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STAFF REPORT 04-15-2020 MEETING                 PREPARED BY: G. LANDSBERG   

APPLICATION NUMBER: 20-6663 (TABLED FROM 03-11-2020 MEETING) 

ADDRESSES: 269 WINDER (4 PARCELS INCLUDING 2515 BRUSH, 269, 281, 291 WINDER) 

HISTORIC DISTRICT: BRUSH PARK 

APPLICANT: MHT HOUSING, INC./KEM-TEC/HAMILTON-ANDERSON 

OWNER: CITY OF DETROIT (PENDING SALE TO APPLICANT) 

DATE OF COMPLETE APPLICATION: 02-25-2020 

DATE OF STAFF VISIT: 03-08-2020 

 

SCOPE: ERECT A NEW MIXED-USE BUILDING 

 

REVISED PROPOSAL 

In response to HDC comments at the March meeting, the applicant has revised their proposal to erect a four-

story mixed-use apartment building consisting of 58 affordable housing units (100% affordable) at Brush and 

Winder Streets. The building and associated parking lots will be oriented along Brush and occupy four currently 

vacant parcels running west along Winder. 

 

The original March staff report is appended to this document following the revised design presentation. The 

applicant has also included the earlier design in juxtaposition to the revised design in their current presentation, 

which immediately follows this introductory page. 

 

Per the applicant, the design has been revised in the following ways to address the Commission’s concerns: 

• Variation in tone, texture, and size of concrete planks applied to a simple massing continues to be the 

basis of design 

• Additional projection at Winder/Brush corner adds planar variation 

• Red tone is more prevalent, improving the desired historic neighborhood fit and palette 

• Coping at building top 

 

STAFF OBSERVATIONS AND RESEARCH 

• The applicant design team has participated in several calls with HDC and PDD Design Review staff since 

the March meeting, resulting in the revisions presented today 

• HDC staff is satisfied that the proposed revisions address the Commission’s concerns within a budgetary 

framework appropriate for affordable housing. These include a revision of the white (lighter) colored fiber 

reinforced concrete panels to a more appropriate (darker) color, and a revision of the elevations to make the 

building less monolithic/flat. 

• PDD Design Review staff has also been satisfied, and recommends that the HDC approve the revised design 

 

ISSUES 

• No further issues 

 

RECOMMENDATION  

It is staff’s opinion that the revised proposal should qualify for a Certificate of Appropriateness. Staff recommends 

that the Commission approve a COA for the proposed application, as it meets the Secretary of the Interior’s 

Standards, especially Standard #9: 

 

New additions, exterior alterations, or related new construction shall not destroy historic materials that characterize 

the property. The new work shall be differentiated from the old and shall be compatible with the massing, size, scale, 

and architectural features to protect the historic integrity of the property and its environment.  

 



BRUSH PARK APARTMENTS
269 Winder Street, Detroit 

PREPARED FOR:

CITY OF DETROIT HISTORIC DISTRICT COMMISSION HEARING
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PROJECT LOCATION

Strategically located along the pedestrian and vehicular 
connector between the central business district and the 
Historic Brush Park residential district, the Brush Park 
Apartments at 269 Winder will contribute to the fabric, 
vibrancy, and accessibility of the neighborhood.

The building will house 58 affordable one-bedroom and 
studio apartment units, community rooms including a 
prominent ground-floor corner location, and retail space 
that will serve residents and neighbors.

The proposed development is uniquely positioned 
to anchor the Brush Park neighborhood at a critical 
entry point, strengthen Brush Street as a major Detroit 
neighborhood connector, and anchor a residential street 
(Winder). The project is sensitive to its historic neighbors 
while building on aspects of the development to the north 
in scale and spirit of contemporary architecture.

Material, texture, and color, as well as opening pattern, 
scale, and proportion have been evaluated relative to 
historic and contemporary Brush Park buildings. Build-
ability, longevity, and affordability are considerations while 
striving for a thoughtful and inventive solution.
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SITE STRATEGY - OVERALL

NOT TO SCALE
See Full Size Sheet Also Included in the Submission



N.T.S.

NOT TO SCALE
See Full Size Sheet Also Included in the Submission
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SITE STRATEGY - DETAIL
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SITE STRATEGY - FLOOR PLANS



HEIGHT
Height varies in the district from (1) to eleven (11) stories. In the 
area between Woodward and Brush, the original development was almost 
exclusively two and one-half (2 1/2) story houses. Late changes included the 
construction of apartment buildings among the houses, the majority of which 
are three (3) stories in height. The tallest building, the former Detroiter Hotel, 
is located on Woodward Avenue in the commercial strip. All other buildings 
more than four (4) stories in height are located between Woodward and John 
R., and generally on or immediately adjacent to buildings on those streets. East 
of Brush, the original development ranged from one (1) to two and one-half (2 
1/2) stories. Later redevelopment includes apartment buildings not more that 
four (4) stories tall, most often located on Brush. In the case of the nineteenth 
century houses located between Woodward and Brush, the two and one half (2 
1/2) story height implies more height in feet than usual, since ceiling heights in 
these houses are unusually high. 

RHYTHM OF SOLIDS TO VOIDS IN 
FRONT FACADE
Victorian structures in the district often display great freedom in the 
placement of openings in the facades, although older examples 
are generally more regular in such placement than later examples. In later 
apartments, openings tend to be very regular. 

PROPORTION OF OPENINGS WITHIN 
THE FACADE
Areas of void generally constitute between fifteen (15) percent and thirty-
five (35) percent of the total facade area excluding roof. Proportions of the 
openings themselves are generally taller than wide; in some 
cases, vertically proportioned units are combined to fill an 
opening wider than tall. 

PROPORTION OF BUILDING’S FRONT FACADE
Buildings in the district are usually taller than wide; horizontal proportions exist 
only in incompatible later buildings, except for row house buildings. 

RELATIONSHIP OF MATERIALS
By far the most prevalent material in the district is common brick; other forms of 
brick. stone and wood trim are common; wood is used as a structural material 
only east of Brush. Some later buildings have stucco wall surfaces. Originally, 
roofs were wood or slate with an occasional example of tile; asphalt replace-
ment roofs are common 

HISTORICAL ELEMENTS OF DESIGN

KEY HISTORICAL ELEMENTS OF DESIGN

RELATIONSHIP OF COLORS
Brick red predominates, both in the form of natural color brick and in the form of painted 
brick. Other natural brick and stone colors are also present. 
These relate to painted woodwork in various colors, and there is 
an occasional example of stained woodwork. Roofs of other than asphalt are in natural 
colors; older slate roofs are often laid in patterns with various colors of slate. Original 
color schemes for any given building may be determined by professional analysis of 
the paint layers on the building, and when so determined are always appropriate for that 
building. 

