
ITEM 6                  September 9, 2019 

APPLICATION FOR 
ZONING RELIEF AND  

CERTIFICATE OF APPROPRIATENESS 
HISTORIC CONSERVATION BOARD PUBLIC HEARING 

       STAFF REPORT 
 
APPLICATION #: ZH20190146/COA2019060 
APPLICANT:  Platte Architecture and Design 
OWNER:  Adam Mayerson 
ADDRESS:  1203 Sycamore Street 
PARCELS:  0075-0004-0018 
ZONING:  CN-P  
OVERLAYS:   Over the Rhine Historic District  
COMMUNITY: Over the Rhine 
REPORT DATE: August 18, 2019 
HEARING DATE: September 9, 2019 
STAFF REVIEW: Beth Johnson, Urban Conservator 
 
Details of Zoning Relief Required: 

1. Sec. 1419-21- Limited or Full Service Restaurants and Drinking establishments 

Outdoor areas – Conditional Use - (e) The property is within 500 feet of a 

residential area and requires a conditional use approval for outdoor entertainment.  

 
Nature of Request: 
The applicant is requesting zoning relief and a Certificate of Appropriateness for the 
establishment of an Outdoor Area on that will have Outdoor Entertainment in the form of 
background music.   
 
Existing Conditions: 
The existing property is a 1950s metal diner car and an additional one story building. It 
was formally known as Joes Diner and is currently vacant.    
 
Proposed Conditions: 
The proposal at 1203 Sycamore Street 
1. Install new windows and new openings on the south façade.  
2. Install a new ramp and outdoor seating area at the southeast corner 
3. Install a 4 foot wood privacy fence on the west end for an outdoor seating area. 
4. Install a metal fence at the east property line for an outdoor seating area.  
5. Repaint exterior on addition and accents on metal diner.  
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Previous Review:  NA 
 

 
Figure 1: 1203 Sycamore Street.  Pictures provided by Google Street Views. 

 

Figure 2:  Map of 1203 Sycamore Street. Map provided by Cagis Maps 
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Applicable Zoning Code Sections:   
Zoning District:  Section 1409  Commercial 
Variance Requests: Section 1409  Development Standards  
Variance Authority: Section 1445-07  
HCB authority: Section 1435-05-4  
Variance Standard: Section 1445-13 General Standards: Public Interest 
   Section 1445-15 Standards for Variances  
Overlays:  Section 1435  Historic Preservation 
Historic District/Reg:   Over the Rhine Historic District 
COA Standard: Section 1435-09-2 COA; Standard of Review 
 
Zoning Analysis: 
 
The proposed project is asking for 1 conditional use for outdoor entertainment for a 
business within 500 feet of a residential area.  
 
To meet the standard outlined in Cincinnati Municipal Code 1445-05 and 1445-21, an 
applicant must show:  
 
a. the conditional use is specifically listed in the applicable zoning district use regulations; 

In 1419-21- A Conditional Use for Outdoor Entertainment within 500 feet of a 
residential zoning district is required.  

 
b. the project meets any limitations specifically listed in the applicable zoning district use 
regulations; and  
 NA 
 
c. the project’s location, design, configuration and special impact on the area will prevent 
or limit potential adverse effects on the immediate neighborhood 

The request is for outdoor entertainment in the form of background music for the 
outdoor areas between the hours of 7am-10pm. Two adjacent properties also have 
allowances for outdoor entertainment. The request is for just background music 
that is amplified rather than dance music.  

 
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 CN-P.  The existing use of the property is 
permitted, and the use of an Outdoor Area is permitted but Outdoor 
Entertainment is required to have a Conditional Use.  

https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-07AUGRVASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-13GESTPUIN
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1445VASPEXCOUS_S1445-15STVA
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE


4 

 

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

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

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

The proposed work conforms to the comprehensive plan through 
activating the street and is reusing an existing building within the historic 
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.   

The outdoor area that is being proposed is not a large area and is not 
anticipated to affect or impact traffic.   

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

No additional buffering will be required for the property as the outdoor 
area is adjacent to properties within the same zone.  

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

NA 

7. Hours of Operation.  Operating hours are compatible with adjacent land uses.   
      The operating hours will be concurrent with the hours of the business and are 

not asking for hours outside the permitted hours in Sec.1419-21.  

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 use of the building and an outdoor area is compatible with other business 
directly adjacent to the property along Race Street.  

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.  

 N/A 

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

There are no anticipated adverse effects to the extent of access to fire, police 
or other public services. 
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11. Blight.  The elimination or avoidance of blight.  
NA 

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

 

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

The owner has an economic benefit to the proposed establishment. 

Certificate of Appropriateness Review 
 

2. Fences and Walls: Wrought-iron or cast-iron fences are encouraged along the 
sidewalks of vacant lots or where buildings are setback from the sidewalk. Fencing may 
be set between wrought iron and cast-iron posts, natural stone posts or pre-cast 
concrete posts. Fencing may also be set on a concrete curb or on top of a retaining 
wall. Landscaping in front of a fence is encouraged. Plain board fences (vertical boards 
nailed side-by-side on horizontal stringers) or wire fences are appropriate at the rear of 
the property or along the side of the property. Wood fences should be painted or stained 
but not left to weather naturally. Chain link, stockade, shadow board, basket weave and 
lattice designs are not appropriate. Masonry privacy walls are not encouraged. 

 

There are 3 proposed fences on the property. The first one is on the east property line 
to surround the outdoor area on this edge of the property. It is a simple black metal 
fence that is similar to other metal fences within the area.  

There is a small gray fence around the ramp and seating area on the south east corner. 
This is an appropriate treatment for a small seating/waiting area. The gray stain/wood is 
a treatment that will help the wood blend into the gray of the aluminum diner.  

The third fence is along the west end. This is a 4 foot fence that will enclosure an 
outdoor patio. While this is a wood privacy fence along a street, in this treatment the use 
of a gray stain and at the rear edge of a property is an appropriate treatment  

 

3. 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.  

The proposal is also adding openings along the 12th Street façade. In historic buildings 
adding windows onto a street facing façade is discouraged. This building is not a 
contributing building and the portion where windows are being added is a CMU addition 
that has been stuccoed. The new windows will have a regular rhythm that is appropriate 
for the district and for the period of the building.  



6 

 

 

9. Painting: Repaint buildings that were historically painted. Most buildings built before 
1890 in Over-the-Rhine were originally painted. Paint is part of the aesthetic design of 
these buildings and should be maintained. Paint also protects porous nineteenth 
century masonry and masks alterations and inappropriate repairs. Masonry that has not 
been painted in the past should not be painted. Because color can have a significant 
impact on the neighborhood, use paint colors that are appropriate to your building's age 
and style. Historically, most paint schemes were relatively simple. The Historic 
Conservation Office can provide owners with color combinations that are appropriate for 
a building's age and style. Varying the choice of color between neighboring buildings is 
preferred.  
 

As the aluminum diner is a 1950s diner and the addition, while not from the 1950s is an 
addition. The applicants worked with staff to choose colors from a 1950s mid-century 
modern paint color palette. The colors are appropriate for the specific building 

Other Considerations: 

Prehearing Results: August 21, 2019. The meeting was attended by the applicants.  
 

Recommendation: 

I.  ZONING RELEIF 

The following recommendations are proposed for the project proposed at 1203 
Sycamore Street per the drawings submitted by Platte Architecture and Design dated 
7-24-2019 

 
A.  Sec. 1419-21 (e)- Limited or Full Service Restaurants and Drinking establishments 

Outdoor areas – APPROVE – Conditional Use for Outdoor Entertainment with 

the following conditions. 

1.   The Outdoor Entertainment hours will be limited to 7 am – 10 pm every day.  
2.     Outdoor Entertainment will be limited to background music.  
3.  The Use of the Outdoor Areas will comply with Chapter 909, Community 

Noise. 
 

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

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

A.  APPROVE the application a Certificate of Appropriateness for changes to the 
property at 1203 Sycamore Street per plans submitted by Platte Architecture and 
Design dated 7-24-2019 with the following conditions.  

1. The RSP 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.  
  



 

July 26, 2019 
 
 
Historic Conservation Board 
City of Cincinnati Buildings and Inspections 
805 Central Avenue, Suite 500 
Cincinnati, OH 45202 
 
 
To the Members of the Historic Conservation Board of Cincinnati: 
 
Thank you for reviewing our proposed renovation project at 1203 Sycamore Street in Over-
the-Rhine (formerly Joe’s Diner on Sycamore). For this project, we are requesting a Certificate 
of Appropriateness and a Conditional Use Approval for Entertainment. 
 
The existing building is a one-story metal diner car from the 1950s with a CMU addition built in 
1983. The building is listed as “non-contributing” in the Over-the-Rhine historic district. The 
building has always functioned as a restaurant, with many different owners over the years. The 
proposed use for the building is as a second location for Sugar N Spice Restaurant.  
 
Certificate of Appropriateness:  
 
The renovation will be mostly interior, with limited changes to the building exterior. The metal 
diner car, which faces Sycamore Street, will be completely retained. The 1980s CMU addition, 
which faces E. 12th Street, functions as a secondary dining room and contains the bathrooms and 
kitchen. We are proposing replacing the broken storefront windows on the east side of the 
addition with new storefront windows. We also plan to replace the existing glass block windows 
along E. 12th Street with clear glass windows and add three more windows of the same size and 
shape along the south façade, in order to better connect the space to the sidewalk and street 
and bring in more daylight. On the west side of the CMU addition, we plan to add new windows 
and full-lite doors in order to connect the dining room to the proposed patio. 
 
We are proposing two outdoor eating areas as part of this renovation. The first will be located 
on the east side of the building along Sycamore Street. The east patio will be surrounded by a 
3’-0” tall decorative metal fence. The second patio will be located on the west side of the 
building along Cogswell Alley. The west patio will be surrounded by a 4’-0” tall wood fence with 
built-in planters and benches. There will be a 6’-0” tall wood fence on the north side of the west 
patio in order to limit views to the utility area behind the building. 
 
