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 ANN ARBOR HISTORIC DISTRICT COMMISSION 

 
Staff Report 

 
ADDRESS:  326 W Liberty Street, Application Number HDC13-152 
 
DISTRICT:  Old West Side Historic District 
 
REPORT DATE: September 6, 2013 
 
REPORT PREPARED BY: Jill Thacher, Historic Preservation Coordinator 
 
REVIEW COMMITTEE DATE:   Monday, September 9 for the September 12, 2013 HDC 

meeting 
 

OWNER   APPLICANT    
 
Name: Turtle Bay Holdings   Robb Burroughs/Base Studios 
Address: 326 W Liberty Street   308 ½ S State Street 
 Ann Arbor  MI 48104   Ann Arbor, MI 48104   
Phone: (734) 786-8346   (734) 929-9014    
 
BACKGROUND:   This asymmetrical, two-story brick house with concave mansard roof, 
dormers, and bay windows on the south and east sides, is in the Second Empire style, which is 
extremely rare in Ann Arbor. The house was built in 1870 for the owner of the Western Brewery, 
Peter Brehm, and was subsequently the Odd Fellows Hall, the Moveable Feast, Daniel’s on 
Liberty, and most recently, office and salon space. 
 
LOCATION: The site is located on the north side of West Liberty, between First and Third 
Streets. 
 
APPLICATION:  The applicant seeks 
HDC approval to 1) restore architectural 
trim and bracket detailing, 2) replace 
the contemporary kitchen façade with a 
more architecturally appropriate porch 
design, 3) install a new glass balcony 
railing on top of the one-story kitchen, 
and install a spiral staircase behind the 
house to access the balcony, 4) replace 
an existing egress door on the second 
level west façade with the window 
sashes from the adjacent southernmost 
window, and install a new door in the 
southernmost window opening, 5) install 
skylights along the north façade of the 
mansard roof,  and 6) install a new 
entry door and porch along the east 
facade. 
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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 shall be retained and preserved. The removal of 
historic materials or alteration of features and spaces that characterize a property shall 
be avoided. 

(5)   Distinctive materials, features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property will 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): 

 
Roofs 
 
Recommended: Identifying, retaining, and preserving roofs--and their functional and 
decorative features--that are important in defining the overall historic character of the 
building. This includes the roof's shape, such as hipped, gambrel, and mansard; decorative 
features such as cupolas, cresting chimneys, and weathervanes; and roofing material such 
as slate, wood, clay tile, and metal, as well as its size, color, and patterning. 
 
Entrances and Porches 

Recommended: Designing and installing additional entrances or porches on secondary 
elevations when required for the new use in a manner that preserves the historic character of 
the buildings, i.e., limiting such alteration to non-character-defining elevations.  

Not Recommended: Cutting new entrances on a primary elevation. Altering utilitarian or 
service entrances so they appear to be formal entrances by adding panelled doors, fanlights, 
and sidelights. 

Introducing a new entrance or porch that is incompatible in size, scale, material, and color.  

Windows 

Not Recommended: Introducing a new design that is incompatible with the historic character 
of the building.  
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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. 
 
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.  

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

Doors 
 
Not Appropriate: Installing a new door opening. 
 
Windows 
 
Not Appropriate: Removing or radically changing a window that is important in defining the 
overall historic character of the property. 

 
Changing the number, location, and size or glazing pattern of windows by cutting new open-
ings, blocking-in, or installing replacement sash which does not fit the historic opening. 

 
 

STAFF FINDINGS:  
 

1. Historic photos and physical evidence of the trim and bracket detailing exists, making its 
restoration possible and appropriate.  
 

2. The single-story contemporary kitchen façade is located on the east elevation, behind the 
main two-story house block. It features two large windows that are wider than they are 
tall, in an otherwise blank modern brick wall. The proposed design consists of four large 
windows, each with two wood panels below. The design is contemporary enough to not 
be mistaken for a historic feature of the house, while appearing much more sympathetic 
to the historic structure than the current design.  
 

