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The Ypsilanti Historic District Commission works to safeguard Ypsilanti’s built heritage by guiding development and renovation 
within the Historic District. Enabled by federal, state, and local legislation, the HDC seeks to stabilize and improve property values, 

to promote preservation education, and to develop the Ypsilanti Historic District as a vital living area. 
 

An audio recording of the meeting will be made for the purpose of assisting in the preparation of official minutes only.  Once the 
official minutes are approved the audio recording will be destroyed. 

 

I. CALL TO ORDER AND ROLL CALL 
Mike Davis, Jr., Chair    P  A 

Alex Pettit, Vice-Chair     P  A 
Erika Lindsay     P  A 

Hank Prebys     P  A 

Ron Rupert     P  A 
Jane Schmiedeke    P  A 

Anne Stevenson     P  A 
II. APPROVAL OF AGENDA 

 
III. PUBLIC COMMENTS ON AGENDA ITEMS 

 

IV. PUBLIC HEARING—none 
 

V. BUSINESS SESSION 

A. OLD BUSINESS—none 
B. NEW BUSINESS 

 1. 169 N Washington   Porch replacement  
 2. 120 N Huron    Sign installation 

 3. 305 S Washington    Driveway & window well installation  
 4. 314 Oak     Fence installation  

 5. 32-38 E Cross    Painting, siding replacement, awning,  

      signage and lighting installation  
 6. 32 Photo    Garage installation    

 7. 218 N Washington   Porch replacement 
 8. 206-210 N Washington   Demolition by Neglect      

C. STUDY ITEMS 

 9. 218 N River    Rehab work      
D. ADMINISTRATIVE APPROVALS 

10. 16 E Cross      Reroof  
11. 208 Olive      Reroof  

E. OTHER BUSINESS  
 12. Administrative approvals discussion  

 13. Demolition process/application discussion   

14. Property monitoring   
15. LED lighting strips resolution/policy  

 
VI. AUDIENCE PARTICIPATION ON NON-AGENDA ITEMS 

 
VII. HOUSEKEEPING BUSINESS 

16. Approval of the minutes of September 11, 2018 

 
VIII. ADJOURNMENT   

CITY OF YPSILANTI 
Agenda 

Historic District Commission  
Tuesday, September 25, 2018 - 7:00 p.m. 

Ypsilanti Historical Society Archives, 220 N Huron 
Ypsilanti, MI 48197 

 



  

          

 

Secretary of the Interior’s Standards for the Rehabilitation of Historic Structures 

   
1. Use property for original purpose or provide compatible use with minimal alteration. 

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.  Do not destroy original character. Do not remove or alter historic material or features. 
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. 
 
3.  Do not imitate earlier styles. 

Each property will be recognized as a physical record of its time, place, and use. Changes that create a 
false sense of historical development, such as adding conjectural features or elements from other historic 
properties, will not be undertaken. 
 
4.  Preserve significant changes acquired over time. 

Changes to a property that have acquired historic significance in their own right will be retained and 
preserved. 
 
5.  Preserve distinctive features. 

Distinctive materials, features, finishes, and construction techniques or examples of craftsmanship that 
characterize a property will be preserved. 
 
6.  Repair, don’t replace. Replacements shall match original. 
Deteriorated historic features will be repaired rather than replaced. Where the severity of deterioration 
requires replacement of a distinctive feature, the new feature will match the old in design, color, texture, 
and, where possible, materials. Replacement of missing features will be substantiated by documentary 
and physical evidence. 
 
7.  Clean building gently—no sandblasting. 

Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible. 
Treatments that cause damage to historic materials will not be used. 
 
8.  Preserve archaeological resources. 
Archaeological resources will be protected and preserved in place. If such resources must be disturbed, 
mitigation measures will be undertaken. 
 
9.  Contemporary designs shall be compatible and shall not destroy significant original 
material. 

New additions, exterior alterations, or related new construction will not destroy historic materials, 
features, and spatial relationships that characterize the property. The new work shall be differentiated 
from the old and will be compatible with the historic materials, features, size, scale and proportion, and 
massing to protect the integrity of the property and its environment. 
 
10.  New work shall be removable. 

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 and its environment would 
be unimpaired. 

Developed by the U.S. Department of the Interior, the Standards provide a framework that guides 
protective decisions regarding historic structures. The Historic District Commission is required to cite 

applicable Standards with each formal decision it renders. It may also cite  
HDC Fact Sheets as part of its decision-making process. 
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HDC Work Permit 
Staff Review   
 
 

 
Property address: 169 N Washington      
 
Date of Application: September 19, 2018      
 
Date of Review: September 20, 2018 
 
Date of Meeting: September 25, 2018 
 
Proposed work: porch replacement  
    
Materials: pressure treated wood and paint to match house siding  
 
Staff review:  

1. The applicant is looking to replace the 4’ x 8’ porch at the 
back of the property and bring it up to code. 

2. Once construction began on the back extension of the house, 
approved by the HDC on 8-14-18, the applicant noticed that 
the back porch was deteriorated and needed replacement.  

3. There is an existing stair and railing unit to the west of this 
porch that will remain. The applicant is simply looking to 
rebuild the deck, skirting and supports and add a railing. The 
proposed skirting will be famed lattice.  

4. The applicant plans a simple square railing. HDC to advise 
that the balusters are to be internal to/not attached to the 
outside of the railings.  

5. Staff has requested a depiction of the railing and details on 
the porch decking.   

6. The porch is proposed to be finished to match the siding on 
the house.  

7. A building department permit will be required and should be 
obtained prior to the start of work.  

 
Relevant Secretary of the Interior’s Standards:  
#9, #10  
 
Recommended Motion:   

Move to approve and issue a certificate of appropriateness for 
work at 169 N Washington for the replacement of the rear 4’ x 8’ 
porch using pressure treated lumber painted to match the siding 
of the house. The porch skirting will be framed lattice and the 
railing will be a simple square type railing.   
 

