
ITEM 1  September 14, 2020 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS  

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA20200035 
APPLICANT:  NorthCrown Properties 
OWNER:  NorthCrown Properties  
ADDRESS:  112 Corwine Street 
PARCELS:  094-0007-0206; 0371 
ZONING:  CC-P 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: August 24, 2020 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 

 
Nature of the Request 
The applicant seeks a Certificate of Appropriateness for side/rear addition and a demo 
and rebuild of a rear addition. 

 

Existing Conditions 
The subject property is an existing brick contributing building on a triangular lot. The 
building has been altered to include having a frame 3 story addition in the keyback on the 
east of the building and a one-story frame addition on the rear. The property is visible 
from both Corwine St and E. McMicken. The lot to the rear on E. McMicken will remain 
open as an outdoor courtyard and due to a sale restriction cannot be built on till 2024.  

 
Figure 1: 112 Corwine St. Image from google street views.  
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Figure 2: 112 Corwine Street from E. McMicken.  
 

 
Figure 3: Cagis Map of 112 Corwine St.  
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Proposed Conditions 
The applicant is proposing to renovate the building into a single family residence. The 
existing stair tower in the keyback is in poor condition and needs to be demolished. A 
new code compliant stair will be built. The rear one-story kitchen will also be demolished 
and rebuilt as a one story kitchen addition.  
 
Previous Reviews: N/A. 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409   CC-P 
HCB authority: Section 1435-05-4  
Overlays:  Section 1435   Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2  COA; Standard of Review 
 
Zoning Review 
The building and project do not require any zoning relief. The density is within the 
permitted density and the proposed use as a Single Family home is also permitted. They 
are not changing the rear setback condition and the addition is a legal non-contributing 
within the rear yard setback.  
 
Certificate of Appropriateness Review: 
A COA is required for the proposed demolitions and additions.  
 
Comments on Applicable Guidelines  
All the changes substantially conform to the Over-the-Rhine Historic Conservation 
Guidelines. While the additions are visible from both Corwine Street and E McMicken 
Ave, neither overwhelm the building and the rear addition is rebuilding in the same 
footprint of the former addition.  
 
Applicable Guidelines 
 

ADDITIONS 

Intent and General Guidelines  
1. Additions are allowed and should follow new construction guidelines. They should 

be compatible in character with the original. They should be sympathetic but not 
imitative in design. 
 

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

 

3. Additions should not overpower the original building.  
 

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

The rear addition is being built to the same size, materials, and opening pattern of 
the existing addition. The existing addition is in poor condition and as it is not a 
historic portion of the building, rebuilding it is an appropriate solution to build a 
kitchen that is up to code and with modern amenities.  
 
The side addition is also an appropriate solution to both the existing condition of 
the addition and to comply with current building code requirements. The existing 
addition is not a contributing addition and is actually detracting from the addition 
due to poor materials, construction and overall condition. Providing the circulation 
and staircase for the original building within this addition provides the ability to 
reuse the existing building and maximize the existing floor plate and provide a code 
compliant and easier to navigate staircase for the building. The applicants are 
proposing to use brick and to paint it the same color as the main building. This will 
blend into the building and will not overwhelm the original building. The new brick 
and larger windows on the rear will help to differentiate the addition from the 
original building.  

 
 
Other Considerations:  
 

Prehearing Results: A prehearing was held on August 26, 2020 
 

Comments Provided to Staff: NA 
 

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

 
I. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 112 Corwine Street for a side 
and rear addition per plans by Fold & Form Architects dated 06/22/2020 subject 
to the following conditions: 
1. Building permits must be issued within 2 years of or the COA will expire.  

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

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

2. The rear one story addition is rebuilding an existing condition and the 
side does not overwhelm the original building and provides a code 
compliant addition.  
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Living Space Outside Air Ventilation Table

Code Calls for 4% or Great Operable Window Area Vs. Room Square Feet.

Floor # Room Name

First Floor
Kitchen

Living Room

Family Room

Bedroom 1

Restroom 1

Square Foot

of Room

146.4

186.4

189.6

223.5

126

# of

Windows

2

1

2

3

2

Size of

Window 1

Total Square feet

of Windows

Openable

Area. Sq. Ft.

16.3'

16.3'

% of openable window

to floor area

11%

4%

8%

11%

13%

CONCLUSION

32.5'

32.5'

Second Floor

16.25'

48.75'

32.5' 16.3'

24.4'

8.1'

ALL LIVING SPACES ARE 4% OR GREATER

2'-6" X 6'-6"

2'-6" X 6'-6"

2'-6" X 6'-6"

2'-6" X 6'-6"

2'-6" X 6'-6"

Bedroom 2

Bedroom 3

158.8

221.3

1

3

7%

11%

Third Floor 21.1'

48.75' 24.4'

10.5'
2'-6" X 6'-6"

2'-6" X 6'-6"

Size of

Window 2

9" X 6'-6"

-

# of

Windows

0

0

0

1

0

-

-

0

-

0

-

-
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SPECIFICATIONS - HVAC
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BASEMENT PLAN - ELECTRIC
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BASEMENTPLAN - PLUMBING
SCALE: 1/4" = 1'-0"

FIRST FLOOR PLAN - PLUMBING
SCALE: 1/4" = 1'-0"
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ITEM 2  September 14, 2020 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS  

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA20200036/ ZH20200126 
APPLICANT:  Arcx Studio LLC 
OWNER:  5920 Hamilton Ave LLC- CHURC 
ADDRESS:  5906 Hamilton Av 
PARCELS:  233-0004-0016 
ZONING:  T5MS 
OVERLAYS:   College Hill Historic District 
COMMUNITY: College Hill 
REPORT DATE: August 24, 2020 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 

 
Nature of the Request 
The applicant seeks a Certificate of Appropriateness for side/rear addition and a demo 
and rebuild of a rear addition. 

 

Zoning Relief Required 
1. 1703 2.08 (I): Dwellings are only permitted on the first floor if behind another 

permitted use. Residential is located on the first floor not behind another use and 
a locational variance is required.  

2. 1703 2.08 (E): Buildings are to be built at a zero-lot line setback. With the 
demolition, the building will have a max 25.5 ft setback on the north with a 4 ft 
setback on the south. A variance is required to have the Built to Line to match the 
historic set back.     

3. 1703 2.08 (M): Buildings are to have either a building or a fence/wall the entire 
street build to line. No fence is proposed and variance to permit no fence is 
required.  

 
 
Existing Conditions 
The subject property is an existing brick 3 story Second French Empire mixed use building 
with a non-contributing addition on the front of the building. As is evidenced by the 
Sanborn Maps the date of construction of the one-story addition is from the late 1940’s-
1950. The one-story addition is a zero-set back condition that follows the angle of the 
street. The original building was set parallel to Cedar Ave.  The RuthEllen Building was 
built with two stores on the first floor and flats/apartments above.  
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Figure 1: Cagis Map of 5906 Hamilton Av.  
 

 
Figure 2: 5906 Hamilton Ave. Image from Google Street views 
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Figure 3: Top 1937 Sanborn Map; Bottom 1950 Sanborn Map 
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Proposed Conditions 
The applicant is proposing to renovate the building into a multi-family building. They are 
proposing to demolish the one-story addition, restore the front of the building, including 
the historic storefront. The work includes work at the front of the lot to include pacing and 
landscaping.  
 
Previous Reviews: N/A. 
 
Applicable Zoning Code Sections:   
Zoning District: 9   T5MS 
HCB authority: Section 1435-05-4  
Overlays:  Section 1435   Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2  COA; Standard of Review 
 
Zoning Review 
As the proposal is changing an existing condition and is creating a setback, even if it’s 
the historically accurate setback, a variance for the setback is required. Also a zoning 
variance is required to put residential on the first floor rather than a commercial use and 
to not have a fence either at the zero setback or connecting the adjacent buildings.  
 
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 remove a non-contributing and compatible building 
from a historic building and will return the street to the historic condition at this 
site. While it does create a setback that is not parallel to the street this 
condition is also seen on the property to the north. A fence is unnecessary 
and would impede movement to the ramps for the units.  

  

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

The applicants have not demonstrated that the proposed project is the only 
project that would create an economically viable use as they have not studied 
every type of use allowed under the zoning code.  The proposed use, multi-
family dwelling structure is desired within the neighborhood. The applicants are 
not proposing to alter the historic condition of a storefront so a the building form 
and frontage will remain consistent with the street and the historic condition of 
the building.  
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Standards for Variances per Section 1445-05-4 

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

property, the strict application of the provisions or requirements of this Code or 

the Land Development Code, as applicable, are unreasonable and would result in 

practical difficulties.  

The strict application of the code would be contrary to the historic setback of 

the property and would require unsympathetic alterations to either remain or 

be rebuilt.  

  

(b)  The variance is necessary for the preservation and enjoyment of a substantial 

property right of the applicant possessed by owners of other properties in the 

same district or vicinity. 

The setback is similar to the property to the north and they are 

requesting a similar condition. The use of the property is not consistent 

with the uses along the street as it is a commercial district.  

