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ANN ARBOR HISTORIC DISTRICT COMMISSION 

 
Staff Report 

 
ADDRESS:  220 South Main Street, Application Number HDC12-043 
 
DISTRICT:  Main Street Historic District 
 
REPORT DATE: April 30, 2012 
 
REPORT PREPARED BY:  Katie Remensnyder, Interim Historic Preservation Coordinator 
 
REVIEW COMMITTEE DATE:  Monday, May 7 for the Thursday, May 10, 2012 HDC meeting 
 

OWNER APPLICANT    
 
Name: Jim & John Curtis Same   
 Curtis Commercial LLC 
Address: 345 S Main Street, Suite #218  
 Ann Arbor, MI 48104     
Phone: (734) 761-6170  
 
BACKGROUND:   This three-story brick commercial building was built in 1900. The first 
occupant was Arnold Jewelers. At one time the three-story Mack and Company flanked it to the 
south, but that building was reduced to one story in 1939, leaving the south wall of 220 exposed.  
 
LOCATION: The site is located on the west side of South Main Street, between West 
Washington Street and West Liberty Street. 
 
APPLICATION:  The applicant seeks HDC approval to 1) replace eight large, single-pane 
windows with new single-hung sash windows with anodized aluminum frames and sills; 2) cap 
existing drip caps and horizontal and vertical 
wood beams with bronze anodized aluminum 
framing; 3) cover the drip caps, existing 
casings, and window sills of eight small leaded 
glass windows with anodized bronze aluminum.  
 
APPLICABLE REGULATIONS  
 
From the Secretary of the Interior’s 
Standards for Rehabilitation: 

 
(6) Deteriorated historic features shall be 

repaired rather than replaced.  Where the 
severity of deterioration requires 
replacement of a distinctive feature, the 
new feature shall match the old in 
design, color, texture, and other visual 
qualities and, where possible, materials. 
Replacement of missing features shall be 
substantiated by documentary, physical, 
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or pictorial evidence. 

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

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.  

 
Repairing window frames and sash by patching, splicing, consolidating or otherwise 
reinforcing. Such repair may also include replacement in kind of those parts that are either 
extensively deteriorated or are missing when there are surviving prototypes such as 
architraves, hoodmolds, sash, sills, and interior or exterior shutters and blinds.  
 
Replacing in kind an entire window that is too deteriorated to repair – if the overall form and 
detailing are still evident – using the physical evidence to guide the new work. If using the 
same kind of material is not technically or economically feasible, then a compatible substitute 
material may be considered. 
 
Not Recommended:   Retrofitting or replacing windows rather than maintaining the sash, 
frame, and glazing.  
 
Replacing an entire window when repair of materials and limited replacement of deteriorated 
or missing parts are appropriate. 
 
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.  
 
Changing the historic appearance of windows through the use of inappropriate designs, 
materials, finishes, or colors which noticeably change the sash, depth of reveal, and muntin 
configuration; the reflectivity and color of the glazing; or the appearance of the frame.  
 
Obscuring historic window trim with metal or other material.  
 
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 Secretary of the Interior’s Standards for Rehabilitation & Illustrated Guidelines 
on Sustainability for Rehabilitating Historic Buildings 
 

Windows 
Recommended:  Maintaining windows on a regular basis to ensure that they function 
properly and are completely operable.  
 
Retaining and repairing historic windows when deteriorated.  
 
Weather stripping and caulking historic windows, when appropriate, to make them weather 
tight.  
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Installing interior or exterior storm windows or panels that are compatible with existing 
historic windows.  
 
Not recommended:  Neglecting to maintain historic windows and allowing them to deteriorate 
beyond repair with the result that they must be replaced.  
 
Removing repairable historic windows and replacing them with new windows for perceived 
improvement in energy performance.  
 
Replacing repairable historic windows with new insulated windows.  

 
 
 

STAFF FINDINGS 
 
 

1. The windows that are proposed to be replaced are located on the front elevation and are 
character-defining features of the building. There are four large single pane windows 
each on the second and third floors.  These windows are apparently constructed to open 
by pivoting on a central pin.  The windows that are proposed to replace these large 
center-pivot windows are single hung units, which have meeting rails (see Item 10, 
Exhibit D) that horizontally divide the large panes of glass and would significantly alter the 
units’ exterior appearance. A smaller hopper window with leaded glass panels is located 
above each large window. 
 

2. Eight large single pane wood windows are proposed to be replaced with single hung 
bronze anodized aluminum windows. A letter from Diamond Glass & Feiner’s, Inc. was 
submitted with the application stating that the windows are not repairable. This claim is 
contested in a report from Wood Window Repair, which states that the windows are in 
excellent condition, although the trim was damaged due to the recent application of an 
inappropriate coating.  The wood sills are proposed to be replaced with aluminum as well. 
The applicant stated that the existing window sills and frames have deteriorated 
significantly, do not provide adequate ventilation to the occupants, and are not energy 
efficient, resulting in high utility bills for the tenants. The applicant also stated that repairs 
and repainting that are needed to maintain the windows require scaffolding to be erected 
on Main Street, which disrupts businesses within the building and those nearby.  
 

3. The wood drip caps, mullions, and transoms between the large windows are proposed to 
be capped in bronze anodized aluminum. The drip caps, casings, and window sills of the 
eight smaller windows are also proposed to be capped in bronze anodized aluminum. 

 
4. Cost estimates for the repair of the existing windows have been received.  Similar 

estimates for the replacement option have not been submitted. 
 

5. Staff will make a recommendation at the HDC meeting regarding these windows, after a 
comprehensive review of their condition is completed at the Review Committee visit. 

 
 
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.)   
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I move that the Commission issue a certificate of appropriateness for the application at 220 
S Main Street, a contributing property in the Main Street Historic District, to allow the 
replacement of eight windows and capping of other window components with bronze 
anodized aluminum as proposed.  The proposed work is compatible in exterior design, 
arrangement, texture, material and relationship to the surrounding resources and meets The 
Secretary of the Interior’s Standards for Rehabilitation and Guidelines for Rehabilitating 
Historic Buildings, in particular standard 6, and the Guidelines for Windows.  

 
MOTION WORKSHEET:   
 
I move that the Commission issue a Certificate of Appropriateness for the work at 220 South 
Main 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, drawing, photo. 
 
220 South Main Street (2007 photo) 
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