Prepared by:  
Cynthia Kochanek, Preservation Planner  

1.  Use property for original 
purpose or provide 
compatible use with minimal 
alteration. 
 
2.  Do not destroy original 
character. Do not remove or 
alter historic material or 
features. 
 
 
3.  Do not imitate earlier 
styles. 
 
4.  Preserve significant 
changes acquired over time. 
 
 
5.  Preserve distinctive 
features. 
 
 
6.  Repair, don’t replace. 
Replacements shall match 
original. 
 
7.  Clean building gently—
no sandblasting. 
 
 
8.  Preserve archaeological 
resources. 
 
 
9.  Contemporary 
designs shall be 
compatible and shall not 
destroy significant 
original material. 
 
 
10.  New work shall be 
removable. 









HDC Work Permit 
Staff Review   
 
 

Property address: 120 N Huron Street  
 
Date of Application: June 11, 2018 (application submitted), 
September 17, 2018 (payment received)    
 
Date of Review: September 20, 2018 
 
Date of Meeting: September 25, 2018 
 
Proposed work: Sign installation 
 
Materials: Wood, white paint, pea gravel, 24” downspouts buried 
for post placement, vinyl banners  
 
 
Staff review:  

1. Staff received a See Click Fix report for a vinyl sign 
displayed between two wooden posts. Staff contacted the 
applicant once it was verified that no permit was pulled.  

2. Planning staff informed the applicant that the sign was 
considered permanent even though the vinyl sign was 
changeable thus the applicant needed an HDC work permit 
and permanent sign permit from the building department.  

3. The applicant is seeking a permit to reinstall the sign as it 
has since been taken down.   

4. Height and width are not indicated on the application; 
HDC to verify the size. Sign must comply with zoning 
ordinance which requires the following of a freestanding 
permanent sign: 20 sf max area, 10 ft max height, 
maximum of 1 sign and 3 ft from lot line or 10 ft from the 
back of the curb whichever is a greater distance from the 
road.   

5. A building permit will be required and should be obtained 
prior to the start of work.  

 
 
Relevant Secretary of the Interior’s Standards:  
#9, #10  
 
Recommended Motion:   
Move to approve and issue a certificate of appropriateness for the 
work at 120 N Huron to include a permanent sign with wood posts 

1.  Use property for original 
purpose or provide 
compatible use with minimal 
alteration. 
 
2.  Do not destroy original 
character. Do not remove or 
alter historic material or 
features. 
 
 
3.  Do not imitate earlier 
styles. 
 
4.  Preserve significant 
changes acquired over time. 
 
 
5.  Preserve distinctive 
features. 
 
 
6.  Repair, don’t replace. 
Replacements shall match 
original. 
 
7.  Clean building gently—
no sandblasting. 
 
 
8.  Preserve archaeological 
resources. 
 
 
9.  Contemporary 
designs shall be 
compatible and shall not 
destroy significant 
original material. 
 
 
10.  New work shall be 
removable. 



painted white and changeable vinyl signs in the front of the property. A condition of this approval is 
that the sign comply with all zoning sign regulations.      
 
Prepared by:  
Sarah Stachnik, Community & Economic Development Intern  
Cynthia Kochanek, Preservation Planner  









HDC Work Permit 
Staff Review   
 
 

 
Property address: 305 S Washington        
 
Date of Application: September 18, 2018      
 
Date of Review: September 21, 2018 
 
Date of Meeting: September 25, 2018 
 
Proposed work: driveway paving and window well installation   
    
Materials: concrete and metal window wells   
 
Staff review:  

1. The applicant is looking pave the gravel driveway. The 
project will be completed in phases.  

2. The first phase is to replace the western portion of the 
driveway closest to the sidewalk and install a new concrete 
drive measuring 11.6’ x 60’. Window wells are also planned 
for the existing basement windows on the driveway side, as 
they may be necessary for proper drainage.  

3. Phase II will include the paving of the rest of the driveway to 
the east of phase I. Phase II is to be done later but within 6 
months from the start of phase I.  

4. Staff has advised that no white curing compound should be 
used. HDC to advise of same.  

5. A building department permit may be required and should be 
obtained prior to the start of work, if required.  

 
Relevant Secretary of the Interior’s Standards:  
#9, #10  
 
Recommended Motion:   

Move to approve and issue a certificate of appropriateness for 
work at 305 S Washington for the paving of the driveway in 
phases as planned in the application dated September 9, 2018 
with the condition that no white curing compound be used on the 
concrete. Work to also include the installation of metal window 
wells for the basement windows on the side of the house where 
the driveway is proposed.  
 

Prepared by:  
Cynthia Kochanek, Preservation Planner  

1.  Use property for original 
purpose or provide 
compatible use with minimal 
alteration. 
 
2.  Do not destroy original 
character. Do not remove or 
alter historic material or 
features. 
 
 
3.  Do not imitate earlier 
styles. 
 
4.  Preserve significant 
changes acquired over time. 
 
 
5.  Preserve distinctive 
features. 
 
 
6.  Repair, don’t replace. 
Replacements shall match 
original. 
 
7.  Clean building gently—
no sandblasting. 
 
 
8.  Preserve archaeological 
resources. 
 
 
9.  Contemporary 
designs shall be 
compatible and shall not 
destroy significant 
original material. 
 
 
10.  New work shall be 
removable. 













HDC Work Permit 
Staff Review   
 
 

 
Property address: 314 Oak       
 
Date of Application: September 18, 2018      
 
Date of Review: September 20, 2018 
 
Date of Meeting: September 25, 2018 
 
Proposed work: fence installation  
    
Materials: pressure treated wood, copper post caps, Behr stain in 
Cordovan Brown  
 
Staff review:  

1. The applicant is looking to fence in the backyard and plans to 
match neighboring fencing on the west side, remove an 
existing chain link fence and install a new fence at the south 
and east property lines.  

2. Staff has included a color coded key that describes where the 
different types of fences will be installed. All fencing is to be 
6’ in height, except the fence/gates that run between the 
garage and house, which will be 4’ in height.   