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

1. Zoning.  The proposed work conforms to the underlying zone district regulations 
and is in harmony with the general purposes and intent of the Cincinnati Zoning 
Code.   

The underlying zoning is T5MS.  The proposed use of the subject property 
does not conform to the zoning as is asking for residential use on the first 
floor at the front of the building.  

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

Staff is of the opinion the proposed work does substantially conform to the 
guidelines for the College Hill Historic District (Refer to Certificate of 
Appropriateness review below)  

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

College Hill Land Use Plan does encourage mid-density development 
among the Business District.  

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

Parking is available behind the building in an existing parking lot. 
Substantially Increased traffic is not anticipated and the current system and 
lot are adequate for the proposed use.  
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5. Buffering.  Appropriate buffering is provided to protect adjacent uses or 
properties from light, noise and visual impacts.   

NA 

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

The applicant is providing some landscaping at the front to provide for a 
pedestrian oriented experience and a break from pavement at the front of 
the building  

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

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

The proposed use as a multi-family residential development along Hamilton 
Avenue is an appropriate use for a commercial district as it is a more intense 
use. It is also an appropriate use to provide residents as clients for 
neighboring businesses.  

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

None 

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

There are not any anticipated any adverse effects to the extent of access to 
fire, police or other public services.  

11. Blight.  The elimination or avoidance of blight.  
The current property is a vacant building that is in need of rehabilitation. It is 
not considered blight but it is reusing an underused property that is not 
supporting the urban pedestrian fabric.  

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

13. Job Creation.  The creation of jobs both permanently and during construction.   
The proposed project will create temporary jobs during construction and will 
provide permanent jobs at the apartment complex and the laundry.  

 
 
Certificate of Appropriateness Review: 
A COA is required for the proposed demolitions and façade changes.   
 
Comments on Applicable Guidelines  
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All the changes substantially conform to the College Hill Historic District Conservation 
Guidelines.  
 
Applicable Guidelines 
 

Demolition 

c. Demolition Request is for an inappropriate addition, or a building of a later 
period, and the demolition of said structure will not adversely affect the 
streetscape as determined by the Historic Conservation Board.  

The addition was building between 1937-1950 on front of a building that is from 
the later 1890’s. The original building is a Second Empire Building with red brick 
and the addition is an art deco style yellow brick addition. While the addition does 
create a street presence it detracts from the original building. Its removal will create 
a setback but on an angled street this setback is varied, and a pedestrian 
environment is still proposed with a plaza like setting with pavers and vegetation.  

 
Storefronts 
 

The basic elements, which give the storefront character, shall be retained and 
repaired. These include, original window height, original piers, original lintels, 
doorways, proportions of openings, decorative work, original sill height, transoms. 
 
Piers or columns that divide the storefront into bays, and lintels or cornices, which 
separate the storefront from the upper floors, should not be covered or removed. 
Windows should not be filled in. Sill height should be maintained. Original 
transoms, window configuration, doors, and ornamentation should be retained, 
repaired or replicated. Where no original materials or detailing remains new work 
should be compatible with the original character of the building.  
 
The original storefront has been removed but the steel pilasters and frame are 
still intact. This will be restored, and a new storefront system will be installed. The 
design of the storefront maintains the historic elements of a storefront and is an 
appropriate design for the building and the district.  
 

Other Considerations:  
 

Prehearing Results: A prehearing was held on August 26, 2020 
 

Comments Provided to Staff: 2 letters of support have been submitted for the project, 
both for the demolition and for the residential use.  
 

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

 
I. ZONING RELIEF 

A. 1703 2.08 (I): Approve a locational variance to allow for a dwelling on the 

first floor at the front of the building.  

B. 1703 2.08 (E): Approve a front set back variance of 25.4 ft on the north and 
4 ft of the south  to allow the building to have its historic setback.  

C. 1703 2.08 (M): Approve a variance to allow no fence either at the zero-lot line 
setback or between buildings.  
 
 

B. FINDING:  The Board makes this determination per Section 1435-05-54: 
1. Such relief from literal implication of the Zoning Code will not materially 

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

2. The requested setback is asking for the historic condition of the property.  
3. The residential use will support neighboring commercial businesses and is 

an appropriate use within a commercial district.  
 

II. CERTIFICATE OF APPROPRIATENESS 

A. APPROVE a Certificate of Appropriateness for 5906 Hamilton Ave demolition 
of a front addition and a new storefront design per plans by Arcx Studios dated 
7/30/20.  
1. Building permits must be issued within 2 years of or the COA will expire.  

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

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

2. The front one-story building was built out of the period of significance and 
detracts from the original Second Empire mixed use building.   
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1616 Vine St 
Cincinnati, OH 45202 
 
513 832 1302 
www.arcx.studio 

 
City of Cincinnati 

Historic Conservation Board 

II Central Avenue, Suite 500 

Cincinnati, Ohio 45202 

 

RE: Historic Conservation Board review submission for the Ruthellen Building located at 5906-

08 Hamilton Avenue, Cincinnati OH 45224 

 

To Whom It May Concern, 

 

Please find here applications and supporting documentation for request to demolish a one-story 

addition to a four-story building in the College Hill Historic District.  

 

We are seeking to be included on Board’s September 14th, 2020 agenda. Documentation for 

review includes: 

 

1) Adjudication/ Denial Letter 

2) Historic Conservation Board Application Checklist 

3) Certificate of Appropriateness 

4) Zoning Hearing Application Form 

5) Application Fee Authorization form 

6) Digital submission of following checklist items: 

a. Exhibit A- Letter/ Narrative Statement of Intent 

b. Exhibit B- Verification of Property Ownership 

c. Exbibit C- List of Witnesses 

d. Exhibit D- Demolition Case Sheet 

e. Exhibit E- Statement of Post Demolition Plans 

f. Exhibit F- College Hill Community Plan Excerpt 

g. Exhibit G- Letter of Support- Shakers 

h. Exhibit H- Letter of Support- College Hill Forum 

i. Exhibit J- Drawings 

 

Please let us know if any additional documentation is required.  

 

Respectfully, 

 

 

Ernie Palmer, AIA 

Arcx Studio, Inc. 

513-832-1302/ ernie@arcx.studio 
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Permit Center •  805 Central Avenue, Suite 500  •  Cincinnati, Ohio 45202 

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

 

  

  

  

Zoning District: T5MS/College Hill Historic District, College Hill Urban Design Overlay 

 

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

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

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

 

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

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

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

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

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

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

submitted no later than 3pm on the deadline date.  

 

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

1. 1703 2.08 (I): Dwellings are only permitted on the first floor if behind another permitted use. 

Residential is located on the first floor not behind another use and a locational variance is required.  

 

 

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

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

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

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

 

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

concerns or to make an appointment.  

 

Sincerely,  

 
Beth Johnson 

Urban Conservator 

(p): 513-352-4848 

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

 

Request: Demolition and façade changes

Location: 5906-08 Hamilton Ave

Date: July 17, 2020

ADJUDICATION/DENIAL LETTER
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CINCINNATI'S HISTORIC CONSERVATION OFFICE
Documents Required for
Historic Conservation Board Review
The Historic Conservation Office will provide this list with the required items checked off once an
Adjudication/Denial letter is issued.

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

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

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

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

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

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

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

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

Note: The aforementioned information is general in nature. Additional information may be required by the Urban
Conservator once the application is submitted. Please use this list to plan for the potential documents that could be
required for a submission.
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II Centennial Plaza 
805 Central Avenue, Suite 500 
Cincinnati, Ohio 45202 
Monday- Friday 7:30 am—4 pm 
(513) 352-4848
Beth.Johnson@Cincinnati-OH.gov

CERTIFICATE OF APPROPRIATENESS APPLICATION 

SUBJECT PROPERTY 

Site Address: ____________________________________________________________________________ 
Hamilton Co. Parcel ID No.: _____________________ Zoning District: _________________________  
Historic District: _______________________________ Overlay District: ____________________________ 

APPLICANT INFO             PROPERTY OWNER        OTHER ___________________ (AGENT, ATTORNEY, ARCHITECT, ETC.) 
Name: ______________________________________________________________________________ 
Contact Person (if legal entity): _____________________________________________________________ 
Address: ______________________________________________________________________________ 
City: ___________________________ State: _______________ Zip Code: _________________________ 
Phone: _________________________________ E-mail: _________________________________________ 

PROPERTY OWNER INFO             SAME AS ABOVE 
Name: ________________________________________________________________________________ 
Contact Person (if legal entity): _____________________________________________________________ 
Address: _______________________________________________________________________________ 
City: ___________________________ State: _______________ Zip Code: __________________________ 
Phone: _________________________________ E-mail: _______________________________________ 

CERTIFICATE OF APPROPRIATENESS (SELECT ALL THAT APPLY)  
   New Construction    Alteration    Demolition 

Provide a very brief summary of the project: 
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________ 

ZONING RELIEF        Yes        No 

Provide a very brief summary of the zoning relief requested: 
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________ 

SUBMISSION REQUIREMENTS & REQUIRED ATTACHMENTS 

Demolition requests must include all required demolition forms.  
All applications that include requests for zoning relief must include a zoning hearing application. 
All persons seeking historic tax credits must provide a copy of their approved part II tax credit application. 

