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Proposed Zone Change

Existing Districts

CN-P-B: Commercial Neighborhood Pedestrian Neighborhood Business District

A zoning district that promotes mixed-use and pedestrian-oriented neighborhood 
commercial centers. This districts has a variety of allowed uses, including housing, eating 
and drinking establishments, and office. It includes a new Connected Communities 
designation, “B”. 
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Proposed Change

PD: Planned Development 

A zoning district that allows for greater flexibility in design but comes with additional 
oversight and approvals
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OL-B
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Hyde Park 

UDOD

UDOD review is not being sought at this time, but 

it will be required in the future.
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Project Details

• Applicant: HPSRD, LLC

• ~90-unit boutique hotel 

• Rooftop bar and banquet space

• ~155,000 ft2 multi-family building 

• ~120 new units

• ~350 parking spaces, including public

• 7 stories (~85’)

• Buildings will be set back from street at upper levels

• 5 stories at street 

• Renovation of A’Laise building 11
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Demolition review is not being sought at this 

meeting, but it will be required in the future
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Project Changes

14

Component Original Submission Revised Submission CPC Recommendation

Height 85 feet 80 feet 85 feet

Parking ~350 spaces ~257 spaces ~350 spaces

Rear Massing No adjustments
Visually create two 

distinct structures

Private Driveway 

Location
Near Erie Ave. Rear of Site



|

Project Changes

15

Component Original Submission Revised Submission CPC Recommendation

Height 85 feet 80 feet 85 feet

Parking ~350 spaces ~257 spaces ~350 spaces

Rear Massing No adjustments
Visually create two 

distinct structures

Private Driveway 

Location
Near Erie Ave. Southern end of site
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Project Changes

16

Component Original Submission Revised Submission CPC Recommendation

Height 85 feet 80 feet 85 feet

Parking ~350 spaces ~257 spaces ~350 spaces

Rear Massing No adjustments
Visually create two 

distinct structures

Visually create two 

distinct structures

Private Driveway 

Location
Near Erie Ave. Southern end of site Southern end of site
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Typical 

Zoning

19

Planned 

Development

Form

Use

Code

Form

Use
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Reviews

20

Zone Change to PD

➢Uses, setbacks, heights

➢City Planning Commission  

➢City Council 

PD Final Development Plan 

➢Design, signage, detailed plans

➢Can be approved in stages

➢City Planning Commission 

UDOD Design Review

➢Massing, setbacks, height, 
detailed design plans, demolition

Today Future Hearings
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Purpose of PD Districts §1429

a) Establish a procedure for the development of land in order to allow for a 
more efficient and economic development of property than 
ordinarily permitted by conventional zoning and subdivision regulations.

b) Ensure orderly and thorough planning and review procedures that lead 
to quality design and development.

c) Encourage creativity in developments by allowing greater flexibility in 
access, light, open space and amenities.

d) Encourage common open space and provide for its maintenance.

e) Encourage the coordinated development of properties that might 
otherwise be developed individually, which may be a detriment to the 
surrounding neighborhoods and the developer.

21
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§1429-05: Basic Requirements of a PD

(a) Minimum Area 

(b) Ownership

(c) Multiple Buildings on a Lot

(d) Historic Landmarks and Districts

(e) Hillside Overlay

(f) Urban Design Overlay District

22
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§1429-05: Basic Requirements of a PD

Minimum Area 

 Ownership

 Multiple Buildings on a Lot

 Historic Landmarks and Districts

 Hillside Overlay

 Urban Design Overlay District

23
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§1429-09: Concept Plan & Program Statement

24

(a) Plan Elements

(b) Ownership

(c) Schedule

(d) Preliminary Reviews

(e) Density and Open Space
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Plan Elements

 Ownership

 Schedule

 Preliminary Reviews

 Density and Open Space
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§1429-09: Concept Plan & Program Statement



|

Coordinated Site Review

26

• Comments provided in December 
2024. 

• DOTE required a Traffic Impact Study 
(TIS), which was completed.

