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STAFF REPORT: 4/14/2021 MEETING             PREPARED BY: D. RIEDEN 
APPLICATION NUMBER: #21-7157 
ADDRESS: 1466 SEMINOLE 
HISTORIC DISTRICT: INDIAN VILLAGE 
APPLICANT: STEVEN FLUM 
PROPERTY OWNER: DAVE KWIATKOWSKI 
DATE OF PROVISIONALLY COMPLETE APPLICATION: 03/11/2021 
DATE OF STAFF SITE VISIT: 3/24/2021 
 
SCOPE: REPLACE EXISTING FRONT ENTRANCE WALKWAY, NEW STEPS, LANDSCAPING 
 
EXISTING CONDITIONS 
Built in 1912, 1466 Seminole is a 2 ½ story residence that reflects the Italian Renaissance style.  On all four 
elevations, dormers puncture the hipped-roof clad with clay barrel tiling and wide overhangs with decorative 
brackets.  Two large brick chimneys rise from the rooftop. The buff-colored brick and stone masonry features 
limestone arched windows, colonnade and carved detailing in the front elevation’s asymmetrical fenestration 
pattern.  Arched windows with transoms and brick surround the first floor on most elevations.  A brick porte-
cochere is located on the North/left side of the façade, allowing access to the rear yard by a concrete drive 
through arched openings. An arched double-door provides entry to the home within a recessed vestibule. A 
curved stone stoop and steps protrude from the front entry with curvilinear elements each end, here in this 
application, also known as “limestone sills”.  A previous owner installed a brick masonry walk with landings that 
extends from the street curb to the existing, stone stoop entry.  This walkway was set in a herringbone pattern 
flanked with rowlock bands on both sides, runs across the public walkway, and terminates at the street curb.   
The front yard slopes from the front façade to the public walk.   The front lawn landscape contains three trees 
with mulched bases, sparse yew shrubs, scattered in inconsistent patterns along the front elevation foundation. A 
black iron fence separates the front yard from the rear/side screened with a deciduous hedge.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The owner purchased the property in December 2018.   As staff currently does not have access to some of the 
previous paper applications and approval letters, the Detroit Property Index is the only available information on 
the property.  This property has no violations and has the following previous HDC approved work: 

• June 13, 2001  COA – Install 19 glass block basement windows, five vents 
• April 10, 2019 COA – Install new copper gutters and downspouts, paint trim, roof repairs 

The applicant mentions that the owner received a violation in 2000 for the brick walkway from the work of a 
prior homeowner for no HDC review.  Staff has not located this violation on file.   

Site Photo 1, by Staff March 24, 2021: (West) front side Site Photo 2, Designation Slide 1971: (West) front side 
(North/East) side/rear. 
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Aerial of Parcel 17007576. Sanborn V8, P083. 

May 2020 Aerial of 1466 Seminole 
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PROPOSAL 
The current owner provided an application, project narrative, site photos, and construction site plan for the 
following proposed work: new landscaping along the front façade, replace existing brick walk with concrete walk 
at front entrance, and construct new limestone steps. See also attached documents provided by the applicant.  The 
applicant describes the project as follows:  
 

The project proposes to remove the brick walkway approach and landscaping along the front 
facade only of the residence. Due to the sloped site conditions, the current brick walk will be 
removed entirely. The material and pitch provides a hazardous, slick surface when wet, especially 
treacherous during winter months. A new walkway is requested to construct (consistent with 
existing width and length) with an appropriate material- from the stone stoop to street curb in 
entirety. New landings will be installed consistent with the locations existing. In addition, a 4'-0" 
deep base landing will be constructed adjacent to the public sidewalk, directly at the front property 
line. Two (2) new limestone steps with 6" risers each will be added, leading to the front entry. 
These steps will be flanked each side by a curvilinear limestone sill extension to accommodate 
large planters, defining a new, attractive street approach while accommodating the grade of the 
frond yard existing.  The sills will complement the curved elements of the stoop in place. (455 
square feet.)   Along the home’s front façade, the landscaping and shrubbery existing will be 
removed. A new hedge planting will be installed, wrapping adjacent to the concrete drive (left, 
North corner).  New mulch will be installed surrounding the new plantings.  The metal fencing 
along the right/South portion of the front/side yard intersection will remain with the hedge existing.  
It is the homeowner’s intent to install new fencing this location in a future phase.  

