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SHEETSHEETSHEETSHEET NAMENAMENAMENAME DATEDATEDATEDATE REV.REV.REV.REV.

0-HDC-GENERAL

HDC-0.0HDC-0.0HDC-0.0HDC-0.0 COVER SHEET 10.11.2023

HDC-0.1HDC-0.1HDC-0.1HDC-0.1 SHEET INDEX 10.11.2023

HDC-0.2HDC-0.2HDC-0.2HDC-0.2 PROJECT NARRATIVE 10.11.2023

HDC-0.5HDC-0.5HDC-0.5HDC-0.5 (N)BUILDING INFORMATION/FAR 10.11.2023

1-HDC-EXISTING CONDITIONS

HDC-1.00HDC-1.00HDC-1.00HDC-1.00 (E) BUILDING PHOTOS 10.11.2023

HDC-1.01HDC-1.01HDC-1.01HDC-1.01 (E) FIRST FLOOR PLAN 10.11.2023

HDC-1.02HDC-1.02HDC-1.02HDC-1.02 (E) SECOND FLOOR PLAN 10.11.2023

HDC-1.03HDC-1.03HDC-1.03HDC-1.03 (E) THIRD FLOOR PLAN 10.11.2023

HDC-1.04HDC-1.04HDC-1.04HDC-1.04 (E) ROOF PLAN 10.11.2023

HDC-1.05HDC-1.05HDC-1.05HDC-1.05 (E) W. ELEVATION 10.11.2023

HDC-1.06HDC-1.06HDC-1.06HDC-1.06 (E) E. ELEVATION 10.11.2023

HDC-1.07HDC-1.07HDC-1.07HDC-1.07 (E) N. & S. ELEVATION 10.11.2023

2-HDC-CONSTRUCTION

HDC-2.00HDC-2.00HDC-2.00HDC-2.00 STRUCTURAL ENGINEER WALL ANALYSIS 10.11.2023

HDC-2.01HDC-2.01HDC-2.01HDC-2.01 STRUCTURAL ENGINEER WALL ANALYSIS-2 10.11.2023

HDC-2.03HDC-2.03HDC-2.03HDC-2.03 FIRE DAMAGE 10.11.2023

HDC-2.04HDC-2.04HDC-2.04HDC-2.04 TEMPORARY SHORING SKETCH 10.11.2023

3-HDC-NEW

HDC-3.00HDC-3.00HDC-3.00HDC-3.00 (N) BUILDING FRONT PERSP. 10.11.2023

HDC-3.01HDC-3.01HDC-3.01HDC-3.01 (N) BUILDING REAR PERSP. 10.11.2023

HDC-3.02HDC-3.02HDC-3.02HDC-3.02 (N) BASEMENT FLOOR PLAN 10.11.2023

HDC-3.03HDC-3.03HDC-3.03HDC-3.03 (N) FIRST FLOOR PLAN 10.11.2023

HDC-3.04HDC-3.04HDC-3.04HDC-3.04 (N) SECOND FLOOR PLAN 10.11.2023

HDC-3.05HDC-3.05HDC-3.05HDC-3.05 (N) THIRD FLOOR PLAN 10.11.2023

HDC-3.06HDC-3.06HDC-3.06HDC-3.06 (N) FOURTH FLOOR PLAN 10.11.2023

HDC-3.07HDC-3.07HDC-3.07HDC-3.07 (N) FIFTH FLOOR PLAN 10.11.2023

HDC-3.08HDC-3.08HDC-3.08HDC-3.08 (N) ROOF PLAN 10.11.2023

HDC-3.09HDC-3.09HDC-3.09HDC-3.09 (N) WEST ELEVATION 10.11.2023

HDC-3.10HDC-3.10HDC-3.10HDC-3.10 (N) EAST ELEVATION 10.11.2023

HDC-3.11HDC-3.11HDC-3.11HDC-3.11 (N) SIDE ELEVATIONS 10.11.2023

HDC-3.12HDC-3.12HDC-3.12HDC-3.12 WALL OFFSET DETAIL 10.11.2023

HDC-3.13HDC-3.13HDC-3.13HDC-3.13 (N) STREET SECTION 10.11.2023

HDC-3.14HDC-3.14HDC-3.14HDC-3.14 (N)WALL SECTION 10.11.2023

HDC-3.15HDC-3.15HDC-3.15HDC-3.15 PERSPECTIVE LOCATION KEY 10.11.2023

HDC-3.16HDC-3.16HDC-3.16HDC-3.16 VIEW FROM ACROSS MAIN STREET 10.11.2023

