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Introduction

The role of the Design Guidelines:

The overarching goal of the design guidelines and the Design Review Program is to foster
excellence in the design of the built environment in the downtown. One measure of design
excellence is the degree to which new development fits comfortably within the existing fabric of the
city. Another measure is the ability of a project to stand the té®sf time by remaining functional and
ageless over a period of many years.

Design guidelines by themselves do not create good design, nor do they ensure it. What design
guidelines do address are the qualities of architecture, urban design, and public spalcat make for
successful projects and communitiesThe chief value and purpose of the Ann Arbor Design
Guidelines is in providing clarity and focus on what is important to consider in the design of
downtown projects.

The guidelines make it
possible forthe dialogue
that occurs in Design
Review Board meetings to
be as productive and
efficient as possible and
provide a common
language with which to
discuss the best ways to
ensure an attractive,
vibrant, sustainable city,
project by project.

New developmentshould be sensitive to Ann Arbor's downtown design context. Although a
development may be larger or taller than that seen historically, or incorporate contemporary
design elements and materials, it should also reflect the design context and traditionsitsf
Character Districts, blocks and streets on which it is located.
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Using the Design Guidelines

The Design Guidelines are part of a system
of tools, including zoning and historic
design guidelines, that help shape
downtown development. The downtown
zoning districts, D1 and D2, establish the
general use and basic area, height and
placement standards for development,
while design guidelines provide more
detailed criteria to shape project design.
Design guidelines complement and build
upon the zoning equirements. Where any
conflict may exist between zoning
requirements and the design guidelines,
the zoning requirements will prevail.

In historic districts, development must also
ATl i Pl U xEOE OEA AEOL
ordinance and historicdistrict design
guidelines. Inthose areas not within a
designated historic district, development is
encouraged to comply with the intent of the
Downtown Ann Arbor Design Guidelines.
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When considering a projecin the downtown, property owners, developersand architectsshall
refer to the downtown design guidelines and design review procesPBrojects will be reviewed by a
Design Review Board, whose members shall comment on the proposed design in relation to the
Design Guidelines. Sucteview is mandatory as part of the city's normal site plan review process
compliance with the Review Board's recommendationss voluntary, but encouraged
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Chapter 1: General Design Guidelines

This chapter presents general design guidelines for new construction projects in downtown Ann
Arbor outside historic districts. Additional design guidelines specific to each Character District are
provided in Chapter2: Design Guidelines for Character Digtts. For development in historic
districts, refer to the Ann Arbor Historic District
Design Guidelines document.

General design guidelines promote high quality
development that is compatible with its
surrounding context and the features of a vital
downtown. Particular attention is given to the
street-level pedestrian experience, the
perceived scale and massing of buildingand
the translation of zoning requirements into
effective visual and functional conclusions.

The design guidelines are arrangecio three
levels reflecting the typical design development
process:

A. Context and Site Planning
B. Buildings
C. Building Elements

At each level, general design principles are ' - . _? .
followed by a series of specific design R i‘b!!ﬂi' ‘ :
guidelines. E.” b iy ——

Courtesy of Neuman Smith Architecture
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A. Design Guidelines for Context and Site Planning

This section addresses the arrangement of
buildings and other features on a site as well as
how that site relatesto its neighbors. It suggess
preferred ways to express and articulate some of
the minimum and maximum area, height and
placement standards of the D1 and D2 zoning
districts, and other devdopment-related
ordinances.

A.1  Urban Pattern and Form
When considering urban pattern and

form, the petitioner should assess the
character of the adjacent streetscape,
open spacesand buildings to determine
how they function as places and facilities
supporting human use.

4EA POT EAAO OAAI GO
seek to define opportunities to enrichthe
design excellence ofhat project.

A.1.1 Identify and then reinforce the
positive characteristics of
adjacent sites.

A.1.2 Design sidewalk level features and facilities to provide enrichment of the pedestrian
experience.

A.1.3 Cornersites are anopportunity to express an architectural gatewayor focal point
and a dominant architectural feature.

A.14 For mid-block sites, identify adjacent site and building design qualitiesnoting that a
design may be appropriate for a mieblock site that best serves the area in a
secondary role.