 
 
SCOPE OF WORK DETAIL 

• Demolish/Remove:  
o Existing front brick walk in front yard and public right of way. 
o Existing yew shrubs and perennial plantings along front of the house. 

• Grade front walkway from front entrance stoop to property line. The pitch of this new walk is 
proposed to be flattened to a 1-1.5% slope. 

• Construct: 
o New concrete, six-foot wide walkway with exposed aggregate from stoop to proposed top of 

step stairs, then from bottom of stairs to the curb.  
o New limestone stairs with 2 risers, 3 treads  
o New limestone sills at the top step on either side of the limestone steps, 2’in diameter, flush 

with the top tread of the stairs.  Top tread and sill will be 24-25” inches above edge of lower. 
• Plant/Install:  

o New boxwood hedges 36” maximum height along the front face of the house 
o New black mulch 
o New sod where needed from construction activities. 

 
 
STAFF OBSERVATIONS AND RESEARCH 
 Upon receipt of the application, Staff requested the following details regarding the applicant’s proposed 

scope of work.   
o Show an elevation with details, dimensions and slopes for the proposed walkway and new 

staircase.  The updated plan shows slope lines, and plan dimensions of the steps and “limestone 
sills”.  Staff received confirmation that the height of these “limestone sills” will be flush with the 
ground plane. The updated plans show that the steps consist of 2 risers and 3 steps (treads).    
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o The area of cut and fill to accommodate the steps are shown in the updated plans, as requested 
by staff. 

o Staff received confirmation that the property owner intends to replace the Right-of-way portions 
of the existing walkway with concrete.  Approval by this Commission does not waive other 
approvals necessary for work in the public right-of-way. 

o Staff received confirmation that there is no desire to keep any portion of the brick walkway or 
the outer edge of the brick walkway due to the condition of the brick material.  

 Staff visited the site on March 24, 2021. Staff photographed the property from the public right-of-way and 
observed the front (west) and sides (north and south) of the house.  (See staff photos enclosed)   

 Staff confirmed that the brick material of the existing sidewalk was in poor condition, was failing at the 
curb and edges.   

 While the existing brick color of the walkway is a close color match to the limestone entrance of the 
house, Staff observed that the herringbone pattern of the walkway creates a new, rather busy pattern that 
distracts the eye from the main entrance.  It is staff’s opinion that this pattern fights rather than 
complements the running bond pattern of the front elevation masonry of the house.  

 Because the designation photos of this property establishes a precedent of a simple concrete walkway 
from  the limestone steps to the street curb, staff believes that replacement of the brick walkway with a 
concrete walkway is an appropriate application of site material that returns the landscape to its original 
character-defining features of simplicity.  

 The proposed low-growing hedgerows of 
boxwood also complements the original foundation 
planting of the house’s historic exterior character 
defining features and are an appropriate change to the 
landscape.   
 Staff observed that the existing grade from the 
bottom step of the house to the public sidewalk is 
about 5% slope, which is an acceptable slope that 
does not require steps. (There is a 2-foot drop at a 42 
feet length from the bottom of the entrance step to the 
public sidewalk.)   
 The proposed location of the new steps aligns 
with the neighborhood and street series of low 
retaining walls and steps from the public sidewalk to 
the house.  This low profile series of steps also 
complements the design, color and material of the 

existing front steps of the house entrance.  The Indian Village Historic District’s Elements of Design 
describes “minor walls of continuity” in the front yard, where these proposed steps could be considered a 
part of the front yard design language of front yard thresholds: “Walls of Continuity: The major wall of 
continuity is created by the buildings with their uniform setbacks within the blocks. New buildings 
should contribute to this wall of continuity. Where gaslights are sufficiently numerous and where trees in 
rows have survived in sufficient numbers, minor walls of continuity are created. Fences across side lots 
contribute to the major wall of continuity where placed at the front yard setback line.” Section 21-2-103 
(c) 12.   

 Staff observes that the steps with only two risers and without a vertical visual cue, can be a potential 
hazard if not properly lit, maintained or kept clear from snow, leaves, etc.  

 

Site Photo 3, by Staff March 24, 2021: (West) front side 
(North/East) side/rear. 
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ISSUES 
 Staff also offers the opinion that the steps are not a necessary element, and the proposed design would 

hold without the proposed steps, thereby retaining the native slope and returning the landscape to its 
original simplicity of the concrete walkway to the house, as shown in the designation photos. 

