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 ANN ARBOR HISTORIC DISTRICT COMMISSION 

 
Staff Report 

 
ADDRESS: 312 S Ashley Street, Application Number HDC20-014 
 
DISTRICT:  Main Street Historic District 
 
REPORT DATE: February 13, 2020 
 
REPORT PREPARED BY: Jill Thacher, Historic Preservation Coordinator 
 
REVIEW COMMITTEE DATE:   Monday, February 10, 2020  
 

OWNER  APPLICANT   
Name: 309 S Main, LLC  Chris Biggers 
Address: 1735 Fairview St  127 E Commerce 
 Saline, MI 48176  Milford, MI 48381 
Phone: (734) 645-5409  (248) 886-4460 
 
 
BACKGROUND: This L-shaped two-story brick commercial building was built in 1918 and the 
first occupant was Prochnow’s Garage. The front façade was remodeled in 1975 by Ed Nalli 
with new brick, shortened second-floor windows, and all-new first floor storefront.  A photo from 
1973 is at the end of this report showing an original garage opening; despite the changes to the 
facade, the building is a contributing historic structure in the Main Street Historic District.  
 
A staff approval was granted in 2008 for the replacement of 
four non-original windows. The HDC approved a new business 
sign in 2009, and in 2019 staff approved the reconstruction of 
parts of the existing fire escape.  
 
LOCATION: The site is located on the west side of South 
Ashley Street, between Liberty and William. It abuts and wraps 
around the rear of the Second Ward public building 
(Hathaway’s Hideaway) to the north.  
 
APPLICATION:  The applicant seeks HDC approval to: 1) 
remove the rooftop structure that is the third floor and replace it 
with a smaller stair enclosure and patio; 2) build up the roof 
1’8” from the existing roof plane; 3) replace the upper windows 
on the front elevation with aluminum windows; 4) replace the 
existing storefront with a new aluminum and glass storefront 
system; and 5) install two signs on the front elevation.  
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APPLICABLE REGULATIONS:   
 
From the Secretary of the Interior’s Standards for Rehabilitation: 
 

(1) A property will be used as it was historically or be given a new use that requires 
minimal change to its distinctive materials, features, spaces, and spatial relationships. 

(2)     The historic character of a property will be retained and preserved. The 
removal of distinctive materials or alteration of features, spaces, and spatial 
relationships that characterize a property will be avoided.  

(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): 
 

Storefronts 
 
Recommended:  Designing and constructing a new storefront when the historic storefront is 
completely missing. It may be an accurate restoration using historical, pictorial, and physical 
documentation; or be a new design that is compatible with the size, scale, material, and color 
of the historic building.  
 
Not Recommended: Introducing a new design that is incompatible in size, scale, material, 
and color. 

Building Site 

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 

Recommended: Designing and installing new windows when the historic windows (frames, 
sash and glazing) are completely missing.  The replacement windows may be an accurate 
restoration using historical, pictorial, and physical documentation; or be a new design that is 
compatible with the window openings and the historic character of the building. 

Not Recommended: Introducing a new design that is incompatible with the historic character 
of the building.  
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Alterations/Additions for the new use 
 
Recommended: Designing additions to roofs such as residential, office, or storage spaces; 
elevator housing; decks and terraces; or dormers or skylights when required by the new use 
so that they are inconspicuous from the public right-of-way and do not damage or obscure  
character-defining features. 
 
Additions 
Recommended: Designing new additions in a manner that makes clear what is historic and 
what is new. 
 
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. In either case, it 
should always be clearly differentiated from the historic building and be compatible in terms 
of mass, materials, relationship of solids to voids, and color. 
 
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. 

 
From the Ann Arbor Historic District Design Guidelines: 
 

Design Guidelines for Storefronts 
 

Appropriate: Designing and constructing a new storefront when the historic storefront is 
completely missing. It may be an accurate restoration using historical, pictorial, ad physical 
documentation; or may be a new design that is compatible with the size, scale, and material 
of the historic building. New designs should be flush with the façade and be kept as simple 
as possible. 

 
Signs 

 
Appropriate:  Installing signage in the historic sign band area of the building, typically the 
area above the transoms or just above the storefront.  
 
Installing signage that is compatible in size, style, material, and appearance to the historic 
resource and district.  
 
Placing signs to align with others along the commercial block face.  
 
Installing signage that is subordinate to the overall building composition. 
 
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. 
 
Designing a new addition in a manner that makes clear what is historic and what is new. 
 
Not Appropriate: Designing an addition that overpowers or dramatically alters the original 
building through size or height. 
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STAFF FINDINGS:  
 

1. Staff requested several clarifications on the drawings, but the architect is out of town. 
If updated drawings are received, they will be forwarded to commissioners via email.  
 

2. The egress stair on the side and rear of the building are existing. This stair was 
recently repaired, and no changes are proposed to it.  
 

3. Rooftop addition removal and replacement. The existing addition on the rooftop 
appears on 1947 aerial photographs. It is likely that it was built during the period of 
significance, but since there is nothing architecturally significant about it and it is 
nearly invisible from the street, staff does not consider this a character-defining 
feature of the building.  
 