A.15 If the street geometries are such that the mithlock is the termination ofa
perpendicular street view, consider a design with enough presence and detail to
make that view noteworthy.
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A.2

A.1.6 Where adjacent properties are

A.l7

Site Planning and Natural Systems
An urban setting can be a challenging

underdeveloped and/or the block
lacks inviting and interesting
characteristics, consider a building,
site and streetscape design that
helps to create a vibrant pedestrian
setting.

(NI
\

On sites that abut an alley, design
the alley entry connection to the
street to minimize

pedestrian/bik e/vehicle conflicts )
while taking advantage of the alley y
as an open space from which to see
and access the new/proposed site
and buildings.

environment in which to respond to matural systems. Considenatural systems such as
sun and wind patterns, climates and seasonality, rainwater harvesting, and significant
individual features such as street tree patterns and landmark trees on public and private

sites.

A21

A.2.2

A.2.3

A.2.4

A.2.5

A.2.6

Orient the building location to bestaccommodateclimate, rainfall and area drainage
patterns. The use of perviousversusimpervious surfaces should bedetermined for
each projectbased onbeneficial environmental results.

Site designs should accommodate solaccess and minimizeshading ofadjacent
properties and neighborhoods.

Where location and site features allow, use deciduous tregwhich provide shade in
the summer and sun in winter months.

Orient plant groups to provide wind protection ofplazas and entries in wintertime
and allow cooling breezes into outdoor spaces.

Plant native and noninvasive species, especially those that require low levels of
water and are tolerant of urban conditions.

Where location and site size allov, consider use ofa rain garden or vegetated roofo
retain rainwater and serve as a site amenity, and employ rainwater harvesting
methods for use in landscape irrigation systems
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A3

A.2.7 Use porous materials in drainage
and detention areas to promote
rainwater percolation into the
parent soil.

Open Space

Open spaces can includpublic and
private courtyards, plazas, patios,
terraces,alleys,and gardens. Throughout
downtown, site features and elements
that invite use should be provided. In
commerdal areas, open spaces should
have an urban quality and character that
enliven the street and enhance the
pedestrian experience. Outside the
commercial core and in civic areas, open
spaces may be more parkike settings for
human activity. Private property open spaces should be sized relative to the intended use
and level of anticipated adjacent pedestrian activity.

A.3.1 Design an urban open space to maximize activity and usability for a diverse
population of different abilities.

A.3.2 Locate an urbanopen space where there is a high level of existing or potential
pedestrian activity.
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A4

A.33

A.34

A.35

A.36

A.37

Locate urban
open space that

F ' . S —..-' -. ot ‘s"' .
serves the . b ' '\-ms-,.;.,a;;‘é._,

- Bee g

general public at &k T N =
sidewalk level. o EPE
Semiprivate or
private open
space and
activity areas
may be
appropriate if
placed aboveor
below the public
sidewalk level.

Place an urban open space in a location that serves as a focal point on a site.

Orient an urban open
space to the streebr

to cultural, historic

or natural resources.

Provide dining
opportunities,
movable tables and
chairs, public art,
lighting, interpretive
materials, historic
markers, water
features, and
architectural details
such as windows and storefront wallsto frame urban open space.

Enrich the space using special paving, plants, tredés and site structures .

Parking, Driveways and Service Areas
Parking, driveways, and service areas are necessary functions, which should be designed to

benefit the urban experience.

A.4.1 Locate and size driveways, access points, service eesj alleys, loading docks, and

trash receptacles to minimize impact on pedestrians and maintain pedestrian safety,
circulation, and comfort.
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A.4.2 Provide a pedestrianfriendly street edge at street level adjacent to surface parking
areas and enclosegbarking structures. Provide a landscape buffer appropriate for
urban conditions at the edges oburface parking areas.

A.43 Locateaparking
structure or a
surfaceparking lot
behind or to the
side of a building
minimizing the
visual presence of
parking on adjacent
public right-of-way.

A.44 Parking structures
should incorporate
architectural
screens, public art,
seating, lighting
kiosks, vending
booths, and other
ground level service
shops adjacent to
the street and
sidewalk.

i mn;n-‘l L\A.:":‘ e
LTS

\

mwe n
LT

= aigevi

A5 Pedestrian Connedbns
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Pedestrian connections include sidewalks, alleys and arcades that provide
pedestrian access within, through and among properties. Such connections provide
access to buildings, courtyards, plazas and other site elements.