3. A glass balcony railing is proposed around the roof of the kitchen façade, on the two 
open sides. Behind the house, between it and the garage, a spiral staircase would be 
installed for egress from the balcony. The spiral staircase is appropriate, especially since 
it is behind the house and buried between structures, but the glass railing is incompatible 
for the historic character of the house. While it would be more transparent to the wall 
behind it than a traditional railing, the design is too modern for this easily-visible portion of 
the building. A black metal railing in a very simple design would be more compatible with 
the masonry building and match the proposed spiral stair.  
 

4. Facing this balcony on the second floor east elevation are two historic windows with a 
door between them. The door used to be a third matching window. The application 
proposes to swap the door with the original window next to it. By doing so, both a means 
of egress and an original window would be retained. Staff feels this is appropriate, since 
the door will be no more visible in the new location than the old, and possibly less visible.  
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5. The four skylights proposed to be added to the rear (north) facing mansard roof are not 

dimensioned on the plan. As drawn, they appear to be an appropriate size and their 
placement on the back of the structure, completely out of sight of the street and sidewalk, 
is reversible.  
 

6. An original window, in an opening that once extended to the ground, is proposed to be 
replaced by a door on the west rear elevation, facing the driveway. Since the window 
appears to be original, staff speculates that there may have been a coal chute or similar 
opening below the window. It does not appear wide enough to have been a door. While 
this elevation is probably character-defining, staff believes it is also secondary given how 
far it is set back from the main house block. A proposed roofed porch with full-width steps 
would fill barely a third of setback between the west wall of the main house block and the 
west wall of the rear addition. The porch design is simple and reversible, and would be 
invisible from the street and sidewalk. Staff believes that this secondary entrance is 
appropriate for the new use of the building (i.e. as office suites instead of as a house).  
 

7. Staff believes the work, as conditioned in the proposed motion below, is compatible with 
the existing structure, neighboring buildings, and the surrounding historic district, and 
meets the Secretary of the Interior’s Standards and Guidelines and the Ann Arbor 
Historic District Design Guidelines.  

 
POSSIBLE MOTIONS:  (Note that the motions are 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 
327 W Liberty Street, a contributing property in the Old West Side Historic District, to: 1) 
restore architectural trim and bracket detailing, 2) replace the contemporary kitchen 
façade with a more architecturally appropriate porch design, 3) install a new glass 
balcony railing on top of the one-story kitchen, and install a spiral staircase behind the 
house to access the balcony, 4) replace an existing egress door on the second level west 
façade with the window sashes from the adjacent southernmost window, and install a 
new door in the southernmost window opening, 5) install skylights along the north façade 
of the mansard roof,  and 6) install a new entry door and porch along the east façade, on 
the following condition – the proposed balcony railing must be of black metal instead of 
glass, and reviewed by staff prior to the issuance of permits. As conditioned, the 
proposed work is compatible in exterior design, arrangement, texture, material and 
relationship to the rest of the building and the surrounding area and meets The Secretary 
of the Interior’s Standards for Rehabilitation and Guidelines for Rehabilitating Historic 
Buildings, in particular standards 1, 2, 5, 9 and 10 and the guidelines for roofs, entrances 
and porches, windows, and building site, as well as the Ann Arbor Historic District Design 
Guidelines, particularly as they pertain to doors and windows. 

 
MOTION WORKSHEET:   
 
I move that the Commission issue a Certificate of Appropriateness for the work at 326 W Liberty 
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 
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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, drawings, photos.  
 
326 W Liberty (2008 Survey Photo) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 







BASEstudios   
 

 308 ½ South State Street, Suite 20, Ann Arbor, MI  48104     ph: 734.929.9014      info@basestudiosgroup.com 
 

Ms. Jill Thacher 
City of Ann Arbor 
Historic District Commission 
100 North Fifth 
Ann Arbor, MI  48104 
 
23 August 2013 
 
RE: 326 West Liberty Street (Peter Brehm House) 
 Ann Arbor Historic District Commission Application 
  
Please find enclosed the following continuation sheets for the HDC application 
form. 
 