• Continued coordination needed with 
MSD, GCWW, SMU, and other utilities.
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Coordinated Site Review

27

• TIS approved by DOTE

• Determined minimal traffic impacts

• DOTE required the private driveway relocation

• DOTE did not require changes to on-street 
parking as part of approval

• TIS made suggestions to remove on-street 
parking to improve traffic flow

• Any changes to on-street parking would require 
addition discussion and approval

• On-street parking changes are not being 
considered at this meeting
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Existing parking under 

consideration

Street parking 

not under 

consideration
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Coordinated Site Review

29

Hyde Park School 

• DOTE has met with CPS and suggested 
changes to the operation of the afternoon 
pick-up to greatly reduce congestion on 
Edwards Rd during pick-up/drop off  

• Most of the changes are on CPS property 
and must be implemented by CPS
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Coordinated Site Review
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Pedestrian Safety

• The developer has stated they will include 
pedestrian safety improvements with their 
work in the public right of way

• Any improvements must be approved 
by DOTE and HPNC
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Coordinated Site Review
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Metropolitan Sewer District (MSD)

• Provided initial sewer availability 

• Current site does not have stormwater detention

• Will likely help neighborhood stormwater 
management 
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Notice

32

• Notice was sent to:

• Property owners within a 400-foot 
radius

• Hyde Park Neighborhood Council 
(HPNC)
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Public Comment

33

• Separate Applicant and HNPC surveys

• Conflicting opinions about hotel, parking 

and height 

• Overall support of revitalization 

• Concerns around design character, 

traffic, and parking

• HPNC Meetings 

• Monthly general body meetings

• Working group meetings 

• Special meetings 

• Office Hours

Applicant Meetings Surveys
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Public Comment

34

• Date: January 28, 2025

• Duration: 3 hours and 28 minutes

• Attendees: ~343 (528 registered)

• Homeowners: 

• 60% of neighborhood 

• 85% of registrants

• 55+: 

• 25% of neighborhood 

• 50% of registrants 

• Speakers: 62  

• 58 opposed

• 4 in support

Public Staff Conference 
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Public Comment

35

• Emails+ Letters: 714 total 

• 762 opposing 

• 19 supporting 

• Petition: 3,700+ signatures opposing

• HPNC Opposed

• Organizations Opposed 

• Hyde Park Square Business Association

• Cincinnati Preservation Association 

Communications
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Public Comment

36

• Date: March 7, 2025

• 5+ hour meeting 

• Public Speakers: 60

• Recommended by a vote of 3-1:

• 85 feet height

• 350+ parking spaces

• Visually create two distinct structures

• Private driveway on southern portion of site.

City Planning 

Commission
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Project Changes

37

Component Original Submission Revised Submission CPC Recommendation

Height 85 feet 80 feet 85 feet

Parking ~350 spaces ~257 spaces ~350 spaces

Rear Massing No adjustments
Visually create two 

distinct structures

Visually create two 

distinct structures

Private Driveway 

Location
Near Erie Ave. Southern end of site Southern end of site
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Public Comment Summary

38

Support

• Excited about new 
amenities and development

• Believe concerns are 
overstated

Opposition

• The buildings are too large/tall

• The height and use do not match the 
existing zoning

• The project would ruin the 
neighborhood’s “charm” 

• Parking and traffic would become 
much worse

• Negative impacts on pedestrian 
safety, especially for nearby Hyde 
Park School
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Consistency with Plans

39Project is consistent

Plan Cincinnati (2012)
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Consistency with Plans

40

Guiding Policy Principles

Goal: Increase our population

Goal: Build on our assets 

Goal: Be aggressive and strategic in 
future growth and development

Plan Cincinnati (2012)

Compete Initiative Area

Sustain Initiative Area

Live Initiative Area
Goal: “Provide full spectrum of housing 
options and improve housing quality & 
affordability”
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Consistency with Plans

41Project is consistent

Hyde Park Plan (1983)



Consistency with Plans

Hyde Park Plan (1983)



Consistency with Plans

Hyde Park Plan (1983)

Goal 1: To encourage through higher density development and 
more efficient utilization of space within the existing business 
district, the further growth of all uses (residential and commercial). 

Goal 3: To encourage the mix of uses in the square (i.e., multi-
family residential, office, neighborhood commercial, regional 
commercial, public facilities, etc.)