The existing structure is about 20’ wide x 40’ long. The addition is 7.5’ taller than the 
top of the building (per drawing HDC-4), though the photo “East View of Roof” on 
HDC-2 makes it look lower on the east (front) end. Per the application, it is structurally 
unsafe and does not comply with current building codes/   
 
The proposed structure is 24’ wide (the width of the roof) and 10’ deep. It would have 
an east door to an approximately 18’ x 10’ patio, and a west door to access rooftop 
mechanical units. It is 2’8” taller than the existing structure, with a shed roof, vinyl 
operable windows, and cementitious siding. Metal guardrails are proposed around the 
patio area and mechanical units.  
 

4. Roof. A new roof over most of the east/west portion of the L-shaped building is 
proposed. It is 1’8” taller than the existing roof. The reason for the new roof is not 
explained in the application. The perspective drawing HDC-16 shows the east edge of 
the new roof flush with the front wall of the building (there are no parapets to speak 
of), and slightly inset on the south side. Painted wood board trim faces the street.  

 
5. Windows. The pair of upper windows on the front elevation are proposed to be 

replaced with three windows on each side, with taller top sashes and operable lower 
sashes. The 1973 photo shows two banks of four double-hung windows, but when the 
additional brick was added in 1975 the two large openings became narrower. Given 
this, staff believes the use of three windows instead of four in the opening is 
appropriate.  

 
6. Storefront. The proposed new storefront with one door and a large amount of glazing 

is appropriate. It approximates the original opening height and width, and the 
proportions and design are modern but compatible with the remodeled storefront and 
neighboring structures. The frame is aluminum with 1” insulated glass and a black 
matte finish.  
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7. Signs. Two signs are proposed: a metal laser-cut address sign over the Nalli Bldg 

sign on the second floor; and a 10’ wide by 1’ tall wall sign consisting of individual 
letters pin mounted the stepped brick trim above the storefront. The design and scale 
are appropriate and the signs are removeable. The storefront sign is shown mounted 
through brick, which is not appropriate. The proposed motion is conditioned on signs 
being mounted through mortar joints, not masonry units. A new HDC application 
would be required before the storefront sign is installed, but it could be staff approved 
if this application is approved by the HDC.  
 

8. Staff finds that the work, as conditioned, is appropriate and meets the Secretary of the 
Interior’s Standards and Guidelines, and the Ann Arbor Historic District Design 
Guidelines.  
 

POSSIBLE MOTIONS:  (Note that the motion is only a suggestion.  The Review Committee, 
consisting of staff and at least two Commissioners, will meet with the applicant on site and then 
make a recommendation at the meeting.)   
 
I move that the Commission issue a certificate of appropriateness for the application at 312 S 
Ashley Street, a contributing property in the Main Street Historic District to: 1) remove the third 
floor rooftop structure and replace it with a smaller stair enclosure and patio; 2) build up the roof 
1’8” from the existing roof plane; 3) replace the upper windows on the front elevation with 
aluminum windows; 4) replace the existing storefront with a new aluminum and glass storefront 
system; and 5) install two signs on the front elevation, on the condition that the signs are 
mounted through mortar joints, not masonry units. The work as conditioned is compatible in 
exterior design, arrangement, texture, material and relationship to the rest of the building and 
the surrounding area and meets the Ann Arbor Historic District Design Guidelines for 
storefronts, windows, additions and signs, and The Secretary of the Interior’s Standards for 
Rehabilitation and Guidelines for Rehabilitating Historic Buildings, in particular standards 1, 2, 9 
and 10 and the guidelines for storefronts, windows, building site, alterations for a new use, and 
additions.  
 
MOTION WORKSHEET:   
 
I move that the Commission issue a Certificate of Appropriateness for the work at 312 S Ashley 
Street in the Main Street 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, photos, drawings 
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312 S Ashley, April 2007 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
July 5, 1973 (survey photo) 
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(E) STOREFRONT

(E) 308 S. ASHLEY (E) 314 S. ASHLEY

YEAR BUILT: 1916
STRUCTURAL AND WINDOW REPLACEMENT OCCURED AFTER 1950. 
ENTIRE FACADE APPEARS TO HAVE BEEN REPLACED.
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HDC-20

20103
312 S. ASHLEY
SCHEMATIC DESIGN
(SPECS) WINDOW
01.28.2020

WINDOWS SPECS 1
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(SPECS) WINDOW
01.28.2020

WINDOW SPECS 2
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01.28.2020

WINDOW SPECS 3
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HDC-23

20103
312 S. ASHLEY
SCHEMATIC DESIGN
(SPECS) WINDOW
01.28.2020

1/2" = 1'-0"
1

WINDOW SPECS 4
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HDC-24

20103
312 S. ASHLEY
SCHEMATIC DESIGN
(SPECS) WINDOW
01.28.2020

WINDOW SPECS



(E)SECOND FLOOR
12' - 8"

SIGN

ANCHOR TO BRICK

ANCHOR TO BRICK

BIGGDESIGNS, LLC
131 E. COMMERCE ST. 
MILFORD, MI  48381
BIGGDESIGNSLLC@GMAIL.COM
248.886.4460

HDC-25

20103
312 S. ASHLEY
SCHEMATIC DESIGN
(N) SIGNAGE
01.28.2020

(N)LASER CUT ADDRESS SIGN (SAMPLE)

3/4" = 1'-0"
2

WALL SIGN ATTACHMENT

SAMPLE SIGN

SEE PLAN

SE
E 

PL
AN
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