 
RECOMMENDATION  
Per Section 21-2-78, HDC staff recommends the Commission issue a Certificate of Appropriateness for the 
below work items because they meet the Secretary of the Interior’s Standards for Rehabilitation and conform to 
the Elements of Design for the Indian Village Historic District: 
  

 Replace existing yew shrubs and perennial plantings with boxwood hedges 36” maximum height 
and black mulch along the front foundation of the house as shown in the proposed plans. 

 Remove existing front brick walkway, fine grade, and replace with six-foot wide concrete as 
shown in proposed plans. 

 Construct new limestone stairs with limestone sills and limestone steps as shown in proposed 
plans.   

 
 

Site Photo 4, by Detroit Free Press 1914: (West) front side with neighboring front courtyards along front property lines, 
creating a “wall of continuity”.  

















































 AREA OF IMPACT:
EXTENT OF CUT/FILL

NEW AND NEW GRASS

S
E

M
IN

O
LE

 S
TR

E
E

T

48.00'100.00'

0.67'
18.00'

18'-0"

GRASS LAWN AREA

CONCRETE DRIVE

11.00'

8.67'

REPLACEMENT
AGGREGATE CONCRETE
WALK, NEW. (2) LIMESTONE
STEPS AND PLANTER SILLS
TO MATCH STOOP

4'-0"
6'-0", E

X
IS

TIN
G

W
ID

TH
 TO

M
A

TC
H

MULCHED
PLANTING BED,
EXISTING

1'-1"

NEW CONTIGUOUS
HEDGE WITHIN
MULCHED BED

EXISTNG

6'-0" W
ID

E
 C

O
N

C
R

E
TE

 S
ID

E
W

A
LK

GRASS BELT

2'-0"

12'-0"

4'-0"

9'-6"

12'-0"

6'-0" W
ID

E
 C

O
N

C
R

E
TE

S
ID

E
W

A
LK

35'-0"

1'-8"
NEW AGGREGATE CONCRETE

AGG.
CONC

NEW AGGREGATE CONCRETE

47'-6"

DATE: 09 April 2021 UPDATED
SCALE: 1/8" = 1'-0"

ENLARGED AREA OF WORK

AutoCAD SHX Text
6" EACH

AutoCAD SHX Text
DN 4R,

AutoCAD SHX Text
YARD

AutoCAD SHX Text
SLOPED

AutoCAD SHX Text
NEW,6.5"EACH

AutoCAD SHX Text
DN 2RS

AutoCAD SHX Text
99.50'

AutoCAD SHX Text
98.00'

AutoCAD SHX Text
PITCH 2.5%

AutoCAD SHX Text
PITCH NEW 1%

AutoCAD SHX Text
97.25

AutoCAD SHX Text
MATCH

AutoCAD SHX Text
MATCH

AutoCAD SHX Text
NEW

AutoCAD SHX Text
PITCH 1.5%

AutoCAD SHX Text
MATCH EXISTING

AutoCAD SHX Text
PITCH 2.5%

AutoCAD SHX Text
97.25

AutoCAD SHX Text
96.88

AutoCAD SHX Text
96.33

AutoCAD SHX Text
MATCH

AutoCAD SHX Text
96.00'

AutoCAD SHX Text
96.99

AutoCAD SHX Text
96.00

AutoCAD SHX Text
C  COPYRIGHT, 2021



6'-0" 5'-0" +/-5'-0" +/-

1'
-1

"
LO

W
E

R
LA

N
D

IN
G

GRASS LAWN AREA TO REGRADE
WHERE WALK EXPOSED

REPLACEMENT FRONT APPROACH WALK
AND UPPER LANDING

LANDSCAPING BED

PUBLIC SIDEWALK61
2"

61
2"

RAISED LIMESTONE
PLANTER SILL, 2'-0"
DIAMETER, TYPICAL 2
ENDS

LIMESTONE STEPS RISER, 2

2'-0" 2'-0"

GRASS LAWN AREA TO REGRADE
WHERE WALK EXPOSED

REFER TO ENLARGED
AREA OF WORK PLAN,
APRIL 01 FOR
SCHEMATIC LAWN
AREA GRADES

6'-0" 1'-0"

2'
-0

"

4'-0"

LOWER
LANDING

PUBLIC SIDEWALK

PROPERTY
LINE

1'-1" 1'-8"

FA
C

E
 O

F 
R

E
S

ID
E

N
C

E

9'-6"
LANDSCAPING BED EXISTINGGRASS LAWN AREA EXISTING

48'-6" FRONT YARD AREA OF WORK

AGGREG.

