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Brush Park Plan and Form-Based Code
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Background

Brush Park: Scope of Work and Timeline

B Phase Two (May-August)

1 Second Workshop (2-3 day visit to Detroit)

• Public presentation of analysis, early planning for Brush Park, and relevant 
building prototypes 

• Form Based Code 101 and review of precedent examples

• Workshop with City staff

2 Working Period #2 (5-6 week period)

• Brush Park Planning Alternatives

• Develop building prototypes

• Streetscape/public realm guidelines for all elements of a right-of-way
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Aerial of the Brush Park neighborhood

• Public Engagement Recap

• Form-based Building Typologies

• Testing Types for Neighborhood 
Planning

• Public Realm and Open Space 
Planning

• Next steps

Brush Park Plan and Form-Based Code

Outline
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Public Meeting #1
• 25 responses to survey questions from property 

owners, residents, business owners and professionals
• When asked about “what do you like about living in 

Brush Park?” the audience emphasized
• Convenience and walkability to downtown
• Historic character
• Potential for investment
• Proximity to transit

• When asked “what is your top priority for Brush 
Park?” the audience emphasized

• To make it an urban walkable community
• Retail and grocery stores
• Simplified/streamlined process for new projects
• Balance between density and open green 

space

Brush Park Plan and Form-Based Code

Public Engagement Recap
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Public Engagement Session #1
• Participants ranked their preferences for 

building typologies
1. Stacked Duplex
2. Multi-family/mid-rise
3. Townhome

• They were asked to vote on preferences for 
open space types, including

• Mews
• Greenways 
• Alleys
• Neighborhood Parks

• Suggested open space amenities including
• Safe playgrounds
• Dog parks
• Running and walking paths

Brush Park Plan and Form-Based Code

Public Engagement Recap



utiledesign.comDetroit Brush Park 6

Building Types: Development Approach
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Building Types: Development Approach

“Missing Middle” was coined by Daniel 
Parolek of Opticos Design, Inc. in 2010 
to define a range of multi-unit or 
clustered housing types compatible in 
scale with single-family homes that help 
meet the growing demand for walkable 
urban living.

Indian Village

Indian Village

Brush Park
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Building Types: Principles and Methodology
• The building types are a kit-of-parts that work on the 

typical lot module of Brush Park (both single and 
multiple/aggregated parcels).

• The types provide a wide range of the “Missing Middle” to 
incentivize a richly diverse streetscape and provide 
options to the development community.

• The are designed for a wide variety of household sizes 
and types and incomes.

• The types meet current building and accessibility codes, 
are relatively inexpensive to build, and meet market 
expectations for real estate metrics (net/gross 
efficiencies, etc.). 
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Building Types: Principles and Methodology
• The types include specific solutions for 

parking and private open space. 

• The types will inform the Form-based Code 
for the district.

• The types will be packaged into a design 
pattern book that can be marketed to 
developers, builders, and community 
stakeholders.  
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Building Types: Architectural Precedent
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Building Types

D.1 D.2 E.1 E.2

TownhousesDouble HouseSix-pack Stacked Townhouse Carriage HomeB.2B.1A B.3 C

2-over-1
(single plot)

2-over-1
(multi-plot)

Multi-family Apartments
(four levels w/ elevator)

Multi-family Apartments
(walk-up w/ top level duplex)
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Building Typologies

Typical Plots
The majority of the parcels in the Brush Park 
neighborhood have a 50’ wide street frontage and 
range from 135’ to 150’ deep and abut an alley. 
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Building Typologies

Six-pack
The six-pack is partly modeled on the New England 
triple-decker, but proposes two units/floor (rather than 
one unit/floor) in order to fully leverage the circulation 
armature and take full advantage of the 50’ lot width. 

The type is similar in size to the historical houses in 
the neighborhood. 

Units: 6
Typ. Unit Area: 875 SF
Parking spaces: 8
Ratio: 1.33

A
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Building Typologies

The six-pack is partly modeled on the New England 
triple-decker, but proposes two units/floor (rather than 
one unit/floor) in order to fully leverage the circulation 
armature and take full advantage of the 50’ lot width. 

The type is similar in size to the historical houses in 
the neighborhood. 

Units: 6
Typ. Unit Area: 875 SF
Parking spaces: 8
Ratio: 1.33

Six-packA
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Building Typologies

Stacked Townhouses
The stacked townhouse type is similar to the double-house, 
but includes a pair of stacked two-story units.

Stairs within the units are stacked above and below the 
stairs that provide access to the upper floor units. 

Units: 4
Typ. Unit Area: 1,600 SF
Parking spaces: 5
Ratio: 1.25

B.3
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Building Typologies

Stacked TownhousesB.3

The stacked townhouse type is similar to the double-house, 
but includes a pair of stacked two-story units.

Stairs within the units are stacked above and below the 
stairs that provide access to the upper floor units. 

Units: 4
Typ. Unit Area: 1,600 SF
Parking spaces: 5
Ratio: 1.25
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Building Typologies

A range of Carriage House/Townhouse combinations 
on two abutting lots explore a range of solutions for 
providing parking and private open space.