3. The applicant plans to paint all of the fencing in Behr-ST-104-
Cordovan Brown to match the existing deck color. HDC to 
advise of the need for a solid or semi-transparent stain.  

4. A building department permit will be required and should be 
obtained prior to the start of work.  

 
Relevant Secretary of the Interior’s Standards:  
#9, #10  
 
Recommended Motion:   

Move to approve and issue a certificate of appropriateness for 
work at 314 Oak to include the installation of new pressure 
treated fencing as indicated in the documents submitted with the 
application dated September 18, 2018. All fencing is to be 
finished in Behr-ST-104-Cordovan Brown. Work to also include 
the removal of chain link and wire mesh fencing on east and 
south property line as well as the chain link double gates across 
the driveway.   
 

Prepared by:  
Cynthia Kochanek, Preservation Planner  

1.  Use property for original 
purpose or provide 
compatible use with minimal 
alteration. 
 
2.  Do not destroy original 
character. Do not remove or 
alter historic material or 
features. 
 
 
3.  Do not imitate earlier 
styles. 
 
4.  Preserve significant 
changes acquired over time. 
 
 
5.  Preserve distinctive 
features. 
 
 
6.  Repair, don’t replace. 
Replacements shall match 
original. 
 
7.  Clean building gently—
no sandblasting. 
 
 
8.  Preserve archaeological 
resources. 
 
 
9.  Contemporary 
designs shall be 
compatible and shall not 
destroy significant 
original material. 
 
 
10.  New work shall be 
removable. 







City of Ypsilanti HDC Work Permit Application
314 Oak St.

Ypsilanti, MI  48198

Complete Description of Proposed Work:
Removal of existing wire mesh and chain link fencing (variable height) 
on the East and South property lines to be replaced with a 6’ ht. 
wood privacy fence as shown Figure G below.  A 35’ section of 4’ ht
fencing within the property line, is proposed to connect the detached 
garage to the  house and will replace the existing chain link double 
gate that currently spans the driveway at the Southwest corner of the 
house.  Finally, several small sections of fencing will be added along 
the West property line to complete and match privacy fencing 
installed on two neighboring properties to the West.  

Photos of Existing Site:  
(See corresponding letter key on plan).

A

A (DETAIL)



City of Ypsilanti HDC Work Permit Application
314 Oak St.

Ypsilanti, MI  48198

Photos of Existing Site:  
(See corresponding letter key on plan).
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City of Ypsilanti HDC Work Permit Application
314 Oak St.

Ypsilanti, MI  48198

Photos of Existing Site:  
(See corresponding letter key on plan).
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City of Ypsilanti HDC Work Permit Application
314 Oak St.

Ypsilanti, MI  48198

Photos of Existing Site:  
(See corresponding letter key on plan).
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City of Ypsilanti HDC Work Permit Application
314 Oak St.

Ypsilanti, MI  48198

Precedent Images & Materials:  

Privacy Fence on East and South Property Lines

Style:  Solid board 
Materials:  Pressure treated wood
Height:  6’ 
Finish:  Copper post caps & solid stain by Behr in 
Cordovan Brown (see attached swatch) to match 
existing on deck.



City of Ypsilanti HDC Work Permit Application
314 Oak St.

Ypsilanti, MI  48198

Precedent Images & Materials:  

Privacy Fence to match existing on Southwest property line

Style:  Dog eared solid board
Materials:  Pressure treated wood
Height: 6’
Finish:  Copper post caps & solid stain by Behr in 
Cordovan Brown (see attached swatch) to match 
existing on deck.



City of Ypsilanti HDC Work Permit Application
314 Oak St.

Ypsilanti, MI  48198

Precedent Images & Materials:  

Privacy Fence to match existing on Northwest property line

Style:  Alternating board, dog-eared
Materials:  Pressure treated wood
Height: 6’
Finish:  Copper post caps & solid stain by Behr in 
Cordovan Brown (see attached swatch) to match 
existing on deck.



City of Ypsilanti HDC Work Permit Application
314 Oak St.

Ypsilanti, MI  48198

Precedent Images & Materials:  

4’ ht. Fence & Gates Between Garage and House

Style:  Solid board with two  gates, one single, one 
double.  Gates to have arched silhouette. 
Materials:  Pressure treated wood
Height: 4’
Finish:  Copper post caps & solid stain by Behr in 
Cordovan Brown (see attached swatch) to match 
existing on deck.









HDC Work Permit 
Staff Review   
 
 

Property address: 32 & 38 E Cross St  
 
Date of Application: September 18, 2018 
 
Date of Review: September 20, 2018 
 
Date of Meeting: September 25, 2018 
 
Proposed work: Removing wood paneling to insulate pipes, replace 
with matching wood paneling, remove and replace existing awning, 
signage, replace lighting, painting 
 
Materials: Wood siding, fabric awning, Sherwin Williams paint colors 
on file with HDC, LED gooseneck lighting, painted raised letters 
 
 
Staff review:  

1. Applicant is seeking to insulate the back addition of 32 E 
Cross to keep the pipes from freezing in the winter. Applicant 
plans to replace the wood paneling to match the existing and 
then paint the new paneling to match the rest of the building.  

2. Applicant is also looking to replace the existing awning on 32 
E Cross with a new awning to act as a sign.  

3. HDC to that advise that awnings should not serve as the 
primary sign for a business. If an awning is intended to serve 
as a sign, lettering is typically only on the valance. HDC to 
work with the applicant to reduce the size of the logo or 
remove the signage entirely.  

4. Applicant to replace existing gooseneck lighting with LED 
gooseneck lighting of a similar style on 32 & 38 E Cross. HDC 
to verify the specific gooseneck lighting if different than the 
existing. HDC to advise that LED bulbs must be a 
temperature of 3000k or lower and lighting to comply with 
Dark Sky guidelines.  

5. Applicant to add flush raised letters to upper yellow band on 
the building at 32 & 38 E Cross. HDC to advise that sign 
instillation must comply with HDC standards and shall not 
cause damage to the building.  

