSTALLATION OF INTERRELATED WORK.  BEFORE
INSTALLATION OR WORK BY ANY TRADE BEGINS, MAKE PROPER PROVISIONS TO AVOID INTERFERENCES.

h. WORK ASSOCIATED w/ INDEPENDENT PERMIT PACKAGES SHALL BE SCHEDULED & COORDINATED BY CONTRACTOR.

i. CONTRACTOR SHALL SUBMIT SHOP DRAWINGS TO ARCHITECT FOR REVIEW.

j. CONTRACTOR SHALL SUBMIT PRODUCT AND FINISH SELECTION INFORMATION TO ARCHITECT FOR REVIEW.

k. USE TYPE-X GYPSUM BOARD ON ALL PARTITIONS UNLESS NOTED OTHERWISE

l. CONTRACTOR SHALL VISIT THE JOB SITE AND VERIFY ALL EXISTING CONDITIONS PRIOR TO ORDERING MATERIALS OR
BEGINNING WORK.  ANY DISCREPANCIES SHALL BE BROUGHT TO THE ATTENTION OF THE ARCHITECT FOR RESOLUTION.

m. FLOOR SURFACES SHALL BE LEVEL TO ASSURE SMOOTH SURFACE FOR FINISHED FLOOR INSTALLATION.

n. SUBMIT REQUESTS FOR SUBSTITUTIONS, REVISIONS, OR CHANGES TO ARCHITECT FOR REVIEW PRIOR TO PURCHASE,
FABRICATION, OR INSTALLATION.

o. ALL MATERIALS, PRODUCTS AND SYSTEMS SHALL BE INSTALLED IN ACCORDANCE WITH THE MANUFACTURER'S
REQUIREMENTS, RECOMMENDATIONS AND SPECIFICATIONS.

p. CONTRACTOR SHALL COORDINATE AND PROVIDE SOLID WOOD BLOCKING IN STUD WALLS AS REQUIRED TO SUPPORT
WALL-MOUNTED CABINETRY, SHELVING, COUNTERS, HANDRAILS, WINDOW/DOOR FRAMES, TRIM, AND ALL OTHER
MILLWORK.

q. ALL CEILINGS AND SOFFITS ARE INTENDED TO BE FRAMED WITH METAL FRAMING SUCH AS USG SUSPENDED DRYWALL
CEILING SYSTEM OR OTHER METAL SYSTEMS - COORDINATE w/ ARCHITECT.

r. PROVIDE SOUND ATTENUATING BATT INSULATION AT ALL WALLS AROUND MECHANICAL CLOSETS, PLUMBING STACKS,
DISHTANK & RESTROOMS AS INDICATED ON PLAN.

s. INSULATING MATERIALS SHALL HAVE A FLAME SPREAD INDEX NOT MORE THAN 25 AND A SMOKE DEVELOPMENT INDEX
NOT MORE THAN 450

t. CONTRACTOR IS RESPONSIBLE FOR ALL FLOOR AND WALL PENETRATIONS FOR ELECTRICAL AND MECHANICAL WORK.
SUCH OPENINGS SHALL BE FRAMED AND REINFORCED.

u. THE CONTRACTOR SHALL SUPPLY ALL MATERIALS, LABOR AND COORDINATION REQUIRED FOR THE INSTALLATION OF
ALL OWNER SUPPLIED ITEMS (FURNITURE, LIGHTING AND ARTWORK) UNLESS OTHERWISE NOTED.

v. PROVIDE PORTABLE FIRE EXTINGUISHERS WITHIN 30 FEET OF COMMERCIAL EQUIPMENT AND ELSEWHERE AS REQUIRED
BY ICC SECTION 906 AND THE INTERNATIONAL FIRE CODE - LOCATE IN THE FIELD WITH FIRE MARSHALL

w. JAMBS AT HINGE SIDE OF DOOR OCCUR 4" FROM INSIDE CORNER, UNLESS DIMENSIONED OTHERWISE.

x. REFER TO ELECTRICAL PLANS FOR EXIT SIGNAGE, EMERGENCY LIGHTING, AND EGRESS LIGHTING.

GENERAL CONSTRUCTION NOTES
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LIGHT FIXTURE SCHEDULE

ITEM DESCRIPTION FIXTURE MAKE FIXTURE MODEL# LAMP TYPE DIM REMARKS

A1 6" RECESSED (LED)

B1 LINEAR LED - HANGING LITHONIA ZL1F L48 6000 LM MDD XX 30K 80 CRI SKGY WITH HANGER CHAIN HC36

C1 PENDANT NORA LIGHTING NYLI-6PI2B LED PAR30 LONGNECK, 1250 lm MIN. YES

C2 PENDANT RECEPTION DECORATIVE YES

C3 PENDANT BAR DECORATIVE YES

C4 KEYLESS PORCELAIN BASE EXISTING TO REMAIN REPLACEMENT LED

E1 TRACK LIGHTING NORA LIGHTING NTL-203B TRACK HEAD 8W MR16 LED, 3000K, 90+ CRI, 25°, 750 lm±

X1 EXIT SIGN CONTRACTOR SUBMITTAL -

XL1 EMERGENCY LIGHT CEILING MOUNT CONTRACTOR SUBMITTAL -

XL2 EMERGENCY LIGHT WALL MOUNT CONTRACTOR SUBMITTAL

XL3 EXTERIOR REMOTE HEAD CONTRACTOR SUBMITTAL

XLC1 EXIT SIGN / EMERG LIGHT COMBO CONTRACTOR SUBMITTAL -

NOTES TO SPRINKLER CONTRACTOR:
- EXPOSED HEADS AT EXPOSED STRUCTURE/OPEN CEILING AREAS;

RUN SPRINKLER LINES THROUGH STRUCTURAL AS HIGH AS
POSSIBLE IN ORDER TO MAXIMIZE USEABLE CEILING HEIGHT

- RECESSED HEADS AT LAY-IN CEILINGS
- FLUSH HEADS AT HARD FINISH CEILINGS

a. THIS SHEET IS INTENDED TO SHOW ARRANGEMENT OF ALL MAJOR CEILING DEVICES. GENERAL
CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATION OF SEPARATE TRADES AND RESOLVING
POTENTIAL CEILING CONFLICTS. COORDINATE w/ MEP DRAWINGS.

b. REFER TO MECHANICAL DRAWINGS FOR MECHANICAL DUCT DISTRIBUTION SYSTEM. ALL AIR DEVICE
TYPES AND COLORS SHALL BE COORDINATED WITH SURROUNDING CEILING FINISH. SUBMIT TO
ARCHITECT AND MECHANICAL ENGINEER FOR REVIEW.

c. ALL NOTED CEILING DIMENSIONS ARE INDICATED AS CLEAR ABOVE FINISHED FLOOR DIMENSIONS.
VERIFY THICKNESS OF FINISHED FLOOR AND SUBSTRATE REPAIRS/OVERLAYMENT WITH
CONTRACTORS PRIOR TO THE INSTALLATION OF ANY NEW CEILING CONSTRUCTION TO ACHIEVE
NOTED REQUIRED DIMENSIONS.

d. ALL SOFFIT DIMENSIONS ARE TO FINISHED FACE - U.N.O

e. ALL CEILINGS AND SOFFITS ARE INTENDED TO BE FRAMED w/ USG SUSPENDED CEILING SYSTEM
AND/OR METAL CHANNELS, T-BARS, ETC.

f. CEILING TILES TO BE CENTERED BOTH WAYS IN ROOM OR SPACE UNLESS NOTED OTHERWISE.

g. ALL DIMENSIONS ARE TO CENTER OF LIGHT FIXTURE U.N.O.

h. LIGHT FIXTURES LOCATED IN CEILING GRID ARE NOT NECESSARILY CENTERED IN EACH CEILING TILE
(ALTHOUGH PREFERRED).  FOLLOW DIMENSIONS ON PLAN.  IF NO DIMENSIONS PRESENT CONTACT
ARCHITECT TO VERIFY LOCATION.

i. ALL ELECTRICAL WORK SHALL COMPLY WITH ALL BUILDING CODES AND N.E.C. AND SHALL BE
PERFORMED BY LICENSED ELECTRICIANS.

j. ALL LIGHT FIXTURE & DEVICE LOCATIONS & SPECIFICATIONS SHOWN ON ARCHITECTURAL DRAWINGS
TAKE PRECEDENT OVER ELECTRICAL SHEETS. IF CONFLICTS EXIST, CONTACT ARCHITECT FOR
RESOLUTION BEFORE INSTALLATION.

k. LIGHT FIXTURES TO BE  LOCATED AS INDICATED ON THIS PLAN.  REFER TO ELECTRICAL DRAWINGS
FOR MORE INFORMATION - CONTACT ARCHITECT/ENGINEER IMMEDIATELY IF THERE ARE ANY
DISCREPANCIES.

l. THE G.C. SHALL SET ALL CEILING AND SOFFITS TO ACHIEVE A SURFACE THAT IS PLUMB, LEVEL AND
SQUARE TO ALL WALLS AND SOFFITS.

m. G.C. TO PROVIDE ADEQUATE CLEARANCE FOR FIXTURES, DUCTS, CEILING TO MAINTAIN SPECIFIC
HEIGHTS.  COORDINATE MECHANICAL, ELECTRICAL AND PLUMBING - REPORT ANY DISCREPANCIES
TO ARCHITECT/ENGINEER IMMEDIATELY.

n. ADDITIONAL HANGER AND SAFETY WIRES FOR LIGHT FIXTURES, SPEAKERS AND AIR SUPPLY/RETURN
DIFFUSERS AS REQUIRED BY LOCAL CODES TO BE THE RESPONSIBILITY OF THE SUB-CONTRACTOR.

o. PROVIDE SPRINKLER HEADS AS REQUIRED FOR DROPPED CEILINGS AND BULKHEAD AREAS.
SPRINKLERS MUST COVER EXPOSED STRUCTURE ABOVE SOFFIT AREAS AS WELL AS OCCUPIABLE
SPACE BELOW SOFFITS. SPRINKLER CONTRACTOR TO SUPPLY SPRINKLER SHOP DRAWINGS FOR
REVIEW AND APPROVAL. FIRE PROTECTION PLAN SHOWS DESIGN INTENT.
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* DENOTES FIXTURE TO BE CIRCUITED FOR EGRESS

NOTE: ALL FIXTURES ARE REPRESENTATIVE OF LIGHTING TYPE, BUT SELECTIONS ARE NOT FINAL
ELECTRICIAN SHALL REFER TO ARCHITECTURAL RCP FOR MOST CURRENT FIXTURE SCHEDULE

LIGHT FIXTURE NOTES
1. REFER TO MANUFACTURER'S SPECIFICATIONS FOR ELECTRICAL REQUIREMENTS
2. REFER TO LIGHTING SUPPLIER'S SCHEDULE AND CUT SHEETS FOR MORE INFORMATION AND ALL LAMP SELECTIONS.
3. A/V & SECURITY NOT SHOWN - REVIEW SPEAKER, CAMERA & SECURITY SYSTEM ACCESSORIES BY LOCATION WITH CLIENT.
4. COORDINATE ANY DIMMING LOCATIONS WITH LAMP SELECTIONS.
5. REFER TO ENGINEERING DRAWINGS FOR SWITCHING/CONTROL SYSTEM LOCATIONS.
6. CONTRACTOR TO COORDINATE DIMMERS w/ FIXTURE AND/OR LAMP MANUFACTURER'S APPROVED LIST.

LED LAMP NOTES:
a. PROVIDE SUBMITTALS OF ALL LED LAMPS FOR OWNER AND ARCHITECT APPROVAL PRIOR TO ORDERING
b. NOTE DIMMING REQUIREMENTS PER SCHEDULE AND CONFIRM SUITABILITY OF DIMMING DEVICE WITH LIGHTING CIRCUIT.
c. LED LAMP SPECS ARE PROVIDED FOR DESIGN BASIS - MATCH ALL LINE ITEMS AS CLOSE AS POSSIBLE ON SUBMITTAL CALLING

ATTENTION TO ANY DISCREPANCIES FOR OWNER AND ARCHITECT REVIEW.
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26 July 2018 
 
Project: Urban Axes (Parcel ID: 096-0006-0014-00) 
Permit No.: 2018P05495 
 
Property Owner: 
Paved Properties, LLC 
324 Reading Rd. 
Cincinnati, OH 45202 
 
Architect Applicant: 
drawing dept 
3217 Madison Road 
Cincinnati, Ohio 45209 
 
Section 6. Summary of Reasons Why Relief Should Be Granted 
 
The subject property is a warehouse building within Over The Rhine. The property is located within the OTR Historic District. The 
zoning district is UM – urban mix.  
 