FEBRUARY 13, 2020  |  PAGE 6

Design Developments

RELATIONSHIP OF TEXTURES 
The most common relationship of textures in the district is the low-
relief pattern of mortar joints in brick contrasted to the smoother 
or rougher surfaces of stone or wood trim. Slate, wood or tile roofs 
contribute particular textural values where they exist, especially in the case of 
slates or shingles or other than rectangular shape.



SCALE OF FACADES AND FACADE ELEMENTS
In the large houses between John R. and Brush, the scale tends to be 
large, and the facade elements scaled and disposed to emphasize 
the large size of the houses. Towers, setbacks, porches and the like divide 
facades into large elements. On Woodward, the scale ranges from very large, 
and emphasized by many small window openings, as in the former Detroiter 
Hotel, and very large, made up of large architectonic elements, such as the 
churches, down to quite small, with large windows emphasizing the small size, 
as in some commercial fronts. East of Brush, the scale is smaller and the detail 
less elaborate, creating a more intimate setting with the buildings closer to the 
street. Later apartments are large in scale with simple but 
large elements near the ground and repetitive window 
openings above, frequently capped by a substantial cornice. 

RELATIONSHIP OF LANDSCAPE
 FEATURES AND SURFACE TREATMENTS
The major landscape feature of the district is vacant land, which creates a 
feeling that buildings are missing in the district. Some houses have more than 
the standard fifty (50) food lot, and have wide side yards. Individual 
houses have front lawns often subdivided by walks 
leading to the entrance; lawns are exceedingly shallow or non-
existent in the area between Beaubien and Brush. Side drives are 
rare, access to garages or coach houses being from the 
alleys. 

DEGREE OF COMPLEXITY WITH THE 
FACADES
The older houses in the district are generally characterized by a high degree 
of complexity within the facades, with bay windows, towers, 
porches, windows and door hoods, elaborate cornices and other devices used 
to decorate the buildings. Newer houses in the northern end of the district 
and older houses in the southern end tend to be somewhat simpler than high 
Victorian structures between them; later apartment and commercial buildings 
tend to more classical decorative elements of a simpler 
kind. 

RELATIONSHIP OF ROOF SHAPES
Examples of many roof shapes, including pitched gable roofs, hip roofs, 
mansard roofs, and gambrel roofs are present. Different types are 
sometimes combined in a single structure and tower roofs, cupolas, 
lanterns, belvederes, monitors, conical roofs are used on various 
Victorian houses. Flat roof areas in the center of hip or mansard roofs 
are frequent. Later apartment and commercial buildings 
generally have flat roofs not visible from the ground. 
Generally tall roofs add height to houses of the Victorian period. 

WALLS OF CONTINUITY
Between Woodward and Brush, the houses originally honored common 
setbacks which provided for front lawns. Some of the later apartments 
have not been set back to the same line as the houses amongst which they 
were built, thus disturbing the original line of continuity. On Woodward, 
the commercial development is typically at the sidewalk, 
creating a wall of continuity; this is not entirely continuous due to 
parking lots and some buildings set well back. On John R. and Brush, and east 
of Brush, buildings are typically placed at or near the sidewalk with little or no 
front yard. Where buildings are continuous, a wall of continuity is created. 

RHYTHM OF BUILDING SETBACKS
Buildings on the north-south streets generally have little or 
no setback, while older houses on the east-west streets 
between Woodward and Brush have some setback, which 
varies from street to street, though generally consistent in any one block. Later 
apartments and commercial structures in the area often ignore the previously 
established setback. Between Brush and Beaubien, setback is 
generally very limited, only a few feet, if any lawn space 
being provided between sidewalk and building. 

RELATIONSHIP OF OPEN SPACE TO 
STRUCTURES
There is a large quantity of open space in the area, due to demolition of buildings. The character of this open space is haphazard 
as it relates to buildings, and indicates the unplanned nature of demolitions due to decline. The feeling created is that 
buildings are missing and should be present. On Watson and Edmund between John R. and Brush, the streets 
have been removed and replaced with landscaped malls. The traditional relationship of houses to street has thus become a rela-
tionship between houses and landscaped strip open space.

HISTORICAL ELEMENTS OF DESIGN
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GENERAL ENVIRONMENTAL CHARACTER
The environmental character is of an old urban neighborhood 
which has undergone, and is undergoing, considerable 
change. The original development, reflected in the Victorian period houses, 
has been altered by the provision of more intensive residential development 
in the early twentieth century, the change in character of Woodward from 
residential to commercial at about the same time, and a long period of decline. 

HISTORICAL ELEMENTS OF DESIGN

HISTORIC (50+ YEARS) TODAYTURN OF THE 21ST C.
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View from Winder and Brush

ORIGINAL DESIGN PROPOSAL
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View from Winder and Brush

UPDATED DESIGN PROPOSAL

KEY DEVELOPMENTS:

• Variation in tone, texture, and size of concrete planks applied to a simple massing continues to be the basis of design

• Additional projection at Winder-Brush corner adds planar variation

• Red tone is more prevalent, improving the desired historic neighborhood fit and palette (see Materials page)

• Coping at building top
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• Projection at Winder corner with recessed window combination and bronze spandrels • Projection and depth at 
Northeast corner

• Red is predominant color on winder

UPDATED DESIGN FEATURES



RELATIONSHIP OF TEXTURES 
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WINDOWS AND STOREFRONT

Windows, doors, and storefront to be an energy 
efficient window system with insulated glass, 4 

1/2” frame depth, dark bronze color.

SKIN PATTERN, DETAIL, AND VARIATION

Varied widths and textures combined with slotted areas that screen 
P-Tac heating units create a rich facade system on an otherwise simple 
building mass and window pattern.

FIBER REINFORCED CONCRETE PANELS

Panels to be applied in a rainscreen system with slot venting for 
P-TAC units. Two colors fields (Red and Tan) with varied texture & 
widths (3”, 6”, and 12” planks) coursed vertically. 