6. All signage must comply with the zoning ordinance.  
7. Applicant to paint 32 E Cross to match the other buildings 

with colors on file with the HDC.  
8. HDC to advise no sandblasting or power-washing to prep for 

painting.  
9. A building department permit is required and should be 

obtained prior to the start of work.  
10. Colors on file with the HDC:  

1.  Use property for original 
purpose or provide 
compatible use with minimal 
alteration. 
 
2.  Do not destroy original 
character. Do not remove or 
alter historic material or 
features. 
 
 
3.  Do not imitate earlier 
styles. 
 
4.  Preserve significant 
changes acquired over time. 
 
 
5.  Preserve distinctive 
features. 
 
 
6.  Repair, don’t replace. 
Replacements shall 
match original. 
 
7.  Clean building 
gently—no sandblasting. 
 
 
8.  Preserve archaeological 
resources. 
 
 
9.  Contemporary 
designs shall be 
compatible and shall not 
destroy significant 
original material. 
 
 
10.  New work shall be 
removable. 



 Maiz trim, accent and sign colors:  
o Olympic-Snow Storm-C30-2 
o Olympic-Fuzzy Navel-A15-5 
o Olympic-Black Magic-D58-6 
o Olympic-Knight’s Armor-D58-5 

 Building Colors  
o Sherwin Williams-Ecru-SW 6135 (trim) 
o Sherwin Williams-Artifact-SW 6138 (body) 

 
Relevant Secretary of the Interior’s Standards:  
#6, #7, #9, #10 
 
Recommended Motion:   
Move to approve and issue a certificate of appropriateness for the work at 32 & 38 E Cross. Work to 
include the replacement of the wood paneling at the rear on 32 E Cross and painting to match the 
existing color scheme of the rest of the restaurant, and the replacement of the existing awning on the 
condition that there is no signage on the new awning. The lighting on 32 & 38 E Cross will be replaced 
with new LED gooseneck lighting with the condition that the new lighting be a temperature of 3000k or 
lower. New flush mounted raised letters will be added to 32 & 38 E Cross to the upper band of the 
building as indicated in the application dated September 18, 2018.  
 
Prepared by:  
Sarah Stachnik, Community & Economic Development Intern 
Cynthia Kochanek, Preservation Planner 
 
 
  
 
  
 
 
 

















HDC Work Permit 
Staff Review   
 
 

Property address: 32 Photo       
 
Date of Application: September 17, 2018      
 
Date of Review: September 21, 2018 
 
Date of Meeting: September 25, 2018 
 
Proposed work: detached garage addition   
    
Materials: wood post frame, steel siding and roof, concrete, 
gooseneck and carriage style lighting, multiple panel garage door  
 
Staff review:  

1. The applicant is looking to add a detached 24’ x 40’ garage to 
the site.  

2. The ZBA approved a variance for the garage addition to be 
located in the front yard at their June 27, 2018 meeting with 
the conditions that the detached accessory structure be set 
back at least 5’ from the north property line and be no closer 
to the east property line than the westernmost side of the 
existing house. The site plan from the applicant indicates that 
all of these requirements are met. Please see diagrams from 
the ZBA staff review on the next page.  

3. The applicant is planning for a wood framed and steel sided 
structure with a steel roof. The siding will be light grey and 
the roof will be burnished slate.  

4. Lighting will be gooseneck and carriage style lighting. Staff 
has advised the applicant that the carriage type lighting may 
be deemed inappropriate. 

5. The proposed garage door will be white in color with multiple 
panels and 6-pane windows. Staff has advised that a plainer 
door may be required.  

6. A concrete driveway will connect to the existing asphalt and 
be 30’ in length, there is no indication of the width of the 
drive. HDC to confirm the width of the drive and advise that 
no white curing compound is to be used.  

7. A building department permit and zoning review will be 
required and should be obtained prior to the start of work.  

 
Relevant Secretary of the Interior’s Standards:  
#9, #10  
 
Recommended Motion:   
Move to approve and issue a certificate of appropriateness for work 
at 32 Photo to include the addition of a detached 24’ x 40’ wood 

1.  Use property for original 
purpose or provide 
compatible use with minimal 
alteration. 
 
2.  Do not destroy original 
character. Do not remove or 
alter historic material or 
features. 
 
 
3.  Do not imitate earlier 
styles. 
 
4.  Preserve significant 
changes acquired over time. 
 
 
5.  Preserve distinctive 
features. 
 
 
6.  Repair, don’t replace. 
Replacements shall match 
original. 
 
7.  Clean building gently—
no sandblasting. 
 
 
8.  Preserve archaeological 
resources. 
 
 
9.  Contemporary 
designs shall be 
compatible and shall not 
destroy significant 
original material. 
 
 
10.  New work shall be 
removable. 



frame and steel sided garage with a steel roof on the site. The siding will be light grey and the roof will 
be burnished slate. Lighting will be gooseneck style lighting. The garage door will be almond in color with 
multiple panels and 6-pane windows. A concrete driveway will connect to the existing asphalt and be 30’ 
in length. Approval is on the condition that no white curing compound be used for the concrete and the 
carriage style lighting be changed to a more modern style light fixture. 

 
Prepared by:  
Cynthia Kochanek, Preservation Planner  
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HDC Work Permit 
Staff Review   
 
 

Property address: 218 N Washington  
 
Date of Application: September 13, 2018    
 
Date of Review: September 21, 2018 
 
Date of Meeting: September 25, 2018 
 
Proposed work: Replace front porch decking 
 
Materials: Composite tongue and groove decking boards: Aeratis 
T&G PVC, color: vintage slate  
 
Staff review:  

1. Applicant is seeking a permit to replace the front porch 
decking with a tongue and groove composite decking.  

2. The last HDC approval on file for replacement of the porch 
decking was from 1994 however the decking, if replaced 
with like-for-like materials, could have been recently 
replaced without an HDC application. Thus the existing 
materials are not historic materials.  

3. Applicant came to a previous HDC meeting as a study 
item. The HDC has been talking about alternative 
materials in the last few meetings.  