 
Cincinnati Municipal Code 1410-01 – Urban Mix District Purposes 
The proposed project meets the standards outlined by the Cincinnati Municipal Code as follows: 
 
(a) Provide a balance of uses & amenities fostering a vital economic, livable & cultural area and enhance its urban, aesthetic qualities. 

Urban Axes is a social business by nature in that it brings groups of people together. Whether for corporate team building 
activities, friendly competition amongst friends, or simply a way of passing time, the business will contribute to the items 
above in the nature of its function. 

 
(b) Protect and enhance historic, cultural, economic and architectural resources. 

The existing building is currently in need of repairs to structural lintels and broken windows are boarded up. A permit has 
already been issued for repair of the structural lintels and work is under way. This application includes replacement of the 
existing storefront which will bring the building back to life and restore the urban fabric of the neighborhood. 

 
(c) Preserve, create and enhance pedestrian-oriented streets to encourage retail, entertainment, residential and office vitality and 
improve the quality of life for district residents, visitors and workers. 

As previously mentioned, the storefront is being restored. This will remove the currently installed painted plywood 
storefront covering. It should also be noted that work is proposed to the front façade that will create an ADA accessible 
entrance along the sidewalk. The revitalized storefront will restore the pedestrian friendly nature and scale of the 
building while encouraging retail and entertainment vitality that is intrinsic to the business. 
 

(d) Provide quality public spaces, such as urban street corridors, by maintaining the physical continuity of the street edge created by 
buildings. 

The existing street edge is being maintained on both Elm St. and Henry St. 
 

(e) Bring most daily activities within walking distance, giving the elderly, young and disabled increased independence of movement. 
Revitalizing the storefront and replacing a warehouse use with a vibrant business will extend the pedestrian friendly 
nature of the area along Elm Street. 
 

(f) Reduce the number of automobile trips; minimize congestion, consumption of resources and air and noise pollution. 
The building is currently a warehouse and does not contribute to the pedestrian friendly nature of the area. Adding the 
proposed business will produce synergies with the surrounding businesses to reduce automobile trips. 
 

 
 
 
 



[Page 2 of 3] 

Cincinnati Municipal Code 1445-13 – General Standards, Public Interest 
(a) Zoning. The proposed work conforms to the underlying zone district regulations and is in harmony with the general purposes and 
intent of the Cincinnati Zoning Code or the Land Development Code, as applicable. 

We believe the proposed use meets the spirit and intent of the underlying zoning and is in harmony with the general 
purposes and intent of the zoning code. As such, we respectfully request that the conditional use proposed be approved. 

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

The existing exterior building will remain and be restored. The proposed use is permitted by conditional use. 
 

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

The proposed project fits within these plans to the best of our knowledge. 
 
(d) Traffic. Streets or other means of access to the proposed development are suitable and adequate to carry anticipated traffic and 
will not overload the adjacent streets and the internal circulation system is properly designed. 

The proposed project meets the parking requirements per zoning. It is also located along the streetcar line with a stop 
within a block to the south. 

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

No buffering is required. 
 
(f) Landscaping. Landscaping meets the requirements of Chapter 1423, Landscaping and Buffer Yards. 

No buffer yards or landscaping are required for this project.  
 
(g) Hours of Operation. Operating hours are compatible with adjacent land uses. 

The operating hours will be largely 11am to 11pm and are similar to other businesses in the area. 
 
(h) Neighborhood Compatibility. The proposed work is compatible with the predominant or prevailing land use, building and 
structure patterns of the neighborhood surrounding the proposed development and will not have a material net cumulative adverse 
impact on the neighborhood. 

The proposed project is reuse of an existing building. The use will change from a warehouse to a business that is open to 
the public and social in nature. This is compatible with the largest businesses in the area: Rhinegeist Brewery and Findlay 
Market. We feel the impact on the area will be positive and is in keeping with the intended zoning of UM. 

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

There are no other known proposed amendments that would be in opposition to the proposed use. 
 
(j) Adverse Effects. Any adverse effect on the access to the property by fire, police, or other public services; access to light and air 
from adjoining properties; traffic conditions; or the development, usefulness or value of neighboring land and buildings. 

The building will have a sprinkler system installed and is accessible on 3 sides for fire/emergency situations. Access to 
light and air from adjoining properties will not be changed. Traffic conditions will be increased as the nature of the 
business will be a larger demand than the current warehouse use. However, the City is currently considering eliminating 
the required parking for this area, although the required parking for this project can be met on site. 

 
(k) Blight. The elimination or avoidance of blight. 

This project will eliminate existing blight. 
 
(l) Economic Benefits. The promotion of the Cincinnati economy. 

The proposed project will create jobs and create additional income and property tax for the city. 
 
(m) Job Creation. The creation of jobs both permanently and during construction. 

Jobs will be created for the construction of this project as well as for the operation of the business. 
 
(n) Tax Valuation. Any increase in the real property tax duplicate. 

The proposed project represents a substantial investment on this piece of property, which will translate into an increase 
in the real property tax duplicate. 

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

The proposed project allows the owner of the building to create a leasable space. The applicant will gain a new location 
for their expanding business 

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

The proposed project will revitalize a blighted building and add a new pedestrian friendly business to the area which will 
be commensurate with the adjacent businesses in the vicinity. 
 
 
 
 

https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1423LABUYA
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Request for Conditional Use in Compliance with 1445-05 and 1445-21 
The proposed large scale recreational use requires a conditional use approval. However, the use will be entirely within an existing 
building with no outdoor activities, and required parking will be provided. The occupancy of the proposed project will not be 
radically different from other permitted uses such as clubs/lodges, religious assembly, bars/restaurants, or small scale recreational 
facilities. It is our opinion that the proposed use is only classified as large scale because of the unique nature of the business and the 
difficulty in classifying its use based on standard zoning categories. We feel the proposed use is in keeping with the intent of the 
overlying zoning district, will revitalize an existing building within an historic district, and will provide numerous economic and 
entertainment benefits to the area. 
 
It should be noted that the proposed use is currently permitted by the zoning code as a conditional use. 
 
As outlined above, the project meets the conditions needed to receive the requested conditional use. As demonstrated, there are 
unique factors pertaining to the classification of the business which require a conditional approval.  
 
Thank you for your thoughtful consideration of our request of a conditional use associated with this particular project. 
 
 
 

 
Ron Novak 
drawing dept 



ITEM 3 September 10, 2018 

APPLICATION FOR 
ZONING RELIEF AND  

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: ZH20180142/COA2018050 
APPLICANT:  Platte Architecture and Design 
OWNER:  Dedric Powell 
ADDRESS:  1518 Race Street 
PARCELS:  081-0004-0010 
ZONING:  CC-P  
OVERLAYS:   Over the Rhine Historic District  
COMMUNITY: Over the Rhine 
REPORT DATE: August 30, 2018 
HEARING DATE: September 10, 2018 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
 
Details of Zoning Relief Required: 

1. §1409-07– Dimensional Variance – Dimensional Variance of 6700 sq. ft. of lot 
area to allow for 16 residential dwelling units at 281 sf/unit rather than the 
permitted 6 residential dwelling units at 700 sf/unit.   

2. §1425-15(c)(3)- Numerical Variance - 8 space parking variance to allow for only 
8 of the required 16 parking spaces for a proposed mixed-use project.    
 

Nature of Request: 
The applicant is requesting two variances and a Certificate of Appropriateness for 
construction of a new 5 story mixed-use building at 1518 Race Street.  

 
Existing Conditions: 
To the north of the lot is a 2 ½ Story Second Empire residential building and Prince of 
Peace Church building. To the south is a 3 story at the front and fourth story set back 
from the front new construction residential building. Across the street are 3 and 4 story 
residential buildings. To the east across the alley are 2-3 story buildings.  
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Figure 1: Street view of 1518 Race Street. Pictures provided by Google Street Views. 

 

Figure 2:  Map of 1216-1218 Race Street. Map provided by Cagis Maps 
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Proposed Conditions: 
The proposal at 1518 Race Street 
1. Construct a new 5 story mixed use building. The building will be a 4-story building 

utilizing most of the parcel, with a 5th story on the rear half of the building with 
roof deck in the front.  
1. The new building is to be set at the front property line at the upper stories 

and be set back 1 foot from the front property line.  
2. The rear of the building will be set in from the rear property line on the first 

floor to accommodate for a turn radius into the garage and will be set at 
the rear property line on the upper stories.  

3. The rear half of the building will have 0 ft. setbacks on each side.  The 
front half of the property will have 5 ft. setbacks on each side.   

4. The front and front half of the sides will be brick masonry the back half of 
the sides and rear will be cement fiber board.  

5. 8 parking spots are within the rear of the building. These parking spaces 
are accessed via mechanical lift systems and therefore take up less room, 
being stored above and below the entrance.  This partially accounts for 
the higher than average first floor height.   

6. Balconies on the front and south façade of the building  
7. Commercial space on the first floor, atypical along the majority of the 

facades on this block of Race Street and 16 apartments total on floors 2-5.  
 

Previous Review:  NA 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409  Commercial 
Variance Requests: Section 1409  Development Standards  
   Section 1425  Parking Regulations 
Variance Authority: Section 1445-07  
HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest 
   Section 1445-15 Standards for Variances  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg:   Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 
Zoning Analysis: 
 
Density:  
The CC-P Zoning District differentiates between existing buildings and new buildings in 
the density allowances. Existing buildings are given a higher density at 1 unit per 500 sf 
of lot size, whereas new construction is given 1 unit per 700 sf. This differentiation is 
often due to the constraints of working within an existing footprint and existing floorplans 
and specifically within OTR, in buildings that were originally built as tenement buildings. 
New construction buildings do not have these same constraints. While Staff is 
sympathetic to the applicant’s assertions that  the site historically had 20 units  and the 

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-07AUGRVASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-13GESTPUIN
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-15STVA
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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market demand for moderately sized apartments, staff does not support the density 
variance as in our analysis below, it does not meet the Standards set for in 1445-15 or 
1435-04.  
 
Parking:  
As the parking is tied to the density, staff also does not support the parking reduction. If 
the density is lowered, the applicants would likely be able to meet parking requirements 
for the project. Staff’s concern, as has been stated in other projects is to insure to the 
greatest degree possible that parking requirements for residential units are satisfied, 
and particularly, that proposals to increase density do not aggravate limited public 
parking options.  In our analysis below, we will show the consistency of this practice on 
other approved developments.   
 
Further, the owner has not established why more parking could not be accommodated 
within the significant area remaining in the basement, or with a reallocation of first floor 
area for additional parking areas in lieu of the proposed anomaly of commercial area 
along the frontage. 
 
Use:  
The applicants have stated that this will be for an apartment use only though concerns 
have been raised the project is for short-term rentals (Transient Occupancy). If a short-
term rental use is proposed or desired for this location, and the proposed project 
exceeds five rooming units, the building will be required to meet the building code 
standards for a hotel use and would be required to get a Use Variance. Short Term 
Rentals are not permitted in the CC-P.   
 

Standards for Variances per Section 1435-05-4 

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

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

  

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

The applicants have not demonstrated that the proposed project is the only 
project that would create an economically viable use.  

 

 
Standards for Variances per Section 1445-05-4 
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 (a)  Owing to special circumstances or conditions pertaining to a specific piece of 
property, the strict application of the provisions or requirements of this Code or 
the Land Development Code, as applicable, are unreasonable and would result in 
practical difficulties.  

 There is no special circumstance or conditions of this specific property that 
would make the strict application of the provisions or requirements of this 
Code unreasonable and that would result in practical difficulties of 
developing the site. The site is on flat land in an area that is already 
developed. There are no physical characteristics, such as lot shape or 
topography that would create hardships in developing the lot. Other lot 
owners in this block have constructed a number of infill projects, none of 
which compromises the zoning district’s density requirement.   

