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STAFF REPORT: 10/12/2022 REGULAR MEETING                       PREPARED BY: D. RIEDEN 
APPLICATION NUMBER: #22-8055 
VIOLATION NUMBER: #652 
ADDRESS: 2801 OAKMAN 
HISTORIC DISTRICT: OAKMAN BOULEVARD 
APPLICANT/ PROPERTY OWNER: DAVID MORGAN 
DATE OF PROVISIONALLY COMPLETE APPLICATION: 9/19/2022 
DATES OF STAFF SITE VISIT: 9/23/22 
 
SCOPE: INSTALL VINYL WINDOWS (WORK COMPLETE WITHOUT APPROVAL), REPLACE 
EXISTING VINYL WINDOWS WITH NEW VINYL WINDOWS  
 
EXISTING CONDITIONS 
Built in 1945, the property at 2801 Oakman is a 2 story, minimal traditional residence on a corner lot at Monica Street 
facing northwest. The cross- gabled asphalt-shingled roof protrudes past the front entrance and once featured double-
hung wood windows with shutters that have been removed and replaced with vinyl windows by a previous owner.   
The house is clad with dark brown brick and aluminum siding on the second floor at the front and rear sides of the 
house.  The first-floor bay of replaced casement windows with double hung windows is surrounded by stone cladding. 
This bay originally had wood paneling that has been covered with vinyl siding.  The original windows featured true 
divided light mullions, which have since been replaced by vinyl windows with between-glass grids. The front brick 
porch is recessed under the modest roof and the front door is barely visible. A more visible side entrance faces Monica 
Street with modest porch roof and symmetrically placed double-hung windows. The open lawn has foundation 
plantings, some of which have been removed for a flower bed under the front bay.  A curving concrete walkway meets 
the public sidewalk and a hedgerow outlines the front yard corner. 

 
This property has the following HDC approvals on Detroit Property Information System (DPI).   

• April, 1991 COA: Reroof back porch, repair ceiling board and porch. 
 

There is an outstanding violation for work done without approval that was revealed in the application process:  
• September 2022, Work Done Without Approval by previous owner sometime between 2018 and July 

2020: all wood windows replaced with vinyl, shutters removed, and front bay window wood paneling 
covered with vinyl siding, aluminum siding painted, and foundation planting removed without approval. 

Site Photo 1, by staff Sept.23, 2022: (Northwest) front elevation. Site Photo2, by Google Streetview 2018: (Northwest) front elevation 
showing original casement and double-hung windows. 
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PROPOSAL 
The proposed work consists of two work items.  The first item addresses an outstanding violation by a previous 
owner that all windows have been replaced with vinyl windows.  The second item is a proposal to replace 10 of 
the vinyl windows with 10 new vinyl windows.    
 
Replacement Of All Windows with Vinyl Windows By A Previous Owner 
The applicant has confirmed that the original windows are gone, nor is there documentation/specifcation on the 
product/manufacturer of the vinyl windows that are now in place.  The applicant is proposing to keep all vinyl 
windows except for the 10 windows as described below.  
 
Replacement Of Ten (10) Vinyl Windows with Ten (10) Vinyl Windows Detail 
Replace ten (10) vinyl windows with Weathergard Series 700 vinyl windows, no divided lights or grids,  at the 
following locations:  

• Side (Northeast) Elevation – three (3)  vinyl windows replaced with vinyl windows 
o 1st Floor: replace two (2) vinyl double sliders with two (2) vinyl double sliders 
o 2nd Floor: replace one (1) vinyl double hung with one (1) vinyl double hung 

• Side (Northwest) Elevation – three (3) vinyl windows replaced with vinyl windows 
o 2nd Floor (at rear of house- not publicly visible): replace one (1) vinyl double hung with one (1) 

vinyl double hung 
o 2nd Floor (at front of house- publicly visible): replace two (2) vinyl double hung with two (2) 

vinyl double hung 
• Rear (Southeast) Elevation – four (4) vinyl windows replaced with vinyl windows 

o 1st Floor: replace one (1) vinyl double slider with one (1) vinyl double slider 
o 2nd Floor: replace three (3) vinyl double hungs with three (3) vinyl double hungs 

 
 
STAFF OBSERVATIONS AND RESEARCH 
 The Oakman Boulevard Historic District was established in 1989.  
 Staff confirmed with the current owner that the property was purchased in July 2020, and the violations 

listed on this property were completed prior to this time.   

Aerial of Parcel #16025266 

Site Photo 3, by staff September 23, 2022: (Southeast) side/rear 
elevation showing existing vinyl windows.  
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 Staff received confirmation from the owner that they would like to address the prior violation regarding the 
windows by including this with their proposal to replace the 10 windows.  

 Staff observed that three elevations of the house, the front, southeast side and rear, are all very publicly 
visible due to the corner lot location and the proximity to the public sidewalk.   

 Staff observed that besides the replacement of the original windows, other violations are present on the 
property since 2018, which are not included in this application, and include the following work done 
without approval (see site photos 1 and 2):  

o The front elevation shutters were removed 
o The aluminum siding was painted 
o The front bay window wood paneling has been covered with vinyl siding 
o The front foundation shrubs were removed and replaced with a garden bed.  