We also plan to add a new exterior concrete ramp and waiting area to the main entry of the 
building. The side entrance along Cogswell Alley is an accessible entrance, but the client wishes 
to provide an accessible path at the main entry. The ramp will have a metal guardrail along the 
sidewalk, and the interior guardrail will act as a wood fence surrounding a waiting area with 
built-in wood benches. 
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The exterior building materials will not be changed. The metal panels will be cleaned and 
retained. The CMU addition, which has a painted stucco exterior, will be repainted pink with 
blue trim (paint colors are included with this submission). The pink exterior aligns with the 
iconic color scheme of the original Sugar N Spice location and is appropriate for a 1950s diner 
(selected from the Sherwin Williams 1950s Historic Collection). The blue metal trim that runs 
along the outside of both the diner car and the addition will be repainted a lighter shade of blue. 
 
We believe that this renovation complies with the guidelines set forward by the Historic 
Conservation Board. Though the building is considered “non-contributing” because it was built 
after the historic period of significance, the project maintains the building’s original architectural 
character of a 1950s diner. The new openings and exterior patios are compatible with the 
building’s design and will help to bring life and vibrancy back to this unique structure. 
 
With this letter, as well as the enclosed drawings and documents, we hope the board sees fit to 
issue a Certificate of Appropriateness for this project. 
 
 
Conditional Use Approval: 
 
We are also requesting a conditional use approval for entertainment. The restaurant wishes to 
play background music in the dining areas, including the two outdoor patios, between the hours 
of 7am-10pm. 
 
Section 1419-21 of the Cincinnati Zoning Code states: 
 
(e) Entertainment. Within 500 feet of a residential district boundary line, entertainment, including the 
use of audio/visual equipment or amplified sound is prohibited unless conditional use approval is 
obtained pursuant to the procedures and criteria of Chapter 1445, Variances, Special Exceptions and 
Conditional Uses. 
 
The CN-P zoning district is intended to: 
 

1409-03 To identify, create, maintain and enhance mixed-use neighborhood commercial centers 
that reflect smaller-scale, pedestrian-oriented development with continuous street frontage and a 
mix of commercial and residential uses.  
 
1409-05 This district designation is intended for areas with a traditional urban character, where 
buildings are required to be built to the street or sidewalk line, to provide a close relationship 
between pedestrians and shops. Design standards will reinforce this character and require 
treatments that provide an interesting pedestrian environment. 

 
Though this property is within 500 feet of a residential district boundary line, we do not believe 
that background music will adversely affect the neighborhood – in fact, we believe the 
renovation to the diner will improve the connection with pedestrians and provide an interesting 
and safe pedestrian environment. 
 
The zoning code sets forth the following standards for conditional uses (1445-13): 
 

a. Zoning. The proposed work conforms to the underlying zone district regulations and is in 
harmony with the general purposes and intent of the Cincinnati Zoning Code or the Land 
Development Code, as applicable. 

b. Guidelines. The proposed work conforms to any guidelines adopted or approved by Council for 
the district in which the proposed work is located. 
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c. Plans. The proposed work conforms to a comprehensive plan, any applicable urban design or 
other plan officially adopted by Council, and any applicable community plan approved by the 
City Planning Commission. 

 
As outlined above, entertainment will help to improve the connection with pedestrians, per the 
goals of the CN-P district. 
 

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

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

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

 
The outdoor eating/entertainment areas are located along heavy pedestrian routes and are not 
immediately adjacent to residential areas. East 12th Street is a popular walking route between 
entertainment, bars and dining in OTR and in Pendleton. Along 12th Street, there are already 
many restaurants and bars which play music in outdoor eating and drinking areas, including 
Rosedale, Treehouse Patio Bar (directly across 12th Street), and Lucius Q. 
 

g. Hours of Operation. Operating hours are compatible with adjacent land uses. 
 
Background music will be played between 7am-10pm, fitting the guidelines outlined in 1419-21: 
 

Hours of Operation. Within 100 feet of a residential district boundary line the use of outdoor areas 
is prohibited between Midnight and 7 AM on Friday and Saturday and 10 PM and 7 AM on all 
other days, unless conditional use approval is obtained pursuant to the procedures and criteria of 
Chapter 1445, Variances, Special Exceptions and Conditional Uses. In all other locations, the use of 
outdoor areas shall be prohibited after 2 AM. 

 
h. Neighborhood Compatibility. The proposed work is compatible with the predominant or 

prevailing land use, building and structure patterns of the neighborhood surrounding the 
proposed development and will not have a material net cumulative adverse impact on the 
neighborhood. 

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

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

 
As outlined above, entertainment in outdoor eating areas is common in the neighborhood and 
will not affect access to the property or to adjoining properties. They are immediately adjacent 
to either streets or public parking lots. 
 

k. Blight. The elimination or avoidance of blight. 
 
As it now stands, the diner has broken and boarded windows and graffiti on the exterior, which 
partially contributes to blight on the street and makes the corner feel unoccupied and neglected. 
The renovation will help to beautify the block and bring life back to the prominent corner. 
 

l. Economic Benefits. The promotion of the Cincinnati economy. 
m. Job Creation. The creation of jobs both permanently and during construction. 
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n. Tax Valuation. Any increase in the real property tax duplicate. 
o. Private Benefits. The economic and other private benefits to the owner or applicant. 
p. Public Benefits. The public peace, health, safety or general welfare. 

 
The renovation will create both construction and permanent jobs, will increase the value of the 
property, and restore a unique landmark in the neighborhood. We believe that it will also help 
to activate the street and strengthen the connection between OTR and Pendleton. 
 
With this letter, as well as the enclosed drawings and documents, we hope the board sees fit to 
issue a Conditional Use Approval for entertainment for this project. 
 
Thank you for your consideration. Please contact me if you have any additional questions. 
 
 
Sincerely, 
 

 
Courtney Zunis 
Architect 
Platte Architecture and Design 



Color Through the Decades: 1950s

The exuberant post war boom was a mix of styles with mid-century
modern and Scandinavian influences making the most impact. Pastels
are the norm with pink and turquoise appliances adorning the kitchen
and laundry room. Lilac and Chartreuse are very popular.

SW 0073
Chartreuse
Interior

SW 0074
Radiant Lilac
Interior / Exterior

SW 0075
Holiday
Turquoise
Interior / Exterior

SW 0076
Appleblossom
Interior / Exterior

SW 0077
Classic French
Gray
Interior / Exterior

SW 0078
Sunbeam
Yellow
Interior

SW 0079
Pinky Beige
Interior / Exterior

SW 0080
Pink Flamingo
Interior / Exterior

https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0073-chartreuse
https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0073-chartreuse
https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0074-radiant-lilac
https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0074-radiant-lilac
https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0075-holiday-turquoise
https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0075-holiday-turquoise
https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0076-appleblossom
https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0076-appleblossom
https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0077-classic-french-gray
https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0077-classic-french-gray
https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0078-sunbeam-yellow
https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0078-sunbeam-yellow
https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0079-pinky-beige
https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0079-pinky-beige
https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0080-pink-flamingo
https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/paint-colors-by-family/SW0080-pink-flamingo


Color Details
Color Family: Historic Color

RGB Value: R-205 | G-113 | B-123

Hexadecimal Value: #CD717B

LRV: 26

Due to individual computer
monitor limitations, colors seen
here may not accurately reflect
the selected color. To confirm
your color choices, visit your
neighborhood Sherwin-Williams
store and refer to our in-store
color cards.

MY STORE:

SW 0080 Pink Flamingo
Interior/Exterior

NOTES:

 

 

https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/ColorDetailsPrintView?colorNumber=SW0080&print=true


Color Details
Color Family: Blue

RGB Value: R-58 | G-169 | B-174

Hexadecimal Value: #3AA9AE

LRV: 32

Due to individual computer
monitor limitations, colors seen
here may not accurately reflect
the selected color. To confirm
your color choices, visit your
neighborhood Sherwin-Williams
store and refer to our in-store
color cards.

MY STORE:

SW 6767 Aquarium
Interior/Exterior

Locator Number 164-C5

NOTES:

 

https://www.sherwin-williams.com/homeowners/color/find-and-explore-colors/ColorDetailsPrintView?colorNumber=SW6767&print=true


A0.0

SHEET LIST

SUGAR N SPICE OTR

A0.0 COVER SHEET
A0.1 SITE PLAN
A0.2 SITE ELEVATIONS

X1.1 EXISTING PLAN

A1.1 PROPOSED PLAN

X2.1 EXISTING ELEVATIONS (EAST & SOUTH)

X2.2 EXISTING ELEVATIONS (WEST & NORTH)
A2.1 PROPOSED ELEVATIONS (EAST & SOUTH)

A2.2 PROPOSED ELEVATIONS (WEST & NORTH)

X3.1 BUILDING PHOTOS
X3.2 BUILDING PHOTOS

X3.3 CONTEXT PHOTOS
X3.4 CONTEXT PHOTOS

A3.1 PROPOSED RENDERING

PROPOSED RENOVATION: 
SUGAR N SPICE OTR
1203 SYCAMORE STREET

PROJECT LOCATION: 1203 SYCAMORE STREET
CINCINNATI, OHIO 45202

ZONING JURISDICTION: CITY OF CINCINNATI

BLDG. DEPT. JURISDICTION: CITY OF CINCINNATI

PROJECT DESCRIPTION: RENOVATION OF THE EXISTING DINER FOR A NEW EATING AND
DRINKING ESTABLISHMENT. THE RENOVATION WILL INCLUDE

THE ADDITION OF TWO OUTDOOR DINING PATIOS AND A NEW
RAMP AT THE FRONT ENTRY.