I certify that all statements and documents that I provide with reference to this application are accurate, complete, and 
true to the best of my knowledge and belief. I further acknowledge that my application shall be deemed incomplete for my 
failure to timely comply with any requirement of this application, which non-compliance may result in delays in the 
scheduling and resolution of my application. 

Applicant Signature: Date: 

Office Use Only 

Application #: _____________________ 

Date Accepted: ____________________ 

   Staff Review         Board Review 

   Paid: __________________________ 

Date Perfected: ____________________ 

Hearing Date: _____________________ 
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II Centennial Plaza                                 
805 Central Avenue, Suite 500  
Cincinnati, Ohio 45202                        
Monday- Friday 7:30 am- 4 pm          
513-352-1559 
Boards@cincinnati-oh.gov 
 
Office Use Only 

Case Number: __________________________ 

 
Hearing Date: __________________________ 
 

ZONING HEARING EXAMINER 
Application for Zoning Relief 

 

Section 1. SUBJECT PROPERTY 
ADDRESS       _ COMMUNITY___________________________________ 
PARCEL ID(S)          HILLSIDE DISTRICT:   □ Yes   □ No 
BASE ZONING CLASSIFICATION   _ ZONING OVERLAY (if applicable)  ______ _____ 
HISTORIC DISTRICT: □ No   □ Yes: (name) ______________________________________________________ 

□ Non-Residential Project        □ Residential Project (RCO) One -, Two -, and Three- Family Dwelling 

 

Section 2. APPLICANT 
NAME      __ CONTACT PERSON (if legal entity)  ____________  _____ 
ADDRESS         CITY_____________STATE_______ZIP_________ 
EMAIL      ________RELATIONSHIP TO OWNER (if not owner)   ___________ 
TELEPHONE    __ 

 

Section 3. OWNER   
NAME      __ CONTACT PERSON (if legal entity)  ____________  _____ 
ADDRESS         CITY_____________STATE_______ZIP_________ 
EMAIL      ________RELATIONSHIP TO OWNER (if not owner)   ___________ 
TELEPHONE    __ 

 

Section 4. NATURE OF RELIEF REQUESTED. (select all that apply) 
□ Variance              □ Special Exception                □ Conditional Use             □ Use Variance    
□ Expansion or Substitution of Non Conforming Use              □  Hillside Overlay District Permission 
□ Urban Design Overlay District Permission                           □  DD District Phased Development Approval 

 

Section 5. BRIEF DESCRIPTION OF PROPOSED PROJECT (Do not write “see attached” or leave blank. You may 
attach a longer statement to this application if the space provided is insufficient to describe your proposed project) 
                    ___________      
                ___________ 
             ___________ 
            _________________ 

 

Section 6. SUMMARY OF REASONS WHY RELIEF SHOULD BE GRANTED.   
You must provide a written statement explaining how the proposed project meets the standards for all relief 
requested.  Separate instructions for preparing this statement are attached.  If you fail to follow the 
instructions for your type of request, your application may be denied.  
  

Section 7. SIGNATURE. The undersigned does hereby certify that the information provided in connection with 
this application is, to the best of his or her knowledge, true and correct.  
 
Print Name _______________________________ Signature ____________________  Date ____/____/______ 

Click any blue box
for additional information

(hyper-link)

SEE ATTACHED
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Section 8.  ADDITIONAL DOCUMENTATION SUBMISSION REQUIREMENTS.  

If you fail to complete the application or provide all information requested, your application may be denied.  

All application transactions must be completed by 4:00pm. No exceptions. 

 Submit two (2) paper copies collated, single sided and bound together, and 
one (1) digital copy in PDF format of all the documents listed below.   
 

 All documents (forms, letters, etc.) must be formatted to 8.5x11.  
Plans or drawings may be formatted to 11x17 or 12x18, but no larger sizes will be accepted.  

 
 Zoning Hearing Examiner application. 

 
 Denial letter from Zoning Department, or signed letter from a Zoning Plans Examiner.  

 
 Written statement required in Section 6 of application. 

 
 Applications requesting development permission in a Hillside Overlay District must meet the 

additional requirements found in Cincinnati Municipal Code 1433-15. Please ensure your 
application meets these requirements. 
 

 Accurate drawings, plans or surveys (including a graphic scale) showing boundaries, 
dimensions, areas, topography, and frontage of the property involved, as well as the location 
and dimensions of all structures existing and proposed from the nearest property lines. 
When landscaping is required by the zoning code, a landscaping plan must be provided.  
 

 Detailed information (such as photographs, elevations, specifications) fully depicting the 
exterior appearance of the existing and proposed project, including parking and access, 
exterior lighting, landscaping, and signs involved in the application.  
 

 The Hamilton County Auditor’s record showing ownership of the property. If the Hamilton 
County Auditor’s official records do not list the applicant or owner as the owner of the 
property, please provide a lease, contract to purchase, or other agreement demonstrating 
the applicant or owner’s legal basis to seek the relief requested.  
 

 A list of witnesses and expert witnesses who you expect to testify at the hearing on this 
application. 
 

 Other documents or information you intend to introduce at the hearing on this application.  
 

 A non-refundable application fee - a check made payable to “City of Cincinnati.”  

• $900.00 for Use Variances  

• Variances, including Special Exception, Conditional Use, Expansion or Substitution of 
Non-Conforming Use, Hillside & Urban Design Overlay and DD District are as follows:   
$300.00 for Residential Projects (RCO) One -, Two -, and Three- Family Dwelling  
$500.00 for Non-residential Projects (Non-RCO)  

To help avoid delays, it is strongly suggested that you present your application to neighboring property owners and 

any interested neighborhood community groups prior to the hearing on your application. This will give you a prior 

opportunity to address your neighbors’ concerns or objections and can facilitate the approval of your application. 

N/A

DIGITAL SUBMISSION
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Zoning Hearing Examiner 

 Application for Zoning Relief 

Ruthellen Building, 5906-08 Hamilton 

 

Section 6 Summary: 

1) Request approval to remove an inappropriate addition inconsistent with the function 

and vernacular of the original structure. The one-story Hamilton Ave facing, brown 

brick/ black trim art deco addition detracts from the red brick Italianate design of the 

four-story building it is attached to.  

Intent is to remove the addition and restore the original storefront windows. This 

change is beneficial in that it will provide a single design aesthetic, provide a small 

green space relief at building entrance and provide direct exterior access from 

parking in rear of the building to the front main building entrance via side alleys. 

2) Request relief from the zero frontal ROW setback zoning provision. The original 

building front was not parallel or directly up against the ROW. The adjacent historic 

building to the north has a similar angled setback. 

The restored building front location will place the historic facade an average of 11ft 

from the ROW. The change is beneficial in that it will provide a pedestrian friendly 

green space, enable a small buffer between the sidewalk and first floor living spaces 

and provide a small transition space for residents between the sidewalk and front 

door. 

3) Request approval to return structure to original footprint with no frontal commercial 

component. 

Hamilton Ave originally had a variety of commercial frontage mixed with residential. 

This change will be beneficial in that eliminating commercial square footage on the 

first floor and making it exclusively residential will add population density to the 

business district in line with the community plan and aid in long term business district 

success. 
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 INSTRUCTIONS FOR APPLICATIONS REQUESTING  

A VARIANCE  

Applicants requesting a variance must demonstrate through credible testimony, 
documentary evidence or written statements how their proposed project meets the 
standards outlined in Cincinnati Municipal Code 1445-13 AND Cincinnati Municipal Code 
1445-15.  Applications that are not supported by testimony, documentary evidence or written 
statements are subject to disapproval.  

As required by Section 6 of the Zoning Hearing Examiner Application, applicants must provide 
a written statement explaining how their proposed project meets the following standards for 
a variance: 

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

AND 

2. To meet the standard outlined in Cincinnati Municipal Code 1445-15, an applicant must 
show: 

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

b. how the project meets either of the following conditions:  

i. special circumstances or conditions pertaining to the subject property 
cause the strict application of the zoning code to be unreasonable and 
would result in practical difficulties; or 

ii. a 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.  
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1616 Vine St 
Cincinnati, OH 45202 
 
513 832 1302 
www.arcx.studio 

 

EXHIBIT A 

 

City of Cincinnati 

Historic Conservation Board 

II Central Avenue, Suite 500 

Cincinnati, Ohio 45202 

 

RE: Letter/ Narrative of Intent for the Ruthellen Building- 5906-08 Hamilton Avenue, 

Cincinnati, OH 45224 

 

To Whom It May Concern, 

 

The intent of this project is to bring a residential component back to this commercially 

active street. It will further facilitate pedestrian traffic and increase community presence 

during and after normal business hours. 