Section 5: Description of Proposed Changes 
 

1. Provide a brief summary of proposed changes. 
 
We are requesting approval for the restoration of the architectural trim 
and bracket detail at the bay windows and upper level fascia; 
replacement of the contemporary kitchen façade via a new, 
architecturally appropriate ‘porch’ design; inclusion of a second floor 
terrace with glass handrail system and circular egress stair; replacement 
of the existing egress door on the second level west façade with the 
window sashes from the adjacent southernmost window and new door in 
this window opening; skylights along the north façade of the mansard 
roof; and new entry door and porch along the east facade.  
 
Prior staff approval has been granted to the reconstruction of the front 
porch and new carriage doors into the 1970’s garage structure. 

 
2. Provide a description of existing conditions. 

 
The building was originally constructed as a private residence and then 
converted to several iterations of commercial restaurant use. The latest 
use was a small spa tenant located on the first floor. The building has 
remained vacant for several years prior to the current owner’s purchase 
of the property.  

 
3. What are the reasons for the proposed changes 

 
The building is being converted from a mix of commercial uses to an 
office environment.  

 
4. Attach any additional information that will further explain or clarify the 

proposal, and indicate these attachments here. 
 
-  



 
5. Attach photographs of the existing property, including at least one 

general photo and detailed photos of proposed work area. 
 
Photos are attached as part of the formal submittal.  
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New spiral staircase

New porch and piers

Infill window, match existing construction

Infill opening, match existing construction

New carriage doors per staff approval

New door in existing opening - veneer brick to floor level

New stoop
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First Floor
100' - 0"

Third Floor
123' - 0"

Second Floor North
110' - 2"

T.O. Wall at Garage
108' - 0"Garage omitted for clarity

New roof

New glass balcony railing

New spiral stair and landing

Four new skylights on north side only

First Floor
100' - 0"

Second Floor South
111' - 6"

Third Floor
123' - 0"

Second Floor North
110' - 2"

T.O. Wall at Garage
108' - 0"

New windows and decorative panels

New spiral staircase and landing

New glass railing

Replace existing door with existing wood sash windows, stone sill and brick

New door in existing window opening
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1 South Facade
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2 Southwest View
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3 Existing Bay Windows
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4 East Facade



Remove window and sill

Demolish door

Demolish wall and windows
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3 Elevation @ Proposed Porch & Terrace

Scale:  12" = 1'-0"HDC-2

1 Existing Roof Fascia
Scale:  12" = 1'-0"HDC-2

2 Elevation @ Proposed Porch & Terrace



Demolish basement hatch,
concrete curb and associated stair

Latest Revision:

2 1

A

3456789101112131415

B

C

D

E

F

G

H

J

K

2 13456789101112131415

A

B

C

D

E

F

G

H

J

K

Original Issue:

Drawing Number:

S
he

et
 T

itl
e:

Jo
b 

N
am

e:

Jo
b 

A
dd

re
ss

:
B

A
S

E 
Jo

b 
#

:

Pl
ot

 D
at

e/
Ti

m
e:

Fi
le

 P
at

h:

O
w

ne
r (

C
lie

nt
):

30
8

 1
/2

 S
ou

th
 S

ta
te

S
ui

te
 2

0
A

nn
 A

rb
or

, M
I 4

8
10

4
p 

73
4.

 9
29

. 9
00

0
in

fo
@

ba
se

st
ud

io
sg

ro
up

.c
om

BA
SE

st
ud
io
s

32
6 

Li
be

rt
y 

S
tr

ee
t, 

A
nn

 A
rb

or
 M

I

8
/3

0/
20

13
 4

:0
9:

57
 P

M
C

:\
U

se
rs

\M
ar

kG
\G

oo
gl

e 
D

riv
e\

R
ev

it_
Lo

ca
lF

ile
s\

W
LH

13
_M

ar
kG

.rv
t

R
el

ea
se

d 
Fo

r:H
D

C
 S

ub
m

itt
al

HDC-3

Ph
ot

og
ra

ph
s

3 2
6 

Li
be

rt
y 

R
en

ov
at

io
n

W
LH

13

Tu
rt

le
 B

ay
 H

o l
di

ng
s

8/23/2013

8/23/2013

Scale:  12" = 1'-0"HDC-3

4 Existing Breezeway & Garage Building
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3 West Elevation
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1 West Elevation Existing Window - Detail
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2 West Elevation Existing Window - Proposed Door Location
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