Appropriate strategies for effective pedestrian connectiondnclude:

A.5.1 Pedestrian walkwaysshould be well integrated with the existing
infrastructure in a way that supports pedestrian connections within and
outside the areas of the proposed project.

A.5.2 In order to enliven the experience within pedestrian
connections avoid interior linkages between
buildings and their parking areas.

A.5.3 Provide engaging spatial opportunities for window
shopping while also maintaining a zone for efficient
circulation, especially n areas where there is
already heavy pedestrian use.

A.5.4 Provide landscaping, seating, public art, lighting,
interpretive markers, and water features to enrich
and enliven pedestrian walkways and use areas.

A.5.5 Link on-site open spacessuch as coutyards and
plazas directly to a public sidewalk.
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A.6

Cycling and Transit
Walking, cycling, transit and other multtimodal means of transportation are to be

considered in the design of streetscapes.
Appropriate strategies include

A.61 Provide acomfortable environment for transit patrons if the site in question
includes or is adjacent to a transit stop. Consider adequate waiting space, trash
receptacles, and seating or leaning walls.

A.62 Consideruse of convenientbicycle racks including proximity to building entries,
weather protection and security when selecting a location for bicycle parking and
storage.
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B. Design Guidelines for Buildings

Building massing principles address the overall height, size and shape dbailding . Although these
guidelines refer to the visual aspects of structurest is important to note that downtown zoning
districts address key building massing considerationgncluding:

Maximum Floor Area RatioFAR)

Maximum building height

Maximum andminimum streetwall height
Average offset at the maximumtseetwall height
Maximum building module kength

Building Massing

B. 11 Design abuilding to minimizeits impact onadjacent lowerscale areas.
Suggestedstrategies include:

a) Steptaller building elements away from adjacent lower-scale buildingsand/ or
neighborhoods

b) Locatetaller building elements at the intersection of streets

c) Provide variation in building massing to reflect the underlying pattern of
established lot widths
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B1.2 When a newbuilding will be larger than surrounding structures, visually divide it into
smaller building modules that provide a sense of scale.
Suggested strategies include

a) Vary the height of individual building modules.

b) Vary the height of cornicdines and other roof finish elements.

¢) Change wall surface materials, colors or texture.

d) Use vertical moldings to
express different
building modules.

e) Align projecting features,
such as balconies or sun
screens, to express
different building
modules.

f) Use urderlying
establishedlot widths to
help determine the width
of building modules at
the street level.

B.13 Provide a clear definition
betweenthe base (the lower
floor or floors) and upper
floors to maintain a sense of
scale at the street level.
Suggeted strategies include:

a) Use adistinct horizontal molding to define the base

b) Provide variation in the fagade plane of the upper floors

c) Provide a distinct change in the ratio of solid to void (wall to window
percentage) to distinguish the base from the uppeloors

Bl1.4 If appropriate to the context, establish a design treatment that includes a
differentiated building top.
Suggested strategies include

a) Use adistinctive cornice line or roof form
b) Changewall surface materials, colors or textureof the building top
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C. Design Guidelines for Building Elements

Building elements include specific design features that give character and detaildo
building. They are not generally addressed by the requirements of the downtown
zoning districts. Entries, windows, materialsand other building elements influence
the degree to which a new building contributes to the urban fabric. Quality and
creativity are most clearly expressed and experienced at this level of design.

The design of building elements shoulthe compatible with its surrounding context.
However, a wide range of styles or design themes are appropriate including
creative, contemporary, and environmentally -oriented design solutions. Surfaces
that have variations in depth with substantial shadow lines add interest.

C1 Street Edge
Building elements and architectural details used at the street front have a direct

impact on the quality of thepedestrian experienceand should be combined to
create an active and interesting street front. Creative use of materials, textures and
architectural details is especially important where there are few windows at the
street front of a building.

C1.1 Use building elements to create a street edge that invites pedestrian
activity.
Suggestedstreet edge
elements include:

a) First floor canopies
that complement
the design
character of the
building and its
street front

b) Architectural
details that provide
asense of scale

c) Wall surfaces with
visually interesting
detailing, textures
and colors

d) Artfeatures
including
sculptures, friezes
and murals
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C2 Entries
The location, spacing and general pattern of building entrieinpact the quality of the

pedestrian experience
downtown.