 

The project presented here is for the demolition of a one-story addition on the Hamilton 

Ave (front) side of the building. The brown brick/ black trim art deco addition is not 

coordinated with and detracts from the red brick Italianate design of the four-story 

building it is attached to (see attached photo). The remaining building’s exterior will be 

renovated back to its original appearance. The interior will be renovated for residential 

use (apartments). The original structure was built in early 1920’s and the first floor 

expansion added circa 1955.  

 

This project is in the positive interest of the community and is aligned with the College 

Hill Community Plan (Exhibit F). Please find included two letters of support for the 

adjacent neighbors (Exhibits G and H). 

 

Respectfully, 

 

 

Ernie Palmer, AIA 

Principal 

Arcx Studio, Inc. 
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Ruthellen- Hamilton Ave View 
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EXHIBIT B 

Verification of Property Ownership 
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5920 HAMILTON LLC

ASSIGNMENT OF MEMBERSHIP INTEREST

I hereby sell, transfer and assign all of my Membership Interest of 5920
HAMILTON LLC, an Ohio limited liability company, to College Hill Community Urban
Redevelopment Corporation, an Ohio non profit corporation, effective as of this

2R^ day ofOctober, 2017.

Christian Ministries, Inc., an Ohio
non profit corporation

By

its!

0294220I-I
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EXHIBIT C 

 

Zoning Hearing Examiner Application  

Witness List 

Ruthellen Building, 5906-08 Hamilton 

 

 

1) Seth Walsh- College Hill Community Urban Redevelopment Corp (Owner 

Representative) 

2) Tony Thompson- College Hill Community Urban Redevelopment Corp (Owner 

Representative) 

3) Ernie Palmer- Arcx Studio (Architect/ Consultant) 

4) Katie Conner- Arcx Studio (Architect/ Consultant) 
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EXHIBIT D 

 

Zoning Hearing Examiner Application  

Demolition Case Sheet 

Ruthellen Building, 5906-08 Hamilton 

 

Section 1: 

5920 Hamilton LLC (CHCURC) is seeking approval to remove an inappropriate addition 

inconsistent with the function and vernacular of the original structure. The brown brick/ 

black trim art deco addition is not coordinated with and detracts from the red brick 

Italianate design of the four-story building it is attached to.  The original structure was 

built in early 1920’s and the addition added circa 1955.  

 

a. The original front building façade remains intact behind the addition minus the 

storefront window framing and glass. The cast iron column cladding is still 

present and appears in good shape. Removing the addition up to the pre-

existing facade appears feasible. Some brick patching/ repair will be required 

where the addition’s roof membrane is flashed into the older building. 

b. The demolition will return the buildings angled orientation to the street back to 

its original condition. This matches the current condition of the adjacent 

building at 5910 Hamilton Ave. A zoning relief for this condition is requested. 

 

Section 2: N/A  
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EXHIBIT E 

 

Zoning Hearing Examiner Application  

Post Demolition Plan 

Ruthellen Building, 5906-08 Hamilton 

 

 After completion of demolition the building will be stabilized and prepared for 

renovation work. The exposed storefront openings will be temporarily infilled with 

plywood. Other openings leaving building interior exposed to environment will be 

patched. Site work will include infill of the addition’s foundation with structural fill and 

graded to prevent ponding.  
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PHASE 2

PHASE 1
(DEMOLITION)
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CV001

COVER SHEET & SHEET INDEX

2009

07-30-2020

SHEET INDEX - HISTORIC CONSERVATION BOARD REVIEW

SHEET NO. SHEET NAME

CV001 COVER SHEET & SHEET INDEX

CV002 SURVEY

EX000 PHASE 1 - PROPOSED DEMOLITION

EX001 PHASE 1 - PROPOSED DEMOLITION

EX002 PHASE 1 - PROPOSED DEMOLITION

EX003 PHASE 2 - PROPOSED DEMOLITION

EX004 PHASE 2 - PROPOSED DEMOLITION

EX005 PHASE 2 - PROPOSED DEMOLITION

EX006 PHASE 2 - PROPOSED DEMOLITION

EX007 PHASE 2 - PROPOSED DEMOLITION

EX008 EXISTING ROOF PLAN

EX009 EXISTING ELEVATIONS

EX010 EXISTING FACADE PHOTOS

SD010 PROPOSED SITE PLAN

SD100 PROPOSED FLOOR PLAN - BASEMENT

SD101 PROPOSED FLOOR PLAN - FIRST FLOOR

SD102 PROPOSED FLOOR PLAN - SECOND FLOOR

SD103 PROPOSED FLOOR PLAN - THIRD FLOOR

SD104 PROPOSED FLOOR PLAN - ATTIC

SD400 PROPOSED ELEVATIONS

SD401 PROPOSED ELEVATIONS

SD402 PROPOSED ELEVATIONS

SD403 PROPOSED ELEVATIONS

SD500 PERSPECTIVE VIEW
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LOCATION MAP

RUTH ELLEN RENOVATION
5906-5908 HAMILTON AVE

CINCINNATI, OH 45224

PROJECT 
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PHASING KEY PLAN

EXHIBIT J

000075



SHEET NO.

SHEET NAME

ARCX STUDIO

FIRM.18314012
1616 VINE STREET
CINCINNATI, OH 45202
513.832.1302    

ARCHITECT 

ARCX PROJECT NO.

DATE

R
U

T
H

 E
L

L
E

N
 R

E
N

O
V

A
T

IO
N

59
06

-5
90

8 
H

A
M

IL
T

O
N

 A
V

E
N

U
E

C
IN

C
IN

N
A

T
I, 

O
H

 4
52

24

CV002

SURVEY

2009

07-30-2020

000076



REMOVE SHALLOW 
FOUNDATIONS & REPLACE W/ 
STRUCTURAL FILL
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PHASE 1
SCOPE OF DEMOLITION

ADJACENT PROPERTY / BUILDING

ADJACENT PROPERTY / BUILDING
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PHASE 1
SCOPE OF DEMOLITION

ROOF TO BE DEMOLISHED
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1/8" = 1'-0"1 DEMOLITION PLAN - SECOND FLOOR
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ELEC / GAS

STORAGE
STORAGE

STORAGE

UP UP

STORAGE

NEW CONSTRUCTION

TO BE DEMOLISHED

EXISTING TO REMAIN
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APT 1
509 SF

APT 3
888 SF

APT 2
374 SF
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EXISTING TO REMAIN
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DEMOLITION
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APT 4
509 SF

APT 6
893 SF

APT 5
374 SF
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PHASE 2 - PROPOSED
DEMOLITION
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1/8" = 1'-0"1 PHASE 2 PROPOSED DEMOLITION PLAN THIRD FLOOR
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APT 7
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EXG SLATE TILES

EXG CHIMNEY EXG CHIMNEY

EXG CHIMNEY EXG CHIMNEY
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STONE LINTELS & 
SILLS, TYP

RED BRICK

SLATE TILES

TAN BRICK

FIRST FLOOR

0' - 0"

SECOND FLOOR

12' - 3"

THIRD FLOOR

22' - 5 1/2"

FOURTH FLOOR

32' - 8"

ROOF

42' - 5"

GRADE

-1' - 6"

(935'-5" AGL)

RED BRICK

STONE LINTELS
& SILLS, TYP

FIRST FLOOR

0' - 0"

SECOND FLOOR

12' - 3"

THIRD FLOOR

22' - 5 1/2"

FOURTH FLOOR

32' - 8"

ROOF

42' - 5"

GRADE

-1' - 6"

(935'-5" AGL)
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1/16" = 1'-0"2 EXISTING SOUTH FACADE - SIDE

1/16" = 1'-0"3 EXISTING EAST FACADE - REAR

1/16" = 1'-0"4 EXISTING NORTH FACADE - SIDE
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EXISTING FACADE PHOTOS

2009

07-30-2020

1 WEST - FRONT FACADE 2 SOUTH - SIDE FACADE 3 EAST - REAR FACADE 4 NORTH - SIDE FACADE

5 STREET VIEW LOOKING SOUTH ON HAMILTON AVE 6 STREET VIEW LOOKING NORTH ON HAMILTON AVE
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ITEM 3 September 14, 2020 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: COA20200034 
APPLICANT:  Mark Bruggeman  
OWNER:  City of Cincinnati/Mark Bruggeman 
ADDRESS:  120 W Elder Street 
PARCELS:  009400080438 
ZONING:  CC-P 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: June 14, 2017, updated September 1, 2020 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
  
 
Update 
The applicant has updated their design and is proposing to keep the entire roof 
structure of the dormer.  
 
The applicant has also provided an updated narrative that shows other roof decks and 
other instances where a dormer has been removed for a roof deck within the direct 
vicinity which are visible from either a street or a public park.  
 
The applicant has also provided pictures to the roof deck from multiple vantages from 
around the market and surrounding streets. These pictures show that there is limited 
visibility to the roof from Pleasant Street.  
 
Staff continues to recommend approval of this request as the dormer is being retained 
and the roof deck is not highly visible from the primary façade.  
 
Nature of Request: 
The applicant is requesting a Certificate of Appropriateness (COA) for a roof top deck at 
the front of the property. There is no zoning relief required for this request.  
 