C
ol

ou
r c

ol
le

ct
io

n 
br
ic
ky

av
ai

la
bl

e 
fo

r c
on

cr
et

e 
sk

in
 a

nd
 ö

ko
 s

ki
n

D
ue

 to
 te

ch
ni

ca
l r

ea
so

ns
 c

ol
ou

rs
 m

ay
 d

iff
er

 fr
om

 th
e 

or
ig

in
al

 s
ha

de
.  

 0
8/

20
19

 
w

w
w

.r
ie

de
r.c

cmerlot  -  BR05burgundy  -  BR04oxide red  -  BR03 terracotta  -  BR01coralline  -  BR02

m
at

t  
- 

 F
I0

1
fe

rr
o 

lig
ht

  -
  F

I0
2 

fe
rr

o 
 -

  F
I0

3

C
ol

ou
r c

ol
le

ct
io

n 
pi
et
ra

av
ai

la
bl

e 
fo

r c
on

cr
et

e 
sk

in
, ö

ko
 s

ki
n 

an
d 

fo
rm

pa
rt

s

D
ue

 to
 te

ch
ni

ca
l r

ea
so

ns
 c

ol
ou

rs
 m

ay
 d

iff
er

 fr
om

 th
e 

or
ig

in
al

 s
ha

de
.  

 0
8/

20
19

 
w

w
w

.r
ie

de
r.c

calmond  -  NS05sandstone  -  NS02sahara  -  NS01vanilla  -  NS04cotton  -  NS03

m
at

t  
- 

 F
I0

1
fe

rr
o 

lig
ht

  -
  F

I0
2 

fe
rr

o 
 -

  F
I0

3

SKIN PATTERN, DETAIL, AND VARIATION

Varied widths and textures combined with slotted areas that screen 
P-Tac heating units create a rich facade system on an otherwise simple 
building mass and window pattern.

RELATIONSHIP OF COLORS DEGREE OF COMPLEXITY WITH THE FACADES

UPDATED DESIGN PROPOSAL - MATERIALS



FEBRUARY 13, 2020  |  PAGE 13

2.5’ x 7’ Metal Window
Casement Over Fixed

Red Concrete Planks
Varied Widths and Grit

Tan Concrete Planks
Varied Widths and Grit

2.5’ x 7’ Metal Window
Casement Over Fixed PTAK Venting Strips

DESIGN PROPOSAL - ELEVATIONS

Recessed Window 
Groups with Metal 
Spandrel
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5’ x 7’ Metal Window
Casement Over Fixed

Red Concrete Planks
Varied Widths and Grit

PTAK Venting
Strips

Tan Concrete Planks
Varied Widths and Grit

Recessed Metal 
Window Feature

DESIGN PROPOSAL - ELEVATIONS

Recessed Window Groups
with Metal Spandrel
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5’ x 7’ Metal Window
Casement Over Fixed

Red Concrete Planks
Varied Widths and Grit

PTAK Venting Strips Red Concrete Planks
Varied Widths and Grit

PTAK Venting Strips

DESIGN PROPOSAL - ELEVATIONS
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PTAK Venting 
Strips

Red Concrete Planks
Varied Widths and Grit

Tan Concrete Planks
Varied Widths and Grit

Metal Panel 
Infill Feature

N.T.S.

DESIGN PROPOSAL - ELEVATIONS
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STAFF REPORT 03-11-2020 MEETING                 PREPARED BY: G. LANDSBERG   
APPLICATION NUMBER: 20-6663  
ADDRESSES: 269 WINDER (4 PARCELS INCLUDING 2515 BRUSH, 269, 281, 291 WINDER) 
HISTORIC DISTRICT: BRUSH PARK 
APPLICANT: MHT HOUSING, INC./KEM-TEC/HAMILTON ANDERSON 
OWNER: CITY OF DETROIT (PENDING SALE TO APPLICANT) 
DATE OF COMPLETE APPLICATION: 02-25-2020 
DATE OF STAFF VISIT: 03-08-2020 

SCOPE: ERECT A NEW MIXED-USE APARTMENT BUILDING 

View of 2515 Brush at corner of Winder and Brush, looking northwest. Staff photo, March 8, 2020. 

PROPOSAL 
The applicant proposes to erect a four-story mixed-use apartment building consisting of 58 affordable housing 
units (100% affordable) at Brush and Winder Streets. The building will be oriented along Brush, providing 
commercial storefront and a community room at the sidewalk level with residential units above. Along with the 
associated parking lot and green space, the development will occupy four currently vacant parcels running west 
along Winder. This new construction proposal is for a building of contemporary design with facades of light and 
dark gray reinforced concrete panels and a regular fenestration pattern of vertically-oriented windows. The 
windows and storefronts will be light and dark bronze, except those windows in areas of dark panels, which will 
be off-white. 

The parcels have been vacant lots since demolition of the historic buildings on them in recent decades. 

3-11-2020 STAFF REPORT
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Parcel viewer satellite view of vicinity. Project parcels outlined in red. 

 
. 
 

 
1921 Sanborn map of vicinity. The only historic structure in this image still extant is indicated by arrow (see current 
photo next page). Brick buildings are indicated in red, wood frame in yellow. 

 



3 
 

 
      View of project site at approximate location of 281 Winder. Staff photo. See 1980 view page 5. 
 

 
      View towards west at project site showing adjacent historic building (245-255 Winder, see Sanborn map)  
      and mid-2000s contextual development west of John R intersection. Staff photo. 
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STAFF OBSERVATIONS AND RESEARCH 
Like many of the parcels in the Brush Park Historic District (established in 1980), the four (now city-owned) 
parcels subject to this development proposal once held historic buildings that suffered a long period of 
deterioration, multiple owners, off-and-on stabilization efforts, intervention by the HDC and its staff, 
condemnation, and ultimately demolition from the late 1990s through the late 2000s: 

 The historic mansion at 269 Winder was demolished under an emergency demolition order issued in 
2009. Previously it had received an emergency demolition order in 1999, followed by a MOA between 
the city and the former owner to mothball and secure the building as part of the large Crosswinds 
development project. Roof coverings were installed but were failing by the early 2000s. The HDC did 
issue a COA for an $860,000 rehabilitation to the former owner in 2007, but another emergency 
demolition was ordered and executed about two years later. HDC does not review emergency 
demolition orders. 
 