Townhouse

Units: 5
Typ. Unit Area: 2,100 SF
Parking spaces: 10
Ratio: 2.0

Carriage Home

Units: 5
Typ. Unit Area: 1,400 SF
Parking spaces: 5
Ratio: 1.0

Carriage Home
(with Townhouse and additional parking)

C
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Building Typologies

Carriage Home
(with Townhouse and additional parking)

C

A range of Carriage House/Townhouse combinations 
on two abutting lots explore a range of solutions for 
providing parking and private open space.

Townhouse

Units: 5
Typ. Unit Area: 2,100 SF
Parking spaces: 10
Ratio: 2.0

Carriage Home

Units: 5
Typ. Unit Area: 1,400 SF
Parking spaces: 5
Ratio: 1.0
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Building Typologies

Multi-family buildings are proposed along the north-
south streets and on other streets where a higher 
density type is appropriate.

The building straddles a surface parking lot that is 
hidden from the street by a scrim of active uses, 
including the building lobby. 

Units: 32
Typ. Unit Area: 900 SF
Ground Level Retail: 1,400 GSF
Parking spaces: 24
Ratio: 0.75

Multi-family Apartments
(four levels w/ elevator)

E.1
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Building Typologies

Multi-family buildings are proposed along the north-
south streets and on other streets where a higher 
density type is appropriate.

The building straddles a surface parking lot that is 
hidden from the street by a scrim of active uses, 
including the building lobby. 

Units: 32
Typ. Unit Area: 900 SF
Ground Level Retail: 1,400 GSF
Parking spaces: 24
Ratio: 0.75

Multi-family Apartments
(four levels w/ elevator)

E.1
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Building Types

D.1 D.2 E.1 E.2

TownhousesDouble HouseSix-pack Stacked Townhouse Carriage HomeB.2B.1A B.3 C

2-over-1
(single plot)

2-over-1
(multi-plot)

Multi-family Apartments
(four levels w/ elevator)

Multi-family Apartments
(walk-up w/ top level duplex)
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Testing Types for Neighborhood Planning
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Brush Park
Test-fit of building prototypes in typical block condition, 
between Erskine Street and Watson Street



utiledesign.comDetroit Brush Park 24

Block Test-fit
Typical block structure ( 50’ x 150’ ), with combination of:

● vacant single lots among existing mansions

● contiguous lots for development similar to City Modern

● potential for higher density multi-family development 
along John R Street
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Block Test-fit
Typical block structure ( 50’ x 150’ ), with combination of:

● vacant single lots among existing mansions

● contiguous lots for development similar to City Modern

● potential for higher density multi-family development 
along John R Street
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Unit Counts:

Multi-family Apartment (3FL) 32

Six-Pack 24

Stacked Townhouse 8

Double House 8

Townhouse 5

TOTAL 77

Units per Acre 29.5

Parking Ratio (block avg.) 1.16

Block Test-fit



utiledesign.comDetroit Brush Park 27

Building Types: Architectural Precedent
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A Street

B Street

C Street

D Street

E Street

Regulating Plan
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Regulating Plan
B Streets
• Primary north/south streets (John R, Brush 

and Beaubien), as well as Wilkins and the 
Service Drive

• Retail/commercial ground floor uses are 
permitted at select intersections

• Of the developed building typologies, the 
following apply

• E.1 – Multi-family Apartments (with 
elevator)

• E.2 – Multi-family Apartments (walk up with 
duplex)

• B.2 – Townhouses

• B.3 – Stacked Townhouses 
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Regulating Plan
C Streets
• Most east/west streets west of John R.

• Lower scale and height, and primarily 
residential buildings

• Curb cuts are permitted if no alley access is 
provided

• Of the developed building typologies, the 
following apply.

• A – Six Pack

• B.1 – Double House

• B.2 – Townhouses*

• B.3 – Stacked Townhouses*

• D.1 – 2-over-1

• D.2 – 2-over-1 (multi-plot)* * Except on blocks that have more than one historic home
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Brush Park
Conceptual neighborhood build-out
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Brush Park
Conceptual neighborhood build-out
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Brush Park
Conceptual neighborhood build-out
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Public Realm and Open Space Planning
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Existing Street Sections
Public Realm

John R Street Brush Street

Beaubien Street
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Beaubien Street - existing
Street Sections
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Beaubien Street - existing
Street Sections
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Beaubien Street - proposed
Street Sections
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Beaubien Street - proposed
Street Sections
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Greenways
Open Space Network

Take advantage of excess right-of-way to build a 
connective greenway network.
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Neighborhood Parks
Open Space Network

New and expanded parks provide local access to open 
space and community recreation amenities.
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Pocket Parks
Open Space Network

Smaller than the neighborhood parks, these provide the 
opportunity for more localized community building.
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Mews & Linear Connections
Open Space Network

Mews typology continues through the study area, building 
on the City Modern open space concept.



utiledesign.comDetroit Brush Park 45

Alleyways
Open Space Network

Use existing alleyways as a shared space to build on linear 
and networked open space system.
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Open Space Network

Greenway 1.45 acres

Neighborhood/Pocket Parks 4.65 acres

Alleys 3.62 acres

Mews 0.89 acres

Total 10.61 acres
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and Form-Based Code
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