Existing Conditions: 
The property at 120 W Elder Street is on the north side of Elder Street near the  
intersection of the pedestrian way of Findlay market in the Over-the-Rhine Historic 
District. The building is a three story brick Italianate building that has commercial on the 
first floor and is currently vacant above. The building is currently owned by the City of 
Cincinnati and a subdivision has been approved for an air lot to divide the commercial 
space from the stories above.  
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Figure 1: Context map of 120 W 
Elder Street. Map provided by 
CAGIS. 
 
 
 
 
 
 
 
 
 
 

 
 
  

Figures Pictures of 120 W Elder provided by applicant.  

Proposed Conditions 

The applicant is requesting a Certificate of Appropriateness (COA) for the rehabilitation 
of the upper two stories and attic level with the addition of a roof top deck on the south 
part (front part) of the roof.  
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Exterior work includes: 
- New inset rooftop decks on the front roof slope with a railing set on the inside to 

be hidden from street view.  The proposal includes keeping the dormer so as to 
keep the view from Elder Street the same.  

- New historically appropriate windows. 
 
Previous Reviews: No local reviews have occurred for this property.  
 
Applicable Zoning Code Sections:   
Zoning District: Section 1405  Residential  
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 Certificate of Appropriateness;  
      Standard of Review 
Zoning Review 

The subject property is currently a mixed use building and will remain a mixed use 
building.  
 
Certificate of Appropriateness Review: 

A Certificate of Appropriateness is required for the construction of the roof deck and 
changes to windows on a property in the Over-the-Rhine Historic District. 
 
Based on the Conservation Guidelines outlined below, staff feels the proposed deck is 
generally appropriate in the Over-the-Rhine Historic District and substantially conforms 
to the applicable conservation guidelines. 
 
Applicable Guidelines 
REHABILITATION 
2. DOOR AND WINDOW OPENINGS: Among the most important features of any 
building are its openings — its windows and doors. The size and location of openings 
are an essential part of the overall design and an important element in the building's 
architecture. Don't alter or fill-in original openings. Roll down shutters and metal bar 
systems installed on the exterior of the building that cover door and window openings 
are not appropriate.  
 
3. Door and Window Sash: Repair original doors and window sashes rather than 

replace whenever possible. If replacement is necessary, the new door or window 
sash should match the original in material, size and style as closely as possible. 
Synthetic replacement windows are generally discouraged. Consult with the Historic 
Conservation Office about acceptable replacement windows. 

 
Many of the existing windows are missing or are in poor conditions. The project will 
include replacing the windows with aluminum-clad wood windows that will fit the 
historic openings and be installed at the historic depth and match the configuration 
of the historic windows.  
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I. CERTIFICATE OF APPROPRIATENESS 

1. APPROVE a Certificate of Appropriateness at 120 W Elder Street per plans 
submitted by TLPM, LLC  Architect with their application dated 1/15/2019   

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

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

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

b. The roof deck is not highly visible from the street and is designed such 
that it is keeping the dormer which is an important architectural roof 
feature.  

 

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

“Sustain” Initiative Area “Preserve our built history”
Consistency with Plan Cincinnati (2012):

neighborhood and from Corp at Findlay Market.
 7 letters of support for the project from residents and property owners inthe 2)

          1) 1 letter of opposition from the Community Council
This does not include letters submitted for the first submission  
Comments Provided to Staff: As of 9/3/2020

Prehearing Results: The applicant was present

Other Considerations:

historic fabric of the building.
this  is  an  example  of  a non-original  architectural  element  that  is  part  of  the 
is  an historic  element.  Changes  to  buildings  overtime  can  gain  significance  and 
118 W Elder. This is maintaining an architectural element that while not original, 
as  a  unique  element similar  to  what  was  approved  at  the  adjacent  property  at 
The  applicants  are  also keeping  the  dormer  and  have  designed it  into  the  deck 

space on the front of the roof.
gently  sloping  roofs  with  a  parapet.  The  deck  will  be  inset  into  the  attic  floor 
of the building and will not be visible from street level. The existing buildings have 
The proposed rooftop deck is appropriate as it will not detract from the character 

highly visible from the principal façade. Metal balconies should not be discouraged.
DECKS: Wood  decks  should  be  stained  or  painted.  Rooftop  decks  should  not  be 4.

SITE IMPROVEMENTS
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Over-the-Rhine Community Council 
P.O. Box 662 

Cincinnati OH 45201 

 

 

 

August 28, 2020 

This is a letter regarding the proposed subdivision of the City-owned property and sale of the air lot at 
120 W. Elder Street to Mark Bruggeman.   

This proposal was reviewed and passed by our council’s Economic Development and Housing 
Committee in early July.  The issue then came before our full Membership for a decision on August 
24, 2020.   

After much discussion our membership voted to oppose the proposed subdivision and sale of this City 
owned property.  The opposition was based on the project proposal by the developer due to historic 
concerns and lack of affordable housing.   

We appreciate mark Bruggeman meeting with our community council and hearing our concerns.   

Regards, 

 
Maurice Wagoner 
President, Over-the-Rhine Community Housing  
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Johnson, Beth

From: Kevin Hassey <kevinhassey1@gmail.com>

Sent: Tuesday, September 1, 2020 9:16 AM

To: Johnson, Beth

Subject: [External Email] Fwd: 120 W elder - public input for both HCB and CPC

External Email Communication 

 
Beth, typo in your email address..my bad....resending.   
 
K 
---------- Forwarded message --------- 
From: kevin hassey <kevinhassey1@gmail.com> 
Date: Tue, Sep 1, 2020 at 9:12 AM 
Subject: 120 W elder - public input for both HCB and CPC 
To: <ryan.dyson@cincinnati-oh.gov>, <beth-johnson@cincinnati-oh.gov> 
 
 
Dear Beth and Ryan, 
 
Please include my comments below as public inout at HCB and CPC for the project at 120 W Elder.  
 
Dear HCB and CPC, 
 
I am the owner of 126 W Elder. I am writing to show my support for the project being proposed at 120 W Elder as 
submitted with a 6’ setback of the historic dormer.  
 
This is an incredibly difficult building to be developed. I have heard some say that it can’t be done. There is no access 
currently to the upper floors. The space constraints are such that it needs to be a single family home. It takes the passion 
of someone like Mark to figure out a solution where others have not. Mark is a highly cost conscious developer and will 
bring as affordable as possible a unit to the market. I also hear that his was the only credible response to an RFP for the 
building. 
 
The market needs development. As a building owner, I see it busy on Fridays and Saturday but way less so during the 
week. There is also something about visitors looking up and seeing a vibrant occupied home vs an abandoned space. I 
believe that if this opportunity passes us by, the building will be unoccupied for many more decades, in addition to the 
decades that it has already been vacant.   
 
I strongly support Mark’s proposal.  
 
Kevin Hassey 
Owner 
126 W elder St 
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Johnson, Beth

From: Matt Jacob <mattjjacob@gmail.com>

Sent: Monday, August 31, 2020 10:06 PM

To: Dyson, Ryan; Johnson, Beth

Cc: Mark Bruggeman

Subject: [External Email] RE: 120 W. Elder - public input for both HCB and CPC

External Email Communication 

Dear Beth & Ryan,  
 
Please include my comments below as public input at HCB & CPC for the project at 120 W Elder:  
 
 
Dear HCB & CPC, 
 
I'm writing to show my support for the proposed project at 120 W Elder at Findlay Market above Silverglades Deli as 
submitted with a 6' setback of the historic dormer as part of their roof deck.  
 
As a small developer in OTR that looked at this same property when it was part of the preferred developer agreement 
with 3CDC, I personally thought that this property was undevelopable given the lack of access from below, the difficult 
existing layouts, and the additional costs to bring this building up to modern code (fire suppression). I'm glad that Mark 
has found a way to bring it back to life despite these challenges.  
 
It's important to the market and surrounding community that these market-facing properties have life in them once 
again. The city's stewardship of this property has been a liability on the city's books for decades and it is imperative that 
it goes back into private hands to start generating positive income, sales, and property tax revenue again in order to 
make up for the years it sat idle. After years of RFPs and waiting for perfect developers to find ways around this 
building's unique constraints, Mark is the best one to carry this project to completion given his experience with similar 
market-facing properties and their challenges.  
 
While I (and I think many in the OTR community) prefer when projects can re-establish their historic density, 
affordability, and retain their full character, some buildings like this will never come back to life without taking modern 
demands into account (such as modern building codes and amenities). I think this building fits this need for compromise 
and I support Mark's efforts to bring it back to life as proposed.  
 
Thanks, 
 
Matt Jacob 
--  

Matt Jacob  

 
513-675-4978 
MattJJacob@Gmail.com 
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Johnson, Beth

From: Dyson, Ryan

Sent: Thursday, September 3, 2020 12:01 PM

To: johnwalter@cinci.rr.com

Cc: #COUNCIL; Cranley, Mayor; CityManagerEmail; Johnson, Beth

Subject: RE: [External Email] 120 W. Elder (in support of single family development as proposed) 

to HCB and CPC

Thank you, John. I will forward your letter to Planning Dept for inclusion in this item’s packet for City Planning 
Commission. Also forwarding to Beth Johnson for inclusion with Historic Conservation Board submission. 
 