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

 As this project with a new construction mixed use building within a CC-P 
Zoning district, it should be compared to other new construction buildings 
within the CC-P zoning district and not existing buildings. The CC-P 
district distinguished between the two in regards to residential density. 
The applicant only provided one new construction project out of eight that 
they provided. Comparing the new project to other infill projects within the 
same block is a more accurate comparison. Please see below under 
zoning (a) for a staff analysis. This analysis shows that they are not 
asking for a property right that other owners in the direct vicinity are 
enjoying, but are rather asking for a much higher density.  

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

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

 The underlying zoning is CC-P.  The proposed use of the subject property 
does not conform to the zoning as it is increasing the density by over 2.5 
times the allowed density that is permitted and therefore does not meet 
the intent of the CC-P zoning district. The applicants have provided 
density numbers from other projects also in OTR and also in the CC-P 
district, however all but 1 of these is a historic building. In the CC-P, the 
density between new residential units and existing buildings is 
differentiated. Existing building are able to use a 1 unit per/500 sf of lot 
size and new construction is to use 1 unit/700sf. Comparing other new 
construction projects is a more accurate comparison. There has been a 
considerable amount of new construction projects, both apartments and 
condos in the direct vicinity of this project. All of these projects meet the 
zoning code for density and did not require a variance for increased 
density. They include the following 
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New Construction: Address #units  Lots Sf sf/unit 

1. 1514 Race Street   3  4500           1500   
2. 1515 Race Street   17  17121           1007   
3. 1505 Race Street   2  2156  718 
4. 116 W 15th Street   13  9785  752 
5. 1510-1516 Pleasant Street 4  5030  1257 

 

The applicant did supply a list of buildings that have a similar density. However, 
all but one of these properties were projects in existing buildings and the majority 
of them decreased or maintained their density when the building was 
rehabilitated into its existing use. Further the majority of these were fairly close to 
the CC-P zone district compliant density of 1 unit per 500 sf of lot area for 
existing buildings and 1 unit per 700st of lot area for new buildings. (see 
highlighted). Even the property with the highest density in the chart below is only 
1.9 times the allowed density on the lot, rather than the 2.5 times the density 
allowed that the project is requesting.  

                         

 

 

 

 

 

 

 

 

 

1 
2 

3 4 

5 
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Address  Previous 
Unit 
Count 

New 
Unit 
Count 

Lot St Previous 

sf/unit 

New 
Sf/unit 

Density 
Ratio 
(CC-P 
permitted 
density 
divided 
by actual 
density 

1401 
Republic St 

Existing/Historic 7 10 2625 375 263 1.9 

31 W 13
th
 St Existing/Historic 39 17 4660 119 274 1.8 

1405 
Republic St 

Existing/Historic 16 13 4125 257 317 1.5 

20-22 W 12
th
 

St 
Existing/Historic 12 8 2995 249 374 1.3 

1221 
Republic St 

Existing/Historic 40 20 8625 215 431 1.1 

21 W 13
th
 St Existing/Historic 11 11 4750 432 432 1.1 

1331 Vine St New 
Construction 

Na 10 5450 NA 545 1.3 

1200 -1213 
Race  

Existing/Historic 25 25 14409 576 576 .8 

 

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

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

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

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

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

d. Traffic.  Streets or other means of access to the proposed development are 
suitable and adequate to carry anticipated traffic and will not overload the adjacent 
streets and the internal circulation system is properly designed.   
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Traffic will be impacted by the construction of this infill project as it would 
more than double the allowed density on the lot and only provide parking for 
less than half of the parking required. This is not even considering the 
parking not provided for the proposed commercial use, designed at just 
below the maximum size in which it would be required to provide 8 to 13 
additional spaces.  Any proposed use of the basement shall not be allowed 
for the commercial use but for the residential uses only. 

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

This is not applicable.  

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

  This is not applicable. 

g. Hours of Operation.  Operating hours are compatible with adjacent land uses.   
   This is not applicable as the proposed commercial space is permitted in the 

CC-P zone and it will be completely enclosed with no outdoor area. Given the 
close proximity of the proposed commercial use to adjacent residences, any 
proposals for retractable glass facades shall be prohibited. 

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

The proposed use of a mixed-use development with residential on the upper 
stories and commercial on the first floor is allowable  within the district, though 
it is out of character upon the particular block face on Race Street, with the 
predominant first story facades incorporating residential uses along the street. 
Regardless of use, the building design is not compatible with the 
neighborhood, particularly in terms of scale, height and density. In the 
Certificate of Appropriateness Review below, staff will detail how the building 
is not compatible with the neighborhood. 

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

An amendment to the Zoning Code for a parking overlay zone has been 
presented to the Cincinnati Planning Commission but was tabled for more 
time to have public information and input sessions about the proposed plan. 
The proposal has not been rescheduled for consideration. Any proposal to 
eliminate parking requirements assumes a presumption that parking demand 
at present is equitable and does not presume that changes in residential 
density, significantly greater than zoning allows, are presumptively 
supportable. 

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

Staff believes the density proposed in this project will be an adverse effect to 
the property in the form of increased parking demand and a height that is not 
in keeping with the surrounding buildings. While staff understands that a 
proposal with a more compliant height with the same density could also be 
proposed, the proposal under consideration had a 5th floor with the 16 units.  
It can clearly be argued that but for the density, the building height is 
increased.  

k. Blight.  The elimination or avoidance of blight.  
The current property is a vacant property and is not considered a blighted 
property.  

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

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

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

 

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

The owner has an economic benefit to the proposed establishment and is 
maximizing it with more than twice the allowed density. 

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

 

The increase in traffic and parking demand for the project will also be a 
detriment to the neighborhood. In a neighborhood where parking demand is 
increasing because of neighborhood reutilization, there needs to be a balance 
of development with the parking needs of the neighborhood, particularly for 
the proposed residential uses that are seeking a density variance that 
increased the required parking demand.  
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Certificate of Appropriateness Review 
 

NEW CONSTRUCTION 

The New Construction Guidelines do not require a replicated historic building and even 
state that new constructions should not replicate historic architecture. The guidelines 
provide guidance on the elements that would make a building contextually sensitive. A 
historic district is important because of its collection of historic buildings, and when new 
construction is built it should support the historic buildings and not overwhelm or detract 
from the historic resources. Deviating from many of the common design traits found in 
the buildings in Over-the-Rhine detracts from these resources. 

Evolution of design and designing a building that is reflective of its current time is 
important, but within a historic district that has been established to protect and celebrate 
the historic fabric, this design should not be at the expense of the historic buildings.  
New construction should be designed to be contemporary while also being contextual. 
Contextual design does not have to mean replicative design. There have been many 
recent examples of contemporary design, that have also been contextually sensitive, 
approved for the district. These buildings have balanced their programmatic needs with 
the context of the block they are on. Many have also required variances, but these 
variances have been to help make the project more compatible with the neighborhood, 
such as setbacks.  

 

While staff understands the desire to increase density in the area, doing so at the 
expense of context sensitive design, is not appropriate.  Staff does not believe that the 
proposed building offers a contemporary design that is also context sensitive. The 
proposed building detracts from the historic fabric, rhythm and context of the block and 
therefore create an adverse effect to the historic district.  

 

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

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

2. Height: The rear part of the building is 5 stories which is 2.5 stories above the 
adjacent contributing building on the north, 1-2 stories above the recently 
constructed building to the south and 2-3 stories above the contributing building 
located east of the proposal.  

3. Side setbacks: The 5-foot side setbacks provide for break in a continuous wall of 
buildings. While there are some breaks and setbacks between buildings, they are 
usually on one side not both and are small setbacks. The side setback on the 
south, combined with the building to the south will total 10 feet between 
buildings. 

4. Rhythm and Vertical Emphasis of the windows:   The lack of a consistent 
opening size, placement and vertical alignment create an adverse effect on both 
the overall rhythm and the vertical emphasis of the building.  
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Staff comments on the Specific Guidelines for New Construction: 

A. Intent and General Guidelines  

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

The lot is a vacant lot.  

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

This infill development does not replicate the existing buildings, but staff does not 
feel that the building is contextually sensitive to the neighborhood and the historic 
architecture, particularly because of its height and spacing between buildings.  

3. The Historic Conservation Board's review of new construction will focus on the design 
compatibility with the surrounding contributing structures. The appropriateness of design 
solutions will be based on balancing the programmatic needs of the applicant with how 
well the design relates to the neighboring buildings and to the intent of these guidelines. 
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 
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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 does have a well-defined base with a commercial storefront, an 
anomaly along this particular block face of Race Street. The base is 
distinguished with large plate glass and a metal cladding. The storefront is set 
back from the front property line about a foot. While the storefront is well defined, 
the setback combined with a corner that is not anchored to the property line is 
out of context with the neighborhood.  
 

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

 
The middle is defined by three stories of windows that are two different sizes and 
spaced in three rows that are offset. There is sight articulation as the windows 
are recessed however there is no definition around the windows. The guidelines 
state in the Composition statement that – “The most important features of 
buildings in Over-the-Rhine are the arrangement of openings on the principal 
façade” The middle section of the proposed building is defined by three rows of 
windows that are offset. This is a pattern that is not seen on historic buildings in 
the neighborhood. Windows in the neighborhood are set in a regular pattern over 
the façade and are vertically aligned. The proposed building does not incorporate 
either of these elements.   
 

Top: New construction must employ a strong element that terminates the uppermost 
part of the building. Distinctive elements in the architecture of Over-the-Rhine are 
elaborate projecting cornices, decorative parapets and the expressive use of 
materials.  

The top is defined only by a small coping. There is a larger band of brick between 
the top of the windows and the top of the building, but staff would not consider 
this strong distinctive element.  

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

The roofs are flat roofs, which are appropriate for roofs on buildings that are over 
three stories tall.  
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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 primary street façade are taller than they are wide 
however there are 2 different sizes to the windows and they are much 
taller than the windows in neighboring buildings.  

2. When there are sometimes different sizes of windows they are typically 
vertically aligned. In this proposal the windows do not have vertical 
alignment but rather the rows are offset.  

3. The windows also do not have any definition, such as lintels or sills. While 
I understand a contemporary style is desired, contemporary building can 
include these elements as well. 

4. The balconies on both the front and side are not a contextual element on 
street facing or street adjacent facades.  

5. The windows on the rear façade, very visible from Republic Street, are not 
vertical in composition. 

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

The Storefront does have a large plate glass design with windows that have a 
vertical emphasis, the overall design is not a contextual design.  

1. Storefronts are usually set up to the sidewalk or slightly back. The storefront 
is set back a foot from the property line and the building above is 
cantilevered.  
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2. There are not divisions of the storefront to include a knee wall, storefront 
glass or transom elements.  

3. When storefronts are setback, there is an element that anchors the corners to 
the property line and the north corner of the building does not have an 
anchored corner to provide a frame to the storefront.  

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

The setback is not consistent with the buildings of similar use on adjacent and 
nearby sites. While there are some setbacks between buildings on the east side 
of the 1500 block on Race Street, these setbacks are small and only one building 
is setback creating spaces that are 5 feet or less. Many of these setbacks also 
have a passageway gate or wall at the front property line to maintain the street 
wall as well. The west side of the 1500 block of Race Street has no setbacks 
between buildings.  

Staff can understand the desire for buildings to have windows on the side for light 
and air into the units. This can be accomplished with light wells as it has 
historically been accomplished in OTR.  

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.  

1. While there is a rhythm to the building that breaks the 40-foot building into 
about a 10-foot section and a 30-foot section, the overall rhythm of the 
building is skewed by the offset pattern of the windows on the 2nd through 
4th stories.  

2. The building lacks a consistent vertical subdivision due to the offset.  
3. The visual wall along the street is also broken by both the storefront 

setback as well as the side setbacks between the buildings. While there 
are a few side setbacks along the block, the creation of a 10-foot section 
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between the proposed building and the building to the south, creates a 
large “missing” tooth.  

 

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.  

While the building is taller than it is wide and has many vertical elements, such as 
the windows being taller than they are wide and strong edges, the offset of the 
windows provides a distraction and break in the vertical emphasis.  

 

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.  

While the height of the front of the project is 4 stories, the rear of the project is 5 
stories. This portion of the building will be visible from Republic Street and from 
Race Street. This portion of the building does not meet the guideline as it does vary 
more than one story from adjacent contributing buildings. The building to the north is 
2.5 stories in appearance, with the 3rd story being a shorter story as it is within a 
mansard roof. The buildings to the east across the alley are 2 and three stories. The 
5-story section in the rear part of the building is inappropriate, out of scale with the 
direct adjacent context, and does not meet the guideline.  