CINCINNATI OHIO ZONING CODE
ZONING DISTRICT

CURRENT: CN-P (COMMERCIAL NEIGHBORHOOD - PEDESTRIAN)

PROPOSED: CN-P (COMMERCIAL NEIGHBORHOOD - PEDESTRIAN)

2017 OHIO BUILDING CODE BUILDING DATA

 USE GROUP CLASSIFICATION

EXISTING BUILDING:                     A-2 - ASSEMBLY (RESTAURANT)
PROPOSED USE: A-2 - ASSEMBLY (RESTAURANT)

1203 SYCAMORE STREET
CINCINNATI, OHIO 45202

EXISTING BUILDING 1NOT TO SCALEVICINITY MAP 2NOT TO SCALE

PROJECT LOCATION
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X2.2EXISTING WEST ELEVATION 1SCALE:    1/8" = 1'-0"
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A2.1PROPOSED EAST (SYCAMORE) ELEVATION 1SCALE:    1/8" = 1'-0"
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A2.2PROPOSED WEST ELEVATION 1SCALE:    1/8" = 1'-0"

R
E
N

O
V

A
T

IO
N

S 
F
O

R
:

SU
G

A
R

 N
 S

P
IC

E
 O

T
R

1
2
0
3
 S

Y
C

A
M

O
R

E
 S

T
R

E
E
T

C
IN

C
IN

N
A

T
I,
 O

H
 4

5
2
0
2

1
8
1
0
 C

A
M

P
B

E
L
L
 A

L
L
E
Y

, 
SU

IT
E
 3

0
0
  
| 
 C

IN
C

IN
N

A
T

I,
 O

H
 4

5
2
0
2

W
W

W
.P

L
A

T
T

E
D

E
SI

G
N

.C
O

M
  

 |
  

 T
: 
5
1
3
.8

7
1
.1

8
5
0
  

 |
  

 F
: 
5
1
3
.8

7
1
.1

8
2
9

HCB APP. 2019-07-24

00 8' 16'4'2' 32'

PROPOSED NORTH ELEVATION 2SCALE:    1/8" = 1'-0"
00 8' 16'4'2' 32'



X3.1BUILDING PHOTOS 1NOT TO SCALE
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X3.2BUILDING PHOTOS 1NOT TO SCALE
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X3.3EAST 12TH STREET CONTEXT PHOTOS 1NOT TO SCALE
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PUBLIC PARKING, 317 E. 12TH TREEHOUSE BAR, 1133 SYCAMORE TREEHOUSE BAR, 1133 SYCAMORE TREEHOUSE BAR/OTR LIVE, 1133 SYCAMORE
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X3.4SYCAMORE STREET CONTEXT PHOTOS 1NOT TO SCALE
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A3.1PROPOSED EXTERIOR RENDERING 1NOT TO SCALE
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ITEM 7  September 9, 2019 

 
 

APPLICATION FOR  
CERTIFICATE OF APPROPRIATENESS 

HISTORIC CONSERVATION BOARD PUBLIC HEARING 
       STAFF REPORT 
 
APPLICATION #: ZH20190147/ COA2019061 
APPLICANT:  City Studios Architecture, LLC 
OWNER:  Jackson Investors 2019, LLC 
ADDRESS:  1227 Jackson Street 
PARCELS:  080-0002-0512  
ZONING:  CC-P 
OVERLAYS:   Over-the-Rhine Historic District 
COMMUNITY: Over-the-Rhine 
REPORT DATE: August 28, 2019 
HEARING DATE: September 9, 2019  
STAFF REVIEW: Douglas Owen, Zoning Plan Examiner 
 

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

1. Sec. 1427-37 – Dimensional Variance of 25 ft. for a wall sign 45 ft. above grade, 
in excess of the 20 ft. limit. 

 

2. Sec. 1427-37 – Numerical Variance of one (1) for two (2) proposed canopy signs 
for a single establishment, in excess of the one (1) allowable canopy sign. 

 
Existing Conditions 
The subject property is situated on the southwest corner of the intersection of Jackson 
Street and E. 13th Street in the Over-the-Rhine neighborhood. Built ca. 1920’s for the 
Model Laundry Company plant, this utilitarian industrial building was constructed in two 
distinct phases with a northern block and a southern block. The building is currently a 
five-story, mixed-use building with interior office space, laundry room and one apartment 
on the ground floor and 25 apartments on the upper levels. The first-floor exterior has 
been altered with replacement storefronts on the southern portion of the building along 
Jackson Street and infilled window and door openings on the northern portion of the 
building on both Jackson and E. 13th Street. The building is U-shaped with a small rear 
courtyard. The southern portion of the building is visible from the rear at Vine Street due 
to the adjacent surface parking lot. 
 
Proposed Conditions 
The applicant is proposing to renovate the building with two white-boxed commercial 
spaces on the ground floor and upper-level apartment-style student dormitories for the 
nearby Art Academy. The renovation will include a new elevator addition in the rear 
courtyard, new storefronts along Jackson Street and reopened window openings along 
Jackson Street. New signage is also part of this project. All windows throughout the 
building will also be replaced. The project has applied for Federal Historic Rehabilitation 
Tax Credits. 
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Figure 1: Approximate Location of subject property. Image from CAGIS. 

 
 

 
Figure 2: 1227 Jackson Street ca. April 2019, facing southwest. Image courtesy of Google. 
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Previous Reviews: N/A. 
 
Applicable Zoning Code Sections:   
Zoning District: Section 1409   CC-P 
HCB authority: Section 1435-05-4  
Overlays:  Section 1435   Historic Preservation 
Historic District/Reg: Over the Rhine Historic District 
COA Standard: Section 1435-09-2  COA; Standard of Review 
 
Zoning Review 
The subject property will maintain its existing ground-floor commercial and upper-level 
residential uses, both of which are permitted by right in the CC-P Zoning District. By 
reopening existing infilled openings, the project will increase the ground-floor 
transparency, reducing the existing legal nonconformity. The proposed signage for the 
building includes individual projecting signs for the ground floor commercial spaces, a 
canopy sign on Jackson Street as well as one on E. 13th Street, and a wall sign from the 
Art Academy above the third story that wraps around from Jackson Street onto E. 13th 
Street. 
 
All signs are compliant in size; however, only one canopy sign is permitted per 
establishment. As the canopy wraps around from Jackson Street to E. 13th Street, the 
applicant would like a canopy sign on each frontage. A Numerical Variance is required 
for the second canopy sign. Additionally, the proposed Art Academy logo sign above the 
third floor is a maximum of 45 ft. above grade. As the Zoning Code limits wall signs in the 
CC-P to 20 ft. above grade, a Dimensional Variance is required. 
 
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 variances are appropriate for the building. The canopy will wrap 
around the corner of the building and no other advertising will be present on 
the E. 13th Street façade. The canopy sign will effectively advertise the tenant 
in the absence of other wall or projecting signs. 

While the Art Academy logo sign is higher than otherwise would be permitted, 
the sign serves to advertise the housing portion of the project, which is located 
on the upper levels only. It is located approximately midway up on the six-story 
portion of the building. The placement allows for separation of the signage for 
the commercial tenants and the residential portion of the project. 

 (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). 

https://library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-05-4VASPEXCOUS
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR
http://www.cincinnati-oh.gov/buildings/historic-conservation/local-conservation-guidelines/over-the-rhine-historic-district/
https://www.municode.com/library/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1435HIPR_S1435-09-2CEAPSTRE
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The denial of the requested variance would not deprive the property of all 
economically viable uses. However, the variances will allow for more effective 
advertising of the separate commercial and residential spaces. Staff feels that 
the proposed locations of the signs are appropriate to the nature of the building 
and its mixed-uses. 

 
General Standards 

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

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

 The underlying zoning is CC-P.  The project meets the Zoning requirements 
with the exception of the relief requested herein. 

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

 The proposed work substantially conforms to the guidelines for the district. 

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

 This project conforms to the Over the Rhine Comprehensive Plan. 

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

The signage will not have a negative impact on traffic. 

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

The proposed work will not have an adverse impact on the neighborhood. 
The district is commercial and signage is expected for mixed-use buildings 
such as the subject property. 

 
Certificate of Appropriateness Review: 
A COA is required for the proposed renovation. The project is also undergoing a review 
by the Ohio State Historic Preservation Office for Federal Rehabilitation Tax Credits. The 
work includes: 

• Elevator addition in rear courtyard 

• Rebuilding and alteration of courtyard walls 

• New storefronts 

• New signage 

• Window and door replacements 
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Comments on Applicable Guidelines  
All the changes substantially conform to the Over-the-Rhine Historic Conservation 
Guidelines. 
 
Applicable Guidelines 
 

ADDITIONS 
 

Intent and General Guidelines 
 

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

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

3. Additions should not overpower the original building.  
 

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

The addition is limited to the rear courtyard elevator shaft and the adjacent 
one-story access rooms that will be built in the same approximate footprint as 
the existing one-story addition that will be demolished for the elevator 
construction. The shaft itself will extend approximately four-stories in height 
and will protrude 3 ft. 1” above the existing roofline at this section of the 
building. No part of the elevator shaft will be visible from surrounding streets. 
The shaft will be constructed of dark-colored split-face concrete block. The 
adjacent one-story additions will be clad in dark gray EIFS material. The 
rebuilt portions of the courtyard walls that run adjacent to the elevator shaft 
will also be clad in the same EIFS material. These changes will not be visible 
from any street, including Vine Street to the west, as the existing buildings 
will block views to the courtyard. As such, Staff feels the additions and EIFS 
cladding are appropriate. 

 
Rehabilitation 
 
B. SPECIFIC GUIDELINES 
 

1. MATERIALS: Missing or deteriorated materials should be replaced with recycled 
or new materials that match the original as closely as possible with regard to the 
following: type, color, style, shape, and texture of material. The composition, type 
of joint, size of units, placement and detailing should be appropriate for the 
building. Synthetic materials such as aluminum or vinyl siding, imitation brick or 
plastic are inappropriate. Other types of synthetic materials such as split-face 
concrete block may be approved on a case-by-case basis. 
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No new materials are proposed on the primary or secondary elevations, 
with the exception of the EIFS siding in the rebuilt courtyard walls discussed 
above. The only other new cladding material shown on the plans consists 
of replacing the existing vinyl siding on the penthouse above the southern 
portion of the building with new vinyl siding. This penthouse is set back 
towards the center of the building and is not visible from any street. Per the 
applicant, the existing vinyl siding will be assessed prior to renovation work. 
If found to be in acceptable condition, it will remain in place. If new siding is 
required, Staff will accept the recommendation of the SHPO on the 
replacement material. 

 
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. 
 
All windows throughout the building are in disrepair and will be replaced with 
Graham aluminum double-hung windows. The windows will match the dimensions 
of the historic windows. Additionally, former window openings that were previously 
infilled will be reopened to their original size and new sashes placed within. 
Windows on the rear (west) elevation will be one-over-one, which is appropriate 
for a non-principal façade.  
 

Existing door openings will also be altered. The northern bays of the east 
elevation will feature two new door openings created at the location of two 
infilled window openings. The central two infilled windows will be reopened 
and remain as windows. The adjacent loading dock door currently has an 
overhead metal door with a security gate, which will be removed and 
replaced with a new glass overhead door with a black aluminum railing. The 
overhead door is appropriate at this location as it was historically a loading 
dock and currently has a metal overhead door and has never been a 
storefront. As an industrial building, an overhead door at this location is 
appropriate. A new window opening will be created to the right of this 
opening to provide additional light to the interior. 

