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National Park Service Technical Preservation Services
www.nps.gov/tps
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The Secretary of the Interior’s 
Standards for Rehabilitation
https://www.nps.gov/orgs/1739/secretary-standards-treatment-historic-properties.htm www.nps.gov/tps/standards/rehabilitation.htm
The Cobblestone Farm House, originally built in 1845, was restored to provide a view of mid-nineteenth century rural life in Washtenaw County.   
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[bookmark: 00_Introduction[1]][bookmark: _Toc143469088]Introduction
Ann Arbor’s historic buildings tell the story of Ann Arbor, from the homes and businesses of the city’s earliest residents, to the development of the University of Michigan and the neighborhoods and businesses that supported it, and the community’s growth in the late nineteenth and early twentieth centuries. We value our historic resources because of their beauty, because of their connection to the people that lived and worked therein them, and because of their relationship to the development of our culture. We value them because they help us understand who we are as a city in a tangible way. 	Comment by Melin-Corcoran, Mariana: Commissioners, please think about these paragraphs and things you might want to add to emphasize the relevance of historic preservation today. 
Preservation protects history and contributes to a sense of place. It promotes a high quality of life, stabilizes neighborhoods, increases property values and addresses livability concerns. The city’s growth management, environmental concerns, housing goals, and economic goals objectives are also supported by preservation efforts. Historic preservation promotes sustainability by protecting existing construction. Traditional materials are durable – many in Ann Arbor are in good condition after a century or more – and need maintenance rather than replacement. In addition, new technologies like solar panels can be thoughtfully incorporated to further reduce carbon footprints. 
More housing is needed in Ann Arbor, and research shows that local historic districts are typically the most densely populated neighborhoods in cities. Local districts provide a dense alternative to skyscrapers without the need for demolition or new construction. With appropriate rehabilitation and restoration, outlined in the following design guidelines, historic buildings in Ann Arbor can continue to accommodate the city’s growth while preserving its character. Additionally, Ann Arbor’s historic districts primarily comprise buildings with between one and four units. These smaller-scale housing typologies provide a range of affordability as well as density. 
This chapter of the Ann Arbor Historic District Design Guidelines describes basic principles of historic preservation as well as the applicability, users, and use of the design guidelines. Introductory information is also provided regarding the Ann Arbor Historic District Commission and direct economic incentives for historic preservation.



Preservation promotes a high quality of life, stabilizes neighborhoods, increases property values and addresses livability concerns.
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Historic buildings tell the story of the neighborhoods and businesses that sup-ported the community’s growth.
The First National Building was completed in 1929 and was designed by local architecture firm Fry and Kasurin. 





FOR MORE INFORMATION
on Historic Preservation
in Ann Arbor

Contact the 
Historic District Commission at:
Phone: 734-794-6265
Web: http://www.a2gov.org/HDC
 	


FOR MORE INFORMATION
on Tax Credits

Visit the State of Michigan Web Site at:
www.michigan.gov/hpcredit
Visit the National Park Service Web Site at:
https://www.nps.gov/subjects/taxincentives/index.htmhttp://www.nps.gov/tps/tax-incentives.htm 





In Michigan, owners of historic homes or other contributing resources within a historic district may qualify for federal and/or state historic tax credits.
[bookmark: _The_Historic_District][bookmark: _Toc143469089]
The Historic District Commission
The Ann Arbor Historic District Commission was created in 1973 to protect and preserve Ann Arbor’s Historic Resources. The Commission consists of seven members appointed by the Mayor and City Council. All members must be residents of the city and the majority shall have clearly demonstrated interest in or knowledge of historic preservation. Section 1:191 of Chapter 8 of Title I of the Code of the City of Ann Arbor also states that at least two members shall be appointed from a list submitted by a local historic preservation organization, if possible one shall be a graduate of an accredited school of architecture, and if possible one shall meet the professional qualifications for history as defined by the Secretary of the Interior’s Historic Preservation Professional Qualifications Standards. Members serve three yearthree-year terms, and meetings are generally held on  the second Thursday of every month.

[bookmark: _Tax_Credits_for][bookmark: _Toc143469090]Tax Credits for Historic Preservation
Preservation supports local quality of life as well as the long termlong-term economic sustainability of the community. Both the federal government and the State of Michigan have historic tax credit programs. Owners of income producing properties that are listed on the National Register of Historic Places who undertake a substantial rehabilitation of their property and have the work approved by the National Park Service can apply for a federal income tax credit equal to 20% of the cost of the rehabilitation. Owner occupied residential projects and commercial projects may be eligible for the state credit if the resource is listed in the National Register of Historic Places, listed in the State Register of Historic Sites, or contributing to a local historic district and if the work is approved by the state. The state tax credit covers up to 25% of rehabilitation project costs. 