Building entries should be
located to enhance the street
level experience and help
give a sense of scale. Entries
should be clearly defined,
accessibleand located to
express rhythm and visual
interest along a street front.
Although traditional building
entry designsmay be

appropriate, creative and i - "‘
contemporary interpretations are alsoencouraged.

C2.1 Clearly define a primay entrance and orient it towardhe street.
Appropriate strategies include

a) Create arecessed area that signifies a break in the building wall line

b) Use acanopy or awning positioned over the entry

c) Design achange in wall materials, texturesor colors that frames the
entry

d) Include distinctive paving pattern leading to the entry

e) Use accent lighting to define the entry way

f) Locate the entry at the street level

C3 Windows
Window design and placement should help establish a sense of scale and provide

visual interest.

C3.1 A high level of ground floor transparency i€ncouragedthroughout
downtown.

a) Design a building to incorporate ground floor storefronts
wherever possible.

b) Do not use dark or tinted glass in ground floor windows facing
the street or an open space.

c) Use exterior awnings or sun screens mounted above ground
floor windows to shade interior spaces. Permanent, nen
moveable interior shades and privacy screens are discouraged.
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C3.2 If contextually appropriate, upper floor windows should reference
established patterns of adjacent and nearby buildings in size, shape,
and spacing by aligning sills and headers and using similar window
proportions.

C.3.3 Window depths should be appropriate to the building design
concept. For example, windows flush to the wall surface are often
appropriate for modern designs, but traditional concepts should
have punched or recessed windows.

C4  Awnings
The use of awnngs is encouraged at the sidewalk level to provide shelter from the

rain, to modulate natural light, and to indicate entry and provide transition from the
outdoor to the indoor environment.

C.4.1 Operable awnings could be considered at storefront and witow
locations.

C.4.2 Each awning should be sized to fit within individual storefronts,
windows, or door openings.

C.4.3 The proportions of awnings should relate to the overall proportions
of the building facade

C.4.4 Color selections should be comatible with the overall color scheme
of the facade. Solid colors or simple, mutestripe patterns are
appropriate.

C.4.5 Simple shed shapes with open ends are preferred.

City of Ann Arbor Downtown Design Guidelines
January12, 2011
Page |17



C.4.6 Opaque, water repellant, norreflective fabrics should be considered.

C.4.7 External illumination of awnings is appropriate.

C5 Materials
Building materials should reinforce the massing and architectural concepts and

enhance the character of the building and its context.

C.5.1 Apply materials to provide a sense ofcale in proportion to the scale
and mass of the building.

C6 Building Operational Systems
Building operational systems such as waste management, utility services, heating

and cooling systems, must be carefully integrated into the design of a buildjrand
not detract from the architectural concept.

C.6.1 Integrate solar or wind systems into the design of the top of the
building.

C.6.2 Locate and sufficiently screen mechanical systems to minimize or
eliminate noise impacts on adjacent sites and buildps.

C.7  Sustainability in Building Elements
Consider sustainability when selecting structural and facade materials and

designing functional building elements.

C.71 Use sustainable building materials whenever possible.
Suggested materialsnclude:

1. Locally manufactured materials
2. Low maintenance materials
3. Materials with long life spans

Such materials do
not include toxic
or otherwise
hazardous
materials.

C.72 Select and apply BB
building
elements to
maximize the
AOEI AET C&
environmental
performance.
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January12, 2011
Page |18



C.7.3 Incorporate building elements that allow for natural environmental
control.
Suggested strategies include:

1. Operable windows for natural ventilation

2. Rotating doors or wind locks at high volume entries

3. Interior or exterior light shelves/so lar screens above south
facing window
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Chapter 2: Design Guidelines for
Character Districts

The zoning regulations for downtown Ann Arbor define a series of Character
Overlay Zoning Districts to reflect the diversity of historical and builenvironments
within the downtown. This chapter describes these character distdts and their
existing features.
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South University Character District

This district is located on the southern and eastern edges of central campus (refer to
the map for boundaiies). Current architectural character includes diverse styles
ranging from older eclectic forms to new/contemporary ones, expressed through a
wide variety of architectural materials including wood siding, brick, limestone,
precast concrete, and various m@&ls. Building heights rangefrom one and two
floor/low -rise to mid and hirise. Rooflines vary from two and three story frame
houses to flatroofed contemporary expressiors at various building heights and
facade expressions.