 
Existing infilled window and door openings on the north elevation will be 
reopened. The existing door opening at the corner will be heightened to its 
original height and widened to provide for a larger storefront window to 
better provide for the commercial tenant in this space. This is a fixed 
storefront window and not an overhead door that will match the size of other 
industrial sash on the building. 

 
12. STOREFRONTS: Retain and repair the design and materials of storefronts in 

historic buildings. First-floor storefronts are common in Over-the-Rhine and are 
found in all types of architectural styles. Detailing and materials vary considerably. 
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Each design should be considered individually and original materials should be 
retained. If the storefront has been altered or if none of the original materials 
remain, old photographs may indicate the original design. Original masonry 
storefront materials should be cleaned with the gentlest method possible (see 
section on cleaning). Cast-iron storefronts may be cleaned by abrasive methods 
including sandblasting. Adjacent materials must be protected and the pressure 
should be less than 100 p.s.i. 
 
Don’t reduce the size of storefront openings. Transparency and scale are very 
important to storefronts and their relationship to the remainder of the building as 
well as to the streetscape. Don’t cover or remove significant elements such as 
piers, lintels, transoms, original doors or other similar details. Roll down shutters 
and metal bar systems installed on the exterior of the building are not appropriate. 
 

New storefronts are proposed for the existing storefront locations on the 
southern bays of the east elevation. The existing storefronts are not original 
to the building. New storefronts will retain the size of the original openings. 
The existing steel lintel will remain and a new aluminum storefront glazing 
system will be installed within the existing openings. 

 
13. SIGNS: Signs should be designed for clarity, legibility and compatibility with the 

building or property on which they are located. Signs should be located above the 
storefront, on the storefront windows or on awnings and should not cover any 
architectural features. Signs should capitalize on the special character of the 
building and reflect the nature of the business. 
 
Wall and projecting signs should be located above the storefront or first story and 
below the second story sills. The size of wall signs shall be limited to one square 
foot per lineal foot of building frontage. Projecting signs should be no larger than 3 
feet, 6 inches in width or height. Small projecting signs such as symbol signs are 
appropriate. Billboards and internally illuminated signs are not permitted. Neon 
signs may be approved on a case-by-case basis. 
 

Signage will consist of two (2) projecting signs for the commercial tenants 
in the southern storefront bays of the east elevation. These signs will be 
approximately 3 ft. x 3 ft. and externally illuminated, meeting the guidelines. 
A canopy sign will be located at the corner of the building and will wrap 
around to the E. 13th Street frontage. The sign will be approximately 22.5 sf 
per frontage, 1 ft. 8” in height and will be located above the first-floor 
storefront. The final sign will be advertising for the residential portion of the 
project. As such, the sign will be located above the third-floor windows. 
While the location of the sign does not meet the guidelines, Staff feels this 
is an appropriate location, as this portion of the building is 6-stories in height 
and it will avoid crowding the space between the first and second floors with 
signage. The canopy and wall signs will be backlit. 
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14. AWNINGS: The installation of fabric awnings on storefronts is encouraged. 
Awnings add color and variety to commercial buildings and highlight the 
businesses. Awnings should be installed so they do not cover or require the 
removal of any original architectural feature. Awnings of metal, plastic, vinyl (not 
vinyl coated fabric) or wood will be reviewed on a case-by-case basis. Internally 
illuminated awnings are not acceptable. 
 

A metal canopy will be installed at the corner of Jackson and E. 13th Streets, 
over the first-floor commercial storefront. The canopy will support signage for 
this tenant space. Staff feels that a metal canopy is appropriate at this location 
because of the industrial nature of the building. 

 
Other Considerations: The project has applied for Federal Rehabilitation Tax Credits 
through the Ohio State Historic Preservation Office and the National Park Service. The 
application is currently under review. If any changes are required by the SHPO, these 
changes will be taken under consideration by Staff. While any changes are expected to 
be relatively minor in terms of the overall design, if SHPO requires any changes related 
to the size and massing of the rear addition, the project will come back to the HCB. Minor 
changes to achieve OHPO approval could potentially be approved at the Staff level. 
 

Prehearing Results: A prehearing was held on August 21, 2019.  
 

Comments Provided to Staff: N/A 
 

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

 
I. ZONING RELIEF 

A. VARIANCES 
1. Sec. 1427-37 – APPROVE – Dimensional Variance of 25 ft. for a wall 

sign 45 ft. above grade per plans by City Studios dated 7.26.2019. 
 

2. Sec. 1427-37 – APPROVE – Numerical Variance of one (1) for two (2) 
proposed canopy signs for a single establishment per plans by City 
Studios dated 7.26.2019. 

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

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

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

A. APPROVE a Certificate of Appropriateness for 1227 Jackson Street per plans per 
plans by City Studios dated 7.26.2019 including any revisions submitted for permit 
subject to staff review and approval with the following condition: 

 

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

 
2. Any changes to the elevations that are required to meet requirements for 

the Federal Historic Tax Credits will be able to be approved at staff level 
given that the size and massing of the addition does not change.  

 

3. A required Fire Escape Inspection from a structural engineer will be filed 
concurrently with future building permits.  

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

1. That the property owner has demonstrated by credible evidence that the 
proposal substantially conforms to the applicable conservation guidelines.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        
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July 26,2019 

City o 'f Cincinnati 
Buildings and Inspections 
Permit Center 
II Centennial Plaza 
805 Central Ave., Suite 500 
Cincinnati. Ohio 45202 

Re: 	 Certificate of Appropriateness and Zoning Variance Request 
1227 Jackson street 

Historic Board members, 

This leHer is to submit a Certi ficate of Appropriateness application for exterior work at 1227 
Jackson Street as well as a l oning Variance application for a wall sign. The following information 
is included: 

1. 	 Adjudication Letter, dated July 15, 2019 
2. 	 Completed Certifica te of Appropriateness Application 
3. 	 Completed Application for Zoning Relief 
4. 	 Existing Building Photographs 
5. 	 Title Sheet AO.O with context map, drawinq index and signage summary 
6. 	 First Floor Demolition New Work Plan drawings (A2.1 and A3.1 - 12x18 half size sheets) 
7. 	 Exterior Demolition Clnd New Work Exterior Elevation drawings, Building Section (A S .O­

A5.5, A6.0-A6.5, A7.0 - 12x18 half size sheets) 
8. 	 New work Roof Plan (A3.6) 
9. 	 Digital copy of subrnittal 
10. Check for $615.44 

Project Description 
1227 Jackson is a U-shaped building located on the west side of Jackson Street on the corner of 
E. 13th and Jackson Streets. The building is in the C:C-P zoning district Clnd in the Over-the-Rhine 
Historic District. This 5-story mixed-use building is c urrently comprised of office space, a laundry 
room a nd one apartment on the firs t floor and 2S apartments on the upper level. 

The pro ject is the rehabilitalion of the building into two white-box cornmercial spaces on the first 
floor, (J new first floor eleva"~or lobby and improvements to the existino upper level apartments 
for apartment style student dormitories. The work will include a new elevator that will be located 
in the c ourtyard. 

Proposed exterior work includes the following: 

1. 	 ELEVATOR ADDITION 
• 	 A new eleva tor will be constructed at the east side of the courtyard (west 

elevation). The elevator shaft will be constructed of d Clrk colored split-face 
concrete block. 
See Sht. A6.2, A7.0 
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• 	 The height of the elevator structure will be approximalely 3'-1" higher than the 
adjacent roof at the center bay of the building, which is approximately 56' -4" 
high. The highest roof, at the NE corner of the building, is approximately 81 '-7". 
The elevator structure will not be visible from the surrounding streets. We have 
included site lines on the exterior e levations. 
See Shts. A6.0, A6.2, A6.4, A6.5 

2. 	 COURTYARD EXTERIOR WALL ALTERATIOt'-IS 
• 	 An existing one-story wall and an existing 4-story wall CIt the east side of the 

courtyard (emt elevation) will be rebuilt as part of the elevator shaft construction. 
The wall finisti will have a dark gray EIFS with black alu rninum storefront on the 1 sl 
floor and new black aluminum dOUble-hung windows on the upper levels. 
See Sht. A6.2 

• 	 New black storefront windows wi ll be installed on the north wall of the cour tyard 
(south elevation). 
See Sht. A6.4 

• 	 A new full-li~Jht black aluminum door will be installed o n the south wall courtyard 
(north elevation). 
See Sht. A6.5 

• 	 These courtyard alterations are no t visible from the surrounding streets. 

3. 	 EAST ELEVATION - SOUTHERN BAY STOREFRONTS 
• 	 The existing storefronts will be removed and new store1ronts will be installed . The 

existing masonry storefront openir19 and steel lintels w ill remain. 
See Shts. A2.1 . A3.1, A5.0, A6.0 

The store front configurations Vvill be modified to uP9rade the design and 
materials, to minimize the recessed area and to meet the building code 
requirernents (doors need to swing out without overlapping the sidewalk). The 
south door is an exit from an existing egress stair; the other door will be on 
entrance/exit for the 1sl floor tEmant space. 
The store fronts will be black a luminum storefront froming and full-light 
storefront doors with a concrete curb and a thickened horizontal transom line 
and vertical divisions. 
Two conc rete steps and simple black steel railings will be located at the face 
of the building at both recessed doors. 

• 	 The new storefronts will be contemporary and more compatible to the historic 
building than what is in place curr ently. This simple aluminum framing 
configuration is in keeping with this industrial building. 

4. 	 EAST ELEVATION - CENTER BAY ELEVATOR LOBBY ENTRANCE AND WINDOWS 
• 	 The main accessible entrance into the building will be located in the center bay 

of the building on the east elevation, in line with where a new elevator will be 
located in the building's courtyoreI. 
See Shts. A2.1 . A3. 1, A5.0, A6.0 
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There are currently three, brick intilled original windows with stone sills in place. 
At the so uth window opening in the center bay, H18 stone sill , the brick infill 
and brick below will be removed down to the ground to create a dom 
opening into the elevator lobby. A new recessed Cl luminum storefront entry 
will be built behind the openin9 (the door needs to swing out without 
overlapping the sidewalk). 
At the other two window openings, the stone sill, infill brick and approximately 
30" of brick below the sills will be removed for taller window openings. New 
black aluminum double-hung windows will be insto lled in these two openings. 