 
HDAB Designation Photo of 269 Winder, 1980. Demolished 2009. 
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 The historic multi-unit building at 281 Winder was demolished under an emergency declaration order 

from BSEED, also in 2009. This building, “The Yale,” was of red brick and stone construction and 
presented a modest two-story residential façade to the street, with a tile roof. An extensive apartment 
wing extended to the rear covering most of the parcel (see Sanborn map, page 2). 
 

 
HDAB Designation Photo of 281 Winder, 1980. This is approximately the view of the current photo at top of page 3. 
 

 
     Google Street View photo of 269 and 281 Winder from 2007, about two years before demolition. 
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 The demolition of 291 Winder, another multi-unit building, was permitted by a COA issued to James 

Marusich (PDD) in 2003, as the HDC found that the building was no longer contributing to the 
character of the district. The 2002 Sanborn map records it as vacant and open to trespass. Four years 
earlier it had been subject to the same MOA as 269 Winder and considered likely for rehabilitation. 
 

 
HDAB Designation Photo of 291 Winder, 1980. The original nineteenth century three-story mansion featured red brick 
and a spectacularly intricate and ornamented roof line and porch. Note the early twentieth century apartment block  
addition extending to the rear, a typical addition in Brush Park to accommodate more residents in the twentieth century. 
 

 The historic building at 2515-31 Brush was a 1920s era single-story commercial building that 
consisted of storefronts oriented to the east along Brush. This building was permitted to be 
demolished by the HDC at the May 2003 meeting, under Notice to Proceed condition 2, stating that 
the structure was a deterrent to a major improvement program which will be of substantial benefit to 
the community. It is unclear what program the NTP was referring to, as nothing was ever built. The 
applicant was also James Marusich (PDD). 

 The Brush Park Historic District, unique among the city’s historic districts, is the only district be 
described in its Elements of Design for general environmental character (#22) with the phrase “a 
long period of decline.” Since this sentence was written in 1980, this decline has generally 
continued, with some limited redevelopment but a disastrous loss of historic fabric throughout the 
district. 

 At some point in recent years all four subject parcels became publicly owned. 
 Importantly, none of the above projects or actions are connected to the current applicant, who was 

identified by the city of Detroit after an RFP process to redevelop the site for affordable housing 
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       2002 Sanborn map of vicinity. X=demolished, V-B=vacant and boarded. V-O=vacant and open. White arrow  

points to extant building, now rehabilitated, at 245-255 Winder. Note 1920s store building at 2515 Brush. 
 

 
             Current view along Brush looking south towards the CBD/stadium area, across Fisher freeway. Staff photo.  
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      Current view along Winder looking east towards the proposal site, showing existing context. Staff photo. 

 
 

 
      Current view along Brush to the north of site, with other recently approved “white” buildings in vicinity. Staff photo. 
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In the last four years, the nearly century-long decline of Brush Park as a stable residential enclave has finally 
been arrested, and the neighborhood has seen a remarkable flurry of rehabilitation, development and 
construction. The streets adjacent to this development parcel are lined with new buildings either just completed 
or well underway. Because of the dozens of demolitions of historic buildings suffered by the district, the 
cohesiveness of Brush Park as a historic area is beginning to feel stretched. Staff suggests that it may be 
necessary for the HDC to consider certain aspects of projects which may help preserve the basis of the district’s 
historic character while continuing to allow for dense redevelopment of the district’s vacant lots. 
 
Several buildings, including two to the immediate north of the project site, are rendered in light or white colors 
and flat elevations typical of recent development projects elsewhere in Detroit, and nationwide. There are times, 
in cohesive architectural districts, where a “one off” building that is stridently modern and even geographically 
atypical helps to sharpen the appreciation of the historic context. The most prominent example in architectural 
history is the construction of SOM’s Lever House on New York City’s Park Avenue in the early post-war era, 
which was a glassy skyscraper effectively juxtaposed against its brick and stone neighbors. However, continued 
proliferation of “one off” buildings in Brush Park appears to be resulting in the creation of an architectural 
theme park with no coherent connection to the historic Elements of Design that the Commission is obliged to 
consider. It is worth quoting the district’s Elements on materials (#7) and color (#9) in their entirety:  
 
“By far the most prevalent material in the district is common brick; other forms of brick, stone and wood trim 
are common; wood is used as a structural material only east of Brush. Some later buildings have stucco wall 
surfaces. Originally, roofs were wood or slate with an occasional example of tile; asphalt replacement roofs 
are common.”  
 
“Brick red predominates, both in the form of natural color brick and in the form of painted brick. Other natural 
brick and stone colors are also present. These relate to painted woodwork in various colors, and there is an 
occasional example of stained woodwork.” 
 
Almost without peer among Detroit’s historic districts, Brush Park once had a remarkably unified collection of 
red brick and stone buildings with somberly painted trim, architectural heft, dazzling ornamentation, and deeply 
articulated detailing. Some of the recent developments have gone further than others in incorporating the 
historic materials and color palette, and reinterpreting it in a reasonable and cost-effective modern form. Others 
have pursued a contrasting approach, aiming for airiness and freedom in form, which has also found favor with 
the Commission as a modern interpretation of Victorian playfulness and creativity found historically in the 
district’s ornamentation. Staff recommends that it is an appropriate time for the Commission to consider a 
course correction, with the specific intent of reinforcing certain neglected Elements of Design that make Brush 
Park recognizably a historic district. At a minimum, staff suggests that the Commission consider limiting the 
preponderance of “flat” elevations and buildings rendered in dominant bright or light colors, which in particular 
seem to be at odds with the historic context and the established Elements of Design. 
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     View along Alfred Street showing new construction effectively responding to the historic context. Staff photo. 

 

 
     View along John R to south, showing recently constructed apartment building in vicinity. Staff photo. 
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ISSUES 

 The proposal is for a series of vacant lots in an area with limited immediate historic context, but the 
parcel is at a highly visible entry point to the neighborhood near the southeast corner, with a connection 
over the Fisher freeway to the stadium area and central business district.  

 A defining feature of the Brush Park Historic District amongst its historic buildings is the use of 
red/brown brick, natural stone, and articulation of exterior surfaces (windows, ornamentation) with 
pronounced recession, projection, and shadow lines. This approach to architectural features should 
extend to new buildings to protect the integrity of the district, per the Standards. 