Thanks, 
 

Ryan Dyson | Development Officer 
Department of Community and Economic Development  
Two Centennial Plaza | 805 Central Avenue, Suite 700 | Cincinnati, OH 45202  
(O) 513-352-1965 | (F) 513-352-6257  

 

 
The 2020 Census is open! It’s EASY, SAFE and IMPORTANT. 
    Complete the Census at my2020Census.gov 

 

From: johnwalter@cinci.rr.com <johnwalter@cinci.rr.com>  
Sent: Thursday, September 3, 2020 11:47 AM 
To: Dyson, Ryan <Ryan.Dyson@cincinnati-oh.gov> 
Cc: #COUNCIL <#COUNCIL@cincinnati-oh.gov>; Cranley, Mayor <mayor.cranley@cincinnati-oh.gov>; CityManagerEmail 
<CityManager@cincinnati-oh.gov> 
Subject: [External Email] 120 W. Elder (in support of single family development as proposed) to HCB and CPC 
 
External Email Communication 

Historic Conservation Board and Cincinnati Planning Commission, 
 
I am writing in support of the 120 W. Elder single family development as proposed, for the following reasons: 
 

 The developer Mark Bruggeman has proved by his past and current on-going renovations in the Findlay Market 
area that he has the expertise, resources and heart to pull off this very expensive, technical and logistically 
complex renovation. As research for this letter of support I asked Mr. Bruggeman for an in-person tour of his 
ongoing renovation at 111 West Elder. The five condos that I viewed are of amazing quality and creativity and 
will bring much needed 24/7 vibrancy to Findlay Market. 
 

 Based on the Economic Development Department’s presentation to the OTRCC, they did their due diligence over 
a significant amount of time in selecting Mr. Bruggeman’s proposal. 
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 The developer has proposed to pay the city above its appraised value and also to independently finance the 
project with no city subsidy. 

 

 The developer is activating the upper floors that have been dormant for 50 years, of a focal Findlay Market 
building. The Market has a robust “good weather” weekend customer base, but in my observation is crying out 
for a weekday/weeknight customer base that in a sustainable sense, must come from new development within 
walking distance of the Market. 

 

 In my opinion, to command the price point to cover the high renovation costs, a roof deck is an absolute 
necessity, since it is the only practical option for outdoor space. Also in my opinion, the impact of very minor 
dormer modification on the ability of the public to enjoy the historical significance of Findlay Market is minute, if 
not totally insignificant. Minor dormer modification is a very small price to pay for the benefit to Findlay Market 
of activating this dormant space, bringing vibrancy to the Market. 

 

 Mr. Bruggeman put forth a very significant effort in engaging the OTRCC, which I serve as a trustee. My following 
comments are my own personal comments and observations, not representing the OTRCC BOT. My unofficial 
count is Mr. Bruggeman attended 4 virtual OTRCC meetings, all of which were long and drawn out. At the August 
membership meeting, a last minute motion turned a vote for approval into a vote for disapproval, which had to 
feel like a punch in the gut to this gentleman. The attached zoom link of the August 24th OTRCC general 
membership meeting contains the presentation, discussion and vote on the 120 W. Elder project. The flip from 
approval to disapproval happened in the 1:25 to 1:33 timeframe, in what I consider to be an extremely bias 
display against market rate housing, that led to the letter of opposition from the OTRCC. 

   https://www.facebook.com/watch/?v=712953899562301&extid=gXvqvlqoq77V5kEp 
   

Thank you for your consideration, 
 
John Walter 
Klotter Properties 
524 Conroy Street 
Cincinnati, Ohio 45214 
513-519-9551 
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Johnson, Beth

From: Dyson, Ryan

Sent: Thursday, September 3, 2020 5:30 PM

To: John Wulsin

Cc: Mark Bruggeman; Johnson, Beth

Subject: RE: [External Email] support for 120 W Elder

Thanks, John. I’ll forward this on to Planning Dept to be included with this item’s packet for Planning Commission. 
 
Ryan Dyson | Development Officer 
Department of Community and Economic Development 
(O) 513-352-1965 | (C) 614-949-2225  
 

From: John Wulsin <jwulsin@gmail.com>  
Sent: Thursday, September 3, 2020 5:26 PM 
To: Johnson, Beth <beth.johnson@cincinnati-oh.gov>; Dyson, Ryan <Ryan.Dyson@cincinnati-oh.gov> 
Cc: Mark Bruggeman <mbruggeman@tipmllc.com> 
Subject: [External Email] support for 120 W Elder 
 

External Email Communication 

Beth and Ryan,  
I'm writing to indicate my support for the rehabilitation of 120 W Elder. Any project that brings a vacant building back to 
life should be celebrated, and Mark has demonstrated his ability to sensitively renovate historic buildings in the Findlay 
Market area (including a project that we partnered together on at 51 E Clifton Ave).  
 
I understand there is some concern regarding the dormers. I'm not an architect, but I do love the historic fabric of OTR. 
My feeling in this particular case is that Mark's treatment is a sensitive, reasonable balance to ensure as much of the 
historic fabric is maintained, while still being cognizant of the modern needs for outdoor space. Because of the space 
constraints of this property, the only option for outdoor space is through a roof deck of some kind and I think Mark's 
design is a good approach. I support this project and hope the City will support this effort to bring a vacant building back 
to the benefit of the community.  
 
Sincerely, 
John Wulsin 
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TIpm, LLC  
design-build tenant improvements 

 
 
Aug 18, 2020 
 
To: Beth Johnson, City of Cincinnati Urban Conservator 
Cc:  
 
Proj.: 120 W. Elder  
Re: C of A Addendum for Historic Conservation Board Review  
 
Index: A) PROJECT STATUS 

B) PROJECT BACKGROUND  
C) 120 ELDER DORMER VIEWPOINTS 
D) MODIFIED DORMER DESIGN 
 

 
PROJECT STATUS 
This project is currently under review by the Historic Conservation Board for a 
Certificate of Appropriateness under the following timeline: 
6/8/20  submission of application 
7/29/20 prehearing (with subsequent staff recommendation) 
8/17/20 Board hearing (subsequently tabled for addendum) 
9/14/20 proposed Board hearing 
 
At issue and precluding any Board meeting approval was the proposed dormer 
alteration at the behind-cornice deck.  As previously submitted, the dormer front façade 
and the forward 3LF of side facades would be maintained for streetscape view while the 
rear dormer portion and its roof would be removed, as indicated here:   
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Based on meeting commentary, the Board was concerned that the dormer 
reconfiguration would negatively impact the public’s perception of the building as a 
period structure. The project’s review was tabled for submission of further 
documentation (i.e. this addendum, submitted for review at the 9/14/20 Board hearing). 
 
 
PROJECT BACKGROUND 
120 Elder is a mixed use structure with active mercantile tenants occupying the 
basement and ground floor, one of the last 3CDC Preferred Development Agreement 
buildings remaining for renovation.  An air lot split is required to separate the upper two 
floors plus attic space as a separate parcel. 
 
The nature of these on-Market buildings is that in 2002 additional Market shop space 
was created in the W. Elder St. buildings, the upper floors were assessed as having 
limited value, access was removed, and their residential interiors were gutted.  As such, 
the current project to restore residential use (vacant since 1965) requires minimum 
$300k capital just to renovate the structure as a single family house (includes structural 
repair, creation of a fire barrier stairwell, new fire escape, full utilities up through active 
merchant space, etc.).  Additionally, the Building Dept. uniquely defines these structures 
as abandoned, necessitating an additional $90k sprinkler and monitoring system.   
 
The project is proposed as speculative residential with sufficient amenities to revitalize 
the building’s position in the neighborhood, as well as hopefully return investment.  A 
roof deck overlooking the Market is proposed and, although bisected by the 
reconfigured dormer, it would hope to add value while still largely preserving the dormer 
appearance from the street. 
 
Recent behind-cornice roof decks on/around the Market, all approved by the Historic 
Conservation Board, have included 1703 Pleasant, 1610 Pleasant, 1608 Pleasant (deck 
visible from the street), 111 W. Elder (on the Market), 1826 Race, and 1804 Race. The 
adjacent project at 118 Pleasant (on the Market)) includes a roof deck with a truncated 
dormer modification to open up deck space, a detail identical to this project.  
 
Furthermore, additional roof deck projects (20 Findlay and 1800 Race (on the Market)) 
were approved allowing full dormer removals despite the outsized visual prominence 
they hold/held respectively from Findlay Park and the Market itself. 
 
In more general consideration, façade and roof design around the Market has often 
accommodated modern living requirements, including the hvac units and solar panels 
atop the Market building itself, viewable from both the surrounding upper stories and the 
streetscape. 
 