Goal 8: To maintain and improve housing conditions
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Consistency with Plans

44Project is consistent

Hyde Park Square Neighborhood Business District Urban Design Plan (1984)
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Consistency with Plans
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“Adaptive Containment” 

Hyde Park Square NBD Urban Design Plan (1984)

1) Create a “High-Investment Zone”

2) Expand in the “core block”



46|

Proposal Site

High-Investment Zone
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Proposal Site

Core Block

High-Investment Zone
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Proposal Site

Core Block

High-Investment Zone



Consistency with Plans

Hyde Park Square NBD Urban Design Plan (1984)

Goal C: Improve parking conditions by increasing the number of 
off-street parking spaces

Goal E: Provide safe and comfortable pedestrian access to 
shopping

 3. Provide more pedestrian access from core block 
parking to the south side of the Square
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Consistency with Plans

51
Project is consistent

Green Cincinnati Plan (2023)



Consistency with Plans

Green Cincinnati Plan (2023)

Priority Actions: 

• Promote “15 Minute Neighborhoods” with mixed residential 
(including multi-family) and commercial zoning to increase 
transit connectivity as well as density and affordability 

• Embrace zoning reform that increases density near transit, 
reduces or eliminates parking requirements across the City, 
and minimizes the use of surface parking lots
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Consistency with Plans

53

Project is consistent with plans



Planning Commission Action §1429-11(a) 

1) The PD concept plan and development program statement are 
consistent with applicable plans and policies and is compatible with 
surrounding development

2) The PD concept plan and development program statement enhance the 
potential for superior urban design in comparison with the 
development under the base district regulations that would apply if the 
plan were not approved

3) Deviations from the base district regulations applicable to the property at 
the time of the PD application are justified by compensating benefits of 
the PD concept plan and development program statement

4) The PD concept plan and development program statement includes 
adequate provisions for utility services, refuse collection, open space, 
landscaping, buffering, pedestrian circulation, traffic circulation, building 
design and building location.



Planning Commission Action §1429-11(a) 

1) The PD concept plan and development program statement are 
consistent with applicable plans and policies and is compatible with 
surrounding development

2) The PD concept plan and development program statement enhance the 
potential for superior urban design in comparison with the 
development under the base district regulations that would apply if the 
plan were not approved

3) Deviations from the base district regulations applicable to the property at 
the time of the PD application are justified by compensating benefits of 
the PD concept plan and development program statement

4) The PD concept plan and development program statement includes 
adequate provisions for utility services, refuse collection, open space, 
landscaping, buffering, pedestrian circulation, traffic circulation, building 
design and building location.
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Parking

1-2 Story 

Commercial
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Separate 

Driveway

Buildings to 

the lot line

Pedestrian walkway 

and plaza

Ground floor retail
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Max Height: 85ft 
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3500 Michigan Ave.

Roof: 80 ft

Max: 80 ft 
A L’aise Building

Roof: 65 ft

Max: 75 ft 

Lorring Building

Roof: 62 ft

Max: 80 ft 

Skylar Building

Roof: 53 ft

Max: 63 ft 

Hyde Park School

Max: 90+ ft 
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Planning Commission Action §1429-11(a) 

1) The PD concept plan and development program statement are 
consistent with applicable plans and policies and is compatible with 
surrounding development

2) The PD concept plan and development program statement enhance the 
potential for superior urban design in comparison with the 
development under the base district regulations that would apply if the 
plan were not approved

3) Deviations from the base district regulations applicable to the property at 
the time of the PD application are justified by compensating benefits of 
the PD concept plan and development program statement

4) The PD concept plan and development program statement includes 
adequate provisions for utility services, refuse collection, open space, 
landscaping, buffering, pedestrian circulation, traffic circulation, building 
design and building location.



Planning Commission Action §1429-11(a) 

1) The PD concept plan and development program statement are 
consistent with applicable plans and policies and is compatible with 
surrounding development

2) The PD concept plan and development program statement enhance the 
potential for superior urban design in comparison with the 
development under the base district regulations that would apply if the 
plan were not approved

3) Deviations from the base district regulations applicable to the property at 
the time of the PD application are justified by compensating benefits of 
the PD concept plan and development program statement

4) The PD concept plan and development program statement includes 
adequate provisions for utility services, refuse collection, open space, 
landscaping, buffering, pedestrian circulation, traffic circulation, building 
design and building location.



Planning Commission Action §1429-11(a) 

3) Deviations from the base district regulations applicable to the property at 
the time of the PD application are justified by compensating benefits of 
the PD concept plan and development program statement

Benefits:

• More housing in key location

• Improved business district 

• Environmental

• More productive land uses 

Drawbacks:

• Construction

• Changes in aesthetics 

• Change in traffic 

• Parking



Planning Commission Action §1429-11(a) 

1) The PD concept plan and development program statement are 
consistent with applicable plans and policies and is compatible with 
surrounding development

2) The PD concept plan and development program statement enhance the 
potential for superior urban design in comparison with the 
development under the base district regulations that would apply if the 
plan were not approved

3) Deviations from the base district regulations applicable to the property at 
the time of the PD application are justified by compensating benefits of 
the PD concept plan and development program statement

4) The PD concept plan and development program statement includes 
adequate provisions for utility services, refuse collection, open space, 
landscaping, buffering, pedestrian circulation, traffic circulation, building 
design and building location.