4. HDC to verify if the applicant is replacing both sections of 
front decking, or just the main entrance.  

5. HDC to advise that all work should be consistent with 
standards for decking construction: the deck (floor) of the 
porch shall consist of 1 x 4 tongue and groove vertical 
grain porch flooring, and shall be installed with the narrow 
ends of the boards against the wall of the house. The deck 
shall overhang the skirt and the skirt trim by at least 1”. 
The last deck boards (one at each end of the porch) shall 
have the exposed tongue and groove trimmed off. The 
deck of the porch should be sloped in order to shed water. 

6. HDC to verify that the color is factory applied.  
7. A building department permit may be required and should 

be obtained prior to the start of work.   
 
Relevant Secretary of the Interior’s Standards:  
#9, #10  
 
Recommended Motion:   

1.  Use property for original 
purpose or provide 
compatible use with minimal 
alteration. 
 
2.  Do not destroy original 
character. Do not remove or 
alter historic material or 
features. 
 
 
3.  Do not imitate earlier 
styles. 
 
4.  Preserve significant 
changes acquired over time. 
 
 
5.  Preserve distinctive 
features. 
 
 
6.  Repair, don’t replace. 
Replacements shall match 
original. 
 
7.  Clean building gently—
no sandblasting. 
 
 
8.  Preserve archaeological 
resources. 
 
 
9.  Contemporary 
designs shall be 
compatible and shall not 
destroy significant 
original material. 
 
 
10.  New work shall be 
removable. 



Move to approve and issue a certificate of appropriateness for the work at 218 N Washington to 
include the replacement of the porch decking with Aeratis tongue and groove decking boards 
finished in vintage slate. 
 
Prepared by:  
Sarah Stachnik, Community & Economic Development Intern  
Cynthia Kochanek, Preservation Planner  
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 CITY OF YPSILANTI  

 HISTORIC DISTRICT COMMISSION 

MINUTES OF SEPTEMBER 11, 2018    

 
 

CALL TO ORDER AND ROLL CALL 
   
 Mike Davis, Jr.   Chair    7:06 PM 
 

Meeting Location:   Ypsilanti Historical Society Archives, 220 N Huron, Ypsilanti, 
     MI 48197 

 
Commissioners Present: Mike Davis, Jr., Erika Lindsay, Hank Prebys, Ron Rupert, Jane 

Schmiedeke, Anne Stevenson  
 

Commissioners Absent:  Alex Pettit 
       

 Staff Present:    Cynthia Kochanek, Preservation Planner  
     Nancy Hare-Dickerson, Commission Secretary   
    
APPROVAL OF AGENDA  
   
 Motion: Prebys (second: Schmiedeke) moved to approve the agenda as amended to 
   add under other business a discussion on alternative/composite materials. 
 
 Approval: Unanimous.  Motion carries. 

 
PUBLIC COMMENT ON AGENDA ITEMS—none 
   
PUBLIC HEARING—none   
 
OLD BUSINESS 
 206 N Huron   

*Application is for fence installation   
 
Applicant:  Ian Greenlee, owner–Present 
 
Discussion: Davis: Stated that the application was tabled at the August 28th meeting to 

provide the Commission an opportunity to visit the site. 
 
 Schmiedeke: Stated that the two drawings do not agree [referencing 

materials]. 
 
 Greenlee: Stated that the fence installation is only for the back yard. 
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 Prebys: Asked if the fence is to be painted with paint or with an opaque 

stain. 
 
 Greenlee: Indicated no preference [referencing a color pallet]; being open to 

what the Commission deems appropriate. Stated that the plan is to not paint 
until the spring. 

 
 Schmiedeke: Stated that a dark color is appropriate. 
 

Prebys/Davis: Agreed. 
 
Prebys: Asked about the height. 
 
Greenlee: Stated 6 foot. 
 
Rupert: Asked if this is going to be the inside [referencing materials of the 
internal fence framing]. 
 
Greenlee: Confirmed. 

 
Motion:  Lindsay (second: Stevenson) moved to approve and issue a certificate of 

appropriateness for the work at 206 N Huron to include the installation of a 
treated wood dog-eared 6 foot tall fence with gates at the rear of the 
property along the property lines as indicated in the drawing submitted with 
the application dated August 20, 2018. A condition of this approval is that 
the fence be painted using a paint or opaque stain of a dark color. 

 
Secretary of the Interior Standards:  
  #9- Contemporary designs shall be compatible and shall not destroy  

   significant original material. 
 
Approval: Unanimous.  Motion carries. 
 

 56 E Cross   
*Application is for awning installation   
 
Applicant:  Linda French, owner–Present 

 
Discussion: Davis: Stated that the application was tabled at the August 28th meeting for  

more information on the lighting and to verify if the framework on  
the awning could be painted. 
 
French: Stated that she has the lighting spec sheet, which is under 3,000k 
[referencing materials]. Stated that she has the picture of the metal awning 
painted black [referencing materials]. Stated that here are what the lights 
look like and that they are under the required limit [referencing materials]. 
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Motion:  Prebys (second: Schmiedeke) moved to issue a notice to proceed for work 
already completed at 56 E Cross St to include the installation of two 
Sunbrella retractable fabric awnings on the back portion of the east (River 

 St) side of the building with the condition that the awning framing be 
painted black and the acknowledgment that the lighting is below 3000k.  

 
Secretary of the Interior Standards:  
  #9- Contemporary designs shall be compatible and shall not destroy  

   significant original material. 
#10- New work shall be removable.  

 
Approval: Unanimous.  Motion carries. 
 

   Davis: Reminded applicant that planned ideas may be brought to the  
Commission for review as a study item before work/installation is begun. 

 
NEW BUSINESS  

 
418 Oak  
*The application for siding, gutter & window installation; modification of window openings, 
and painting was moved to the end of the meeting as the applicant had not arrived.  
 