 The Commission has recently (2015-2019) approved a number of contemporary buildings in Brush 
Park. Some of these have not hewed strictly to the Elements of Design, diluting the overall historic 
context and potentially endangering the historic character of the District. 

 Massing, size, scale and streetwall orientation are consistent with the District’s Elements of Design for 
large apartment buildings, in staff’s opinion. 

 Storefront treatment along Brush is consistent with previous historic development on the site. 
 The District would clearly benefit from the additional density represented by the development. Brush 

Park was historically a very dense residential district. 
 

 

 
Distant view of Brush Park HD from the southwest. Note high visibility of “white” buildings amid general district character.  
Staff photo. 
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RECOMMENDATIONS  
 
Section 21-2-73, Certificate of Appropriateness 
It is staff’s opinion that, with the two proposed conditions below, the project should qualify for a Certificate 
of Appropriateness. Staff recommends that the Commission approve a COA for the proposed application, as it 
meets the Secretary of the Interior’s Standards, especially Standard #9: 
 
New additions, exterior alterations, or related new construction shall not destroy historic materials that 
characterize the property. The new work shall be differentiated from the old and shall be compatible with the 
massing, size, scale, and architectural features to protect the historic integrity of the property and its 
environment. 
 
With the conditions that the applicant: 

1. Revise the white (lighter) colored fiber reinforced concrete panels to a more appropriate (darker) color; 
and, 

2. Revise the elevations to make the building elevations less flat; at a minimum, by deepening the window 
recesses or otherwise giving openings, edges, or rooflines more depth, weight, articulation and/or 
shadow lines, subject to approval of both HDC and PDD design review staff. 

 
 
Section 21-2-5, Effects of projects on districts 
Since the project involves a discretionary action by the city involving a sale of publicly-owned property in or 
adjacent to a city-owned historic district, the Commission has the obligation to make a finding concerning the 
“demonstrable effects of the proposed project and report same to the Mayor and City Council.” The intent of 
this section is to provide guidance to city government prior to committing to a particular course of action, under 
the following requirement: 
 
A City-financed, licensed, permitted, authorized or contracted physical development project shall be considered 
to have a demonstrable effect on a designated or proposed historic district when any condition of the project 
creates a change, beneficial or adverse, in the quality of the historical, architectural, archeological, 
engineering, social or cultural significance that qualified the property for designation as an historic district or 
that may qualify the property for designation as an historic district. Generally, adverse effects occur under 
conditions which include: 
 

(1) Destruction or alteration of all or part of a resource; 
(2) Isolation from or alteration of the surrounding environment of a resource; 
(3) Introduction of visual, audible, or atmospheric elements that are out of character with the resource and 

its setting; 
(4) Transfer or sale of a City-owned resource without adequate conditions or restrictions regarding 

preservation, maintenance, or use; and 
(5) Neglect of a resource resulting in its deterioration or destruction. 

 
Staff recommends that the Commission find a demonstrable effect, and that it is likely to be beneficial. 
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BRUSH PARK ELEMENTS OF DESIGN  
 

(1) 
Height. Height varies in the district from one to 11 stories. In the area between Woodward Avenue and 
Brush, the original development was almost exclusively 2½ story houses. Later changes included the 
construction of apartment buildings among the houses, the majority of which are three stories in height. 
The tallest building, the former Detroiter Hotel, is located on Woodward Avenue in the commercial strip. 
All other buildings more than four stories in height are located between Woodward Avenue and John R, 
and generally on or immediately adjacent to buildings on those streets. East of Brush, the original 
development ranged from one to 2½ stories. Later redevelopment includes apartment buildings not 
more than four stories tall, most often located on Brush. In the case of the 19th Century houses located 
between Woodward Avenue and Brush, the 2½ story height implies more height in feet than usual, since 
ceiling heights in these houses are unusually high. 

(2) 
Proportion of building's front façade. Buildings in the district are usually taller than wide; horizontal 
proportions exist only in incompatible later buildings, except for row house buildings. 

(3) 
Proportion of openings within the façades. Areas of void generally constitute between 15 percent and 35 
percent of the total façade area, excluding the roof. Proportions of the openings themselves are 
generally taller than wide; in some cases, vertically proportioned units are combined to fill an opening 
wider than tall. 

(4) 
Rhythm of solids to voids in front façade. Victorian structures in the district often display great freedom 
in the placement of openings in the façades, although older examples are generally more regular in 
such placement than later examples. In later apartments, openings tend to be very regular. 

(5) 
Rhythm of spacing of buildings on streets. The area between Woodward Avenue and Brush appears to 
have been developed in a very regular spacing, with 50-foot lots. This regularity has been disrupted by 
the demolition of many of the houses, and the vacant land resulting, as well as the occasional 
combination of lots for larger structures, particularly close to Woodward Avenue. East of Brush, smaller 
lots were used in subdividing, but many buildings stand on more land than one lot, and the parcel sizes 
are now quite irregular, as is the placement of buildings. 

(6) 
Rhythm of entrance and/or porch projections. Most buildings have or had a porch or entrance projection. 
The variety inherent in Victorian design precludes the establishment of any absolute rhythm, but such 
projections were often centered. On Woodward Avenue, the commercial nature of most buildings and 
the widening of Woodward Avenue has effectively eliminated such projections. 

(7) 
Relationship of materials. By far the most prevalent material in the district is common brick; other forms 
of brick, stone and wood trim are common; wood is used as a structural material only east of Brush. 
Some later buildings have stucco wall surfaces. Originally, roofs were wood or slate with an occasional 
example of tile; asphalt replacement roofs are common. 

(8) 
Relationship of textures. The most common relationship of textures in the district is the low-relief pattern 
of mortar joints in brick contrasted to the smoother or rougher surfaces of stone or wood trim. Slate, 
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wood, or tile roofs contribute particular textural values where they exist, especially in the case of slates 
or shingles of other than rectangular shape. 

(9) 
Relationship of colors. Brick red predominates, both in the form of natural color brick and in the form of 
painted brick. Other natural brick and stone colors are also present. These relate to painted woodwork 
in various colors, and there is an occasional example of stained woodwork. Roofs of other than asphalt 
are in natural colors; older slate roofs are often laid in patterns with various colors of slate. Original color 
schemes for any given building may be determined by professional analysis of the paint layers on the 
building, and when so determined are always appropriate for that building. 