5. 	 EAST ELEVATION - NORTHERN BAY ENTRAI'lCE DOOR, GARAGE DOOR AND WINDOW 
ENTRANCE DOOR 
• 	 There is currently a brick infilled window opening, with CI stone sill. on the south 

end of this northern bay. The brick intill and sill will be removed at the originol 
window opening down to the ground to create a door opening in the corner 
commercial space. A new recessE~d black aluminum storefront entry will be built 
behind the opening (the door needs to swing out without overlapping the 
sidewalk) . 
See Shts. A2. 1, A3.1, AS.a, A6.a 

• 	 This new entrance is necessary for the corner commercial space and will not 
impact the historic character of H)is building. 


GARAGE DOOR 

• 	 There is currently a garage door Clnd security gate in p lace, which will be 

removed and replaced with a new black aluminum a nd glass garage door. 
See Shts. A2.1 , A3.1, AS.a, A6.a 

• 	 A simple steel railing will be insta lled in front of the garage dom because of the 
elevation difference from inside of the commercial space to the sidewalk. 

• 	 This garage door will be appropria te and in keeping with this industrial build ing, 
while providing critical additional light and visibility for the corner commercial 
tenant. 

WINDOW 
• 	 There is cum=mtly one brick infilled window to the nort!'"1of the garage door. The 

brick infill and approximately 30" o f brick below the infill will be removed for a 
taller window opening . A new block aluminum double-hung window will be 
installed in the new opening. 
See Shts. A2.1 .. A3.1 , AS.a, A6.a 
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6. 	 NORTH ELEVATION - STOREFRONT, 1st FLOOR WINDOWS AND DOOR 
STOREFRONT 
• 	 There is an existing non-original door on the east end of the north elevation. To 

the right of the door is a brick infilled original window opening. The door, infi ll brick 
and adjacent brick will be removed to create a larger masonry opening for new 
storefront that will extend from the east door jamb to the west window jamb, to 
the height of the window head a nd to the ground. 
See Shts. A2.1 .. A3. 1, AS. 1and A6. 1 

• 	 The new black aluminum storefront configuration will match the configuration of the 
proposed gorage door on the em t side of the building (and also will match the 
proposed large windows on the 2nd , 4th and 5th floors a t the north end of the east 
elevation) . 

• 	 This storefront will be appropriate cmd in keeping with this industrial building, while 
providing critical additional light ond visibility for the corner commercial tenant. 

1sf FLOOR WIND~)WS 

• 	 There are cu rrently (8) additional b rick infilled original 1st floor window openings, 
with no stone sills, on the north elevation. The brick infill and approximately :30" of 
brick below the infill will be removed for taller window openings at (7) of the 
openings. New aluminum double-hung windows will be installed in these new 
openings. 
See Shts. A2. 1, A3.1, AS. 1, A6. 1 

DOOR 
• 	 At the westernmost infilled original window openings, the brick infill will be 

removed down to the ground for 0 new exit door opening. A recessed solid 
painted door and painted wall w il l be constructed to allow for the door to swing 
out without overlapping the sidew alk. 

7. 	 AWNING 
• 	 A black steer awning will be located above the NE corner of the building. The 

awning will project 24" from the foce of the building, w ill have recessed lig l" lts and 
back-it letters on the top edge (see below for additionol information about the 
awning sign). 
See Shts. A6.0, A6.1 

8. 	 WINDOWS 
• 	 All of the historic wood windows w ill be removed and replaced with Graha m 

aluminum double-hung windows . 
PRIMARY ELf;VATIONS (EAST AND ~ORTHI 

• 	 The historic window configurations at the primary elevotions have both 6-over-6 
and 4-over-4 configurations. The new windows on these elevations will match the 
current configuration. The new windows will have new aluminum brick moulds 
and will be installed to the historic masonry openings. 
See Shts. AS.O, AS.1 ,A6.0, A6.1 
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REAR (WESTL.t\ND COURTYARD EL E:VATIONS 
• 	 The historic window configurations at the rear and courtyard elevations also have 

both 6-over· 6 and 4-over-4 configurations. The new w indows will have a l-over-l 
configuration. The window will be installed between the weight boxes and the 
existing wood brick mould will be covered with aluminum break metal. 
See Shts. AS.2 - AS.S and 6.2 - A6.S. 

9. 	 CONDENSING UNITS ON ROOF 
• 	 There will be 27 new condensing units on the roof of the building. They will be held 

back from the roof edges and w ill not be visible from the surrounding stree j-s. 
See Shts. AS.2 - AS.S and 6.2 - A6.S. 

10. SIGNAGE 
PROJECTING SIC;:; NS (for the southern establishment and the building elevator lobby 
• 	 There will be two projecting signs on the east elevation, with two wall light ezch 

for external il lumination. One of the signs will be a maximum size of 3'-6" wide x 3' ­
0" high and tI,e other sign will be Cl maximum of 3'-6" x 2'-10. The signs will be a 
minimum ofl 0' -0" above the sidewalk. These signs meet the zoning code 
requirements and the historic guid elines. The exact sign design is to be 
determined. 
See Sht. A6.0 

A WNING SIGNS [for the corner establishment) 
• 	 There w ill be two awning signs - one on the east elevo tion and one on the north 

elevation. The signs will be individual back-lit letters mounted on top of the outer 
edge of the awning. The area of each of awing signs w ill be 1 ' -8" high x 13' -6" 
long. These signs meet the zoning code requirements o nd the historic guidelines. 
The exact sign design is to be determined. 
See Sht. A6.0 a nd A6. 1 


WALL SIGN (for 9verall building sign) 

• 	 There will be a wall sign that wraps the NE corner of the building between the 3rd 

and 4th floors. The sign will 6'-0" high x 6'-0" wide on ea ch side and the top o f the 
sign will be 4.5'-0" above the sidewalk. 

• 	 A height variance is required for Ihis wall sign. See below for additional variance 
request information. 

See Sht. A6.0 ond A6.1 


This rehabilitation project is a federal historic tax c redit project. A Part :2 application that includes 
all of the proposed exterior alterations and signoge was submitted on Monday, July 22,20 19. We 
anticipate receiving comments back from the S-I-ate Historic Preserva tion Office by August 22nd , 

which will be shared with the Beth Johnson, the Urban Conservator. 

1148 Main Street Cincinnati, Ohio 45202 ph: 513.621.0750 
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Varian.~:e 
The oWller is requesting the following dimensionol variance request for the proposed wrapping 
wall sign on the NE corner of the building: 

Per City of Cincinnati Zoning Code Section 1427-37, the maximum sign height is to be 
20'-0" . The proposed wall sign is 45'-0" . A dimensional variance of 25'-0" is requested . 

We believe the proposed wrapping wall sign meets the standards as outlined in Cincinnati 
Municipal Code 1445-13 and 1445-15. The sign will feature the dormitory use of the buildin~J for 
Over-the-Rhine's Art Academy students. The sig l1 is sensitively positioned on this historic building 
and additionally, the scale of the sign proportionolly corresponds witl ) the large scale of this 5­
story building with 161' -0" linear feet of street frontage. This 1227 Jackson redevelopment project 
as a whole and with this associated signage is in the public interest of the neighborhood cmd 
City, and poses no adverse effects. The requested dimensional variance is not detrimental or 
injurious to the public, heath, safety and generCiI welfare of the community and follows the 
intent of the City's signage regulations 

Based on the information c onveyed through this zoning relief applica tion, the Owner respectfully 
requests that the Historic Conservation Board grants this relief. 

We respectfully request a Certificate of Approprioteness for the proposed scope of work, 
approval for the Cultural Institution Conditional Use, the height variance and for the landscaping 
varianc e. 

Sincerely, 

Deanrl(] 
Architect 
CITY STUDIOS Architecture 

1148 Main street Cincinnati, Ohio 45202 ph: 513.621.0750 



July 26,2019 

City o 'f Cincinnati 
Buildings and Inspections 
Permit Center 
II Centennial Plaza 
805 Central Ave., Suite 500 
Cincinnati. Ohio 45202 

Re: 	 Certificate of Appropriateness and Zoning Variance Request 
1227 Jackson street 

Historic Board members, 

This leHer is to submit a Certi ficate of Appropriateness application for exterior work at 1227 
Jackson Street as well as a l oning Variance application for a wall sign. The following information 
is included: 

1. 	 Adjudication Letter, dated July 15, 2019 
2. 	 Completed Certifica te of Appropriateness Application 
3. 	 Completed Application for Zoning Relief 
4. 	 Existing Building Photographs 
5. 	 Title Sheet AO.O with context map, drawinq index and signage summary 
6. 	 First Floor Demolition New Work Plan drawings (A2.1 and A3.1 - 12x18 half size sheets) 
7. 	 Exterior Demolition Clnd New Work Exterior Elevation drawings, Building Section (A S .O­

A5.5, A6.0-A6.5, A7.0 - 12x18 half size sheets) 
8. 	 New work Roof Plan (A3.6) 
9. 	 Digital copy of subrnittal 
10. Check for $615.44 

Project Description 
1227 Jackson is a U-shaped building located on the west side of Jackson Street on the corner of 
E. 13th and Jackson Streets. The building is in the C:C-P zoning district Clnd in the Over-the-Rhine 
Historic District. This 5-story mixed-use building is c urrently comprised of office space, a laundry 
room a nd one apartment on the firs t floor and 2S apartments on the upper level. 

The pro ject is the rehabilitalion of the building into two white-box cornmercial spaces on the first 
floor, (J new first floor eleva"~or lobby and improvements to the existino upper level apartments 
for apartment style student dormitories. The work will include a new elevator that will be located 
in the c ourtyard. 