[bookmark: _Basic_Preservation_Principles][bookmark: _Toc143469091]Basic Preservation Principles
While all exterior work within Ann Arbor’s historic districts must be reviewed, not all properties within the districts are considered historic resources. Newer construction and buildings that have been significantly altered may be considered non-contributing resources.
Resources within locally designated historic districts are defined as contributing or non-contributing when the district is surveyed and during the preparation of the study committee report. Where this information does not exist, the staff of the Historic District Commission will prepare information and history about the property in order to determine if the resource contributes to the historic character of the district. The Historic District Commission will vote on the resource’s contributing or non-contributing status. The State Historic Preservation Office and Secretary of the Interior provide important a definitions for regarding historic and non-historic resources.
Period of Significance. The period of significance is the length of time when a property attained the characteristics which qualify it to be a contributing resource to a historic district or listed in the National Register of Historic Places. In all of Ann Arbor’s historic districts, the period of significance ends in 1945, and, therefore, anything built before 1945 is considered historic. 
Contributing Resources. A contributing (historic) resource, is one that adds to the historic association, historic architectural quality, or archaeological values for which a property is significant because it was present during the period of significance, relates directly to the documented significance, and possesses historic integrity.
Non-Contributing Resources. A non-contributing (non-historic) resource is one that does not add to the historic architectural qualities or historic association of a district because it was not present during the period of significance, does not relate to the documented significance, or due to alteration, additions, and other changes it no longer possesses historic integrity.
Character-defining Feature. Character-defining features are materials, elements, spaces, and more that significantly contribute to the overall visual character of a building. If a building’s character-defining features of a historic building are not recognized and preserved, then the essential character can be damaged. Character-defining features can be large-scale, such as the mass and volume of a building, or detail-oriented, such as ornament and craftsmanship. Examples of typical character-defining features in Ann Arbor’s historic districts include:
· The location and dimensions of window and door openings	Comment by Melin-Corcoran, Mariana: Commissioners, please think about things that could be added to this list specific to Ann Arbor’s historic districts and things people may not usually think of as a character-defining feature. 
· The height and angle of a roof gable





[bookmark: _Applicability_of_the][bookmark: _Toc143469092]Applicability of the Design Guidelines

These design guidelines apply to repair, maintenance, rehabilitation and new construction projects undertaken within Ann Arbor’s locally designated historic districts. A map of the city’s historic districts is provided in Chapter 1: Historic Resources in Ann Arbor.
The design guidelines in this document should be consulted for projects which may affect the integrity of historic resources. While ordinary repair and maintenance are encouraged, seemingly minor alterations to a historic structure, such as enclosing a storefront or changing windows, can have a dramatic effect on the character of a historic structure and, therefore, are of concern. The following is a list of common changes that can have a significant impact on the integrity of a historic structure or district:

· Alteration or restoration of exterior features of a historic building	Comment by Melin-Corcoran, Mariana: Commissioners, please think about this list and what could be updated here so the list reflects more specific things and applications you see often. 
· Removal or demolition, in whole or in part, of a historic building
· Alteration of a storefront
· Application of new exterior cladding material
· Addition of a new window or door opening
· Alteration of the site, such as creation of a driveway or a parking area
· Alteration or application of architectural features and other miscellaneous modifications, such as cornices and bulkheads.
· Construction of a new addition
· Construction of a new building within a historic district

This list is not all inclusive but is indicative of the types of changes to which these design guidelines apply. Work to on non-historic contributing resources and new construction must still be compatible with the surrounding historic district, however there is usually more flexibility with what work can be approved. 

For questions regarding permits and the applicability of these guidelines, please contact the Historic District Commission.



The design guidelines apply to a range of projects undertaken in historic districts including the maintenance and 
rehabilitation of historic building elements such as light fixtures.
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A number of historic residential structures in downtown Ann Arbor have been converted into businesses, sometimes compromising the integrity of the original building.


[bookmark: _Who_Uses_the][bookmark: _Toc143469093]Who Uses the Design Guidelines?The Historic
Preservation Ordinance
These design guidelines are enabled by Ann Arbor’s Historic Preservation Ordinance (Chapter 103 of the City Code). Policies promoted by the ordinance include:
· Safeguarding the heritage of the city by preserving historic districts which reflect elements of the city’s history, architecture, archaeology, engineering, or culture
· Stabilizing and improving property values in the historic districts and surrounding areas
· Fostering civic beauty
· Strengthening the local economy
· Promoting the use of historic districts for the education, plea- sure and welfare of the citizens of the city and of the State of Michigan

The Historic District Design Guidelines will be used by the following groups and individuals:
· The General Public may use the design guidelines to obtain information about historic resources in the community.
· Property Owners, Business Owners and Architects should use the design guidelines when planning, designing or undertaking projects in historic districts.
· City Staff will use the guidelines when advising property owners and making recommendations to the Historic District Commission.
· The Historic District Commission will use the guidelines to review projects proposed within historic districts. Compliance with the design guidelines will be a primary consideration in the issuance of a Certificate of Appropriateness.