The height of the building is accentuated even more by the floor to ceiling height 
being taller than average and taller than adjacent buildings. The proposed 
penthouse floor itself is 13 ft, the first floor 17 ft. and middle floors 11 ft.  This makes 
the four-story portion of the building seem even more out of scale with the adjacent 
contributing buildings. The first floor is 17 feet tall in order to accommodate for a 
mechanical lift for the cars. While this is a height that storefronts can be within the 
neighborhood, which there are very limited storefronts upon this block face, in the 
context of this lot, it makes the first floor much taller than adjacent first floors. Thus, 
the request for an inappropriate 5th floor is exasperated by the heights of each floor, 
making this building closer contextually to a 6-story building in height measured in 
feet. 

 

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 
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not appropriate and should not be considered as exposed finish materials for new 
construction in this district. 

1. Overall the materials used on the building are appropriate. The main massing is 
brick with metal accents and fiber cement board on the rear.  However, with the 
given height, the rear facades are highly exposed to Republic Street and may 
need considerable additional attention if the building remains this tall.   

2. One concern staff has is the mural on the south wall of the project. The direct 
neighbors have concerns regarding the mural. Murals are a common occurrence 
within Over-the-Rhine; however, when they are used they are on exposed walls 
to the right of way. Further if this image is used at all as part of the marketing for 
the building, it will be considered a sign and would have to be removed as it 
would be significantly larger than any permitted signage, for residential or 
commercial uses permitted within OTR.   

Other Considerations: 

Prehearing Results: August 22, 2018. The meeting was attended by 3 individuals 
representing 3 different buildings and by representatives from the OTR Foundation. 
Staff has received 3 letters of opposition to the project with concerns over density, 
parking and design.  
 
14 letters of support for the project have been submitted.  
 

Recommendation: 
Staff Recommends that the application be denied. Often Staff tried to find compromises 
or simple design changes to recommend making the project meet the standards for the 
historic district. As the massing, scale and setback all are out of context with the 
surrounding contributing buildings and the density is driving many of the components 
that are disproportionate and inappropriate within the guidelines, staff does not feel that 
simple design changes are sufficient to bring this building into compliance with the 
zoning code standards for variance and the Historic Conservation Guidelines.  
 
 

I. ZONING VARIANCE 
A. DENY the application for Zoning Relief for a mixed-use building at 1518 Race 

Street per the drawings submitted by Platte Architecture and Design 
submitted 8/29/2018. The Zoning Relief requested includes 

 
1. §1409-07– Dimensional Variance – DENY - Dimensional Variance of 

6700 sq. ft. of lot area to allow for 16 residential dwelling units at 281 
sf/unit rather than the permitted 6 residential dwelling units at 700 sf/unit.   

2. §1425-15(c)(3)- Numerical Variance:  DENY – 8 space parking variance 
to allow for only 8 of the required 16 parking spaces for a proposed mixed-
use project.    

 
B. FINDING: The Board makes this determination that per Section 1435-05-4: 
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1. Such relief from literal implication of the Zoning Code will be materially 
detrimental to the public health, safety and welfare or injurious to property 
within the district or vicinity where property is located due to its lack of 
conformance to the Over-the-Rhine Historic Conservation Guidelines, lack 
of consistency with the density of other similar new construction mixed use 
and residential projects within the same block and in the same zoning 
district; and  

2. The property owner has not shown that they will be denied all 
economically viable use of the property if the variances are not approved.  

 

II. CERTIFICATE OF APPROPRIATENESS 
A. DENY the application for Certificate of Appropriateness for construction of a 

mixed-use building at 1518 Race Street per the drawings submitted by Platte 
Architecture and Design submitted 8/29/2018 
 

B. FINDING: The Board makes this determination that per Section 1435-05-4: 
1. It is not necessary and appropriate, in the interest of historic conservation, 

as the design adversely affects the historic architectural or aesthetic 
integrity of the district by having a building scale and design that 
overwhelms and detracts from the adjacent contributing buildings.  

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

B.3 Window Openings 
B.4 Storefronts 
B.5 Setbacks 
B.6 Rhythm 
B.7. Vertical Emphasis 
B.8 Height  
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August 29, 2018


Subject: Consolidated Opposition to 1518 Race St COA & Variances 
	 

Dear Ms Johnson and Historic Conservation Board Members,


This provides you with a consolidated point of view regarding the currently proposed develop-
ment plan for 1518 Race Street (COA2018050).  All signatories are united in opposing the Cer-
tificate of Appropriateness (COA) and ask that all requested variances should be DENIED.


Specifically, while we are in favor of an appropriate, code-complying, and well-designed infill/
new-build for this location, as proposed, there is strong and united opposition from:


• Neighbors

• OTR Foundation

• OTR Community Council

• Prince of Peace Lutheran Church

• Various members of the local architectural professional community


The COA and variances should be denied based on density, height, south-side design in-
fringement on neighbors, north-side structural concerns, and parking – each of which is cov-
ered below, including supporting documentation.


Density 

Based upon lot size, Code allows for 6 units, not the 16 proposed.  Specifically, Section 
1409-09 of the Municipal Code specifies a minimum area of 700sf lot size per unit, or 6 units 
maximum for this property (Reference: Schedule 1409-09 prescribes the development regula-
tions for Commercial Districts, maximum building height, minimum setbacks, driveways and 
parking and other standards that apply.  New residential lot area/unit (sq. ft.) specifies a mini-
mum of 700 sq. ft.).  Requesting a 167% variance for 16 units, versus the code-allowed 6 is 
ridiculous, inappropriate, and should not even be debated.


Further, the 8 ‘comps’ suggested by the developers are in no way comparable -- all but one are 
renovations, average building age is 105 years, 6 of the 8 are corner buildings vs mid-block, 
and at least 4 are affordable housing, which this infill is not. Note that the Code’s Schedule 
1409-09 specifies a lower threshold of 500sf for existing buildings, which underscores how us-
ing renovations for this comparison is incorrect.  A detailed review of the ‘non-comparable 
comps’ including photos is provided as Exhibit I. 


More appropriate  comps would be the two new builds on the same side of the 1500 block of 
Race Street, and the Allison and other new builds across the street:  1.) 1514 Race is directly 
adjacent and has 3 units on 4,500 sf (1,500sf average vs 281sf for 1518 Race proposal); 2.) 
1506 Race is next closest developed building and has 1 unit on approx. 2,700sf;  3.) all the 
units in the Allison across the street from 1518 Race are significantly larger than the 1518 Race 
proposal.


Net, there should be no variance granted allowing for anything more than the 6 units allowed 
by the Code.


Height/Massing 

The proposed project is totally out of scale with surrounding properties and will dwarf histori-
cally important buildings in the block.  
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http://cincinnati-oh.elaws.us/rule/cid19996/1409-09


The Streetscape Context Photos provided with their COA submission mis-represents the actual 
size of their proposal, as well as its dwarfing impact.  Note both the extreme height and the 
additional mass at the rear of the structure.  The back of the proposed building will create a 
canyon effect in Goose Alley and completely dwarf the back of the Kolping Building (3 stories) 
and the Living Water Church building (2 stories).


As such, we have provided a full block, contiguous visual below that appropriately represents 
their proposed height vs the existing streetscape heights of the full 1500 block of Race St:





By the developer’s own submission/admission (dated 6/5/2018), “The height of new construc-
tion should not vary more than one story from adjacent, contributing buildings.”  The historic, 
adjacent building to the north (Prince of Peace Parish House (c ~1890s) is technically “2 sto-
ries, plus attic” and the adjacent new build to the south (1514 Race St; c 2017) is 3 floors plus 
mezzanine.  


Additionally, because they are proposing a 17’ ground floor, the height of the proposed devel-
opment is more akin to/will ‘read’ more like a 6-story building, rather than the neighboring ~3 
stories (of more standard heights) for virtually all other residential buildings in the area, includ-
ing new builds, which are 4 or fewer floors.  Specifically, they are proposing a height of 63.5’ vs 
~41’ for the building to the north and 52’ for the building to the south.  There is also a question/
potential code issue regarding needing to be 2ft. shorter than existing chimneys, of which 
Prince of Peace Parish House has two on the shared property line.


Net, the proposed building height and mass are both way out of line, not in keeping with guide-
lines, nor the current street/neighbors/neighborhood and is not at all sensitive to the historically 
important ‘punctuations’ on the street of Prince of Peace (c1871) and its Parish House (c1896).  
As such, we ask that the HCB insist that any development height is limited to a total height in 
line with the existing structures to the immediate north and south of 1518 Race St.  
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South Side Design Infringement 

• Infringing Windows on south side

• As proposed, the 3-story tall vertical windows facing south will be looking directly 

into/down on the private living spaces of all units (1,2, and 3) of 1514 Race St.  This 
is totally undesirable and we ask that it be eliminated, as there are plenty of other 
locations, even on the south side, that do not directly look into and infringe on the 
existing signature, private living space windows of 1514 Race St to the south.


• Under the assumption that the first-floor tenant could be a restaurant, it is extremely 
undesirable to have a large, extra tall glass window facing south which is the entry 
to two of the 1514 units. We ask that this be eliminated.


• Infringing Mural on south side

• The proposed south side mural will also be looking straight into/infringe upon the 

enjoyment and private space/décor of all three 1514 Race St units given the pro-
posed location directly in front of the existing 1514 Race St signature windows.  
While there are many murals in OTR, they exist in open spaces, not infringing on the 
personal space, décor and neighbor privacy as has been proposed.  Additionally, 
we understand that code only enables murals on one side of any building, and they 
have also proposed front/west facing balconies with mural panels.


North Side Structural Concerns 

Concerns exist regarding impact of building a basement, especially given the age and historical 
significance of the Prince of Peace owned property to the north.  (At least one historical build-
ing was lost in the neighborhood when developers were digging a basement next door to it on 
Republic St.) 


• This is an older brick structure with two chimneys that are at risk with the excava-
tion of a basement


• The developer needs to take remedial action to make sure there is no damage as 
there are 5 residents living in that building


Parking 

While code requires 21 parking spaces for this building, even with a 50% variance and incor-
poration of 4 garage lift systems to accommodate up to 8 very small cars, they are still short of 
at least 2 spots.  But to be clear, the request is for a 163% variance, which is outrageous. (Ref-
erence: Section 1425-19. Off-street parking and loading requirements must be provided in ac-
cordance with Schedules 1425-19-A and 1425-19-B. Unless a use is specifically noted under 
the appropriate use classification heading, the parking and loading requirements apply uniform-
ly to all uses within a use classification…Commercial uses located in Commercial, Office, and 
Manufacturing zoning districts are entitled to an exemption from the parking requirements as 
follows: (a) Commercial Uses in the CN-P and CC-P Zoning Districts. The first 2,000 square feet 
of gross floor area of existing and new commercial uses are exempted from the off-street park-
ing requirements)
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Garbage and Recycling 

While we understand that this is only for a COA at this stage, all neighbors on Race St and 
across Goose Alley on Republic are very sensitive to ensuring that garbage and recycling pro-
visions (not on Goose Alley nor Race St sidewalk) are planned and mandated from the earliest 
stages, especially as the garages are already short of space, as noted above.  The developer 
stated that all garbage/recycling will be inside, but there does not appear to be space or provi-
sion in the plans.


Front Balconies Not Appropriate 

Balconies in the front of the building are not appropriate to HCB guidelines as relates to rhythm 
and windows.  


Summary 

The proposed project does not justify relief from dimensional and numerical standards (density 
and size) based on being unreasonable or creating practical difficulties. This is new, infill build- 
ing on two adjacent, vacant lots and conforming to standards is not a hardship.  


Reviewing general standards for variances, this project is definitely not in the public interest. 
Virtually all the neighboring properties see this project having a detrimental effect on property 
values due to the juxtaposition of such a large, unsightly building in the midst of a mix of small-
er, historical structures, a church and newer infill projects. 


The buffering is insufficient. This proposed building is almost twice the height of the adjacent 
building to the north and may have zoning issues from two chimneys in this same building, one 
that abuts the proposed property. There is no neighborhood compatibility. The proposers cite 
comparable projects, which are largely rehabilitated, affordable housing on corners vs mid-
block structures. The adverse effects are substantial in terms of loss of light on adjoining 
properties, and value of neighboring land and buildings. 