HDC-3.17HDC-3.17HDC-3.17HDC-3.17 VIEW FROM STREET 10.11.2023

HDC-3.18HDC-3.18HDC-3.18HDC-3.18 VIEW FROM STARBUCKS 10.11.2023

HDC-3.19HDC-3.19HDC-3.19HDC-3.19 VIEW FROM THE RAVENS CLUB 10.11.2023

HDC-3.20HDC-3.20HDC-3.20HDC-3.20 VIEW FROM REGENTS FIELD 10.11.2023

HDC-3.21HDC-3.21HDC-3.21HDC-3.21 VIEW  IN ALLEY 10.11.2023

HDC-3.22HDC-3.22HDC-3.22HDC-3.22 ALLEY VIEWS 10.11.2023



EXISTING CONDITIONS 
• EXISTING PRE-1900 3-STORY BUILDING
• EXISTING BUILDING EXPERIENCED A RECENT FIRE, DAMAGING THE HISTORIC WINDOWS, EXISTING ROOF 

STRUCTURE, AND EXISTING SECOND FLOOR STRUCTURE. 
• THE FIRST FLOOR HAS HAD MANY TENANTS COME AND GO OVER TIME WITH NUMEROUS STOREFRONT 

RENOVATIONS. 
• THE SECOND FLOOR CONSISTS OF VARIOUS OFFICES WITH NARROW HALLWAYS AND NON-COMPLIANT EGRESS 

ROUTES. 
• THIRD FLOORS HAS REMAINED VACANT FOR SOME TIME DUE TO STRUCTURAL CONCERNS AND FIRE DAMAGE.
• EXISTING NORTH, SOUTH, AND WEST MASONRY WALLS WILL BE MAINTAINED, PRESERVING THE HISTORICAL MAIN 

STREET FACADE.   

DEMOLITION
• THE EAST WALL WILL BE REMOVED DUE TO THE FOLLOWING:

1. EAST WALL IS DETERIORATING
2. STRUCTURAL ENGINEER HAS DETERMINED WALL CANNOT BE SAFELY SUPPORTED
3. THE NORTH, SOUTH AND WEST WALLS WILL BE PRESERVED WITH SHORING, PROMOTING SAFE 

CONSTRUCTION AND EQUIPMENT ACCESS THROUGH THE NARROW ALLEY.
4. NEW CONSTRUCTION EQUIPMENT AND MATERIALS MUST ENTER OR LEAVE THE SITE FROM THE ALLEY 

SIDE.  
5. THE MAIN STREET SIDEWALK MUST BE  PROTECTED DURING THE DURATION OF CONSTRUCTION AND 

ACCESS THROUGH MAIN STREET SHOULD BE MINIMIZED.
6. ALL CONSTRUCTION ACCESS AND MATERIALS WILL ENTER SITE THROUGH EAST ALLEY
7. THE EXISTING ROOF STRUCTURE AND THIRD FLOOR STRUCTURE MUST BE REMOVED DUE TO FIRE 

DAMAGE AND DETERIORATION
8. FIRST FLOOR STRUCTURE MUST BE RE-BUILT AT A LOWER LEVEL TO ALLOW BARRIER FREE ACCESS.

NEW CONSTRUCTION 
• THE NEW BUILDING FOOTPRINT WILL FOLLOW THE FOOT PRINT OF THE EXISTING BUILDING. 
• FIRST FLOOR WILL BE REPLACED TO ACCOMODATE ACCESSIBLE FIRST FLOOR COMMERCIAL TENANT(S)
• SECOND AND THRID FLOORS WILL BE REPLACED TO ACCOMODATE ACCESSIBLE RESIDENTIAL UNITS. 
• A NEW ROOF TOP STRUCTURE WILL INSTALLED TO ACCOMODATE ACCESSIBLE RESIDENTIAL UNITS.
• NEW ROOF TOP STRUCTURE WALLS WILL BE OFFSET BEHIND HISTORIC FACADE TO PRESERVE THE HISTRORICAL 