(10) 
Relationship of architectural detail. On the buildings of the Victorian period, elaborate detail in wood, 
stone, or sheet metal was common; areas treated include porches, window and door surrounds, 
cornices, dormers, and other areas. Later buildings are generally simpler, but include less elaborate 
detail in similar areas. 

(11) 
Relationship of roof shapes. Examples of many roof shapes, including pitched gable roofs, hip roofs, 
mansard roofs, and gambrel roofs are present. Different types are sometimes combined in a single 
structure, and tower roofs, cupolas, lanterns, belvideres, monitors, conical roofs are used on various 
Victorian houses. Flat roof areas in the center of hip or mansard roofs are frequent. Later apartment and 
commercial buildings generally have flat roofs not visible from the ground. The generally tall roofs add 
height to the houses of the Victorian period. 

(12) 
Walls of continuity. Between Woodward Avenue and Brush, the houses originally honored common 
setbacks which provided for front lawns. Some of the later apartments have not been set back to the 
same line as the houses amongst which they were built, thus disturbing the original line of continuity. On 
Woodward Avenue, the commercial development is typically at the sidewalk, creating a wall of 
continuity. This is not entirely continuous due to parking lots and some buildings set well back. On John 
R and Brush, and east of Brush, buildings are typically placed at or near the sidewalk with little or no 
front yard. Where buildings are continuous, a wall of continuity is created. 

(13) 
Relationship of significant landscape features and surface treatments. The major landscape feature of 
the district is the vacant land, which creates a feeling that buildings are missing in the district. Some 
houses have more than the standard 50-foot lot and have wide side yards. Individual houses have front 
lawns often subdivided by walks leading to the entrance; lawns are exceedingly shallow or nonexistent 
in the area between Beaubien and Brush. Side drives are rare, access to garages or coach houses 
being from the alleys. The closing of Watson and Edmund Place between John R and Brush has 
created landscaped malls uncharacteristic to the district. Some walks of stone slabs have survived; 
others have been replaced in concrete. Sidewalks are characteristically close to the curb. 

(14) 
Relationship of open space to structures. There is a large quantity of open space in the area, due to 
demolition of buildings. The character of this open space is haphazard as it relates to buildings, and 
indicates the unplanned nature of demolitions due to decline. The feeling created is that buildings are 
missing and should be present. On Watson and Edmund between John R and Brush, the streets have 
been removed and replaced with landscaped malls. The traditional relationship of houses to street has 
thus become a relationship between houses and landscaped strip open space. 

(15) 
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Scale of façades and façade elements. In the large houses between John R and Brush, the scale tends 
to be large, and the façade elements scaled and disposed to emphasize the large size of the houses. 
Towers, setbacks, porches and the like divide façades into large elements. On Woodward Avenue, the 
scale ranges from very large, and emphasized by many small window openings, as in the former 
Detroiter Hotel, and very large, made up of large architectonic elements, such as the churches, down to 
quite small, with large windows emphasizing the small size, as in some commercial fronts. East of 
Brush, the scale is smaller and the detail less elaborate, creating a more intimate setting with the 
buildings closer to the street. Later apartments are in scale with simple but large elements near the 
ground and repetitive window openings above, frequently capped by a substantial cornice. 

(16) 
Directional expression of front façades. A substantial majority of the buildings in the district have front 
façades vertically expressed. Exceptions are some commercial buildings on Woodward Avenue, row 
houses on John R or Brush, and some duplexes or row houses east of Brush. 

(17) 
Rhythm of building setbacks. Buildings on the north-south streets generally have little or no setback, 
while older houses on the east-west streets between Woodward Avenue and Brush have some setback, 
which varies from street to street, though generally consistent in any one block. Later apartments and 
commercial structures in that area often ignore the previously established setback. Between Brush and 
Beaubien, setback is generally very limited, only a few feet, if any, of lawn space being provided 
between sidewalk and building. 

(18) 
Relationship of lot coverage. Older single-family houses between Woodward Avenue and Brush 
generally occupy about 25 to 30 percent of the building lot, not including coachhouses or garages. Later 
apartments and commercial buildings often fill a much higher percentage of the lot, sometimes 
approaching or reaching complete lot coverage. Between Brush and Beaubien, lot coverage for 
residential structures is generally about 40 percent, with commercial and later apartment buildings again 
occupying a larger percentage of their lots. 

(19) 
Degree of complexity with the façades. The older houses in the district are generally characterized by a 
high degree of complexity within the façades, with bay windows, towers, porches, window and door 
hoods, elaborate cornices, and other devices used to decorate the buildings. Newer houses in the 
northern end of the district and older houses in the southern end tend to be somewhat simpler than the 
high Victorian structures between them; later apartments and commercial buildings tend to have more 
classical decorative elements of a simpler kind. 

(20) 
Orientation, vistas, overviews. Houses are generally oriented to the east-west streets, while apartments 
and commercial structures are more often oriented to the north-south streets. The construction of the 
Fisher Freeway has created an artificial public view of the rear yards on Winder between Woodward and 
Brush. The vacant land in the area, largely the result of demolition, creates long-distance views and 
views of individual buildings from unusual angles which are foreign to the character of the neighborhood 
as an intensely developed urban area. Garages and coach houses are located in the rear of residential 
properties and are generally oriented to the alley. 

(21) 
Symmetric or asymmetric appearance. In the Victorian structures, examples of both symmetric and 
asymmetric design occur; symmetry is more characteristic of the earlier houses, while the high Victorian 
examples are more likely to assemble elements in a romantic, asymmetric composition. Later houses to 
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the north are more often symmetrical, especially when derived from classical precedent. Asymmetrical 
but balanced compositions are common. Later apartments are generally symmetrical. 

(22) 
General environmental character. The environmental character is of an old urban neighborhood which 
has undergone, and is undergoing, considerable change. The original development, reflected in the 
Victorian period houses, has been altered by the provision of more intensive residential development in 
the early 20th Century, the change in character of Woodward Avenue from residential to commercial at 
about the same time, and a long period of decline.  
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PROJECT LOCATION

Strategically located along the pedestrian and vehicular 
connector between the central business district and the 
Historic Brush Park residential district, the Brush Park 
Apartments at 269 Winder will contribute to the fabric, 
vibrancy, and accessibility of the neighborhood.