The proposer cites the economic benefits of this project and the fact that fewer than 16 units 
precludes their economic model working. These are not sufficient reasons for providing a vari- 
ance, and the proposer has not shown that a smaller project is unfeasible. (As an example, the 
neighboring property to the south (1514 Race) provides positive financial returns at 3 units.) 
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Respectfully submitted,


Victoria and Ted Leavitt, 1514 Race St. (im-
mediate neighbors to the south)


Dave Kelpe, President, Prince of Peace 
Lutheran Church


Joe and Katie Pflum, 1529 Republic St. (ad-
jacent neighbors to the east)


Chip and DeDe Dennig, 1507 Republic St. 
(nearby property backing to Goose Alley


Eric and Mindy Hammer, 1408 Republic St. 
(nearby on Republic St.)


Jack  and Martine Ryan, 1506 Republic St. 
(direct view from Republic St.)


Jack Ryan.  Martine Ryan 

Dan Semo, 1535 Republic (nearby on Re-
public street)


Dan Semo 

Danny Klingler, VP, OTR Community 
Council, OTR Foundation Board of 
Trustees
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Exhibit I 
Review of Cited Comparable Properties
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31 W. 13th St.

Section 8 housing - original building 

from 1900

1405-1407 Republic St. 20-22 W 13th St.

Combination of subsidized and market-

Rate housing; building from 1869
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August 13, 2018


Ms. Beth Johnson

Historic Conservation Board

805 Central Ave., Ste. 500

Cincinnati, OH 45202


Re: Case Number COA2018050 (1518 Race) 

Dear Beth,


We are writing as immediately-adjacent neighbors (1514 Race St.) to comment on the 
Certificate of Appropriateness application COA2018050 for 1518 Race St.  While we certainly 
do not oppose a fitting development at 1518, we do have strong objections to the requested 
variances and other infringing design components of the proposal. There are six areas of 
objection.


1. Density 

Current density codes exist for a reason.  In this case, Section 1409-09 of the Cincinnati 
Municipal Code specifies a minimum area of 700sf lot size per unit, or 6 units maximum for this 
property.  Suggesting sixteen (16) vs. the code-allowable six (6) is ridiculous and beyond 
inappropriate.


While the proposal states that “neighboring properties enjoy a high unit density”, those 
properties are not “comparable”:


• Of the 8 comparable properties suggested, 7 are rehabs vs. new builds and at least 
5 of them are classified as affordable housing and were probably tenements in their 
previous lives

• 31 W 13th St

• 1405 Republic

• 20-22 W 12th St.

• 1221-1223 Republic

• 21 W. 13th St.


• One building (1200 Race) appears to be a market-rate rehab, but even that is over 
2x the average size per unit of 1518 Race


• One building (1331 Vine) appears to be a market-rate new build — also almost 2x 
the average size per unit of 1518 Race


• It is unclear whether 1401 Republic is an affordable housing building or market rate


More appropriate comparisons would be the two new builds on the same side of the 1500 
block of Race St. and the Allison and other new builds across the street

• 1514 Race is directly adjacent and has 3 units on 4500 sf (1500 sf average vs. 281 sf for 

1518)

• 1506 Race is close by and has 1 unit on about 2700 sf

• All the new units in the Allison across the street from 1518 Race are significantly larger than 

what 1518 Race is proposing


Net, there should be no variance granted allowing for anything more than the six allowed by the 
Code.




2. Parking 

As to the requested parking variance, we would contend the proposal offers only three (3) 
spaces [four (4) if one pushes it] versus the required ten (10).  The parking variances are both 
unrealistic and deceptive.


• There is no provision or space for “ramps” to access four spaces in the basement. 
As one of our neighbors describes them, these are “magic parking spaces”.


• 1514 Race is on the same lot size and has an almost 1,000 sf garage for 4 cars with 
a 4-foot apron to allow turning radius to an alley that is about 6’ wide.  1518 Race is 
proposing 4 cars in 817 square feet.  3 cars is more likely in that space.


Net, even with a 50% variance versus 21-required spots, the developers certainly have not 
come close to complying with Code.


3. Height 

By their own submission/admission, “The height of new construction should not vary more 
than one story from adjacent, contributing buildings”. The adjacent building to the north is only 
three stories. Thus, 1518 Race St. should only be allowed a maximum of four stories.  


• Virtually all other residential buildings in the area, including the new ones, are four or 
fewer stories. A fifth floor is completely at odds with practically all other residential 
buildings in the area. Total proposed height is 63.5’ vs. 52’ for our building to the 
south and probably about 41’ for the building to the north


• Not only will a 5th story block views and light for near neighbors, but it would blot 
the views of our architecturally significant churches — Prince of Peace and St. 
Seraph.


• While the developer says that 1518 is only one story higher than the historic building 
to the north based on “visible front volume”, that is a bit disingenuous in that it is 
actually two stories taller and visible front volume is also two stories taller from the 
northwest.


4. Other Design Concerns 

There are other design objections that we ask the HCB consider: 

• Garbage provision - adequate garbage and recycling provision must be provided for 
(restaurant and residential units) without infringing on other residents, and cannot assume 
permanent placement on the Race St. sidewalk. No garbage provision is shown.


• South side design infringements

• Glass commercial restaurant doors on the ground floor and residential windows on 

floors 2-4 looking directly into 1514 Race St. existing windows infringe on the 
privacy of current 1514 Race residents. We ask that they be removed.


• Murals facing into 1514 Race private residences are inappropriate for this side of 
the building and infringe on the privacy and enjoyment of those units. We ask that 
they be removed.


• “Smoking” balconies on floors 2-4 abutting the 1514 Race building seem 
inappropriate and a cause for concern




• North side structural concerns

• There is a significant impact from building a basement on the Prince-of-Peace 

owned property to the north, as this is an older brick structure with two chimneys 
that are at risk with the building of a basement


• The developer needs to take remedial action to make sure there is no damage or 
safety risk, as there are 5 residents living in that building


• Lack of specificity in the layout of the apartments

• Our understanding was that these were AirBnB/Short-term rental units, and it is 

critical to understand how these will be laid out — are they longer-term rental 
apartments or is this a hotel couched as a large apartment building?


As previously stated, we are not opposed to development at 1518 Race and would welcome 
an appropriate and well-designed addition to the neighborhood.  As such, we would ask that 
the developers:


• Stick to the Cincinnati Municipal Code regarding density, thus no more than 6 units

• Stick to the Cincinnati Municipal Code regarding parking, with a number of spots to 

code and realistic access

• Follow building height for the neighborhood, which would be a maximum of four 

floors

• Provide for adequate, hidden provision for garbage, which cannot be on the Goose 

Alley or Race St.

• Design the south side with sensitivity to existing residents’ living spaces excluding 

infringing glass doors, windows, and murals

• Ensure safety and structural integrity for north side neighbors if carrying through 

with basement plans.


The 1500 block of Race St. has been beautifully developed in recent years. We only hope to 
keep it that way, and that requires denying this application for a Certificate of Appropriateness.


Thank you for your consideration.


Sincerely,


Ted and Vicky Leavitt

1514 Race St.

Cincinnati, OH 45202

T. +1 843 338-0750

E. tleavitt@me.com


N.B., The Context Map in the COA application also needs updating, as it is totally out of date, 
and appears to include our property as part of the project site.
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August 17, 2018


Ms. Beth Johnson

Historic Conservation Board

805 Central Ave., Ste. 500

Cincinnati, OH 45202


Re: Case Number COA2018050 (1518 Race - additional comments re variances) 

Dear Beth,


We have already written regarding our main comments, but as we were not familiar with the 
reference to Baldwin Alley in the request for variance on Cincinnati Municipal Code 1409-09 
(25’ setback), we wanted to go take a look. The developers say their proposal “matches the 
context of Baldwin Alley and is appropriate for the neighborhood”. We strongly disagree.  


Goose Alley is a one-block-long, open alley used primarily by Race Street and Republic Street 
residents for access to their private garages.  After walking (and photographing) the full length 
of Baldwin Alley, we did not find any comparable new-build situations. It appears the variance 
being requested would be to match the  multi-story municipal parking ramp whose side wall 
(no access) abuts Baldwin Alley between 8th and 9th Streets.  The first photograph below 
shows the ‘cave-like’ situation that would result from their requested variance for their 2nd 
through 5th floor, but with an even larger over-hang in order to accommodate their driveways 
into their garages.  This is not in any way in keeping with the OTR neighborhood, and we 
strongly urge the HCB to deny this variance.


Beside the fact that there are old buildings near 13th Street on Baldwin Alley that are similar to 
some on Goose Alley, that is about the extent of the similarity, and we presume that the 
setback rule for new construction is to avoid making these alleys seem like caves.  Granting 
the requested variance would detract from the quality of life in terms of light and openness for 
many of those on Goose Alley.


Furthermore, the drawings submitted by Platte misrepresent the setback in that they appear to 
show our property at 1514 Race as being similarly situated with a 6.5’ setback. However, it is 
only the 1514 Race garage at street level where there was a variance asked for and granted.  
Above street level, 1514 Race respects the full 25’ setback whereas 1518 Race proposes zero 
setback because they are building out over the garage right to the property line (i.e., they ask 
for a 6.5’ setback at ground level and then 0’ on floors 2-5).  


We respectfully ask that the developers abide by the Cincinnati Municipal Code.


Thank you for your consideration.


Sincerely,


Ted and Vicky Leavitt

1514 Race St.

Cincinnati, OH 45202

T. +1 843 338-0750

E. tleavitt@me.com


Attachment: Baldwin Alley pictures
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BALDWIN ALLEY FROM 9TH TO 8TH WITH MULTI-
STORY CAR PARK

BALDWIN ALLEY FROM GARFIELD PLACE TO 7TH

BALDWIN ALLEY FROM 9TH TO COURT



BALDWIN ALLEY FROM COURT TO CENTRAL 
PARKWAY

BALDWIN ALLEY FROM CENTRAL PARKWAY 
TO 12TH

BALDWIN ALLEY FROM 12TH TO 13TH LOOKING 
NORTH

BALDWIN ALLEY FROM 12TH TO 13TH 
LOOKING SOUTH



Dear Beth Johnson,  

 

I would like to voice my support for the project at 1518 Race St.  I am a resident and business owner in 

the immediate vicinity (3 blocks away), and think this project would be a positive addition to the 

neighborhood.  I’ve looked over the design and believe it is beautiful and appropriate for the 

neighborhood, and I very much look forward it being there when I walk my dog down Race St.  

 

Thanks,  

 

 
Camilo Otalora 

OTR Resident & Business Owner 



August 30, 2018 
 
Beth Johnson 
Urban Conservator 
City of Cincinnati Buildings and Inspections 
805 Central Avenue, Suite 500 
Cincinnati, Ohio 45202 
 
RE: Letter of Support for 1518 Race Street 
 
Dear Beth,  
 
I am a local architect who has worked on many rehabilitation and new construction projects in Over the 
Rhine, including the renovated buildings directly across the street from this project at 1523-1525 Race. I 
appreciate new construction that revitalizes the neighborhood by not only replicating the style of 
existing buildings, but also by elevating the design to make people think about and appreciate the 
architecture of this neighborhood.  
 
I’m writing to express support for the project at 1518 Race Street. This design is a modern and 
appropriate addition to the neighborhood. The massing is in keeping with other buildings in that part of 
OTR, which does have larger and taller buildings, and bringing more density to the area is a welcome 
change to the reduction of density that often happens in renovations. The façade responds to its context 
in a thoughtful way without exactly replicating the formula of typical historic buildings in the 
neighborhood. This is a well-designed project, and I feel that it is a valuable contribution to the built 
environment in OTR.  
 
Sincerely,  
 

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



August 31st, 2018 

 

Beth Johnson 

Urban Conservator 

City of Cincinnati Buildings and Inspections 

805 Central Avenue, Suite 500 

Cincinnati, OH 45202 

 

RE: COA for 1518 Race 

 

Dear Beth: 

 

I’m writing to express my support for the proposed design of a new building at 1518 Race. I feel 

this modern building is well designed and will contribute more to the neighborhood than many of 

the faux-historic structures that have been built in recent years. 

