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ANN ARBOR HISTORIC DISTRICT COMMISSION 
 

Staff Report 
 

ADDRESS:  808 W Washington Street      Application Number: HDC24-0188 
 
DISTRICT:  Old West Side Historic District 
 
REPORT DATE:  February 12, 2025 
 
REPORT PREPARED BY:  Jill Thacher, City Planner/Historic Preservation Coordinator 
 
REVIEW COMMITTEE DATE:  February 10, 2025 
 

OWNER   APPLICANT    
 
Name: Mark Higgins   Charles Bultman 
    Charles Bultman Architect 
Address: 175 Verde Mesa Drive  220 S Huron St    
 Danville, CA 94526  Ypsilanti, MI 48197 
Phone:  (650) 750-5176      (734) 223-1358 

 
BACKGROUND:  This house first appears in city directories in 1900 as the home of butcher 
Wilhelm Seyfried. This house and its two neighbors to the west (812 and 818, also built in 1900) 
are extremely similar in design, detailing and fenestration pattern. 808 features a cut stone 
foundation, full-width front porch (with non-original turned posts and ornate brackets: see survey 
photos at end of report), a steeply-pitched roof with corner returns, one-over-one windows, and 
a first floor bump out near the rear of the west elevation. 
 
In March and April of 2024 the HDC approved an application for a new garage at the rear of the 
lot, a rear-facing attic gable window, and an extended driveway off West Washington Street.  
 
LOCATION:  The site is located on the north side of 
West Washington, between Mulholland and South 
Seventh Streets. 
 
APPLICATION:  The applicant seeks HDC approval 
to rebuild a non-historic mudroom on the rear of the 
house in a footprint that is 24 square feet larger; 
construct a 23-foot-wide shed dormer on the south 
roof surface; and construct a 27’2” x 27’7” garage with 
a second floor accessory dwelling unit (ADU).  
 
APPLICABLE REGULATIONS:   
 
From the Secretary of the Interior’s Standards for 
Rehabilitation  (other SOI Standards may also 
apply): 
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(1) A property shall be used for its historic purpose or be placed in a new use that requires 
minimal change to the defining characteristics of the building and its site and 
environment.  
 

(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 will be undertaken in such a 
manner that, if removed in the future, the essential form and integrity of the historic 
property will be unimpaired. 

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

 
Building Site 
Recommended: Designing new exterior additions to historic buildings or adjacent new 
construction which is compatible with the historic character of the site and which preserve 
the historic relationship between a building or buildings, landscape features, and open 
space. 
 
Retaining the historic relationship between buildings, landscape features, and open space. 
 
Identifying, retaining, and preserving buildings and their features as well as features of the 
site that are important in defining its overall historic character. 
 
Designing and constructing a new feature of a building or site when the historic feature is 
completely missing; or be a new design that is compatible with the historic character of 
the building and site. 
Not Recommended: Introducing new construction onto the building site which is visually 
incompatible in terms of size, scale, design, materials, color and texture or which destroys 
historic relationships on the site. 

 
Removing or radically changing buildings and their features or site features which are 
important in defining the overall historic character of the building site so that, as a result, the 
character is diminished. 

 
Introducing a new building or site feature that is out of scale or of an otherwise inappropriate 
design. 
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District or Neighborhood Setting 
 
Not Recommended: Introducing new construction into historic districts that is visually 
incompatible or that destroys historic relationships within the setting.  
 
Removing a historic building, building feature or landscape feature that is important in 
defining the historic character of the setting. 

 
Additions 
Recommended: 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.  

Not Recommended:  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.  
Designing and constructing new additions that result in the diminution or loss of the historic 
character of the resource, including its design, materials, workmanship, location, or setting. 
 
Roofs 
Recommended: Retaining and preserving roofs—and their functional decorative features—
that are important in defining the overall historic character of the building. This includes the 
roof’s shape, decorative features such as chimneys, and roofing material.  
 
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. 
 
Not Recommended: Changing the configuration of a roof by adding new features such as 
dormer windows, vents, or skylights so that historic character is diminished. 
 
Radically changing, damaging, or destroying roofs which are important in defining the overall 
historic character of the building so that, as a result, the character is diminished. 
 
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 structures. 
 
Windows 
Recommended: Designing and installing additional windows on rear or other non-character-
defining elevations if required by the new use. New window openings may also be cut into 
exposed party walls. Such design should be compatible with the overall design of the 
building, but not duplicate the fenestration pattern and detailing of a character-defining 
elevation. 
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Not Recommended: Introducing a new design that is incompatible with the historic character 
of the building. 

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

 
Guidelines for All Additions 
Appropriate: Locating a required addition on the least character-defining elevation and 
keeping it subordinate in volume to the historic building.  
 
Placing new walls in a different plane from the historic structure in a subordinate position to 
the historic fabric.  
 
Placing a new addition on a non-character defining or inconspicuous elevation and limiting 
the size and scale in relationship to the historic property.  
 
Locating and designing a new addition so that significant site features, including mature 
trees and landmark status trees, are not lost or damaged.  
 