The building will house 58 affordable one-bedroom and 
studio apartment units, community rooms including a 
prominent ground-floor corner location, and retail space 
that will serve residents and neighbors.

The proposed development is uniquely positioned 
to anchor the Brush Park neighborhood at a critical 
entry point, strengthen Brush Street as a major Detroit 
neighborhood connector, and anchor a residential street 
(Winder). The project is sensitive to its historic neighbors 
while building on aspects of the development to the north 
in scale and spirit of contemporary architecture.

Material, texture, and color, as well as opening pattern, 
scale, and proportion have been evaluated relative to 
historic and contemporary Brush Park buildings. Build-
ability, longevity, and affordability are considerations while 
striving for a thoughtful and inventive solution.
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SITE STRATEGY - OVERALL

NOT TO SCALE
See Full Size Sheet Also Included in the Submission
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NOT TO SCALE
See Full Size Sheet Also Included in the Submission
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SITE STRATEGY - DETAIL
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SITE STRATEGY - FLOOR PLANS



HEIGHT
Height varies in the district from (1) to eleven (11) stories. In the 
area between Woodward and Brush, the original development was almost 
exclusively two and one-half (2 1/2) story houses. Late changes included the 
construction of apartment buildings among the houses, the majority of which 
are three (3) stories in height. The tallest building, the former Detroiter Hotel, 
is located on Woodward Avenue in the commercial strip. All other buildings 
more than four (4) stories in height are located between Woodward and John 
R., and generally on or immediately adjacent to buildings on those streets. East 
of Brush, the original development ranged from one (1) to two and one-half (2 
1/2) stories. Later redevelopment includes apartment buildings not more that 
four (4) stories tall, most often located on Brush. In the case of the nineteenth 
century houses located between Woodward and Brush, the two and one half (2 
1/2) story height implies more height in feet than usual, since ceiling heights in 
these houses are unusually high. 

RHYTHM OF SOLIDS TO VOIDS IN 
FRONT FACADE
Victorian structures in the district often display great freedom in the 
placement of openings in the facades, although older examples 
are generally more regular in such placement than later examples. In later 
apartments, openings tend to be very regular. 

PROPORTION OF OPENINGS WITHIN 
THE FACADE
Areas of void generally constitute between fifteen (15) percent and thirty-
five (35) percent of the total facade area excluding roof. Proportions of the 
openings themselves are generally taller than wide; in some 
cases, vertically proportioned units are combined to fill an 
opening wider than tall. 

PROPORTION OF BUILDING’S FRONT FACADE
Buildings in the district are usually taller than wide; horizontal proportions exist 
only in incompatible later buildings, except for row house buildings. 

RELATIONSHIP OF MATERIALS
By far the most prevalent material in the district is common brick; other forms of 
brick. stone and wood trim are common; wood is used as a structural material 
only east of Brush. Some later buildings have stucco wall surfaces. Originally, 
roofs were wood or slate with an occasional example of tile; asphalt replace-
ment roofs are common 

HISTORICAL ELEMENTS OF DESIGN

KEY HISTORICAL ELEMENTS OF DESIGN

RELATIONSHIP OF COLORS
Brick red predominates, both in the form of natural color brick and in the form of painted 
brick. Other natural brick and stone colors are also present. 
These relate to painted woodwork in various colors, and there is 
an occasional example of stained woodwork. Roofs of other than asphalt are in natural 
colors; older slate roofs are often laid in patterns with various colors of slate. Original 
color schemes for any given building may be determined by professional analysis of 
the paint layers on the building, and when so determined are always appropriate for that 
building. 
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RELATIONSHIP OF TEXTURES 
The most common relationship of textures in the district is the low-
relief pattern of mortar joints in brick contrasted to the smoother 
or rougher surfaces of stone or wood trim. Slate, wood or tile roofs 
contribute particular textural values where they exist, especially in the case of 
slates or shingles or other than rectangular shape.



SCALE OF FACADES AND FACADE ELEMENTS
In the large houses between John R. and Brush, the scale tends to be 
large, and the facade elements scaled and disposed to emphasize 
the large size of the houses. Towers, setbacks, porches and the like divide 
facades into large elements. On Woodward, the scale ranges from very large, 
and emphasized by many small window openings, as in the former Detroiter 
Hotel, and very large, made up of large architectonic elements, such as the 
churches, down to quite small, with large windows emphasizing the small size, 
as in some commercial fronts. East of Brush, the scale is smaller and the detail 
less elaborate, creating a more intimate setting with the buildings closer to the 
street. Later apartments are large in scale with simple but 
large elements near the ground and repetitive window 
openings above, frequently capped by a substantial cornice. 

RELATIONSHIP OF LANDSCAPE
 FEATURES AND SURFACE TREATMENTS
The major landscape feature of the district is vacant land, which creates a 
feeling that buildings are missing in the district. Some houses have more than 
the standard fifty (50) food lot, and have wide side yards. Individual 
houses have front lawns often subdivided by walks 
leading to the entrance; lawns are exceedingly shallow or non-
existent in the area between Beaubien and Brush. Side drives are 
rare, access to garages or coach houses being from the 
alleys. 

DEGREE OF COMPLEXITY WITH THE 
FACADES
The older houses in the district are generally characterized by a high degree 
of complexity within the facades, with bay windows, towers, 
porches, windows and door hoods, elaborate cornices and other devices used 
to decorate the buildings. Newer houses in the northern end of the district 
and older houses in the southern end tend to be somewhat simpler than high 
Victorian structures between them; later apartment and commercial buildings 
tend to more classical decorative elements of a simpler 
kind. 

RELATIONSHIP OF ROOF SHAPES
Examples of many roof shapes, including pitched gable roofs, hip roofs, 
mansard roofs, and gambrel roofs are present. Different types are 
sometimes combined in a single structure and tower roofs, cupolas, 
lanterns, belvederes, monitors, conical roofs are used on various 
Victorian houses. Flat roof areas in the center of hip or mansard roofs 
are frequent. Later apartment and commercial buildings 
generally have flat roofs not visible from the ground. 
Generally tall roofs add height to houses of the Victorian period. 