 

Thank you for your consideration. 

 

Lauren Farquhar 

216 West 14th Street 
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Ms. Beth Johnson 

Urban Conservator 

City of Cincinnati 

Department of Buildings and Inspections 

Centennial Plaza Two 

800 Central Avenue, Suite 500 

Cincinnati, OH 45202 

 

August 29, 2018 

 

Dear Beth, 

 

As you know I am quite familiar with the guidelines for the Over-the-Rhine Historic District, and the bulk of our 

business at New Republic Architecture is residential architecture in historic districts, both new-build and historic 

rehabilitation.   I have reviewed the application prepared by Platte Architecture + Design for the proposed infill 

development at 1518 Race Street in Over-the-Rhine.  In my professional opinion the scale, fenestration, materiality 

and proportion of the proposed infill development, is entirely appropriate for its site, surrounding context, and the 

neighborhood as a whole.  By placing parking in the rear (and underground), creating a ground-level storefront 

fronting Race Street, and setting the 5-story portion of the building to the rear of the site, the design team has 

more than adequately addressed the typical concerns of the neighborhood regarding parking, ground level use, and 

building height.   

 

I urge you to approve this Project, as it robustly and successfully addresses the design guidelines for the district.  

Further, I urge the city to take a principled stand, to countermand some of the voices in the neighborhood, who are 

not trained in architecture or design, and who continue to thwart growth, progress, and redevelopment in the 

neighborhood by opposing creative developments such as the one proposed for 1518 Race Street. 

 

Sincerely, 

 

New Republic Architecture 

 
Graham Kalbli, AIA, LEED AP 

 

Principal 



September 1, 2018 
 
 

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

Re: 1518 Race Street Project 
 

Dear Ms. Johnson: 
 

My name is Kimberly N. Johnson, I am in full support of the proposed project located at 

1518 Race Street. Being, that I am a resident of OTR and also a long time business owner I 

am excited to see more residential units available. I have seen the growth and expansion 

happening in Otr since 2006. Which has offered a lot of opportunities for many people and 

this project will provide the same. 
 
The building is beautifully designed and will certainly add value to the area allowing more 

people to experience being apart of the community. I look forward to seeing this project 

come to life! 
 
All my personal best, 
 
Kimberly Nicole Johnson  
 



	

	

August 29, 2018 
 
Dear Historic Conservation Board,  
 
I have reviewed Platte Architecture and Design’s proposal for a new building located at 
1518 Race Street.  I have carefully evaluated their use of materials, proportions and overall 
design intentions.  I would like to submit to you my most enthusiastic support for their 
proposal. It is elegant, well designed, and perfectly integrated within the immediate 
context.  I am very familiar with the location, my office built a project a few doors from it, 
and my good friend and great architect Terry Boling built the wonderful project adjacent 
to it.  Platte’s building would beautifully fit the block, as a third exercise in architecture that 
respects the past while asserting the future.  I could not think of a more appropriate 
project to fill the current “missing tooth.” 
  
I believe it will be a great addition to the neighborhood. 
  
Respectfully, 
  
 
Jose Garcia 
Jose Garcia Design 
513-236-8850 



August 30, 2018

Scott K. Masters
Allscreen Image Marketing Inc.

Beth:

I am writing to express my support for the proposed project at 1518 Race Street. The plans
present a project that is well designed and fits the character of our evolving neighborhood. 
Platte is engaged in our commuity and has set a high bar for future projects which will only
 improve our neighborhood. This will be a very positive addition.

Thank you for including my support in your consideration and I appreciate your positive
influence in the development of Over The Rhine.

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

RE: Proposed Project 1518 Race Street



For the attention of Beth Johnson,  

 

Dear Beth,  

 

I am writing to convey my appreciation and support for the proposed development at 1518 

Race.  

 

In order to engender long term prosperity and community in Over The Rhine and the 

surrounding area, I believe architectural projects should be held to a high standard of 

appropriateness and consideration of the existing environment, such that development can 

occur without wrenching the history and soul from the location.  

 

To me, this project achieves those requirements very well and so, I would like to register with 

you my support for the project.  

 

Sincerely,  

 

Tom McCoy 

 

 

Tom McCoy 

Director of Client Services 

 

Curiosity Advertising   

35 East 7th Street 

Cincinnati, OH 45202 

  

c. (513) 302-6404 

 

 

 

https://maps.google.com/?q=35+East+7th+Street+Cincinnati,+OH+45202&entry=gmail&source=g
https://maps.google.com/?q=35+East+7th+Street+Cincinnati,+OH+45202&entry=gmail&source=g


 

 
 
September 3rd, 2018 
 
Beth Johnson  
Urban Conservator City of Cincinnati Buildings and Inspections  
805 Central Avenue 
Suite 500 Cincinnati, OH 45202  
 
RE: COA for 1518 Race 
 
Dear Ms. Johnson: 
 
Hello, my name is Derrick Braziel and I’m one of the Co-Founders and Managing 
Partners of MORTAR.  I am writing on MORTAR’s behalf to express our full support of 
the new mixed-use project at 1518 Race Street. 
 
Since our founding in 2014, MORTAR has seen the rise of Over-the-Rhine; becoming 
one of America’s best turn-around stories.  Central to the transformation of the 
community has been exciting, mixed-use projects that build on the history of the 
community to create a bright, inspiring future. 
 
The 1518 Race Street project represents the best of what’s possible for 
Over-the-Rhine and we are proud to offer an endorsement of the project.   
 

Sincerely, 

Derrick Braziel 

MORTAR 

Co-Founder and Managing Partner 

 



DESIGN LAB      
1401 ELM STREET

CINCINNATI, OH  45208
Ph: 513-678-1775

Date: 08.30.2018
To: Beth Johnson/ City of Cincinnati Buildings & Inspection
Re: 1518 Race Street
From: Barbara Neyer

Dear Beth, 
I am writing in support of the 1518 Race Street Mix Use Project.  As a business owner in the design 
industry, I feel it combines 21st-century design and building practices while be respectful of the historic 
component of OTR.  It adds to the visual diversity of our community and brings greater density which is 
more sustainable for our planet.

Please feel free to reach out with any questions or more comments.

Warm regards,

Barbara Neyer
Founder & Principal
DESIGN LAB
1401 Elm Street
Cincinnati, OH  45208
c: 513-678-1775



 

35 East 7th Street, Suite 710 
Cincinnati, OH 45202 

(513) 399-6301 
www.talmetrix.com  

 

August 31, 2018 

 

Beth Johnson 
Urban Conservator 
City of Cincinnati Buildings and Inspections 
805 Central Ave, Suite 500 
Cincinnati, OH 45202 
 
 
Re: 1518 Race Street Project 

Dear Ms. Johnson: 

The following is a letter of support for the proposed project located at 1518 Race Street. As an employer 

located in the Central Business District, it is important to have more residential units available in 

adjacent communities such as Over-the-Rhine (OTR) to provide housing for employees who desire to live 

closer to work.   

I am excited to see this project come to life. It is well designed allowing it to blend into the OTR 

community.  Expanding residential units in OTR is an important factor in helping my company to attract 

and retain employees. I hope this project is approved to move forward. 

Regards, 

 

Chris Powell 
CEO, Talmetrix 
 

 

 

 

http://www.blackbookhr.com/


3 September 2018 

 

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

 

Re: Proposed Design for 1518 Race Street 

 

To whom it may concern: 

 

This letter is in support of the design proposed by Platte Architecture + Design for the 
mixed-use development at 1518 Race Street. The proposed design is an appropriate 
scale for this part of Over the Rhine, and it will be a great addition to the street. 

The 1500 block of Race Street is becoming a great example of how new modern infill 
buildings can coexist with historic brick buildings. These new buildings should be 
modest enough to respect the historic architecture in the area and bold enough to 
represent the construction methods and design values of our time. The design 
proposed by Platte accomplishes both of these goals. 

 

Sincerely, 

 

 

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



 

 

 
31 August 2018  
 

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

I support the proposed development at 1518 Race Street. This is a well-behaved contemporary addition                             
to the Over-the-Rhine historic district. While the scale of the project is large, its massing was                               
professionally-designed to be context-appropriate. Proposed murals and materials add a nice accent to                         
what appears to be a refined palette.  

Sincerely,  

 

John Stoughton, RA 
Owner, Team B Architecture & Design 
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August 29, 2018


Subject: Consolidated Opposition to 1518 Race St COA & Variances 
	 

Dear Ms Johnson and Historic Conservation Board Members,


This provides you with a consolidated point of view regarding the currently proposed develop-
ment plan for 1518 Race Street (COA2018050).  All signatories are united in opposing the Cer-
tificate of Appropriateness (COA) and ask that all requested variances should be DENIED.


Specifically, while we are in favor of an appropriate, code-complying, and well-designed infill/
new-build for this location, as proposed, there is strong and united opposition from:


• Neighbors

• OTR Foundation

• OTR Community Council

• Prince of Peace Lutheran Church

• Various members of the local architectural professional community


The COA and variances should be denied based on density, height, south-side design in-
fringement on neighbors, north-side structural concerns, and parking – each of which is cov-
ered below, including supporting documentation.


Density 

Based upon lot size, Code allows for 6 units, not the 16 proposed.  Specifically, Section 
1409-09 of the Municipal Code specifies a minimum area of 700sf lot size per unit, or 6 units 
maximum for this property (Reference: Schedule 1409-09 prescribes the development regula-
tions for Commercial Districts, maximum building height, minimum setbacks, driveways and 
parking and other standards that apply.  New residential lot area/unit (sq. ft.) specifies a mini-
mum of 700 sq. ft.).  Requesting a 167% variance for 16 units, versus the code-allowed 6 is 
ridiculous, inappropriate, and should not even be debated.


Further, the 8 ‘comps’ suggested by the developers are in no way comparable -- all but one are 
renovations, average building age is 105 years, 6 of the 8 are corner buildings vs mid-block, 
and at least 4 are affordable housing, which this infill is not. Note that the Code’s Schedule 
1409-09 specifies a lower threshold of 500sf for existing buildings, which underscores how us-
ing renovations for this comparison is incorrect.  A detailed review of the ‘non-comparable 
comps’ including photos is provided as Exhibit I. 


More appropriate  comps would be the two new builds on the same side of the 1500 block of 
Race Street, and the Allison and other new builds across the street:  1.) 1514 Race is directly 
adjacent and has 3 units on 4,500 sf (1,500sf average vs 281sf for 1518 Race proposal); 2.) 
1506 Race is next closest developed building and has 1 unit on approx. 2,700sf;  3.) all the 
units in the Allison across the street from 1518 Race are significantly larger than the 1518 Race 
proposal.


Net, there should be no variance granted allowing for anything more than the 6 units allowed 
by the Code.


Height/Massing 

The proposed project is totally out of scale with surrounding properties and will dwarf histori-
cally important buildings in the block.  
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http://cincinnati-oh.elaws.us/rule/cid19996/1409-09


The Streetscape Context Photos provided with their COA submission mis-represents the actual 
size of their proposal, as well as its dwarfing impact.  Note both the extreme height and the 
additional mass at the rear of the structure.  The back of the proposed building will create a 
canyon effect in Goose Alley and completely dwarf the back of the Kolping Building (3 stories) 
and the Living Water Church building (2 stories).


As such, we have provided a full block, contiguous visual below that appropriately represents 
their proposed height vs the existing streetscape heights of the full 1500 block of Race St:





By the developer’s own submission/admission (dated 6/5/2018), “The height of new construc-
tion should not vary more than one story from adjacent, contributing buildings.”  The historic, 
adjacent building to the north (Prince of Peace Parish House (c ~1890s) is technically “2 sto-
ries, plus attic” and the adjacent new build to the south (1514 Race St; c 2017) is 3 floors plus 
mezzanine.  


Additionally, because they are proposing a 17’ ground floor, the height of the proposed devel-
opment is more akin to/will ‘read’ more like a 6-story building, rather than the neighboring ~3 
stories (of more standard heights) for virtually all other residential buildings in the area, includ-
ing new builds, which are 4 or fewer floors.  Specifically, they are proposing a height of 63.5’ vs 
~41’ for the building to the north and 52’ for the building to the south.  There is also a question/
potential code issue regarding needing to be 2ft. shorter than existing chimneys, of which 
Prince of Peace Parish House has two on the shared property line.