Designing the addition so it is compatible in terms of massing, materials, relationship of 
solids to voids, and proportion of openings. 
 
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 not exceed half of the original building’s footprint, or half of the original building’s total 
floor area. 
 
Additions to Historic Residential Structures 
Appropriate: Placing new walls in a different plane from the historic structure in a subordinate 
position to the historic fabric. 
 
Not Appropriate: Designing an addition that overpowers or dramatically alters the original 
building through size or height.  
 
Roofs  
Appropriate: Retaining and maintaining original historic roofing materials, roof shape, 
dormers, cupolas, chimneys, and built-in or decorative gutters & downspouts. 
 
Not Appropriate: Removing or altering historic roof features such as chimneys, dormers, 
cupolas, lightning rods, built-in or decorative gutters. 
 
Adding chimneys, cupolas, or dormers where not appropriate. 
 
Residential Accessory Structures 
Appropriate: Retaining the historic relationship between buildings, landscape features, and 
open spaces. 



F-1 (p. 5) 

 
Locating sheds and garages in the rear yard. 
 
Using exterior wall and roof materials that are compatible with historic materials on the main 
structure and in the neighborhood. 
 
Using a roof shape and pitch that replicates the shape and pitch of the roof of the main 
structure. 
 
Using windows and doors that are compatible in proportion and style to the main structure 
and the neighborhood. 
 
Not Appropriate: Introducing new structures or site features that are out of scale with the 
property or the district or are otherwise inappropriate. 
 
Introducing new construction onto the building site, which is visually incompatible in terms of 
size, scale, design, materials, and texture or which destroys historic relationships on the site. 
 
Introducing new structures or site features that are out of scale with the property or the 
district or are otherwise inappropriate.   
 
Altering historic barns, garages, and sheds by using materials, configurations, and designs 
that do not match the existing or historic appearance. 
 
Designing a garage or other accessory structure that is taller or larger than the main house. 

 
STAFF FINDINGS:  
 
1. Windows. The window casings and sills for all new window openings on the mudroom 

and dormer will be differentiated from the existing as described in the window notes on 
sheet A-4. New windows on the house and garage/ADU are Marvin aluminum clad. 
Window profiles are provided in the attachments.  
 

2. Mudroom rebuild and addition. The house’s main block is two stories, with a 1 ¾ story 
rear wing that appears to have been built at the same time. Centered on the back of the 
rear wing is a small post-1944 mudroom addition. On top of the mudroom is a wider 
second floor deck that spans the width of the rear-wing and supported by corner posts.  
 

3. The application proposes to rebuild the existing mudroom in a 24 square foot larger 
footprint by infilling the northeast corner between the mudroom and the rear wing. The 
mudroom’s new walls would be flush with those of the rear wing and the existing 
mudroom.  The mudroom would have wood siding and corner boards that match those 
on the existing house. The rear/north elevation has one Marvin double hung window and 
a fiberglass door with a half-lite over two panels. The foundation will be reused with new 
concrete grade beams beneath the expanded corner. The addition will remove two back 
doors of unknown age, though from the photos provided they may be from the period of 
significance. At the Review Committee site visit, more information on the ages of these 
doors will be gathered. The roof deck, which is accessed by a window, will remain as is.  
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4. Staff believes that the mudroom work is appropriate. Though the wall is flush with that of 
the rear wing, it isn’t the same height. To inset this corner adequately would significantly 
reduce the already small size of the addition. Staff appreciates that the window on the 
northwest corner of the rear wing, next to the existing mudroom and under the roof deck, 
has been retained. There may be some question about whether using matching siding 
and trim will confuse the historic record, but staff believes that the new window and door, 
and the foundation extension, will be adequate. It should be noted that using either a 
different width of wood siding or a cementitious siding would be more appropriate.  
 

5. Dormer. The new dormer is not fully dimensioned on the drawings but appears to be 
inset 18” from the eave of the roof on the north and south sides. It is 22’11 ½” wide, 
approximately 7’ tall at its eastern face, and the top is dropped 6”-8” below the roof ridge. 
The dormer has two new casement windows centered over the ones on the lower stories, 
and is clad in wood siding and trim that matches the existing. There is a  
 

6. Staff believes the dormer does not meet the Secretary of the Interior’s Standards 
(especially Standards 2 and 9) and Guidelines, or the Ann Arbor Historic District Design 
Guidelines. The steep roof on this gable fronter strongly defines the character of the 
house. Adding a dormer this tall and this wide significantly changes the historic roof 
shape and appearance of the house, and is out of scale and visually incompatible with 
the historic structure. Typically, dormers on very visible roofs such as this one are small 
and limited to providing head height in a stairwell or a bathroom. It should also be noted 
that this house is one of three in a row that are very similar. Altering this roof form so 
dramatically would disrupt the continuity of these houses that are defined by their 
sameness.  