 
120 ELDER DORMER VIEWPOINTS 
Views of 120 W. Elder dormer were taken from street level public vantage points 
around/on the Market in accordance with HCB guidelines (as opposed to upper floor 
private views).  In the same vein, a 50mm lens was utilized to approximate normal 
human vision as opposed to a telephoto lens which may exaggerate the dormer’s 
influence on the street.  (Public comment photos are included and labeled below.) 
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In general, the subject dormer is most visible from the south and west Market building 
entries.  Per Corporation for Findlay Market stereoscopic camera tracking, the Market 
building received 1,459,278 unique visitors in 2019.  Of those visitors, 12.91% arrived 
through the Pleasant St. south door and 17.45% arrived via Elm St. entrance per CFFM: 
 
2019 YEAR-TO-DATE TOTALS BY 
DOOR 

 
    
 

In Out % of Total 
Door 1 NorthWest 48,008 45,741 3.30%
Door 2 NW mid 73,969 95,599 5.97%
Door 3 North Main 420,742 335,216 26.61%
Door 4 NE Mid 73,254 94,999 5.92%
Door 5 NorthEast 28,271 40,483 2.42%
Door 6 East Main 183,845 154,817 11.92%
Door 7 SouthEast 19,637 22,503 1.48%
Door 8 SE Mid 50,568 62,293 3.97%
Door 9 South Main 197,784 169,015 12.91%
Door 10 SW Mid 52,186 76,218 4.52%
Door 11 SouthWest 54,136 45,750 3.52%
Door 12 West Main 256,878 238,762 17.45%

    Totals 1,459,278 1,381,396 100.00%
 
Additional public comment at the Board meeting indicated that the State Historic 
Preservation Office has specifically denied some dormer alterations.  This project 
however will not apply for, nor benefit from, historic tax credits and is not required to 
meet SHPO standards.  As such, a better standard of approval may be the HCB’s own 
precedent regarding Market area project approvals, including both modified and even 
fully eliminated dormers (per above referenced projects.)  
 
Following photos were taken at lettered viewpoints as referenced on site plan (with the 
120 Elder dormer focal point indicated by arrow): 
 
 

 
Findlay Market site plan A 

C 

B 

E 
F 

D

H 

I 

G 
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The subject 120 W. Elder dormer remains indicated by arrow when visible (50mm lens 
utilized except as noted) from the Market streetscape per the following photos: 
 

 
A1/ Pleasant St. at Glass Alley, east sidewalk 
 

 
A2/ Pleasant St. at Glass Alley, west sidewalk (dormer not visible) 
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B1/ Pleasant St. north of Glass Alley, east sidewalk  
 

 
B2/ Pleasant St. north of Glass Alley, east sidewalk (note: telephoto lens) 
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B3/ Pleasant St. at Glass Alley, west sidewalk (dormer not visible) 
 
 

 
C1/ Pleasant St. at Market entry (dormer not visible, as typical along W. Elder St. 
(south)) 
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D1/ Race St. just north of Market entry, west sidewalk (dormer not visible) 
 
 

 
E1/ W. Elder St. (north) between Race St. and Pleasant St. 
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F1/ W. Elder St. (north) at Pleasant St. 
 

 
G1/ W. Elder St. (north) west of Pleasant St. 
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H1/ W. Elder St. (north) between Pleasant St. and Elm St. 
 
 
 

 
H2/ W. Elder St. (north) between Pleasant St. and Elm St. (1800 Race St. in 
background) 
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I1/ W. Elder St. (north) at Elm St. entry (note: telephoto lens) 
 
 
 

 
I2/ W. Elder St. (north) at Elm St. entry  
 
MODIFIED DORMER DESIGN 
Regarding the initial application for this dormer modification, consideration was given to 
maintaining front and side views of the dormer from the Market.  An understanding of 
HCB approvals of similar projects (including modified dormers as well as demolished 
dormers) was also considered prior to formal submission for Historic Conservation 
review.  The prehearing review subsequently resulted with staff level approval. 
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The HCB board meeting review, of course, did not concur with the aforesaid preliminary 
approval of the initial design.  Rather than contest the findings, this application proposes 
a redesign of the dormer modification to maintain further expanded side facades (from 
prior 3 LF to now 6 LF of maintained exposure each side) and preservation of the 
dormer roof as well, as shown here: 
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With this redesign, a large part of the visible area of the dormer remains intact excepting 
a minimum 7’-0” h. opening underneath the dormer to allow for north-south passage on 
the deck.  Additionally, this proposal will significantly maintain private views from upper 
stories around the Market (including the applicant’s) with the dormer roof intact.   
 
As additional note, I’ve provided design/build as a sole proprietor architect on 11 North 
of Liberty projects to date.  I hopefully understand but definitely appreciate the various 
levels of both community and municipal review of the myriad planning, zoning, 
neighborhood economic, building plan, and historic detail necessary to preserve and 
develop these buildings.  It’s not particularly an easy stress-free process, but ultimately 
it serves to bring strong buildings back to life into an increasingly vibrant neighborhood 
(one of the country’s great neighborhoods at that). 
 
Thanks to the Board for allowing this project’s resubmittal, and I look forward to its next 
presentation opportunity. 

 
 
 
 

 
Regards, 

 
 
 
Mark Bruggeman RA, principal 
3724 East St., Cincinnati, OH 45227 
T  513.315.1788  /  F 513.271.9906  
mbruggeman@TIpmLLC.com 
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ITEM 4                  September 14, 2020 

APPLICATION FOR 
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: ZH20200102/COA20200032 
APPLICANT:  Berardi+ Partners                        
OWNER:  Urban Sites/CMHA 
ADDRESS:  528 E 12th Street 
PARCELS:  075-0003-0132, 0133, 1034 
ZONING:  CC-P  
OVERLAYS:   Over the Rhine Historic District  
COMMUNITY: Pendleton 
REPORT DATE: July 27, 2020, updated August 25, 2020 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Updated Proposal 
At the August 17, 2020 Historic Conservation Board the Zoning Relief listed below was 
approved and the Certificate of Appropriateness was tabled with direction from the HCB 
for the applicants to address 

1.  the windows on the front of the building. The windows were not in keeping with 
the context and were too much of a divergence from the individual punched 
openings found on the rest of the street.  

2. The cornice line was too similar across the building.  
 
The applicants have addressed both of the issues with the following 

1. The window pattern has changed to individual punched opening across the 
façade creating a fenestration that is similar to those found on the buildings along 
E 12th Street. This also allowed the mechanical vents to be included in the 
rhythm set by the individual punched openings.  

2. The cornice line was slightly varied in height to create a slight undulation 
between different sections that are more similar to the typical building widths of 
the street.  

 
Other changes include 

1) The middle section was broken down into more sections to provide a more 
contextual rhythm.  

2) The applicants have provided a couple of options for the base. One option has 
the commercial type strong base continue over the entire façade, where as the 
second provides a bit more differentiation the middle than the sections on the 
ends with a more residential base provided with a minimal base. Staff sees both 
of these options as contextual.  
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Details of Zoning Relief Required:- APPROVED ON 8/17/2020 
1.  Sec. 1423-13: Required Buffer Yard: A required 10 foot buffer with a 6 foot fence is 

required for a side and rear yard between a CC-P and an RM 1.2 district. A zero foot 
buffer is proposed on the west side property line. A 10 foot numerical variance is 
required for side and a variance to not require the fence at both the rear and 
side is required.  

2.  Sec. 1409-09: Land Use Regulations- Density. In the CC-P new construction allows 
1 unit per 700 sf. 33 units are proposed at 404 sf land area per unit. A variance of 
14 units/296 sf of land area per unit is required.  

3.  Sec. 1409-19: Articulated Building Façade. Applicant is permitted to have 147 sf and 
the proposal is for 332sf. A numeric variance of 185 sf is required.  

 
Nature of Request: 
The applicant is requesting three variances and a Certificate of Appropriateness for 
construction of a new 4 story mixed use building with a small commercial laundry space 
and 33 residential units. This is a project is a Low-Income Housing Tax Credit project 
that is economically connected to the project at 600 E 12th Street.  
 
 
Existing Conditions: 
The existing property is currently 3 parcels which have a one story non-contributing and 
a surface parking lot. There are currently 2 existing curb cuts along the street.  
The property has a 4 story contributing building to the west, 4 and 4 ½ story contributing 
buildings to the north, a 2-story contributing building to the east and a non-contributing 
building and surface parking lot to the south.  

 
 
Figure 1: Birdseye view of 528 E 12th Street.  Pictures provided by Google Street Views. 
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Figure 2:  Map of 528 E 12th Street. Map provided by Cagis Maps 

 
 
Proposed Conditions: 
The proposal at 528 E 12th Street 
1. Construct a new 4-story, 33 unit residential building with a commercial laundry 

facility on the first floor with 6 rear parking.  
2. The first floor will have 2 portions that are setback from the street. One will be the 

main entrance.  
3. The building will be clad in brick as a main material with cement fiber board as a 

secondary material  
 
Previous Review:   

- An application for a 5 story 56 mixed use building was denied in 2018.  
- The Zoning Relief associated with this application was approved on August 17, 

2020 
 
Applicable Zoning Code Sections:   
Zoning District:  Section 1409  Commercial 
Variance Requests: Section 1409  Development Standards  
Variance Authority: Section 1445-07  
HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest 
   Section 1445-15 Standards for Variances  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg:   Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
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Zoning Analysis:- This section has been removed as the Zoning Relief was approved 
on 8/17/2020. Nothing in the project has changed to affect the approved Zoning Relief.  
 