Net, the proposed building height and mass are both way out of line, not in keeping with guide-
lines, nor the current street/neighbors/neighborhood and is not at all sensitive to the historically 
important ‘punctuations’ on the street of Prince of Peace (c1871) and its Parish House (c1896).  
As such, we ask that the HCB insist that any development height is limited to a total height in 
line with the existing structures to the immediate north and south of 1518 Race St.  
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South Side Design Infringement 

• Infringing Windows on south side

• As proposed, the 3-story tall vertical windows facing south will be looking directly 

into/down on the private living spaces of all units (1,2, and 3) of 1514 Race St.  This 
is totally undesirable and we ask that it be eliminated, as there are plenty of other 
locations, even on the south side, that do not directly look into and infringe on the 
existing signature, private living space windows of 1514 Race St to the south.


• Under the assumption that the first-floor tenant could be a restaurant, it is extremely 
undesirable to have a large, extra tall glass window facing south which is the entry 
to two of the 1514 units. We ask that this be eliminated.


• Infringing Mural on south side

• The proposed south side mural will also be looking straight into/infringe upon the 

enjoyment and private space/décor of all three 1514 Race St units given the pro-
posed location directly in front of the existing 1514 Race St signature windows.  
While there are many murals in OTR, they exist in open spaces, not infringing on the 
personal space, décor and neighbor privacy as has been proposed.  Additionally, 
we understand that code only enables murals on one side of any building, and they 
have also proposed front/west facing balconies with mural panels.


North Side Structural Concerns 

Concerns exist regarding impact of building a basement, especially given the age and historical 
significance of the Prince of Peace owned property to the north.  (At least one historical build-
ing was lost in the neighborhood when developers were digging a basement next door to it on 
Republic St.) 


• This is an older brick structure with two chimneys that are at risk with the excava-
tion of a basement


• The developer needs to take remedial action to make sure there is no damage as 
there are 5 residents living in that building


Parking 

While code requires 21 parking spaces for this building, even with a 50% variance and incor-
poration of 4 garage lift systems to accommodate up to 8 very small cars, they are still short of 
at least 2 spots.  But to be clear, the request is for a 163% variance, which is outrageous. (Ref-
erence: Section 1425-19. Off-street parking and loading requirements must be provided in ac-
cordance with Schedules 1425-19-A and 1425-19-B. Unless a use is specifically noted under 
the appropriate use classification heading, the parking and loading requirements apply uniform-
ly to all uses within a use classification…Commercial uses located in Commercial, Office, and 
Manufacturing zoning districts are entitled to an exemption from the parking requirements as 
follows: (a) Commercial Uses in the CN-P and CC-P Zoning Districts. The first 2,000 square feet 
of gross floor area of existing and new commercial uses are exempted from the off-street park-
ing requirements)
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Garbage and Recycling 

While we understand that this is only for a COA at this stage, all neighbors on Race St and 
across Goose Alley on Republic are very sensitive to ensuring that garbage and recycling pro-
visions (not on Goose Alley nor Race St sidewalk) are planned and mandated from the earliest 
stages, especially as the garages are already short of space, as noted above.  The developer 
stated that all garbage/recycling will be inside, but there does not appear to be space or provi-
sion in the plans.


Front Balconies Not Appropriate 

Balconies in the front of the building are not appropriate to HCB guidelines as relates to rhythm 
and windows.  


Summary 

The proposed project does not justify relief from dimensional and numerical standards (density 
and size) based on being unreasonable or creating practical difficulties. This is new, infill build- 
ing on two adjacent, vacant lots and conforming to standards is not a hardship.  


Reviewing general standards for variances, this project is definitely not in the public interest. 
Virtually all the neighboring properties see this project having a detrimental effect on property 
values due to the juxtaposition of such a large, unsightly building in the midst of a mix of small-
er, historical structures, a church and newer infill projects. 


The buffering is insufficient. This proposed building is almost twice the height of the adjacent 
building to the north and may have zoning issues from two chimneys in this same building, one 
that abuts the proposed property. There is no neighborhood compatibility. The proposers cite 
comparable projects, which are largely rehabilitated, affordable housing on corners vs mid-
block structures. The adverse effects are substantial in terms of loss of light on adjoining 
properties, and value of neighboring land and buildings. 


The proposer cites the economic benefits of this project and the fact that fewer than 16 units 
precludes their economic model working. These are not sufficient reasons for providing a vari- 
ance, and the proposer has not shown that a smaller project is unfeasible. (As an example, the 
neighboring property to the south (1514 Race) provides positive financial returns at 3 units.) 
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Respectfully submitted,


Victoria and Ted Leavitt, 1514 Race St. (im-
mediate neighbors to the south)


Dave Kelpe, President, Prince of Peace 
Lutheran Church


Joe and Katie Pflum, 1529 Republic St. (ad-
jacent neighbors to the east)


Chip and DeDe Dennig, 1507 Republic St. 
(nearby property backing to Goose Alley


Eric and Mindy Hammer, 1408 Republic St. 
(nearby on Republic St.)


Jack  and Martine Ryan, 1506 Republic St. 
(direct view from Republic St.)


Jack Ryan.  Martine Ryan 

Dan Semo, 1535 Republic (nearby on Re-
public street)


Dan Semo 

Danny Klingler, VP, OTR Community 
Council, OTR Foundation Board of 
Trustees
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Exhibit I 
Review of Cited Comparable Properties


 

 

 

	 Page �  of �7 8

31 W. 13th St.

Section 8 housing - original building 

from 1900

1405-1407 Republic St. 20-22 W 13th St.

Combination of subsidized and market-

Rate housing; building from 1869
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August 13, 2018


Ms. Beth Johnson

Historic Conservation Board

805 Central Ave., Ste. 500

Cincinnati, OH 45202


Re: Case Number COA2018050 (1518 Race) 

Dear Beth,


We are writing as immediately-adjacent neighbors (1514 Race St.) to comment on the 
Certificate of Appropriateness application COA2018050 for 1518 Race St.  While we certainly 
do not oppose a fitting development at 1518, we do have strong objections to the requested 
variances and other infringing design components of the proposal. There are six areas of 
objection.


1. Density 

Current density codes exist for a reason.  In this case, Section 1409-09 of the Cincinnati 
Municipal Code specifies a minimum area of 700sf lot size per unit, or 6 units maximum for this 
property.  Suggesting sixteen (16) vs. the code-allowable six (6) is ridiculous and beyond 
inappropriate.


While the proposal states that “neighboring properties enjoy a high unit density”, those 
properties are not “comparable”:


• Of the 8 comparable properties suggested, 7 are rehabs vs. new builds and at least 
5 of them are classified as affordable housing and were probably tenements in their 
previous lives

• 31 W 13th St

• 1405 Republic

• 20-22 W 12th St.

• 1221-1223 Republic

• 21 W. 13th St.


• One building (1200 Race) appears to be a market-rate rehab, but even that is over 
2x the average size per unit of 1518 Race


• One building (1331 Vine) appears to be a market-rate new build — also almost 2x 
the average size per unit of 1518 Race


• It is unclear whether 1401 Republic is an affordable housing building or market rate


More appropriate comparisons would be the two new builds on the same side of the 1500 
block of Race St. and the Allison and other new builds across the street

• 1514 Race is directly adjacent and has 3 units on 4500 sf (1500 sf average vs. 281 sf for 

1518)

• 1506 Race is close by and has 1 unit on about 2700 sf

• All the new units in the Allison across the street from 1518 Race are significantly larger than 

what 1518 Race is proposing


Net, there should be no variance granted allowing for anything more than the six allowed by the 
Code.




2. Parking 

As to the requested parking variance, we would contend the proposal offers only three (3) 
spaces [four (4) if one pushes it] versus the required ten (10).  The parking variances are both 
unrealistic and deceptive.


• There is no provision or space for “ramps” to access four spaces in the basement. 
As one of our neighbors describes them, these are “magic parking spaces”.


• 1514 Race is on the same lot size and has an almost 1,000 sf garage for 4 cars with 
a 4-foot apron to allow turning radius to an alley that is about 6’ wide.  1518 Race is 
proposing 4 cars in 817 square feet.  3 cars is more likely in that space.


Net, even with a 50% variance versus 21-required spots, the developers certainly have not 
come close to complying with Code.


3. Height 

By their own submission/admission, “The height of new construction should not vary more 
than one story from adjacent, contributing buildings”. The adjacent building to the north is only 
three stories. Thus, 1518 Race St. should only be allowed a maximum of four stories.  


• Virtually all other residential buildings in the area, including the new ones, are four or 
fewer stories. A fifth floor is completely at odds with practically all other residential 
buildings in the area. Total proposed height is 63.5’ vs. 52’ for our building to the 
south and probably about 41’ for the building to the north


• Not only will a 5th story block views and light for near neighbors, but it would blot 
the views of our architecturally significant churches — Prince of Peace and St. 
Seraph.


• While the developer says that 1518 is only one story higher than the historic building 
to the north based on “visible front volume”, that is a bit disingenuous in that it is 
actually two stories taller and visible front volume is also two stories taller from the 
northwest.


4. Other Design Concerns 

There are other design objections that we ask the HCB consider: 

• Garbage provision - adequate garbage and recycling provision must be provided for 
(restaurant and residential units) without infringing on other residents, and cannot assume 
permanent placement on the Race St. sidewalk. No garbage provision is shown.


• South side design infringements

• Glass commercial restaurant doors on the ground floor and residential windows on 

floors 2-4 looking directly into 1514 Race St. existing windows infringe on the 
privacy of current 1514 Race residents. We ask that they be removed.


• Murals facing into 1514 Race private residences are inappropriate for this side of 
the building and infringe on the privacy and enjoyment of those units. We ask that 
they be removed.


• “Smoking” balconies on floors 2-4 abutting the 1514 Race building seem 
inappropriate and a cause for concern




• North side structural concerns

• There is a significant impact from building a basement on the Prince-of-Peace 

owned property to the north, as this is an older brick structure with two chimneys 
that are at risk with the building of a basement


• The developer needs to take remedial action to make sure there is no damage or 
safety risk, as there are 5 residents living in that building


• Lack of specificity in the layout of the apartments

• Our understanding was that these were AirBnB/Short-term rental units, and it is 

critical to understand how these will be laid out — are they longer-term rental 
apartments or is this a hotel couched as a large apartment building?


As previously stated, we are not opposed to development at 1518 Race and would welcome 
an appropriate and well-designed addition to the neighborhood.  As such, we would ask that 
the developers:


• Stick to the Cincinnati Municipal Code regarding density, thus no more than 6 units

• Stick to the Cincinnati Municipal Code regarding parking, with a number of spots to 

code and realistic access

• Follow building height for the neighborhood, which would be a maximum of four 

floors

• Provide for adequate, hidden provision for garbage, which cannot be on the Goose 

Alley or Race St.

• Design the south side with sensitivity to existing residents’ living spaces excluding 

infringing glass doors, windows, and murals

• Ensure safety and structural integrity for north side neighbors if carrying through 

with basement plans.


The 1500 block of Race St. has been beautifully developed in recent years. We only hope to 
keep it that way, and that requires denying this application for a Certificate of Appropriateness.


Thank you for your consideration.


Sincerely,


Ted and Vicky Leavitt

1514 Race St.

Cincinnati, OH 45202

T. +1 843 338-0750

E. tleavitt@me.com


N.B., The Context Map in the COA application also needs updating, as it is totally out of date, 
and appears to include our property as part of the project site.
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August 17, 2018


Ms. Beth Johnson

Historic Conservation Board

805 Central Ave., Ste. 500

Cincinnati, OH 45202


Re: Case Number COA2018050 (1518 Race - additional comments re variances) 

Dear Beth,


We have already written regarding our main comments, but as we were not familiar with the 
reference to Baldwin Alley in the request for variance on Cincinnati Municipal Code 1409-09 
(25’ setback), we wanted to go take a look. The developers say their proposal “matches the 
context of Baldwin Alley and is appropriate for the neighborhood”. We strongly disagree.  