Planning Commission Action §1429-11(a) 

1) The PD concept plan and development program statement are 
consistent with applicable plans and policies and is compatible with 
surrounding development

2) The PD concept plan and development program statement enhance the 
potential for superior urban design in comparison with the 
development under the base district regulations that would apply if the 
plan were not approved

3) Deviations from the base district regulations applicable to the property at 
the time of the PD application are justified by compensating benefits of 
the PD concept plan and development program statement

4) The PD concept plan and development program statement includes 
adequate provisions for utility services, refuse collection, open space, 
landscaping, buffering, pedestrian circulation, traffic circulation, building 
design and building location.



Planning Commission Action §1429-11(a) 

1) The PD concept plan and development program statement are 
consistent with applicable plans and policies and is compatible with 
surrounding development

2) The PD concept plan and development program statement enhance the 
potential for superior urban design in comparison with the 
development under the base district regulations that would apply if the 
plan were not approved

3) Deviations from the base district regulations applicable to the property at 
the time of the PD application are justified by compensating benefits of 
the PD concept plan and development program statement

4) The PD concept plan and development program statement includes 
adequate provisions for utility services, refuse collection, open space, 
landscaping, buffering, pedestrian circulation, traffic circulation, building 
design and building location.
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Analysis



Analysis

➢Substantial level of negative feedback received

➢DCPE takes this feedback seriously

• Asked applicant about changes

• Conducted significant amount of research 

• Investigated concerns about height, traffic, sewers, pedestrian safety, and if 
this sets a dangerous precedent for Hyde Park Square



Analysis

➢Important for City and Hyde Park to:

• Carefully manage construction impacts

• Work together towards pedestrian safety measures 

• Monitor congestion and parking impacts over time

• Ensure Final Development Plan and UDOD submittals are consistent with 
Concept Plan



➢Current Condition: Surface parking lot and 1-2 story buildings

➢Proposed Condition: A dense, walkable, mixed-use development 
that will add needed housing and new customers to businesses 

➢Analysis showed stormwater improvements, minimal traffic 
impacts, and thoughtful urban design

➢In the precise location identified in the neighborhood’s plans for a 
large, mixed-use, high-density development and parking garage

Analysis



Conclusions

The staff of the Department of City Planning and Engagement 
supported the proposed change in zoning for the following reasons:

1. The proposed development aligns with Plan Cincinnati (2012), the Hyde Park Plan 
(1983), the Hyde Park Square Neighborhood Business District Urban Design Plan 
(1984), and the Green Cincinnati Plan (2023).

2. The proposed PD replaces a surface parking lot and low-density commercial buildings 
with a mixed-used residential and hotel development that enhances the potential for 
superior urban design through creating pedestrian-only areas, upper levels set back 
further from the street, building placement to the property line, activated ground floors 
retail spaces, and a height similar to existing nearby buildings.

3. The PD justifies the additional height and the hotel use by increasing the supply of 
housing, constructing a large underground parking garage, providing additional 
customers for the business district, creating new retail/restaurant spaces, renovating 
an existing apartment building, and adding direct pedestrian access to Erie Avenue.



|

Project Changes

85

Component Original Submission Revised Submission CPC Recommendation

Height 85 feet 80 feet 85 feet

Parking ~350 spaces ~257 spaces ~350 spaces

Rear Massing No adjustments
Visually create two 

distinct structures

Visually create two 

distinct structures

Private Driveway 

Location
Near Erie Ave. Southern end of site Southern end of site



Recommendation

The City Planning Commission recommends that City Council take the 
following action:

1. ACCEPT the Concept Plan and Development Program Statement with certain 
conditions related to the location of a curb cut and the buildings’ massing, 
including a design adjustment to visually break the rear façade of the multi-
family building into two distinct structures as recommended by the City 
Planning Commission

2. APPROVE the proposed zone change from Commercial Neighborhood 
Pedestrian Neighborhood Business District (CN-P-B) to Planned Development 
(PD), including a Concept Plan and Development Program Statement with 
certain conditions related to the location of a curb cut and the buildings’ 
massing, including a design adjustment to visually break the rear façade of the 
multi-family building into two distinct structures, at 2719 Erie Avenue within 
Urban Design Overlay District 4 (UDOD #4) in Hyde Park
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