 Staff has identified that the original, divided-light 
double-hung windows on the front elevation were 
distinctive character-defining features that have been 
removed without approval, and therefore substantially 
detracts from and destroys the historic appearance of 
the building.  

 The side and rear elevation windows did not have these 
divided light features, but the windows on these 
elevations had trim and brick molding traits that were 
clean, thinner design than the current vinyl window’s 1-
2” coil coverings. It is staff’s opinion that original 
window frame and material are characteristic of 
Minimal Traditional architectue and therefore 
character-defining features that were lost when 
replaced.  

 Staff observed that the installed vinyl windows have 
several features that are not appropriate:  

o the surrounding coil covering the brickmold is 
large and gives the windows a chunky 
appearance  

o the between the glass grids give the windows a 
flat appearance, losing the dimensions of the 
historic muntins 

o the configuration of the installed windows 
does not match the original configuration 

o the dimensions of the header and base of the 
window do not match the original wood 
windows. 

 It is staff’s opinion that the proposed window vinyl 
replacements have the same inappropriate features as 
those listed above.   

 
 

ISSUES 
 The replacement of all windows with vinyl windows by a previous owner was completed without HDC 

approval.  
 It is staff’s opinion that the removal of the original wood windows has destroyed the original scale, 

design, and materiality of this historic property, and therefore does not meet the Secretary of the Interior's 
Standards for Rehabilitation. 

Site Photo 4, by Google Streetview 2018: (South) rear and side 
elevation showing original double-hung and slider windows. 

Site Photo 5, by Staff: (Southeast) side elevation showing 
thick, aluminum coil stock around brick mold and seam, 
and between glass grids (2nd floor), of previously 
installed vinyl windows. 
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 It is staff’s opinion that the current windows are not an adequate replication of the historic wood windows 
for the following reasons:  

o Vinyl is not a historically appropriate material 
o The aluminum coil stock around the brickmold is inappropriate 
o The between the glass grids give the windows a flat appearance, losing the dimensions of the 

historic muntins 
o The configuration of the front elevation windows does not match the original configuration 
o The header of the double-hung windows does not match the original dimensions of the wood 

windows. 
o The replacement of the front bay casements with double hung vinyl windows, changes the 

operation, design and scale and therefore is inappropriate. 
 No documentation establishing that the original wood windows were beyond repair was recorded or 

submitted. 
 The proposed vinyl window replacements do not remediate the historic features of the lost windows and 

only continue the same inappropriate features of the existing vinyl windows, in staff’s opinion. 
 
 
RECOMMENDATION  
Section 21-2-78, Determination of Historic District Commission 
 
Recommendation: Install Vinyl Windows (Work Complete Without Approval), Replace Existing Vinyl Windows 
With New Vinyl Windows 
Staff finds that the replacement original, wood windows with vinyl windows and replacement of vinyl windows 
with vinyl windows destroys the historic character of this property and removes distinctive, character-defining 
features.  
 
Staff therefore recommends that the Commission issue a Denial for the above work items, as it does not meet the 
Secretary of the Interior's Standards for Rehabilitation, specifically Standards: 
 

2. The historic character of a property shall be retained and preserved. The removal of historic materials 
or alteration of features and spaces that characterize a property shall be avoided. 
 
5. Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize 
a property shall be preserved. 
 
6. Deteriorated historic features shall be repaired rather than replaced. Where the severity of deterioration 
requires replacement of a distinctive feature, the new feature shall match the old in design, color, texture, 
and other visual qualities and, where possible, materials. Replacement of missing features shall be 
substantiated by documentary, physical, or pictorial evidence. 

 
 















This Message Is From an External Sender
ATTENTION: This email was sent from an external source. Please be extra cautious when opening
attachments or clicking links.

From: David Morgan
To: Dan Rieden
Subject: Re: [EXTERNAL] Re: 2801 Oakman - HDC Meeting
Date: Thursday, September 29, 2022 4:14:14 PM

Hi Dan, 

I would like to add to the application the following statement... 
Please add to my application the previous violation at my property for the replacement
windows that occurred prior to my purchase on July 2, 2020. All windows in the home were
replaced with vinyl windows prior to my ownership. 

On Wed, Sep 28, 2022 at 9:59 AM David Morgan <d.mo.cpa89@gmail.com> wrote:
Dan, 

Thanks for the clarification. I'll send clear photos later this week. 
As an FYI - Ben sent this email containing information previously sent to DHC. Are you
able to use any of this (beyond the photos)? 

Thank you,
David

On Wed, Sep 28, 2022 at 8:43 AM Dan Rieden <riedenda@detroitmi.gov> wrote:

David and Linda,

 

Thanks for your response.  Yes the elevation is in reference to each side of the outside of
the house.  We do not have the rest of the information as you stated, so please complete
items 1-5.

 

Thank you,

 

Daniel Rieden PLA/ASLA (he/him)

Lead Landscape Architect | Historic Preservation Team
Planning & Development Department | City of Detroit
Coleman A. Young Municipal Center, 2 Woodward Avenue, Suite 808, Detroit, MI 48226
Phone: 313.224.1357
Email: riedenda@detroitmi.gov
Website: Detroitmi.gov/pdd

Michael E. Duggan, Mayor
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