[bookmark: _Relationship_with_Other][bookmark: _Toc143469094]Relationship with Other Regulations
The Historic District Design Guidelines are part of a system of regulations that shape development in Ann Arbor’s locally designated historic districts. Other applicable policies and regulations include the Historic Preservation Ordinance, base zoning regulations, the building code and the Downtown Ann Arbor Design Guidelines (for projects in historic districts within downtown Ann Arbor). Additional information is provided in the “Which Design Guidelines Apply to My Project?” section of this chapter.

Repair, Replacement or Rehabilitation of Historic Resources. This type of project is primarily regulated by the Historic Preservation Ordinance and the Historic District Design Guidelines.

New Construction or Additions in Historic Districts. This type of project is subject to base zoning regulations, the Historic Preservation Ordinance and the Historic District Design Guidelines. For projects in downtown historic districts, the Downtown Ann Arbor Design Guidelines are also applicable.
All new buildings and additions in historic districts are subject to the requirements of the base zoning. The base zoning establishes the general use and design requirements for development while the design guidelines documents provide more detailed criteria to shape a project’s design. The design standards within the base zoning are prescriptive requirements. The design guidelines are performance-oriented and provide greater flexibility.

Federal gGuidelines and recommendations for new additions and buildings in historic districts can be found on the National Park Service website, http://www.nps.gov/tps.


[bookmark: _How_to_Use][bookmark: _Toc143469095]How to Use the Historic District Design Guidelines
These guidelines will be used by the Historic District Commission in conjunction with the Secretary of the Interior’s Standards for Rehabilitation and Guidelines and city code when reviewing and approving projects in Ann Arbor’s locally designated historic districts. Property owners, business owners, and architects should also use the guidelines when planning projects in historic districts.The
Downtown Ann Arbor
Design Guidelines
A separate Downtown Ann Arbor Design Guidelines document pro- vides extensive guidance for the design of new construction down- town and is applicable to new 
construction on a downtown site within a historic district.
The relationship between the Downtown Ann Arbor Design Guidelines and the Historic District Design Guidelines is described in Chapter 7: New Construction.
J A N U A R Y 1 , 2 0 0 8
D E S I G N G U I D E L I N E S
D O W N T O W N A N N A R B O R

The Commission will consider each project on a case-by-case basis to determine compliance with relevant design guidelines. In some cases, certain guidelines will not be relevant. For example, when a project involves the repair or replacement of a historic window, the design guidelines for new construction would not apply. The “Which Design Guidelines Apply to My Project?” section on the next page provides additional details.
Each project involves a unique combination of preservation and design variables. These variables generally include analysis of the district’s character- defining historic features and the proposed project’s compatibility with those features. If a proposed project is not compatible, there may be design alternatives that would bring it into compliance with the guidelines.
There is a dynamic interaction among the guidelines and the design variables that they address. In some cases, one guideline may be more directly met, while another would be less so. Overall, however, the intent of the guidelines must be sufficiently met. This means that, in some cases, compliance with some guidelines must be balanced with that of others. While the intent is for all relevant guidelines to be adequately met for each project, certain ones will be more important than others based on the context and the specific aspects of an individual design.
In other cases, a design proposal may have certain aspects that do not appear to fit within the specific directive in a particular design guideline. In such a case, the Historic District Commission must find that the broader intent of the guideline and the Secretary of the Interior’s Standards would be adequately addressed. This provides a degree of flexibility, while maintaining consistency in the application of the principles underlying the design guidelines.
These guidelines do not cover every possible type of work that may be contemplated in historic districts. The final decision on whether to approveapproval of a specific project rests withis decided by the Ann Arbor Historic District Commission.


[bookmark: _Which_Design_Guidelines][bookmark: _Toc143469096]Which Design Guidelines Apply to Your Project?
This chart illustrates how individual chapters of the guidelines apply to specific property types and construction projects. Contact the Ann Arbor Historic District Commission to determine if a property is designated as “contributing.” 
Chapters marked with a check mark apply to the type of work listed in the left column of the table: [image: ].
As noted in the table, the separately published Downtown Ann Arbor Design Guidelines are also applicable to some projects.


	







Type of work:
	


Chapters to use:
	Introduction
	Chapter 1: Historic Resources in Ann Arbor
	Chapter 2. The Secretary of the Interior’s Rehabilitation Standards
	Chapter 3. Design Guidelines for All Historic Properties
	Chapter 4. Design Guidelines for Historic Residential Properties
	Chapter 5. Design Guidelines for Historic Commercial Properties
	Chapter 6. Design Guidelines for Relocation & Demolition
	Chapter 7. Design Guidelines for New Construction
	Downtown Ann Arbor Design Guidelines (published separately)
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	Work on a “non-contributing” property in a historic district
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	An addition to a residential or commercial property in a historic district
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	Relocation or demolition of a “contributing” residential or commercial structure in a historic district
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	A new residential construction project in a historic residential setting within a historic district
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	A new residential or commercial con- struction project in a historic commercial setting within a historic district outside of downtown
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	A new residential or commercial construction project in a historic commercial setting within a downtown historic district
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