LI
M

E
S

TO
N

E
 S

TE
P

 1

LI
M

E
S

TO
N

E
 S

TE
P

 2
 T

O
U

P
P

E
R

 L
A

N
D

IN
G

35'-0" AGGREGATE CONCRETE WALK NEW

FRONT STOOP
LIMESTONE

EXISTING
REPLACEMENT AGGREGATE CONCRETE WALK PROPOSED

R
IS

E
 E

X
IS

TI
N

G

GRADIENT SLOPE  OF LAWN AND BRICK WALKWAY
EXISTING CONDITIONS, 4%+ SLOPE. REFER TO
APPLICANT PHOTOS

DATE: 09 April 2021 REQUESTED

SCALE: 1/2" = 1'-0"

ENLARGED FRONT WALK WEST ELEVATION AND SITE SECTION

NORTH
ENLARGED  ELEVATION PROPOSED

SCHEMATIC SITE SECTION
SCALE: 1/4" = 1'-0"

AutoCAD SHX Text
C  COPYRIGHT, 2021





 
 

3105 Holbrook Street   Hamtramck, Michigan  48212 
phone: 313.831.2844 email: lperlick@stevencflum.com 

 
Thursday 01 April 2021 
 
 
Daniel Rieden 
Lead Landscape Architect, Historic Preservation Team 
City of Detroit 
Coleman A. Young Municipal Center 
2 Woodward, Suite 808 
Detroit, Michigan 48226 

Re: 1466 Seminole Street- Single Family Residence 
       Indian Village Historic District 

 
 
Mr. Rieden: 

 
Below is our response to your design questions received from your review. 

 
     Would the owner be open to a combination of having the original brick as an edge to the proposed 
walkway? 
No. Photos# 6-8 show the wear and tear of the brick pavers long term. The pavers provide a 
hazardous slick surface when wet that the applicant desires to remedy. This walkway currently in place 
is not original to the home. As installed by prior homeowner, a violation was issued in 2000 with no 
Commission review.  
 
       Do you have a detail on the proposed step(s) with dimensions and an elevation?   We would like to 

better understand what is the feature, its materials, dimensions both in plan and elevation(s). 
I do not have a detail prepared at this time for the HDC package. I would be happy to accommodate 
following approval of the Commission, with the Staff report suggestion of “Permit set be reviewed prior 
to final approval” as a condition. Plan dimensions have been provided upon Sheet A-1, better viewed 
upon the color Enlarged Area of Work plan. Each step will be 6” to 7” high maximum. The material of 
the upper step, planter sills and the bottom step are proposed limestone, to match the front stoop 
existing. (Photos #5 and 6 in material and massing). Risers will be linear and not curved.  The 
aggregate walk will be between the upper limestone tread/landing and existing steps, and lower 
proposed limestone step to the public sidewalk. The aggregate walk is proposed again within the 
right-of-way, from the public sidewalk to the street curb. Please reference the enlarged plan notes and 
dimensions updated. 
 
       Please provide spot elevations and pitch (% slope) of the walkway from the existing steps to the 
proposed steps, bottom of proposed steps to the curb.  Top and bottom of slopes is all that we need to 
show how grade is changing from existing to new grades. 
Enlarged Area Work plan is updated to provide for design intent clarity. Applicant/owner verified civil 
grades necessary for existing yard slope and proposed new work. Existing is 24” drop from the face of 
the residence to the City public walkway. 
 
    The proposed site plan (A-1) shows hatching on the public sidewalk.   Are you proposing to 
change/alter the existing public walkway?   If so, please describe what is being changed. 
Yes. Drawing A-01,with Photos #1 and 8 show the front approach current (brick pavers) intersecting 
the public sidewalk. This 6’-0” x 6’-0” portion will be removed and replaced with a new concrete slab 
to match elevation/material of that adjacent North/South, compliant with City specifications. 
 
Please see the Enlarged Area of Work Plan revised.  
Cordially, 
Lori Perlick  
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