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ANN ARBOR HISTORIC DISTRICT COMMISSION 

 
Staff Report 

 
ADDRESS:  435 S First Street, Application Number HDC15-226 
 
DISTRICT:  Old West Side Historic District 
  
REPORT DATE: December 10, 2015 
 
REPORT PREPARED BY: Jill Thacher, Historic Preservation Coordinator 
 
REVIEW COMMITTEE DATE:   December 7, 2015 
 

OWNER    APPLICANT   
 

Name: Miller Building, LLC  Carl O. Hueter, AIA 
Address:  801 W. Liberty   1321 Franklin Ave 
  Ann Arbor, MI 48103  Ann Arbor, MI 48103 
Phone:   (734) 730-4800   (734) 276-8175 
 
BACKGROUND:  This  1 ¾ story gable-fronter features a full-width front porch, wide board trim 
under the front gable eaves,  one-over-one double-hung windows, and side knee-wall windows 
with divided lights. It appears in the 1883 Polk City Directory as the home of Carl Jorandt on the 
“east side of South First Street between William and Jefferson”. The home is later listed as 
number 73 South First, and in 1898 as the home of Karl and Sophia Joerndt.  Joerndts lived in 
the home until 1903, when they are listed as “removed to Whitmore Lake” and Frank 
Kleinschmidt, a packer, and his wife Bertha E. rented the home. The next available City 
Directory in 1910 lists Ernest C. and Augusta Bock residing in the home and operating from it a 
“Knitting Works, Sweater Jackets and Skirts, All Kinds of Knitting and Repairing”. The Bocks 
also had a home telephone, which was rare, and Herman Bock is listed as a boarder. Bocks 
lived in the house until at least 1940.  
 
LOCATION: The site is located on the east side of South First Street, south of West William and 
north of West Jefferson Streets.  
 
APPLICATION:  The applicant seeks HDC approval to: replace steel front porch columns with 
wood columns; replace non-original front and side doors; add a pair of double-hung windows on 
the north elevation near the rear of the house; construct a small second-floor gabled dormer on 
the center of the north elevation; construct a 21’10” x 18’ rear addition over a garage; replace 
four basement windows; and construct a gable-roofed dormer on the rear wing of the south 
elevation.  
 
APPLICABLE REGULATIONS:   
 
From the Secretary of the Interior’s Standards for Rehabilitation: 

 
 (2) The historic character of a property shall be retained and preserved. The removal of 

historic materials or alteration of features and spaces that characterize a property shall 
be avoided. 
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(5)  Distinctive features, finishes, and construction techniques or examples of craftsmanship 

that characterize a property shall be preserved.  

(9)  New additions, exterior alterations, or related new construction shall not destroy historic 
materials that characterize the property. The new work shall be differentiated from the 
old and shall be compatible with the massing, size, scale, and architectural features to 
protect the historic integrity of the property and its environment.  

 
(10)  New additions and adjacent or related new construction shall be undertaken in such a 

manner that if removed in the future, the essential form and integrity of the historic 
property and its environment would be unimpaired. 

 
From the Secretary of the Interior’s Guidelines for Rehabilitating Historic Buildings (other 
SOI Guidelines may also apply): 

 
Additions 
 
Recommended: Constructing a new addition so that there is the least possible loss of 
historic materials and so that character-defining features are not obscured, damaged, or 
destroyed.  
 
Considering the attached exterior addition both in terms of the new use and the appearance 
of other buildings in the historic district or neighborhood. Design for the new work may be 
contemporary or may reference design motifs from the historic building.  
 
Locating the attached exterior addition at the rear or on an inconspicuous side of a historic 
building; and limiting its size and scale in relationship to the historic building.  
 
Designing new additions in a manner that makes clear what is historic and what is new.  

Designing additional stories, when required for the new use, that are set back from the wall 
plane and are as inconspicuous as possible when viewed from the street. 

Not Recommended: Attaching a new addition so that the character-defining features of the 
historic building are obscured, damaged, or destroyed.  
 
Designing a new addition so that its size and scale in relation to the historic building are out 
of proportion, thus diminishing the historic character.  
 
Building Site 
 
Recommended: Identifying, retaining, and preserving buildings and their features as well as 
features of the site that are important in defining its overall historic character. 

Retaining the historic relationship between buildings and the landscape. 

Not Recommended: Removing or radically changing buildings and their features or site 
features which are important in defining the overall historic character of the property so that, 
as a result, the character is diminished.  
 
Windows 
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Recommended:  Identifying, retaining, and preserving windows – and their functional and 
decorative features – that are important in defining the overall historic character of the 
building.  Such features can include frames, sash, muntins, glazing, sills, heads, hoodmolds, 
paneled or decorated jambs and molding, and interior and exterior shutters and blinds.  

 
Not Recommended:  Removing or radically changing windows which are important in 
defining the overall historic character of the building so that, as a result, the character is 
diminished. 

 
Installing new windows, including frames, sash, and muntin configuration that are 
incompatible with the building’s historic appearance or obscure, damage, or destroy 
character-defining features. 
 

From the Ann Arbor Historic District Design Guidelines (other guidelines may apply):  
 

Guidelines for All Additions 
 
Appropriate: Placing a new addition on a non-character-defining or inconspicuous elevation 
and limiting the size and scale in relationship to the historic property. 
 