FACADE. 
• NEW CODE COMPLIANT COORIDORS, STAIRWAYS, AND ELEVATOR WILL BE INSTALLED. 
• THE EXISTING BRICK(PAINTED) ON MAIN STREET WILL REMAIN
• THE SURVEY INDICATES THAT THE EXISTING NORTH AND SOUTH BRICK/MASONRY WALLS ARE BUILT OVER THE  

PROPERTY LINE CAUSING ANY  NEW MASONRY WALLS ABOVE MUST TO BE OFFSET.
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TOTAL BUILDING SF

FIRST FLOOR = 4,210 SF
SECOND FLOOR = 4,305 SF
THIRD FLOOR = 4,305 SF
FOURTH FLOOR = 3,300 SF
FIFTH FLOOR = 3,300 SF

22,883 SF GROSS

19,420 SF FAR

MAX FAR: 44' X 124' = 5,456 SF

5,456 SF x 400% = 21,824 SF MAX

19,420 SF < 21,824 SF   => OK

• BUILDING OWNER: 215-217 SMS, LLC
• P.I.N.: 09-09-29-131-021
• SITE AREA: 5,525.66  SF
• PROPERTY CLASS: 201  
• YEAR BUILT: 1,901 
• FRONT FOOTAGE: 44.00
• ZONING: D1
• IN FLOODPLAIN (CENTER OF LOT): NO
• NEIGHBORHOOD: DOWNTOWN
• WARD: 5 
• ECF NEIGHBORHOOD TYPE: COMMERCIAL
• TOTAL ACRES: 0.13 (5662.8 SF)
• LEGAL DESCRIPTION: 

1. S 44 FT LOT 3 B2S R4E ORIGINAL PLAT OF ANN ARBOR
• EXISTING BUILDING AREA: 11,946 SF
• EXISTING FAR (11,946 /5662.8)= 211%
• DISTRICT: D1
• FAR: MAX UP TO 900% WITH 

PREMIUMS OTHERWISE 400%
• % LOT COVERAGE: NONE
• REQUIRED SETBACKS:

1. FRONT: 5'
2. SIDE: NONE
3. REAR: NONE

• BUILDING HEIGHT: MIN 24 FT AND 2 STORIES
• OVERLAY ZONING DISTRICT: MAIN STREET
• STREETWALL HEIGHT MAX: 4' MIN: 2
• (STORIES)
• OFFSET AT TOP OF STREETWALL: 5'
• MAX BUILIDING HEIGHT: 180'
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(E) SIDEWALK

(E) MASONRY (E) MASONRY (E) MASONRY (E) MASONRY 
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(E) MASONRY (E) MASONRY (E) MASONRY (E) MASONRY 

WALLS TO WALLS TO WALLS TO WALLS TO 
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(E) FIRE (E) FIRE (E) FIRE (E) FIRE 

DAMAGED FLOOR DAMAGED FLOOR DAMAGED FLOOR DAMAGED FLOOR 

TO BE REMOVEDTO BE REMOVEDTO BE REMOVEDTO BE REMOVED
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(E) MASONRY (E) MASONRY (E) MASONRY (E) MASONRY 

WALLS TO WALLS TO WALLS TO WALLS TO 
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DAMAGED ROOF DAMAGED ROOF DAMAGED ROOF DAMAGED ROOF 

TO BE REMOVEDTO BE REMOVEDTO BE REMOVEDTO BE REMOVED
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TO REMAINTO REMAINTO REMAINTO REMAIN
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TO BE REBUILT PER TO BE REBUILT PER TO BE REBUILT PER TO BE REBUILT PER 

STRUCTURAL STRUCTURAL STRUCTURAL STRUCTURAL 

ENGINEER LETTERS ENGINEER LETTERS ENGINEER LETTERS ENGINEER LETTERS 
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(E) SIDE WALLS (E) SIDE WALLS (E) SIDE WALLS (E) SIDE WALLS 

TO REMAINTO REMAINTO REMAINTO REMAIN
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ROOFROOFROOFROOF
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