This area is a mixed useidtrict, largely consisting today of university population
focused restaurant and commercial services, and student housinghis district is
busy and vibrant with automobile and pedestrian activity. Sidewalk level doorways
provide access to upper floor dices and apartments.

The urban landscape includes sidewalk extensions (burmguts) with circular tree

sized planters; a well developed tree canopy over some sidewalks; and outdoor

dining spaces at sidewalk and rooftop levelsFirst floor facades are moe

transparent with clear, large display windows, allowing inside first floor retail

AAOEOEOEAOG O AA OEOEAIT A mOiih AT A AT OOEAOOA Oin
The cumulative character can be described as a busy and vibrant urban setting that

encourages and accommodates a diverse range of downtown activities.

\.—.——-_—_‘b\
o bn | 0h mmm SR
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State Street Character District

This district is located on the northwestern edges of central campus (refer to map
for boundaries) and includes the State Street Historic DistrictExisting architectural
character includes diverse styles, a rich variety of materials fitted to the diversity of
architectural expressions (wood siding, brick, terracotta tile, limestone, precast
concrete,natural stone, etc), in buildings ranging from one and two story/lowrise

to mid- and high-rise. Roof lines include peaked residential forms (2 and 3 story
frame houses) to flat roofed contemporary expressions at various heights and
building elevations. A local historic district can be found on the district boundary
map. It includesthe Nichols Arcade, the State and Michigan theatmarquees, and
Burton Bell tower on campus.State StreeE T A1 OAAO Al Alf&wmdPA Al 1T AEGO OAOA
facade eastwhich can beseen from a single point, an unusual sight in downtown.

The area is a mixed use district, largely consisting today of university populatien
focused restaurant and commercial services, and some housinghis district is busy
and feels active and vibranduring both day and evening hours Streets are heavily
used by cars, busses, bicycles, and the sidewalks are quite crowded with pedestrians
and outside dining in appropriate seasonsSidewalk level doorways provide access

to upper floor offices and apartments.

The urban landscape includes some widened sidewalk (to 16 feet on the north and

east side of the street), with tree scaled planters; a well developed tree canopy over

many sidewalks; and outdoor dining on both public and private propertiesFirst

floor facades are more transparent with clear, large display windows compared to

OPPAO AEI 1100 xEOE ODPOI AEAAS xET AT xOh Al 1T xET C OEA
street level retail and restaurant activity.

The cumulative character can be described as aigy and vibrant urban setting that
encourages and accommodates a diverse range of downtown activities.
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Liberty/Division Character District

The Liberty/Division Character District is located in the core of downtown, yet
retains a smaltscaleresidential character. This character includes fronts of
buildings set back from the street, some landscaped areas, and porches or similar
one-story elements to define primary entrances. Buildings are-3 story frame
houses with peaked roofs and 21 story commercial brick structures with flat roofs.
A significant portion of this district coincides with the East William Historic District
and the east Liberty Historic District.

Individual street corridors within this character district are relatively distinc t from
one another. Thompson Street has the greatest integrity of the character district
featuring an uninterrupted block of houses bounded by an apartment building at the
south end and has a quieter pedestrian pace. Liberty Street, from Thompson Street
to Fifth Avenue, is part of a primary connection between the Main Street and State
Street Character Districts includes many shops and restaurants, and has heavy
pedestrian activity.

Individual street corridors have different urban landscapes as well. Thompso

Street generally has a residential scale with narrower sidewalks, pedestrian scale, a
well developed tree canopy and landscaped areas adjacent to the sidewalks. Liberty
Street is wider and busier with wider sidewalks and trees in planters. Along Liberty,
Burton Tower serves as a focal point to the east.