Placing new walls in a different plane from the historic structure in a subordinate position to 
the historic fabric.  
 
Designing a new addition in a manner that makes clear what is historic and what is new.  
 
Limiting the size and scale of the addition in relationship to the historic building so that it 
does not diminish or visually overpower the building or the district. The addition’s footprint 
should exceed neither half of the original building’s footprint nor half of the original building’s 
total floor area.  
 
Not Appropriate: Designing an addition that overpowers or dramatically alters the original 
building through size or height.  

 
Designing a new addition so that the size and scale in relation to the historic property are out 
of proportion. 

 
STAFF FINDINGS:   

 
1. The house is currently an up-and-down duplex, which would be converted back to single-

family if this application is approved. (Zoning note: if made single-family, the house 
cannot be converted back into a duplex because of insufficient lot area.) The house has 
been vacant for four years, and has a number of maintenance issues. The lot slopes 
significantly toward the backyard.  
 

2. The front porch metal column replacement with square wood columns is simple and 
appropriate. The porch is low enough off the ground that no guardrails are required or 
proposed.  The front door and side door are proposed to be fiberglass, but staff has 
contacted the applicant to determine the age of the front door and to try to secure more 
appropriate wood doors if replacement is appropriate.  
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3. The four basement windows are proposed to be replaced with single-pane Andersen 

wood replacement windows. These can be installed as awnings or hoppers. The 
condition of the existing windows will need to be assessed at the site visit. Wood 
replacement windows are appropriate if they are deteriorated beyond repair, but should 
have two lites and replicate the existing windows.  
 

4. Two windows are proposed to be added to the existing rear wing on the north elevation. 
There are currently no windows on this wall. The proposed pair of double-hung, vinyl-clad 
wood Andersen 200 series windows will be the only paired windows on the house and 
are shorter than the other first-floor windows. Also proposed on the north elevation is a 5’ 
wide wall dormer to provide headroom in the upstairs bathroom.  
 

5. The proposed addition houses a master suite on top of a two-car garage. The rear half of 
the existing house is in the Allen Creek floodplain, so the addition must allow water to 
flow through the bottom 2’ of the structure. The base of the addition would have screen 
panels to allow water to pass through, as well as permeable flooring inside. The main 
house block is clad in wood beveled siding with 4 5/8” exposure, and the rear wing has 
horizontal tongue and groove cladding. The addition is proposed to be clad in 5” 
exposure hardie lap siding on the upper living space, and 5/16” hardie panels on the 
garage below. The dormers would also be clad in 5” hardie lap siding. Windows on the 
addition are simple and appropriate casements and awnings, with a larger pair of boxed 
double-hungs on the rear. The rear corners are modestly preserved, and the addition’s 
garage foundation and lowered roof on the north face delineate it from the original. The 
addition is separated from the contributing garage by 5’6”, which staff believes is 
adequate to protect that structure.  
 
The rear (east) elevation of the house currently contains three non-original double-hung 
windows on the main floor, and two windows and a door opening into the basement. Per 
Sanborn maps, the basement level has been altered (the door used to be on the other 
side). Staff’s opinion is that taken together, this elevation’s remaining character-defining 
features are limited, and would not preclude an appropriate addition.  

 
6. The site features a number of constraints – an extremely narrow, sloping lot, located in a 

flood plain – and Staff feels the addition works well for this set of circumstances. The new 
work is delineated from the old, and steps down the hill, centered on the house. The work 
is compatible with the rest of the building and the surrounding neighborhood, and meets 
the Secretary of the Interior’s Standards and Guidelines for Rehabilitation.  
 

MOTION 
 

I move that the Commission issue a certificate of appropriateness for the application at 435 S 
First Street, a contributing property in the Old West Side Historic District, to replace steel front 
porch columns with wood columns; replace non-original front and side doors; add a pair of 
double-hung windows on the north elevation near the rear of the house; construct a small 
second-floor gabled dormer on the center of the north elevation; construct a 21’10” x 18’ rear 
addition over a garage; replace four basement windows; and construct a gable-roofed dormer 
on the rear wing of the south elevation, on the following conditions: the basement windows are 
replaced with appropriate two-light windows that are reviewed by staff. As conditioned, the work 
is compatible in exterior design, arrangement, materials, and relationship to the house and the 
surrounding area and meets the City of Ann Arbor Historic District Design Guidelines for 
additions, and The Secretary of the Interior’s Standards for Rehabilitation and Guidelines for 
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Rehabilitating Historic Buildings, in particular standards 2, 5, 9, and 10 and the guidelines for 
Additions, Building Site, and Windows. 

 
MOTION WORKSHEET   
 
I move that the Commission issue a Certificate of Appropriateness for the work at 435 S First 
Street  in the Old West Side  Historic District 
 
 ____ Provided the following condition(S) is (ARE) met: 1) STATE CONDITION(s) 
 
The work is generally compatible with the size, scale, massing, and materials and meets the 
Secretary of the Interior’s Standards for Rehabilitation, standard(S) number(S) (circle all that 
apply):   1,   2,   3,   4,   5,   6,   7,   8,   9,   10 
 
ATTACHMENTS:  application, letter, photos, drawings 
 
435 S First Street (April, 2008 photo)  
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