112 W Michigan  
*Application is for window removal, door installation, painting & lighting 
 
Applicant:  Anthony Nitsos, owner – Present 
 
Discussion: Davis: Asked applicant to walk the Commission through the application. 
 
  Nitsos: Stated that the plan is to remove the deteriorated display case off  

the back of the property and replace it with a wall and door so that the retail 
space has its own separate door, which would be a convenience to the retail 
space and a security enhancement to the upstairs apartment. Stated that 
there would be a build-out of the interior walls in order to create a hallway 
to use as a front and back for commercial purposes rather than just as an 
entry. 

 
  Prebys: Asked about the door. 
 
  Nitsos: Stated that it is fiberglass. 
 
  Davis: Stated that the color indicated is the white prime. 
 
  Nitsos: Confirmed. Stated that the door on the back is currently white.  

Stated that the plan is to trim the door out and give it a more professional 
look. 

 
  Schmiedeke: Asked if the proposed new door matches, in style, the current  
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existing door. 
 

Nitsos: Asked if Commissioner Schmiedeke’s question refers to the other 
door next to the apartment [referencing materials]. 

 
  Schmiedeke: Confirmed. 
 
  Nitsos: Stated that it is a solid door; that he did not want a completely steel  

door because of energy concerns. 
 
  Davis: Asked if the lights are as indicated on the cut sheet. 
 
  Nitsos: Confirmed. Stated that the lights are purchased as a pair and that  

they are dark sky compatible. 
 
  Davis: Stated that the bulb temperature rating is to be 3000k or less. 
 
  Nitsos: Confirmed compliance. 
 
  Rupert: Asked where the other door will be installed when the window is  

   removed. 
 

Nitsos: Stated, right there [referencing materials] -- 36-inches across, about 
18-24 inches off the existing door. 

 
  Rupert: Asked what will happen with the remaining. 
 
  Nitsos: Stated that it will all become wall. 
 
  Rupert: Asked what this is going to be consisting of [referencing material]. 
 
  Nitsos: Stated that it will be the same texture, consistency and color as the  

existing wall; that a color match will be done with whatever the picture 
shows [referencing material]. 

 
  Rupert: Asked if that is stucco over the top [referencing material]. 
 
  Nitsos: Stated that it looks like a kind of plaster [referencing material] but  

that they will make sure to recreate it so that it does not look different from 
what is there now. 

 
 Motion:  Stevenson (second: Prebys) moved to approve and issue a certificate of  
   appropriateness for work at 112 W Michigan to include the removal of an old 
   burglar alarm box and boxed window at the rear of the building. The  
   wall is to be in-filled with matching/similar materials to that on the existing 
   wall. A new 36” fiberglass full lite glass door per spec sheet will be installed 
   to the left of the existing door and Danbury 5” high black LED outdoor wall 
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   lights will be installed above the two doors. All painting is to match the  
   existing colors. 

 
Secretary of the Interior Standards:  
  #9- Contemporary designs shall be compatible and shall not destroy  

   significant original material. 
#10- New work shall be removable.  
 

Approval:  Unanimous. Motion Carries.  
 
302 E Cross  
*Application is for reroofing and siding replacement on the rear extension 
 
Applicant:  Max Ziebarth, owner – Present  
 
Discussion: Davis: Explained that the job of the Historic District is the protection of the  

properties within the District -- making sure that resources are taken care of 
and maintained. Stated that demolition by neglect, as defined in Chapter 54 
of the Code of Ordinances, means “neglect in maintaining, repairing or 
securing a resource” – resource being a property – “that results in 
deterioration of an external feature of the resource or the loss of structural 
integrity of the resource”. Stated that, at this meeting, the Commission is to 
determine if the property is found to be under the HDC classification of in 
danger of demolition by neglect. Stated that, procedurally, the Commission 
will discuss with owner the status of the property, next steps and a timeline 
for repairs. Asked owner about his repair plans and timeline for such repairs. 

 
  Ziebarth: Stated that he has had plans of doing repairs for 2-3 years and ran  

into financial problems. Stated that he had intentions to begin repairs earlier 
this year but got wrapped up in other work which became overwhelming. 
Stated that he has the funds to get started. Stated that the structure of the 
house is sound, that he has good intentions on salvaging and just got a little 
bit behind on a few things.  

 
Prebys: Stated that owner is very far behind rather than a little bit behind. 
Stated that if something is not immediately done, the house may be a total 
disaster. 

 
Ziebarth: Stated that he would start with the roof. Stated that with each  
step, he would have a meeting with the Commission regarding windows and 
siding. Stated that his idea of siding is replacement with cedar lap siding 
because trying to remove siding or sandblasting is not going to work. 

 
  Rupert: Stated, no sandblasting or power washing. 
 

Ziebarth: Confirmed. Stated that he would just replace the siding. Stated 
that there is not much siding on the structure. 

 



 

6 

 

Stevenson: Stated that the structure is on the dangerous buildings list. 
Asked staff about background and procedural information. 

 
  Kochanek: Stated that owner has not received documents from the Building  

Department due to an address discrepancy. Stated that owner has since 
updated his address with the City. Advised that the Commission allow time 
for the Building Department to get in and take a look at the structure before 
moving forward with a repair timeline. Stated that the focus tonight is for 
the Commission to determine if the structure is in danger of demolition by 
neglect. 

 
  Davis: Asked if owner would be requested to return for a second meeting if  

the Commission determines that the structure is in danger of demolition by 
neglect. 

 
  Kochanek: Confirmed. Advised that the Commission would want to first wait  

until the Building Department has a chance to enter the structure and 
prepare a report, at which time the Commission would then review the 
report and meet with owner regarding a timeline for repairs. 

   
Davis: Asked, in clarification, if, tonight, the Commission needed to 
determine whether it is demolition by neglect or if the Commission should 
table that item until information is received from the Building Department. 
 
Kochanek: Responded that the Commission finding of demo by neglect does 

 not have to be dependent on the Building Department. But that the 
 Commission may want to wait to finalize their list of concerns/timeline until 
 after the Building Department has a chance to take a look at the building, 
 since that could affect the timeline and list for repairs. Stated that the 
 Commission could potentially determine, tonight, if the structure is in danger 
 of demolition by neglect, if comfortable in doing so. 