Proposed exterior work includes the following: 

1. 	 ELEVATOR ADDITION 
• 	 A new eleva tor will be constructed at the east side of the courtyard (west 

elevation). The elevator shaft will be constructed of d Clrk colored split-face 
concrete block. 
See Sht. A6.2, A7.0 

1148 Main Street Cincinnati, Ohio 45202 ph: 513.62l.0750 



1227 Jockson Street 
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• 	 The height of the elevator structure will be approximalely 3'-1" higher than the 
adjacent roof at the center bay of the building, which is approximately 56' -4" 
high. The highest roof, at the NE corner of the building, is approximately 81 '-7". 
The elevator structure will not be visible from the surrounding streets. We have 
included site lines on the exterior e levations. 
See Shts. A6.0, A6.2, A6.4, A6.5 

2. 	 COURTYARD EXTERIOR WALL ALTERATIOt'-IS 
• 	 An existing one-story wall and an existing 4-story wall CIt the east side of the 

courtyard (emt elevation) will be rebuilt as part of the elevator shaft construction. 
The wall finisti will have a dark gray EIFS with black alu rninum storefront on the 1 sl 
floor and new black aluminum dOUble-hung windows on the upper levels. 
See Sht. A6.2 

• 	 New black storefront windows wi ll be installed on the north wall of the cour tyard 
(south elevation). 
See Sht. A6.4 

• 	 A new full-li~Jht black aluminum door will be installed o n the south wall courtyard 
(north elevation). 
See Sht. A6.5 

• 	 These courtyard alterations are no t visible from the surrounding streets. 

3. 	 EAST ELEVATION - SOUTHERN BAY STOREFRONTS 
• 	 The existing storefronts will be removed and new store1ronts will be installed . The 

existing masonry storefront openir19 and steel lintels w ill remain. 
See Shts. A2.1 . A3.1, A5.0, A6.0 

The store front configurations Vvill be modified to uP9rade the design and 
materials, to minimize the recessed area and to meet the building code 
requirernents (doors need to swing out without overlapping the sidewalk). The 
south door is an exit from an existing egress stair; the other door will be on 
entrance/exit for the 1sl floor tEmant space. 
The store fronts will be black a luminum storefront froming and full-light 
storefront doors with a concrete curb and a thickened horizontal transom line 
and vertical divisions. 
Two conc rete steps and simple black steel railings will be located at the face 
of the building at both recessed doors. 

• 	 The new storefronts will be contemporary and more compatible to the historic 
building than what is in place curr ently. This simple aluminum framing 
configuration is in keeping with this industrial building. 

4. 	 EAST ELEVATION - CENTER BAY ELEVATOR LOBBY ENTRANCE AND WINDOWS 
• 	 The main accessible entrance into the building will be located in the center bay 

of the building on the east elevation, in line with where a new elevator will be 
located in the building's courtyoreI. 
See Shts. A2.1 . A3. 1, A5.0, A6.0 

1148 Main Street Cincinnati, Ohio 45202 ph: 513.621.0750 
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There are currently three, brick intilled original windows with stone sills in place. 
At the so uth window opening in the center bay, H18 stone sill , the brick infill 
and brick below will be removed down to the ground to create a dom 
opening into the elevator lobby. A new recessed Cl luminum storefront entry 
will be built behind the openin9 (the door needs to swing out without 
overlapping the sidewalk). 
At the other two window openings, the stone sill, infill brick and approximately 
30" of brick below the sills will be removed for taller window openings. New 
black aluminum double-hung windows will be insto lled in these two openings. 

5. 	 EAST ELEVATION - NORTHERN BAY ENTRAI'lCE DOOR, GARAGE DOOR AND WINDOW 
ENTRANCE DOOR 
• 	 There is currently a brick infilled window opening, with CI stone sill. on the south 

end of this northern bay. The brick intill and sill will be removed at the originol 
window opening down to the ground to create a door opening in the corner 
commercial space. A new recessE~d black aluminum storefront entry will be built 
behind the opening (the door needs to swing out without overlapping the 
sidewalk) . 
See Shts. A2. 1, A3.1, AS.a, A6.a 

• 	 This new entrance is necessary for the corner commercial space and will not 
impact the historic character of H)is building. 


GARAGE DOOR 

• 	 There is currently a garage door Clnd security gate in p lace, which will be 

removed and replaced with a new black aluminum a nd glass garage door. 
See Shts. A2.1 , A3.1, AS.a, A6.a 

• 	 A simple steel railing will be insta lled in front of the garage dom because of the 
elevation difference from inside of the commercial space to the sidewalk. 

• 	 This garage door will be appropria te and in keeping with this industrial build ing, 
while providing critical additional light and visibility for the corner commercial 
tenant. 

WINDOW 
• 	 There is cum=mtly one brick infilled window to the nort!'"1of the garage door. The 

brick infill and approximately 30" o f brick below the infill will be removed for a 
taller window opening . A new block aluminum double-hung window will be 
installed in the new opening. 
See Shts. A2.1 .. A3.1 , AS.a, A6.a 

1148 Main Street Cincinnat·, Ohio 45202 ph: 513.621.0750 
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6. 	 NORTH ELEVATION - STOREFRONT, 1st FLOOR WINDOWS AND DOOR 
STOREFRONT 
• 	 There is an existing non-original door on the east end of the north elevation. To 

the right of the door is a brick infilled original window opening. The door, infi ll brick 
and adjacent brick will be removed to create a larger masonry opening for new 
storefront that will extend from the east door jamb to the west window jamb, to 
the height of the window head a nd to the ground. 
See Shts. A2.1 .. A3. 1, AS. 1and A6. 1 

• 	 The new black aluminum storefront configuration will match the configuration of the 
proposed gorage door on the em t side of the building (and also will match the 
proposed large windows on the 2nd , 4th and 5th floors a t the north end of the east 
elevation) . 

• 	 This storefront will be appropriate cmd in keeping with this industrial building, while 
providing critical additional light ond visibility for the corner commercial tenant. 

1sf FLOOR WIND~)WS 

• 	 There are cu rrently (8) additional b rick infilled original 1st floor window openings, 
with no stone sills, on the north elevation. The brick infill and approximately :30" of 
brick below the infill will be removed for taller window openings at (7) of the 
openings. New aluminum double-hung windows will be installed in these new 
openings. 
See Shts. A2. 1, A3.1, AS. 1, A6. 1 

DOOR 
• 	 At the westernmost infilled original window openings, the brick infill will be 

removed down to the ground for 0 new exit door opening. A recessed solid 
painted door and painted wall w il l be constructed to allow for the door to swing 
out without overlapping the sidew alk. 

7. 	 AWNING 
• 	 A black steer awning will be located above the NE corner of the building. The 

awning will project 24" from the foce of the building, w ill have recessed lig l" lts and 
back-it letters on the top edge (see below for additionol information about the 
awning sign). 
See Shts. A6.0, A6.1 

8. 	 WINDOWS 
• 	 All of the historic wood windows w ill be removed and replaced with Graha m 

aluminum double-hung windows . 
PRIMARY ELf;VATIONS (EAST AND ~ORTHI 

• 	 The historic window configurations at the primary elevotions have both 6-over-6 
and 4-over-4 configurations. The new windows on these elevations will match the 
current configuration. The new windows will have new aluminum brick moulds 
and will be installed to the historic masonry openings. 
See Shts. AS.O, AS.1 ,A6.0, A6.1 

1148 Main Street Cincinnati, Ohio 45202 ph: 513.621.0750 
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REAR (WESTL.t\ND COURTYARD EL E:VATIONS 
• 	 The historic window configurations at the rear and courtyard elevations also have 

both 6-over· 6 and 4-over-4 configurations. The new w indows will have a l-over-l 
configuration. The window will be installed between the weight boxes and the 
existing wood brick mould will be covered with aluminum break metal. 
See Shts. AS.2 - AS.S and 6.2 - A6.S. 

9. 	 CONDENSING UNITS ON ROOF 
• 	 There will be 27 new condensing units on the roof of the building. They will be held 

back from the roof edges and w ill not be visible from the surrounding stree j-s. 
See Shts. AS.2 - AS.S and 6.2 - A6.S. 

10. SIGNAGE 
PROJECTING SIC;:; NS (for the southern establishment and the building elevator lobby 
• 	 There will be two projecting signs on the east elevation, with two wall light ezch 

for external il lumination. One of the signs will be a maximum size of 3'-6" wide x 3' ­
0" high and tI,e other sign will be Cl maximum of 3'-6" x 2'-10. The signs will be a 
minimum ofl 0' -0" above the sidewalk. These signs meet the zoning code 
requirements and the historic guid elines. The exact sign design is to be 
determined. 
See Sht. A6.0 

A WNING SIGNS [for the corner establishment) 
• 	 There w ill be two awning signs - one on the east elevo tion and one on the north 

elevation. The signs will be individual back-lit letters mounted on top of the outer 
edge of the awning. The area of each of awing signs w ill be 1 ' -8" high x 13' -6" 
long. These signs meet the zoning code requirements o nd the historic guidelines. 
The exact sign design is to be determined. 
See Sht. A6.0 a nd A6. 1 


WALL SIGN (for 9verall building sign) 

• 	 There will be a wall sign that wraps the NE corner of the building between the 3rd 

and 4th floors. The sign will 6'-0" high x 6'-0" wide on ea ch side and the top o f the 
sign will be 4.5'-0" above the sidewalk. 

• 	 A height variance is required for Ihis wall sign. See below for additional variance 
request information. 

See Sht. A6.0 ond A6.1 


This rehabilitation project is a federal historic tax c redit project. A Part :2 application that includes 
all of the proposed exterior alterations and signoge was submitted on Monday, July 22,20 19. We 
anticipate receiving comments back from the S-I-ate Historic Preserva tion Office by August 22nd , 

which will be shared with the Beth Johnson, the Urban Conservator. 

1148 Main Street Cincinnati, Ohio 45202 ph: 513.621.0750 
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Varlan.ce 
The ow ner is requesting the following dimensiono l variance request for the proposed wrapping 
wall si!;)" on the NE corner of the building: 

Per City of Cincinnati Zoning Code Section 1427-37, the maximum sign height is to be 
20'-0" . The proposed wall sign is 45'-0" . A dimensional variance of 25 '-0" is requested. 

We believe the proposed wrapping wall sign meets the standards as outlined in Cincinnati 
Municipal Code 1445-13 and 1445-15. The sign w ill feature the dormitory use of the building for 
an Over-the-Rhine institutional anchor. The sign is sensitively positioned on this historic building 
and additionally, the scale of the sign proportionally corresponds with the large scale of this 5­
story building with 161 '-0" linear feet of street frontage. This 1227 Jackson redevelopment project 
as a whole and with this associated signage is in the public interest of the neighborhood ond 
City, and poses no adverse effects. The requested dimensional variance is not detrimento l or 
injurious to the public, heath, safety and general welfare of the community and follows the 
intent of the City's signage I"egulations 

Based on the information conveyed through thLs zoning relief applicotion, the Owner respectfully 
requests that the Historic Conservation Board grcmts this relief. 