WALLS OF CONTINUITY
Between Woodward and Brush, the houses originally honored common 
setbacks which provided for front lawns. Some of the later apartments 
have not been set back to the same line as the houses amongst which they 
were built, thus disturbing the original line of continuity. On Woodward, 
the commercial development is typically at the sidewalk, 
creating a wall of continuity; this is not entirely continuous due to 
parking lots and some buildings set well back. On John R. and Brush, and east 
of Brush, buildings are typically placed at or near the sidewalk with little or no 
front yard. Where buildings are continuous, a wall of continuity is created. 

RHYTHM OF BUILDING SETBACKS
Buildings on the north-south streets generally have little or 
no setback, while older houses on the east-west streets 
between Woodward and Brush have some setback, which 
varies from street to street, though generally consistent in any one block. Later 
apartments and commercial structures in the area often ignore the previously 
established setback. Between Brush and Beaubien, setback is 
generally very limited, only a few feet, if any lawn space 
being provided between sidewalk and building. 

RELATIONSHIP OF OPEN SPACE TO 
STRUCTURES
There is a large quantity of open space in the area, due to demolition of buildings. The character of this open space is haphazard 
as it relates to buildings, and indicates the unplanned nature of demolitions due to decline. The feeling created is that 
buildings are missing and should be present. On Watson and Edmund between John R. and Brush, the streets 
have been removed and replaced with landscaped malls. The traditional relationship of houses to street has thus become a rela-
tionship between houses and landscaped strip open space.

HISTORICAL ELEMENTS OF DESIGN
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GENERAL ENVIRONMENTAL CHARACTER
The environmental character is of an old urban neighborhood 
which has undergone, and is undergoing, considerable 
change. The original development, reflected in the Victorian period houses, 
has been altered by the provision of more intensive residential development 
in the early twentieth century, the change in character of Woodward from 
residential to commercial at about the same time, and a long period of decline. 

HISTORICAL ELEMENTS OF DESIGN

HISTORIC (50+ YEARS) TODAYTURN OF THE 21ST C.
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WALLS OF CONTINUITY 
As a mixed use apartment building 
at a prominent corner of the 
neighborhood, the building has 
minimal setbacks and forms a wall 
of continuity along Brush and Winder 
Streets. 

RELATIONSHIP OF OPEN SPACE TO 
STRUCTURES 
The building completes a significant 
and long empty corner that marks 
a gateway to Brush Park and 
neighborhoods beyond, with solidly 
massed facades along Brush and 
Winder Streets.

LANDSCAPE FEATURES      
Landscape Features includes a 
Pocket Parks leading to the West side 
apartment entrance.

SCALE OF FACADES                 
While overall building proportions 
are horizontal to maintain the street 
edges, vertical window groupings, 
window alignments and vertical 
material panels reinforce verticality. 

View from Winder and Brush

DESIGN PROPOSAL

NOTE: 
Background buildings to the right indicate City Modern 
in the distance. Buildings to the left indicate existing 
fabric to the West of the site.



RELATIONSHIP OF TEXTURES 
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O
ther colours available upon request. 

Colours show
n are indicative of the shades available, please request a sam

ple for an accurate colour reference.

colour collections 
available for concrete skin and öko skin

greyscale

ferro
ferro light

m
att

liquid black anthracite chrome silvergrey ivory off-white polar white

Com
bining 

the 
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plicity 
of 

concrete 
w

ith 
continual 

innovation.  
The Rieder G

roup strive to continually inspire by extending the lim
its 

of concrete to support architectural design. Pura Facades exclusively 
supply and fabricate Rieder concrete skin, öko skin, form

parts and cast. 
Contact Pura Facades for m

ore inform
ation.   

BRUSH PARK HISTORIC PALETTE

Utilize palette for accent panels, canopies, and other 
features. Bronze/black tone windows also in keeping 
with neighborhood.

FIBER REINFORCED CONCRETE PANEL COLOR

Two contrasting shades to be selected as indicated above.

FIBER REINFORCED CONCRETE PANEL WIDTH VARIATION

Panels to be applied in a rainscreen system with slot venting 
for P-TAC units. Varied widths (3”, 6”, and 12” planks) coursed 
vertically. Retail corner emphasized with change to a darker tone 
that becomes the primary tone on North and East sides.

RELATIONSHIP OF COLORS DEGREE OF COMPLEXITY WITH THE FACADES

DESIGN PROPOSAL - MATERIALS
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5’ x 7’ Metal Window TYP
Casement Over Fixed

Light Gray Concrete Planks
Varied Widths and Grit

Dark Gray Concrete Planks
Varied Widths and Grit

2.5’ x 7’ Metal Window TYP
Casement Over Fixed

PTAK Venting Strips

2.5’ x 7’ Metal Window TYP
Casement Over Fixed

East Elevation

DESIGN PROPOSAL
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5’ x 7’ Metal Window TYP
Casement Over Fixed

Light Gray Concrete Planks
Varied Widths and Grit

2.5’ x 7’ Metal Window TYP
Casement Over Fixed

PTAK Venting Strips

Entry Canopy Wraps Corner
Feature Color

DESIGN PROPOSAL
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West Elevation Perspective

Dark Gray Concrete Planks
Varied Widths and Grit

Feature Color
Composite Panel

Light Gray Concrete Planks
Varied Widths and Grit

DESIGN PROPOSAL
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Dark Gray Concrete Planks
Varied Widths and Grit

Feature Color
Composite Panel

Light Gray Concrete Planks
Varied Widths and Grit

N.T.S.

North Elevation Perspective

DESIGN PROPOSAL
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MONOCHROME WITH VARIATION - HISTORIC BRUSH PARK

MATERIAL/PALETTE DIAGRAM
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PROPORTIONS OF OPENINGS WITHIN THE FACADE
Areas of void - windows, entries, and storefronts - constitute 
approximately 35% of the total facade area, consistent with other 
buildings.  Openings are vertically proportioned, sometimes 
combined with other vertical windows.

A-2 ON ADELAIDE BRUSH PARK HISTORIC HOMES

EAST-WEST RESIDENTIAL STUDY

TOWHNOMES ON WINDER

HISTORICAL ELEMENTS OF DESIGN

RHYTHM OF SOLIDS TO VOIDS IN FRONT FACADE
Openings are placed in a regular pattern with variation of pace 
across the length of the facade and integral slotted vents for 
additional rhythm.
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