 
Stevenson: Confirmed the understanding that a motion can be made to  
determine if the property is in danger of demolition by neglect. Stated that 
the Commission can make that motion, which can be approved or denied, 
and then move forward and allow the Building Department to go through 
the structure for their review before further determination.  

 
 Motion:  Stevenson (second: Lindsay) moved to determine that the property at 302 E 
   Cross is in danger of demolition by neglect. 

 
Secretary of the Interior Standards:  
  N/A 

 
Approval:  Unanimous. Motion Carries.  
 

   Davis: Explained that the Commission made the first determination that the  
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property is in danger of demolition by neglect. Explained that the next steps 
are for Mr. Ziebarth to receive the information from the Building Department 
and work with them to be able to enter and review the property. Explained 
that after information is received from the Building Department, that Mr. 
Ziebarth would return to meet with the Commission so that a timeline can 
be set up for repairs. 

 
Prebys: Asked how the owner will be contacted to allow access to the 
building. 

 
Kochanek: Stated that contact will be via letter, which will be sent to the 
corrected address. 

 
 Ziebarth: Confirmed that he submitted an address change. 

 
Davis: Explained that upon the Commission finding that the property is 
threatened with demolition by neglect, that the Commission may take one of 
three actions – 1. Require that owner make the necessary repairs. 2. May 
bring an action in circuit court to have the City make the necessary repairs 
and then charge owner for those repairs. 3. Recommend that City Council 
take public ownership of the property.  

 
 Ziebarth: Acknowledged. 
 

Davis: Expressed that the Commission’s desire and intention is to work with 
Mr. Ziebarth for repairs to be made in a timely manner so that the house is 
not in the demolition by neglect or the dangerous buildings category.  
 
Ziebarth: Stated appreciation. Stated that he will immediately apply for a 
roof permit. 
 
Kochanek: Stated that HDC and building permit approvals would be needed 
prior to the start of work.  

 
Ziebarth: Asked about a time frame. 
 
Kochanek: Stated that staff will request that the Building Department resend 
the letter. Stated that Mr. Ziebarth would need to make arrangements for 
the Building Department to enter the house. Explained that a 15-day notice 
would be required for owner to be requested to reappear before the 
Commission. 
 
Ziebarth: Asked what could be done to speed up the process. 
 
Kochanek: Stated that Mr. Ziebarth could contact the Building Department 
directly about their process. 
 
Ziebarth: Acknowledged. 
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418 Oak  
*The application for siding, gutter & window installation; modification of window openings, 
and painting.  

 
Applicant:  Todd Scholes, contractor with Belfor – Present 
 
Discussion: Davis: Asked applicant to walk the Commission through the application. 
 

Scholes: Stated that there was exterior damage to the roof, the front porch 
overhang and the side of the house due to a tree falling on the house.  

 
[Mr. Scholes explained the damage and the steps taken to organize the 
repairs] 

 
Stated that the plan is to correct the issues and reframe the areas that are 
damaged; i.e., the fascia, the entire soffit area and damaged sheeting on 
the garage. Stated that the owner would like to paint the main house a 
purplish color - #M560-7 [referencing paint color sheet], Bleached Linen for 
the trim, Cracked Pepper for the shutters and that the shingle color will be 
the same.  

 
[Mr. Scholes provided and discussed a preliminary schedule for the proposed 
work] 

 
Stated that the owner would like to resize this kitchen window  
[referencing material] where the window height from the floor to the sill is 
very low. Stated that the window has a stove in front of it and that the idea 
is to have the window turned long-ways so that you cannot see the back of 
the stove. Stated that if the window is covered up and this one goes that 
way [referencing material], that another window could be made to match 
here [referencing material] and have it equal so that it is symmetrical 
instead of having just the one window. Stated that this is the side of the 
house that faces Prospect.   

 
  Davis: Asked about the dimensions of the new versions of both windows. 
 
  Scholes: Stated that the new window would be 36-inches by 60-inches. 
 
  Prebys: Asked what type of windows would be installed. 
 
  Scholes: Stated a wood frame window wrapped in aluminum. 
 
  Davis: Asked about the brand or model of the windows. 
 
  Scholes: Stated that he would have to confirm. 
 

[Discussion re: window types and appropriateness] 
 



 

9 

 

  Davis: Asked about the window color.  
 

Scholes: Stated that windows would be white or painted to match the linen 
color of the trim. 

 
  [Commission reviewed and discussed paint swatches] 
 
  Schmiedeke: Stated that no shutters are on the house. 
 
  Scholes: Confirmed. Stated that the owner would like to place some on the  

front. 
 
  Stevenson: Stated that shutters are not on the application; that the  

Commission would like to first see a spec sheet. 
 
  Schmiedeke: Stated that shutters would have to be wood and would have to  

fit as though they were going to close over the window. 
 
Kochanek: Stated that a separate application would be required. 

 
  Davis: Asked Mr. Scholes to relay the discussion comments to the owner. 
 
  Scholes: Confirmed. 
 
  Stevenson: Asked for clarification -- that the application reads that the new  

window for the front, north side, will be a double hung but that the drawing 
shows a slider window [referencing material]. 

 
Scholes: Stated that the owner would like to center the window and resize it 
from the current 36 x 48 inches to 72 x 48 inches.  

 
  Davis: Asked about the size of the other windows. 
 
  Scholes: Stated 36 x 48 inches. 
 

[Discussion continued re: window dimensions; historical references; 
appropriateness of proposed window changes] 

 
Davis: Stated that if the owner wishes to go forward with shutters before 
being ready to talk about the window resizing, that a separate application 
should be submitted for the shutters first and then a separate application to 
talk about enlarging the window. Stated that it might be helpful for the 
owner to first do some research on whether or not this size window is 
appropriate for his style house before coming in to discuss it with the 
Commission. 