We respectfully request a Certificate of Appropriateness for the proposed scope of work, 
approval for the Cultural Institution Conditional Use, the height variance and for the landscaping 
variance. 

Sincerely, , 

Deanna 
Architect 
CITY STUDIOS Architecture 

1148 Main Street Cincinnati, Ohio 45202 ph: 513621.0750 

http:Varlan.ce
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North & east elevations
View from corner of Jackson St. and E. 13th St., looking 
southwest.

North elevation
View from E. 13th St., looking southeast.

East elevation
View looking west. 



1227 Jackson St.     Existing building photos 7-26-2019
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North elevation, 1st fl oor
View from E. 13th St. looking south at location of proposed new window openings and 
storefront. 

West (rear) elevation
View from Vine St. looking east at rear of building. 

East elevation existing non-historic storefront
View from Jackson St. looking west.

East elevation
View from Jackson St. looking west at locations of proposed new building entry and glass overhed door. 

1227 Jackson St.



1227 Jackson St.     Existing building photos 7-26-2019
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Courtyard
View of courtyard from above, lookin west.

West courtyard elevation
View of courtyard at 1st fl oor, looking east. 

West courtyard elevation
View of west wall of courtyard, looking east. 
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C.O.A. & VARIANCE REQUEST
APPLICATION

07.26.2019

PROPOSED SIGNAGE SUMMARY:

                                                                             ALOWABLE AREA                                    PROPOSED AREA                                 ALOWABLE HT.             PROPSED HT.                 VARIANCE
                                                             (BASED ON  LINEAR FT.                                                                                                 ABOVE GRADE             ABOVE GRADE                 REQUEST
                                                              OF STREET FRONTAGE) 

PROJECTING SIGN 1:                                       40 SF                                               21 SF (10.5 SF PER SIDE)                             10'-0" MIN                       11'-6"                                NONE

PROJECTING SIGN 2:                                       20 SF                                               20 SF (10 SF PER SIDE)                                10'-0" MIN                       11'-6"                                NONE
 

AWNING SIGN  1                                               24 SF                                               22.5 SF                                                                  NA                                                                     NONE

AWNING SIGN  2                                               76 SF                                               22.5 SF                                                                  NA                                                                     NONE

WALL SIGN                                                        85 SF @ EAST SIDE                        36 SF @ EAST SIDE                                        20' MAX.                        45'                             VARIANCE REQUEST FOR 
(WRAPPED ON 2 SIDES)                                       76 SF @ NORTH SIDE                     36 SF @ NORTH SIDE                                                                                                             PROPOSED WALL SIGN                  
                                      

TOTAL SIGN AREA ON BUILDING:                 161 SF                                               158 SF                                                                                                                                                                      

 NONE
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ROOF
NEW WORK PLAN
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EXTERIOR ELEVATION
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DEMOLITION NORTH EXTERIOR ELEVATION
3/16" = 1'-0"

1
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APPLICATION

07.26.2019
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DEMOLITION WEST EXTERIOR ELEVATION
3/16" = 1'-0"

1
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07.26.2019
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DEMOLITION SOUTH EXTERIOR ELEVATION
3/16" = 1'-0"
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07.26.2019
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WALL-MOUNTED LIGHTS.
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AWNING SIGN 1
WITH BACKLIT LETTERS =
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EAST ELEVATION.

WALL SIGN
WITH BACKLIT GRAPHICS =
36 SF SIGN AREA ON EAST
ELEVATION.



A6.1

NEW WORK
EXTERIOR ELEVATION

S:
\P

RO
JE

C
TS

\1
22

5-
12

27
 J

ac
ks

on
 - 

Ur
ba

n 
Si

te
s\

3 
- d

ra
w

in
gs

\3
b 

- c
on

st
ru

ct
io

n 
d

ra
w

in
gs

\1
22

7 
Ja

ck
so

n\
A

6.
0-

A
6.

5_
Ex

te
rio

r E
le

va
tio

ns
.d

w
g

7/
25

/2
01

9
PL

O
TT

ED
:

FI
LE

:

12
27

 J
ac

ks
on

 S
tre

et
C

in
ci

nn
at

i, 
O

H 
45

20
2

NEW WORK NORTH EXTERIOR ELEVATION
3/16" = 1'-0"

1
A6.1

C.O.A. & VARIANCE REQUEST
APPLICATION

07.26.2019

SIGN SIGN SIGN

2'
-1

0"

3'-6"

13'-6"

1'
-8

"

39
'-0

"
6'

-0
"

6'-0"

AWNING SIGN 2
WITH BACKLIT LETTERS =
22.5 SF SIGN AREA ON
EAST ELEVATION.

WALL SIGN
WITH BACKLIT GRAPHICS =
36 SF SIGN AREA ON EAST
ELEVATION.

PROJECTING SIGN 2
(BEYOND):
EXTERNALLY
ILLUMINATED WITH
WALL-MOUNTED LIGHTS.
10 SF PER SIDE =
20 SF TOTAL SIGN AREA.



A6.2

NEW WORK
EXTERIOR ELEVATION

S:
\P

RO
JE

C
TS

\1
22

5-
12

27
 J

ac
ks

on
 - 

Ur
ba

n 
Si

te
s\

3 
- d

ra
w

in
gs

\3
b 

- c
on

st
ru

ct
io

n 
d

ra
w

in
gs

\1
22

7 
Ja

ck
so

n\
A

6.
0-

A
6.

5_
Ex

te
rio

r E
le

va
tio

ns
.d

w
g

7/
22

/2
01

9
PL

O
TT

ED
:

FI
LE

:

12
27

 J
ac

ks
on

 S
tre

et
C

in
ci

nn
at

i, 
O

H 
45

20
2

NEW WORK WEST EXTERIOR ELEVATION
3/16" = 1'-0"

1
A6.2

C.O.A. & VARIANCE REQUEST
APPLICATION

07.26.2019



A6.3

NEW WORK
EXTERIOR ELEVATION

S:
\P

RO
JE

C
TS

\1
22

5-
12

27
 J

ac
ks

on
 - 

Ur
ba

n 
Si

te
s\

3 
- d

ra
w

in
gs

\3
b 

- c
on

st
ru

ct
io

n 
d

ra
w

in
gs

\1
22

7 
Ja

ck
so

n\
A

6.
0-

A
6.

5_
Ex

te
rio

r E
le

va
tio

ns
.d

w
g

7/
22

/2
01

9
PL

O
TT

ED
:

FI
LE

:

12
27

 J
ac

ks
on

 S
tre

et
C

in
ci

nn
at

i, 
O

H 
45

20
2

NEW WORK SOUTH EXTERIOR ELEVATION
3/16" = 1'-0"

1
A6.3

C.O.A. & VARIANCE REQUEST
APPLICATION

07.26.2019



A6.4

NEW WORK
EXTERIOR ELEVATION

S:
\P

RO
JE

C
TS

\1
22

5-
12

27
 J

ac
ks

on
 - 

Ur
ba

n 
Si

te
s\

3 
- d

ra
w

in
gs

\3
b 

- c
on

st
ru

ct
io

n 
d

ra
w

in
gs

\1
22

7 
Ja

ck
so

n\
A

6.
0-

A
6.

5_
Ex

te
rio

r E
le

va
tio

ns
.d

w
g

7/
22

/2
01

9
PL

O
TT

ED
:

FI
LE

:

12
27

 J
ac

ks
on

 S
tre

et
C

in
ci

nn
at

i, 
O

H 
45

20
2

NEW WORK COURTYARD SOUTH EXTERIOR ELEVATION
3/16" = 1'-0"

1
A6.4

C.O.A. & VARIANCE REQUEST
APPLICATION

07.26.2019



A6.5

NEW WORK
EXTERIOR ELEVATION

S:
\P

RO
JE

C
TS

\1
22

5-
12

27
 J

ac
ks

on
 - 

Ur
ba

n 
Si

te
s\

3 
- d

ra
w

in
gs

\3
b 

- c
on

st
ru

ct
io

n 
d

ra
w

in
gs

\1
22

7 
Ja

ck
so

n\
A

6.
0-

A
6.

5_
Ex

te
rio

r E
le

va
tio

ns
.d

w
g

7/
22

/2
01

9
PL

O
TT

ED
:

FI
LE

:

12
27

 J
ac

ks
on

 S
tre

et
C

in
ci

nn
at

i, 
O

H 
45

20
2

NEW WORK COURTYARD NORTH EXTERIOR ELEVATION
3/16" = 1'-0"

1
A6.5

C.O.A. & VARIANCE REQUEST
APPLICATION

07.26.2019



A7.0

BUILDING SECTION

S:
\P

RO
JE

C
TS

\1
22

5-
12

27
 J

ac
ks

on
 - 

Ur
ba

n 
Si

te
s\

3 
- d

ra
w

in
gs

\3
b 

- c
on

st
ru

ct
io

n 
d

ra
w

in
gs

\1
22

7 
Ja

ck
so

n\
A

7.
0_

Se
ct

io
n.

d
w

g
7/

22
/2

01
9

PL
O

TT
ED

:
FI

LE
:

12
27

 J
ac

ks
on

 S
tre

et
C

in
ci

nn
at

i, 
O

H 
45

20
2

BUILDING SECTION
3/16" = 1'-0"

1
A7.0

DETAIL @ STEEL CANOPY
1 1/2" = 1'-0"

2
A7.0

C.O.A. & VARIANCE REQUEST
APPLICATION

07.26.2019





 
 
 
 
 
 
July 26, 2019 

 
 

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

 
Re: 20-22 Findlay Street, Certificate of Appropriateness 
 
 

To the Members of the Historic Conservation Board of Cincinnati: 

Thank you for taking time to review our project.  This letter seeks to demonstrate how the 
proposed design at 20-22 Findlay meets the applicable Historic Conservation Guidelines. 

Project Description: 

The proposed design is the complete interior renovation of two side-by-side historic Italianate 
buildings in the Over-the-Rhine Historic District into 8 new residential apartment units.  The existing 
building is 4 stories with solid exterior masonry walls and wood framed floors and roof.  All existing brick 
will be repainted, and a new replacement shingle roof will be provided. 

Improvements to the primary façade will return the building to its historic appearance.  Historic 
masonry window openings will be maintained, and new aluminum-clad double hung windows will be 
installed to fill the entire opening.  The existing cornice on the right side of the building will be maintained 
and painted.   