Goose Alley is a one-block-long, open alley used primarily by Race Street and Republic Street 
residents for access to their private garages.  After walking (and photographing) the full length 
of Baldwin Alley, we did not find any comparable new-build situations. It appears the variance 
being requested would be to match the  multi-story municipal parking ramp whose side wall 
(no access) abuts Baldwin Alley between 8th and 9th Streets.  The first photograph below 
shows the ‘cave-like’ situation that would result from their requested variance for their 2nd 
through 5th floor, but with an even larger over-hang in order to accommodate their driveways 
into their garages.  This is not in any way in keeping with the OTR neighborhood, and we 
strongly urge the HCB to deny this variance.


Beside the fact that there are old buildings near 13th Street on Baldwin Alley that are similar to 
some on Goose Alley, that is about the extent of the similarity, and we presume that the 
setback rule for new construction is to avoid making these alleys seem like caves.  Granting 
the requested variance would detract from the quality of life in terms of light and openness for 
many of those on Goose Alley.


Furthermore, the drawings submitted by Platte misrepresent the setback in that they appear to 
show our property at 1514 Race as being similarly situated with a 6.5’ setback. However, it is 
only the 1514 Race garage at street level where there was a variance asked for and granted.  
Above street level, 1514 Race respects the full 25’ setback whereas 1518 Race proposes zero 
setback because they are building out over the garage right to the property line (i.e., they ask 
for a 6.5’ setback at ground level and then 0’ on floors 2-5).  


We respectfully ask that the developers abide by the Cincinnati Municipal Code.


Thank you for your consideration.


Sincerely,


Ted and Vicky Leavitt

1514 Race St.

Cincinnati, OH 45202

T. +1 843 338-0750

E. tleavitt@me.com


Attachment: Baldwin Alley pictures
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BALDWIN ALLEY FROM 9TH TO 8TH WITH MULTI-
STORY CAR PARK

BALDWIN ALLEY FROM GARFIELD PLACE TO 7TH

BALDWIN ALLEY FROM 9TH TO COURT



BALDWIN ALLEY FROM COURT TO CENTRAL 
PARKWAY

BALDWIN ALLEY FROM CENTRAL PARKWAY 
TO 12TH

BALDWIN ALLEY FROM 12TH TO 13TH LOOKING 
NORTH

BALDWIN ALLEY FROM 12TH TO 13TH 
LOOKING SOUTH



Dear Beth Johnson,  

 

I would like to voice my support for the project at 1518 Race St.  I am a resident and business owner in 

the immediate vicinity (3 blocks away), and think this project would be a positive addition to the 

neighborhood.  I’ve looked over the design and believe it is beautiful and appropriate for the 

neighborhood, and I very much look forward it being there when I walk my dog down Race St.  

 

Thanks,  

 

 
Camilo Otalora 

OTR Resident & Business Owner 



August 30, 2018 
 
Beth Johnson 
Urban Conservator 
City of Cincinnati Buildings and Inspections 
805 Central Avenue, Suite 500 
Cincinnati, Ohio 45202 
 
RE: Letter of Support for 1518 Race Street 
 
Dear Beth,  
 
I am a local architect who has worked on many rehabilitation and new construction projects in Over the 
Rhine, including the renovated buildings directly across the street from this project at 1523-1525 Race. I 
appreciate new construction that revitalizes the neighborhood by not only replicating the style of 
existing buildings, but also by elevating the design to make people think about and appreciate the 
architecture of this neighborhood.  
 
I’m writing to express support for the project at 1518 Race Street. This design is a modern and 
appropriate addition to the neighborhood. The massing is in keeping with other buildings in that part of 
OTR, which does have larger and taller buildings, and bringing more density to the area is a welcome 
change to the reduction of density that often happens in renovations. The façade responds to its context 
in a thoughtful way without exactly replicating the formula of typical historic buildings in the 
neighborhood. This is a well-designed project, and I feel that it is a valuable contribution to the built 
environment in OTR.  
 
Sincerely,  
 

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



August 31st, 2018 

 

Beth Johnson 

Urban Conservator 

City of Cincinnati Buildings and Inspections 

805 Central Avenue, Suite 500 

Cincinnati, OH 45202 

 

RE: COA for 1518 Race 

 

Dear Beth: 

 

I’m writing to express my support for the proposed design of a new building at 1518 Race. I feel 

this modern building is well designed and will contribute more to the neighborhood than many of 

the faux-historic structures that have been built in recent years. 

 

Thank you for your consideration. 

 

Lauren Farquhar 

216 West 14th Street 
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Ms. Beth Johnson 

Urban Conservator 

City of Cincinnati 

Department of Buildings and Inspections 

Centennial Plaza Two 

800 Central Avenue, Suite 500 

Cincinnati, OH 45202 

 

August 29, 2018 

 

Dear Beth, 

 

As you know I am quite familiar with the guidelines for the Over-the-Rhine Historic District, and the bulk of our 

business at New Republic Architecture is residential architecture in historic districts, both new-build and historic 

rehabilitation.   I have reviewed the application prepared by Platte Architecture + Design for the proposed infill 

development at 1518 Race Street in Over-the-Rhine.  In my professional opinion the scale, fenestration, materiality 

and proportion of the proposed infill development, is entirely appropriate for its site, surrounding context, and the 

neighborhood as a whole.  By placing parking in the rear (and underground), creating a ground-level storefront 

fronting Race Street, and setting the 5-story portion of the building to the rear of the site, the design team has 

more than adequately addressed the typical concerns of the neighborhood regarding parking, ground level use, and 

building height.   

 

I urge you to approve this Project, as it robustly and successfully addresses the design guidelines for the district.  

Further, I urge the city to take a principled stand, to countermand some of the voices in the neighborhood, who are 

not trained in architecture or design, and who continue to thwart growth, progress, and redevelopment in the 

neighborhood by opposing creative developments such as the one proposed for 1518 Race Street. 

 

Sincerely, 

 

New Republic Architecture 

 
Graham Kalbli, AIA, LEED AP 

 

Principal 



September 1, 2018 
 
 

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

Re: 1518 Race Street Project 
 

Dear Ms. Johnson: 
 

My name is Kimberly N. Johnson, I am in full support of the proposed project located at 

1518 Race Street. Being, that I am a resident of OTR and also a long time business owner I 

am excited to see more residential units available. I have seen the growth and expansion 

happening in Otr since 2006. Which has offered a lot of opportunities for many people and 

this project will provide the same. 
 
The building is beautifully designed and will certainly add value to the area allowing more 

people to experience being apart of the community. I look forward to seeing this project 

come to life! 
 
All my personal best, 
 
Kimberly Nicole Johnson  
 



	

	

August 29, 2018 
 
Dear Historic Conservation Board,  
 
I have reviewed Platte Architecture and Design’s proposal for a new building located at 
1518 Race Street.  I have carefully evaluated their use of materials, proportions and overall 
design intentions.  I would like to submit to you my most enthusiastic support for their 
proposal. It is elegant, well designed, and perfectly integrated within the immediate 
context.  I am very familiar with the location, my office built a project a few doors from it, 
and my good friend and great architect Terry Boling built the wonderful project adjacent 
to it.  Platte’s building would beautifully fit the block, as a third exercise in architecture that 
respects the past while asserting the future.  I could not think of a more appropriate 
project to fill the current “missing tooth.” 
  
I believe it will be a great addition to the neighborhood. 
  
Respectfully, 
  
 
Jose Garcia 
Jose Garcia Design 
513-236-8850 



August 30, 2018

Scott K. Masters
Allscreen Image Marketing Inc.

Beth:

I am writing to express my support for the proposed project at 1518 Race Street. The plans
present a project that is well designed and fits the character of our evolving neighborhood. 
Platte is engaged in our commuity and has set a high bar for future projects which will only
 improve our neighborhood. This will be a very positive addition.

Thank you for including my support in your consideration and I appreciate your positive
influence in the development of Over The Rhine.

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

RE: Proposed Project 1518 Race Street



For the attention of Beth Johnson,  

 

Dear Beth,  

 

I am writing to convey my appreciation and support for the proposed development at 1518 

Race.  

 

In order to engender long term prosperity and community in Over The Rhine and the 

surrounding area, I believe architectural projects should be held to a high standard of 

appropriateness and consideration of the existing environment, such that development can 

occur without wrenching the history and soul from the location.  

 

To me, this project achieves those requirements very well and so, I would like to register with 

you my support for the project.  

 

Sincerely,  

 

Tom McCoy 

 

 

Tom McCoy 

Director of Client Services 

 

Curiosity Advertising   

35 East 7th Street 

Cincinnati, OH 45202 

  

c. (513) 302-6404 

 

 

 

https://maps.google.com/?q=35+East+7th+Street+Cincinnati,+OH+45202&entry=gmail&source=g
https://maps.google.com/?q=35+East+7th+Street+Cincinnati,+OH+45202&entry=gmail&source=g


 

 
 
September 3rd, 2018 
 
Beth Johnson  
Urban Conservator City of Cincinnati Buildings and Inspections  
805 Central Avenue 
Suite 500 Cincinnati, OH 45202  
 
RE: COA for 1518 Race 
 
Dear Ms. Johnson: 
 
Hello, my name is Derrick Braziel and I’m one of the Co-Founders and Managing 
Partners of MORTAR.  I am writing on MORTAR’s behalf to express our full support of 
the new mixed-use project at 1518 Race Street. 
 
Since our founding in 2014, MORTAR has seen the rise of Over-the-Rhine; becoming 
one of America’s best turn-around stories.  Central to the transformation of the 
community has been exciting, mixed-use projects that build on the history of the 
community to create a bright, inspiring future. 
 
The 1518 Race Street project represents the best of what’s possible for 
Over-the-Rhine and we are proud to offer an endorsement of the project.   
 

Sincerely, 

Derrick Braziel 

MORTAR 

Co-Founder and Managing Partner 

 



DESIGN LAB      
1401 ELM STREET

CINCINNATI, OH  45208
Ph: 513-678-1775

Date: 08.30.2018
To: Beth Johnson/ City of Cincinnati Buildings & Inspection
Re: 1518 Race Street
From: Barbara Neyer

Dear Beth, 
I am writing in support of the 1518 Race Street Mix Use Project.  As a business owner in the design 
industry, I feel it combines 21st-century design and building practices while be respectful of the historic 
component of OTR.  It adds to the visual diversity of our community and brings greater density which is 
more sustainable for our planet.

Please feel free to reach out with any questions or more comments.

Warm regards,

Barbara Neyer
Founder & Principal
DESIGN LAB
1401 Elm Street
Cincinnati, OH  45208
c: 513-678-1775



 

35 East 7th Street, Suite 710 
Cincinnati, OH 45202 

(513) 399-6301 
www.talmetrix.com  

 

August 31, 2018 

 

Beth Johnson 
Urban Conservator 
City of Cincinnati Buildings and Inspections 
805 Central Ave, Suite 500 
Cincinnati, OH 45202 
 
 
Re: 1518 Race Street Project 

Dear Ms. Johnson: 

The following is a letter of support for the proposed project located at 1518 Race Street. As an employer 

located in the Central Business District, it is important to have more residential units available in 

adjacent communities such as Over-the-Rhine (OTR) to provide housing for employees who desire to live 

closer to work.   

I am excited to see this project come to life. It is well designed allowing it to blend into the OTR 

community.  Expanding residential units in OTR is an important factor in helping my company to attract 

and retain employees. I hope this project is approved to move forward. 

Regards, 

 

Chris Powell 
CEO, Talmetrix 
 

 

 

 

http://www.blackbookhr.com/


3 September 2018 

 

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

 

Re: Proposed Design for 1518 Race Street 

 

To whom it may concern: 

 

This letter is in support of the design proposed by Platte Architecture + Design for the 
mixed-use development at 1518 Race Street. The proposed design is an appropriate 
scale for this part of Over the Rhine, and it will be a great addition to the street. 

The 1500 block of Race Street is becoming a great example of how new modern infill 
buildings can coexist with historic brick buildings. These new buildings should be 
modest enough to respect the historic architecture in the area and bold enough to 
represent the construction methods and design values of our time. The design 
proposed by Platte accomplishes both of these goals. 

 

Sincerely, 

 

 

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



 

 

 
31 August 2018  
 

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

I support the proposed development at 1518 Race Street. This is a well-behaved contemporary addition                             
to the Over-the-Rhine historic district. While the scale of the project is large, its massing was                               
professionally-designed to be context-appropriate. Proposed murals and materials add a nice accent to                         
what appears to be a refined palette.  

Sincerely,  

 

John Stoughton, RA 
Owner, Team B Architecture & Design 
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