 
Stevenson: Asked if gutters and downspouts are being repaired or replaced 
to match what was already there. 
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   Scholes: Confirmed. 
 

Rupert: Asked if the brackets will be a bolt bracket. 
 

Scholes: Confirmed. 
 

Prebys: Asked about the color. 
 

Scholes: Stated Bleached Linen, the same as the trim. Stated that the 
gutters, windows, and fascia will be the same color. 

 
Kochanek: Asked for clarification of the Cracked Pepper color. 
 
Scholes: Stated that Cracked Pepper is for the shutters and any accent. 
 
Kochanek: Asked for color clarification on the downspouts -- the purple or 
the white. 
 
Scholes: Stated that Bleached Linen is for the gutters. Asked if the 
downspouts need to be the color of the actual house. 

 
   Stevenson: Confirmed. Stated, so that they blend in. 
 

Rupert: Confirmed. 
 

 Motion:  Stevenson (second: Rupert) moved to approve and issue a certificate of  
   appropriateness for the work at 418 Oak to include the installation of 8”  
   aluminum siding to match the existing on the east side of the house, trim to 
   match the existing and k-style gutters will be installed as well as   
   downspouts. Two windows will be added to the east side to match the  
   drawing submitted on 9-11-18, the existing centered window will be closed 
   and covered with aluminum siding. The new windows will be aluminum-clad 
   wood casement windows. The house will be painted in the following colors; 
   the body of the house will be in Behr M560-7, Muscat Grape, the   
   trim/window color will be Bleached Linen Behr PPU5-09, and an accent color 
   and door color to be Cracked Pepper-PPU18-01. The size of the windows on 
   the east side will be 34” x 60”. Downspouts will be painted to match the  
   body of the house and the gutters will be the trim color.  

 
Secretary of the Interior Standards:  
  #9- Contemporary designs shall be compatible and shall not destroy  

   significant original material. 
#10- New work shall be removable.  
 

Approval:  Unanimous. Motion Carries.  
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651 Rice  
*The application for demolition of the recycling center buildings and fence.  

 
Applicant:  Cynthia Kochanek, representative for the City – Present 
 
Discussion: Kochanek: Stated that the City would like to demolish the recycling center,  

consisting of two structures, which are both modern, having wood frames 
and metal exterior; and remove the fencing after a waste product 
assessment of the land is completed. Stated that staff was able to date the 
larger building to 1987, with a 1989 addition. The smaller, oil shed building 
was built in 1992 and there have been a few fence replacements.  

 
[Discussion re: amount and type of potential work for improvements to the 
site] 

 
Davis: Stated that any changes to the site would need to come before the 
HDC. 

 
Kochanek: Clarified that the current application is only regarding a notice to 
proceed with demolition for the buildings and the fence. 
 
[Discussion clarifying what a Notice to Proceed entails and reviewing the 
wording of the two motions] 

 
 Motion:  Prebys (second: Schmiedeke)  moved to find that the structures   
   at 651 Rice St have no historical or architectural significance in the historic 
   district and for the commission to proceed with consideration of the  
   demolition permit application at this time.     

 
Secretary of the Interior Standards:  
  N/A 

 
Approval:  Unanimous. Motion Carries.  
 

 Motion:  Prebys (second: Rupert) move to approve and issue a notice to   
   proceed for the demolition of the two buildings and fence at 651 Rice St  
   with the findings that the structure is of no historical or architectural 
   significance, this demolition will have no adverse impact on the adjacent  
   area or upon the Historic District as a whole and the retaining of the  
   structure is not in the interest of the majority of the community.   

 
Secretary of the Interior Standards:  
  N/A 

 
Approval:  Unanimous. Motion Carries.  

 
STUDY ITEM—none   
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ADMINISTRATIVE APPROVALS 
  
 314 N Hamilton  
 *Application is for reroofing.  
 
 115 N Adams   
 *Application is for reroofing.  
 
 418 Oak   
 *Application is for reroofing.  
 

Motion:  Prebys (second: Rupert) moved to approve the administrative approvals for 
314 N Hamilton, 115 N Adams and 418 Oak for reroofing.  

 
Approval:  Unanimous. Motion Carries.  

  
OTHER BUSINESS 
 

Administrative approvals discussion  
Kochanek: Provided and briefly discussed a list of what municipal staff 
administratively approve in Ann Arbor, Kalamazoo, Grand Rapids, and Detroit. Also, 
discussed administrative approval procedure when a full-time preservation planner 
is not on staff. 

 
Demolition process/application discussion  

Lindsay/Kochanek: Discussed their continued work reviewing application language 
and legalese; invited further feedback from commissioners. 

  
Property Monitoring 
 206-210 N Washington  

Kochanek: Indicated that staff posted demolition by neglect notices on Friday. 
 
 220 N Park  
 Kochanek: Provided a brief update regarding the purchase agreement. 
 
LED lighting strips resolution/policy  

Davis: Indicated having nothing new to discuss. 
 
CLG SHPO Evaluation Report 

Kochanek: Provided an overview of the Certified Local Government evaluation  
which was recently completed by the State Historic Preservation Office. Discussed 
the findings of the report and outlined strategies to obtain compliance with SHPO 
corrective actions and suggested improvement items. 

 
Alternative Materials Discussion  

Rupert: Provided various product samples, which the Commission reviewed and 
discussed for possible use appropriateness. 
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Lindsay: Suggested that the Commission porch fact sheet be updated to explain 
manufacturer guidelines and images for best use of a proposed product. 

 
AUDIENCE PARTICIPATION ON NON-AGENDA ITEMS –none  
 
HOUSEKEEPING BUSINESS 
 

Approval of the minutes of August 28, 2018  
 
Motion:  Schmiedeke (second: Prebys) moved to approve the minutes as submitted.  
 
Approval:   Unanimous. Motion carries.  

 
ADJOURNMENT 
 
Chairperson Davis adjourned the meeting, citing the end of the agenda with no one remaining 
in the audience and no further items to discuss. 
 
MEETING ADJOURNED at 9:05 p.m. 
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