 

Certificate of Appropriateness Review 

 

DEMOLITION 

While the project is not-listed as a non-contributing building in the OTR Historic District 
Guidelines, staff believes this was in over-sight. The guidelines used the list of non-
contributing structures that was listed in the National Register nomination for OTR; 
however the local district expanded the boundaries to match the streets and 
neighborhood boundaries whereas the National Register district carves out non-
contributing buildings along the edges.  

 

National Register Historic District Boundary 

Staff is supportive of the demolition of a non-contributing building only if a new building 
is approved for this site. Staff will condition that the demolition building permit will not be 
issued until a building permit for the shell of the building that matched HCB approved 
plans is also issued.  

 

NEW CONSTRUCTION 

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

 

 

Staff comments on the Specific Guidelines for New Construction: 

A. Intent and General Guidelines  

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

The lot is partially vacant lot and is used as a surface parking lot. The other 
portion is a non-contributing building.  

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

This infill development does not replicate the existing buildings and through the 
applicant’s narrative they explain how they used the existing buildings to inform 
their design.  

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

Staff details the compatibility of the project with the guidelines and surrounding 
buildings below in the specific guidelines. One element that staff considers, 
especially in review of overall massing and height, is the programmatic elements 
that the applicant is including on the site and the feasibility of making the project 
work.  

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 
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of brick with the principal facade parallel to the street it faces. The most important 
features of buildings in Over-the-Rhine are the arrangement of openings on the principal 
facade and an overall vertical emphasis of the whole design. Each building provides its 
own variations, but collectively they share many basic features.  

 

Base: New buildings should have a well-defined base. Within the district most 
buildings have a base that is distinguishable from the rest of the building. This is 
accomplished through a change of materials, a change of scale, and/or a lintel or 
other type of horizontal banding. In larger buildings the original base may include 
more than the first floor.  

There is a distinguishable well-defined base that is created through a use of a 
stone veneer, a lintel at the entrance portion and a slight different rhythm that the 
middle of the building.  

In one option a more minimal base is provided on some of the sections. As this is 
a residential building, a commercial storefront type base with a very 
distinguishable floor is not required. A minimal base of just the foundation is 
contextual.  

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 of the building is defined by punched individual windows openings 
with a vent as one of the openings. They are lined up in a vertical format to 
create a strong vertical emphasis. Along 12th Street there are mostly single 
punched openings on the buildings. There are changes of plane provided 
through the recess of portions of the building to create masses that are more 
similar to the normal width of the street.  

The windows were staffs biggest concern in the previous design and the COA 
decision was tabled with similar concerns by the HCB. The applicants have 
adjust the design of the building to take this into consideration.  

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 a simple top, however is defined on cornice massing. The height of the 
top is slightly varied between the different sections and the cornice details also 
changes between sections to provide slight differentiation rather than a singular 
height or mass appearance.   
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2. Roofs: Roofs for new construction should be similar to roofs of adjacent and nearby 
buildings of similar size and use. In the district, buildings of three or more stories 
generally have low-pitched shed roofs that are not visible above the principal facade. 
Smaller buildings in the district typically have simple gable roofs on which the gables 
are perpendicular to the principal facade. Institutional buildings in Over-the-Rhine have 
a variety of roof shapes, including dormers, multiple gables, hip roofs and towers. Roofs 
in this district have little or no overhang.  

The roofs are flat roofs, which are appropriate for roofs on buildings that are over 
three stories tall.  

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

1. The openings were the biggest concern that staff and the HCB had about the 
design. The applicants have changed the openings to be single punched 
openings along the façade.  

2. The windows and door openings are set in a vertical columns and horizontal 
bands.  

3. While not double hung, the windows do have a division.  
 

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 

While this is a mostly residential area, there is a small commercial space on the 
ground floor for a commercial laundry that would be accessible to the public and not 
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just the residents. The  lobby area and area by the commercial laundry is setback 
from the street to provide a covered entrance. These areas do have large storefront 
glass. The east portion of the building has windows and door openings that are 
similar to the openings of the residential areas above.  

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

The setback is approximately a zero-lot line setback on the sides and front with a 
few articulated areas at the ground to provide a recessed entry and well as to 
help provide a rhythm and break along the façade.  

At the setback entrance, the edge is still defined by columns.  

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

The building has two portions that are setback from the brick portions to create a 
vertical division that breaks up the façade into a rhythm that is more compatible 
to the street.  
 
While there are slight recesses at both the entrance and these vertical 
subdivisions they are shallow setbacks that still create the feeling of a solid wall 
along the street.  

 

7. Emphasis: New residential and mixed-use construction should have a vertical 
emphasis, because in Over-the-Rhine buildings are taller than they are wide, window 
openings are tall and narrow, and storefronts have slender columns, which emphasize 
verticality. Commercial and industrial buildings, which may have an overall horizontal 
emphasis, often incorporate vertical elements, such as pilasters or vertically oriented 
openings.  
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While the building as a whole is wider than it is tall, the design incorporated 
vertical emphasis through the alignment of the windows and vertical divisions at 
the recesses.  

 

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

The building is 4 stories and is a similar height as the building directly to the 
west. The building to the east is a 2 story building, but it is the anomaly on the 
street. The a majority of buildings along 12th Street are 3-4 stories tall.  

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

1. Overall the materials used on the building are appropriate. The main 
massing is brick with Cementous board as a secondary material at the 
recesses.  

2. The red brick provides a similarity of color to the traditional brick color on 
the street.  

3. The base is a sandstone veneer which is an appropriate material for a 
base.  

Other Considerations: 

Prehearing Results: Virtual Pre-hearing was held on July 15.   
 
Staff received 15 letters regarding the project with the first submission. Those letters 
can be viewed online at the packet for August 17, 2020.  https://www.cincinnati-
oh.gov/buildings/historic-conservation/historic-conservation-board/august-17-2020-staff-
report-and-attachments/ 
 
As of 9/03/20 no additional letters have been submitted.  
 

Recommendation: 

 

I. CERTIFICATE OF APPROPRIATENESS 

A.  APPROVE the application for demolition of a noncontributing structure and a 
Certificate of Appropriateness for a multi-family mixed use building at 528 E 12th 
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Street per plans submitted by Berardi Partners dated 08/26/2020 with the following 
conditions 

1. Demolition permits shall not be issued prior to the issuance of no less than 
a Foundation-only building permit.   

2. Existing curb cuts to the property shall be removed.  

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

 

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

1. That the property owner and applicant have demonstrated by credible 
evidence that the proposal substantially conforms to the applicable guidelines 
for New Construction of the Over-the-Rhine Historic Conservation District.  

2. The building is a similar height to adjacent buildings.  
3. The applicant has broken up the building façade with different design 

elements to create a consistent rhythm and strong vertical emphasis.  
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August 31, 2020 
 
Beth Johnson, Urban Conservator 
City of Cincinnati 
Department of Buildings & Inspections 
805 Central Avenue 

Cincinnati, Ohio 45202 
 
Subject:   528 East 12th Street, Cincinnati, Ohio 45202 
  Front Elevation Revisions 
 
Dear Ms. Johnson, 
 
Below please find a brief summary of revisions to the renderings for the 528 East 12th Street 
project, based on the Historic Conservation Board Meeting and comments from August 17, 2020 
 

 There are two design options represented in the renderings provided. The difference is 
the base material at the ground floor in the center third of the building.  

o The first design option shows the ground floor façade as stone veneer to match 
the previously submitted elevations at all brick portions of façade. 

o The second design option shows the ground floor façade as brick on either side 
of the center dark brick portion of building. In these locations only, brick runs from 
ground level to top of fourth floor. 

 
Summary of design changes: 

 The south façade has been segmented vertically to read as townhomes to try to closely 
replicate the existing facades along East 12th Street while implementing the materials 
previously proposed. 

 The previously presented 2, 3 and 4 window groupings have been removed and one 
single hung window provided to provide the punched opening look and rhythm that match 
or are similar to the buildings on East 12th Street currently. 

 All doors and railings at dwelling units have been removed and replaced with single hung 
windows, spaced evenly or as the interior spaces allow to replicate the rhythm of the 
other East 12th Street facades. 

 All windows have been separated and narrowed to emphasize verticality on the façade. 
 Headers and sills have been added to windows in brick and stone facades to again try 

and compliment the look and feel of the existing facades along East 12th Street. 
 All portions of façade have better defined “top” of building by raising and lowering the top 

of the building as well as providing a strong “cap” to the top of each portion of the 
building. 

 
Should you have questions or need additional information, please feel free to contact me directly 
at (614) 221-1110. 
 
Sincerely, 
 
 
 
Joe Youst, Director of Operations/Project Executive 
Berardi+ Partners 
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