The historic door openings on the primary façade will be maintained, further reinforcing the 
historic character of the building.  On the left side, the existing door opening will receive a new fixed 
wood panel door with a back-painted glass transom above. On the right side, the existing stone stair at 
the sidewalk will be repaired and new metal pipe handrails will be installed on both sides.  A new 
recessed full-lite storefront door will be installed in this historic door opening, making it the primary entry 
point for the project. 

The rear of the building includes an existing dilapidated wood stair tower, which we propose to 
remove.  This will be replaced with a new 3-story wood and steel deck and new exterior stair.  This 
element serves as a necessary egress element for building code compliance.   

On the rear, historic masonry window openings will be maintained, and new aluminum-clad 
double hung windows will be installed to fill the entire opening.  A few of the existing door openings on 
this façade will be converted into windows by infilling the lower portion of the wall with historic brick to 



match adjacent.  These windows will have lintels and sills to match adjacent as well.  A few new door 
openings will be added on this façade as well.  These will have matching lintels which will align with 
adjacent.  All new doors on this façade will be full-lite painted metal doors with glass transoms above. 

A few thoughtful roof modifications add significant value to this project by allowing us to develop 
units on floor 4.  This existing attic level has low ceilings in the front and rear, solid masonry walls on the 
sides, and no full-size windows.  By adding a dormer in the rear of the building we increase our head 
height and provide required egress access to the new rear deck.  This also allows us to install windows 
which bring light and air to the rear of the units.  Two new recessed roof decks in the front bring light and 
air to the front of the units, as well as city views.  We also propose to add 3 rectangular Velux skylights to 
the front of the roof (see attached for product information sheet).  All these roof modifications are not 
visible from the primary façade, so they will not impact the historic character of these buildings. 

 

Project Compliance: 

This design meets the Historic Conservation Guidelines in the following ways: 

 

“Existing features in good condition should be conserved, and damaged features should be repaired 
wherever possible.” 

The rear stair tower is dilapidated beyond repair and does not meet current building code and safety 
regulations.  The stairs are extremely steep and would be unsafe if rebuilt in this way.  The new deck and 
exterior stair replace the function of this stair tower, while significantly expanding the safety of the 
project.   

 

“Materials: Missing or deteriorated materials should be replaced with recycled or new materials that 
match the original as closely as possible … Synthetic materials such as aluminum or vinyl siding, imitation 
brick or plastic are inappropriate.” 

Modifications to openings on the rear façade are being done using materials that match the existing 
adjacent materials.  Brick being used to infill the sills will match.  All new heads and sills at these 
openings will match the adjacent openings.  

Lap siding at the new dormer in the rear will be cement fiber board (Hardilap) siding, so it is not 
aluminum or vinyl.  Furthermore, this dormer will not be visible from the primary façade so it will not 
impact the historic character of the project. 

 

“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…”  

All original openings on the primary façade are being maintained in their original historic size and 
location, including the two door openings at floor 1.  The modifications to the openings in the rear 



façade are historically compatible because they replicate head heights, sills, and lintels.  Any new 
openings in this façade will match historic dimensions and appearance of adjacent openings. 

“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.” 

There are no remaining historic windows in these buildings.  Replacement windows will be double-hung, 
which is typical in these OTR Italianate buildings.  We are happy to work closely with The Board and Urban 
Conservator to specify an appropriate replacement window which meets the detailed requirements, 
including putty glaze bevels, dimensional requirements, and more.  We have specified Pella Architectural 
Series windows for projects like this in the past, and could specify them for this project as well.  We are, 
however, interested to learn what other windows would be acceptable for this project. 

 

“Ornamentation: Significant architectural features such as window hoods, decorative piers, quoins, bay 
windows, door and window surrounds, porches, cast-iron storefronts and other ornamental elements 
should be preserved.” 

These buildings both have ornamental window hoods, which we are preserving and replicating where 
necessary.  The ornamental cornice on the right side of the front façade is being maintained as well. 

 

“Roofs: Chimneys, dormers or towers and other architectural features that give the roofline of an existing 
building its identifying character should be preserved. Most of the buildings in Over-the-Rhine have flat 
or single-pitch roofs. The addition of vents, skylights, and roof top utilities should be inconspicuously 
placed or screened where necessary…” 

The roofline of these buildings is dominated by the cornice, and these roof modifications are not visible 
from the primary façade, as demonstrated in the attached sightline diagram.  The modifications to the 
roof have been designed so they have minimal impact on the historic character of the building.  The 
dormer in the rear follows the existing gable geometry of the existing roof, and has a low slope toward 
the back of the structure.  The roof decks in the front of the building are completely recessed, so they do 
not interrupt the historic roofline, and they are not visible.  Rooftop mechanical units are place back on 
the dormer so they are also not visible from the street. 
 
The Urban Conservator has asked that we provide additional justification for the removal of the existing 
dormer on the front east side of the building.  The removal of this dormer is necessary for the 
installation of the roof deck on the front.  This roof deck makes this project possible.   
 
The project is not financially viable if we do not develop 2 units on the 4th floor.  The glass doors at the 
new roof decks bring necessary light and air into 4th floor units.  Windows on the south side of the units 
are not sufficient.  Windows are prohibited on east and west sides because these walls are on a zero lot 
line.  Therefore, additional windows on the north are the only viable option. 
 
Furthermore, the existing dormer to be removed  is not visible from right of way, so its removal will not 
significantly impact the historic character of the building. 



Cleaning, Repointing, Water-Repellant Coatings, & Painting 

All cleaning and repointing will be done as described in the guidelines.  No water-repellant coatings will 
be used.  The buildings are currently painted, and we will be repainting. 

 

Fences and Walls: “Plain board fences (vertical boards nailed side-by-side on horizontal stringers) or wire 
fences are appropriate at the rear of the property or along the side of the property” 

A wood privacy fence with vertical slats will be installed around the property boundary in the rear of the 
building.  No fences or walls will be installed in the front. 

“Decks: Wood decks should be stained or painted. Rooftop decks should not be highly visible from the 
principal façade.” 

The wood deck in the rear complies with this section.  The roof decks in the front are completely 
recessed and are not visible from the principal façade, as demonstrated by the sightline diagram 
provided. 

 

Thank you again for taking time to review our project.  We look forward to working with the Urban 
Conservator and the Board during the approval process for the Certificate of Appropriateness for this 
project.  Please do not hesitate to reach out with questions. 

 

 

Sincerely, 

 

 

 

 

 

 

Amy East, Architect 

Platte Architecture & Design 

(513) 871-1850 x.1009 

amy@plattedesign.com 



 

Permit Center   805 Central Avenue, Suite 500    Cincinnati, Ohio 45202 
P 513-352-3271     F 513-352-2579    www.cincinnati-oh.gov 

ADJUDICATION/DENIAL LETTER 
Date: July 22, 2019 
Location: 20-22 Findlay 
Request: roof deck and dormer addition.  
Zoning District: CC-P/Over-the-Rhine Historic District 
 
The City of Cincinnati appreciates receiving your information regarding your proposed project. The purpose 
of this letter is to inform you that your proposed project will be required to get a Certificate of 
Appropriateness from the Historic Conservation Board as it is within a local historic district.   
 
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. Please submit only 3 copies application and all documents that are required. You 
will be required to submit 10 copies of the packet closer to the date of the Historic Conservation Board 
meeting. When you submit the copies of the application, the Documents Required Sheet must be submitted 
as well. A $615.44 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 complies with the base zoning requirements.  
 
The 3 copies of 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 no 
later than 3pm on the deadline date. It is highly encouraged that you make an appointment for submission 
to guarantee that your submission will be accepted by the deadline. Appointments can be made with 
Kasandra Maynes at 513-352-1559.  
 
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 
 



The
No Leak
Skylight
No Leak Promise
No Worries

Deck-Mounted - FS 
Mounts directly to the roof deck

Curb-Mounted - FCM
Mounts directly to a site-built curb

Deck-Mounted, Curb-Mounted

Fixed Skylights

Benefits

•	 �Pre-finished white wood frame and protective aluminum or 
copper cladding. 

•	 Streamlined exterior profile does not obstruct your roofline.

•	 Streamlined exterior profile does not obstruct your roofline.

•	 Pre-mounted Pick&Click!™ system brackets make the 
installation of sunscreen blinds a snap.

FS
Model
Size 14° - 85°

3:12 - 137:12
A06 C01 C04 C06 C08 C12

 
D26

 
D06 M02 M04 M06 M08 S01 S06

Rough  
Opening

(W-in. x H-in.)
14 1⁄2 x 
45 3⁄4

21 x    
26 7⁄8

21 x    
37 7⁄8

21 x    
45 3⁄4

21 x    
54 7⁄16

21 x   
70 1⁄4

22 1⁄2 x 
22 15⁄16

22 1⁄2 x 
45 3⁄4

30 1⁄16 x 
30

30 1⁄16 x 
37 7⁄8

30 1⁄16 x 
45 3⁄4

30 1⁄16 x 
54 7⁄16

44 1⁄4 x 
26 7⁄8

44 1⁄4 x  
45 3⁄4

Model FS sizes D26 and D06 fit perfectly between roof trusses.

FCM
Model
Size
Size code 

0° - 60°
0:12 - 20:12 1430 1446 2222 2230 2234 2246 2270 3030 3046 3434 3446 4646

Outside 
Curb

(W-in. x H-in.)
17 1⁄2 x  
33 1⁄2

17 1⁄2 x 
49 1⁄2

25 1⁄2 x  
25 1⁄2

25 1⁄2 x 
33 1⁄2

25 1⁄2 x  
37 1⁄2

25 1⁄2 x 
49 1⁄2

25 1⁄2 x 
73 1⁄2

33 1⁄2 x  
33 1⁄2

33 1⁄2 x 
49 1⁄2

37 1⁄2 x  
37 1⁄2

37 1⁄2 x  
49 1⁄2

49 1⁄2 x 
49 1⁄2

VELUX Fixed Skylights9
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A2.12PROPOSED ELEVATION- WEST (SIDE) 1SCALE:    1/4" = 1'-0"
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A2.14PROPOSED ELEVATION- NORTH (REAR) 1SCALE:    1/4" = 1'-0"
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A2.20SIGHTLINE DIAGRAM 1SCALE:    1/4" = 1'-0"
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