The cumulative character can be described as quieter with a residential feel, and
strong visual and aural connections with the more active adjacent areas.
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East Huron Character Districts

The East Huron Character Districts are located along the eastern portion of the
Huron Street civic corridor. (Refer to map for boundaries.) Buildings in these
districts vary in type, from a major hotel, to highrise housing, to church properties.
Significant kuildings in these two districts are freestanding structures with clearly
defined front entrances facing the street. Huron Street is a heavy traffic corridor that
forms the central feature of this district. Traffic along Huron Street needs to
accommodate atomobile entrances to onsite parking for major structures.

Generally, structures are set back from the sidewalks, with landscaping in the
foreground, either in the form of a lawn or a landscaped plaza or planter. A
landscaped buffer strip is also foundetween the sidewalk and street, with grass,
pavers, trees, or similar elements.

The East Huron Character Districts are integrated with or adjacent to three
designated historic districts? Division Street Historic District, Ann Street Historic
District, and the Old Fourth Ward Historic District. There is a significant contrast
between the massing and scale of the structures within the character districts and
the residential scale of the adjacent historic neighborhoods.
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Midtown Character Dist rict

Architectural styles in Midtown include some 19 century wood-framed residential
(mostly converted to office use), but stylistically, the district is dominated by an
array of late 20h century mid-rise office and governmental facilities.

The primary north -to-south street in Midtown is Fifth Avenue. It can be considered

'T1T 1 OAT 080 OAEOEA Al OOEAI Oho AT AET OAA O1 OEA 01 0
, EAOAOUBO - AET " OATAEh OEA "1 AEA 40AT OEO #A1 OAO A
north, directly across E. Huron Street from Midtown, are the Ann Arbdviunicipal

Centerand theold and new fire stations andHandsOn Museum.

With the exception of the Library, the buildings in Midtown have limited hours and
are used primarily during the business day Since Midtown is surrounded by
character districts with evening-use venues, it often serves as a passage, in
particular the west-to-east blocks between Main Street and State Street.
Pedestrians seem to be focused on getting from point A to point B and wd benefit
from more opportunities to linger.

Future developmentshould find opportunities to establish an identity for Midtown,
increasing its vitality and expanding its offerings. Primary pedestrian access to
buildings along the civic corridor shoud be from the corridor street.
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Main Street Character District

The Main Street Character District, once the traditional heart of downtown, has
evolved into a regional entertainment, business, and retail destinatioff.he center of
the district contains the Main Street Historic District. The 1929 First National
Building (at Main and Washington) is a prominent landmark and is listedn the
National Register of Historic Places.

First and second floor heights are similar among traditional buildings, which helps
establish a continuity of scale. Architectural details also provide interest and convey
a sense of scale in Main Street. While there is a range of building heights and
architectural styles, most are of durable materials and high quality execution. This
district has the strongest streetwall definition in the city, which is enhanced by the
fine-grained texture of narrow storefronts that reflect traditional lot widths.

Beinga regional dining attraction, this district is one of the more heavily trafficked
visitor areas at night. Curb extensions have encouraged outdoor dining areas, which
flourish seasonally. A large number of street trees and pedestrisgtaled lights
complemert the already pedestriarroriented nature of the restaurant and retail
destinations.
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Kerrytown Character District
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commercial to residential as onanoves to the east, north and wesg away from the

downtown. Two and three story Italianate masonry multiuse buildings with zero

lot lines give way to late19th and early-20th century wood-framed housing.

Many think of Kerrytown as home to several AnnAlb O OET OOEOOOEI 1 66 ET OEA A&l
eateries, markets and entertainment venues. It is a lively district by day anchored

by a stable retail presence, ample pedestrian elbow room and a variety of vehicular

parking options. Kerrytown is a place locals like térequent.

In the evening Kerrytown becomes more quiet. While Community High School and

OEA 1117 1 OAT O &AOIi AOGG6O - AOEAO POI OEAA OEOAI EOU AU
to parking at night. Evening activity in Kerrytown is limited to a number of well

spaced dining and entertainment venues in the core area between Detroit Street and

Main Street, north of Miller Avenue.

Moving from the core of the Kerrytown Character District, with its brickpaved
streets, into the surrounding neighborhoods the pedestria amenities change. The
sidewalks transition from continuous hardscape between building facades and the
street curb into ribbons of walkway bordered by landscaped setbacks and grassy
street extensions. Trees become more prevalent with wafinding signageand
lighting levels diminishing.
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