 
7. Garage/ADU. If approved, this garage design would supersede the one approved by the 

HDC in April of 2024. From that staff report: “An unpaved shared drive provides access 
from West Huron Street; the property owner is responsible for obtaining any required 
easements or permission to use the drive [which crosses private property]. Sanborn 
maps and aerial photos going back to 1931 do not show a garage behind this house, 
though several neighbors have them from the period of significance. The location is very 
appropriate since the lot drops steeply between the proposed garage location and the 
back of the house, which would prevent a driveway from West Washington to the back of 
the yard.” 
 

8. The garage has a 736 square foot footprint, with an accessory dwelling unit of the same 
size upstairs, for a total of 1472 square feet. This is very large for an accessory structure, 
though staff believes it is compatible with other garages and a large barn in the vicinity. 
The building is 1 ¾ stories with a ridge height of 26’ 3”. The zoning maximum height of 
21’ to the midpoint of the gable is not labeled, but this appears to comply. The foundation 
is slab on grade with concrete masonry unit trench footings. The garage has a two-car 
overhead door and a person door on the north elevation which accesses only stairs to the 
ADU. Materials for the overhead door and person door are not specified. This north 
elevation has two upper floor casement windows. The south elevation facing the house 
has a triple awning window and shed dormers on each side with single or paired 
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casement windows. Cladding is vinyl bevel siding with 4” exposure. The roof slope isn’t 
specified, so it is unknown whether the pitch matches that of the house.  
 

9. As stated above, staff’s concerns are about the dormer on the east roof of the main 
house block. The commission will need to determine whether this design adequately 
retains the house’s historic roof appearance; whether the work is inconspicuous; and 
whether the historic character is diminished by this design.  

 
POSSIBLE MOTIONS: (Note that the motions support staff findings and 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.)   

 
Mudroom and Garage/ADU: 
I move that the Commission issue a certificate of appropriateness for the application at 808 
West Washington Street, a contributing property in the Old West Side Historic District, to 
rebuild a non-historic mudroom on the rear of the house in a footprint that is 24 square feet 
larger; and construct a 27’2” x 27’7” garage with a second-floor accessory dwelling unit. The 
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, 9 and 10 and the guidelines for building site, additions, windows and alterations 
for a new use, as well as the Ann Arbor Historic District Design Guidelines for additions and 
accessory structures.  
 
Dormer:  
I move that the Commission issue a certificate of appropriateness for the application at 808 
West Washington Street, a contributing property in the Old West Side Historic District, to 
construct a 23-foot-wide shed dormer with a skylight on the south roof of the main house block. 
The 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, 9 and 10 and the guidelines for building site, additions, roofs, windows and 
alterations for a new use, as well as the Ann Arbor Historic District Design Guidelines for 
additions, roofs, and accessory structures.  

 
ATTACHMENTS:  drawings with photographs 
 
  



F-1 (p. 8) 

808 West Washington Street (2024 Review Committee photos) 
 
 
 





















 CASEMENT + AWNING WINDOWS
Ultimate Casements and Awnings are innovative, high-performing windows. 

Delivering exceptional versatili; and clean pro<les, these state-of-the-art 

windows are designed to suit virtually any application.

Casement and Awning windows with Satin Nickel hardware

26 MARVIN SIGNATURE
®

 COLLECTION 27

MARVIN
®



ULTIMATE AWNING
A top-hinged alternative or complement to a casement window, the Ultimate Awning window is designed 

for performance and qualiL. With industry-leading sizes, the Ultimate Awning can be used on its own as 

a convenient option for hard to reach areas like over a sink or counter, or as a complement to adjacent 

windows, allowing fresh air access.

AWNING WITH FOLDING HANDLE 

IN SATIN NICKEL

AWNING PUSH OUT WITH PUSH OUT HANDLE

IN OIL RUBBED BRONZE

Awning and Picture windows 

with Matte Black hardware

and Designer Black sash/White frame

ULTIMATE AWNING

Awning window in stained Multi-Grain Douglas Fir with Matte Black hardware

41

MARVIN
®

40 MARVIN SIGNATURE
®

 COLLECTION
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Opening

3/4″

(19)

3/8″

(9)

3/8″

(10)

3/4″

(19)

Casement

Head Jamb and Sill

Jambs

1 7/16″

(36)

3 13/32″

(86)

4 1/2″

(114)

F
ra
m
e

S
iz
e

2″

(51)

1 7/16″

(36)

R
o
u
g
h

O
p
e
n
in
g

M
a
s
o
n
ry

O
p
e
n
in
g

3/8"

(10)

3/4"

(19)

D
a
y
lig
h
t

O
p
e
n
in
g

2″

(51)2 25/32″

(71)

2 25/32″

(71)

2 11/32″

(60)

2 11/32″

(60)

1 7/16″

(36)

1 7/16″

(36)

2 11/32″

(60)

2 11/32″

(60)

3 13/32″

(86) 4 1/2″

(114)

2″

(51)

2″

(51)

Daylight

Opening

2 25/32″

(71)

2 25/32″

(71)

Frame

Size

Masonry

Opening

Rough

Opening

3/4″

(19)

3/8″

(9)

3/8″

(10)

3/4″

(19)

Awning
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