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Background

Brush Park Plans

Fourth Modified Development Plan

Unratified modification to the City of Detroit’s Third
Modified Development Plan

Like past plans, development controls are primarily
based on allowable building types, DU/Acre (density),
and building height. Other controls include setbacks and
parking restrictions and locations.

The plan also includes use zones that define allowable
uses by block.
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Background

Brush Park Plans

Brush Park A+B Form-based Design
Guidelines

Established design controls for parcels and
buildings, including building siting, height,
massing, setback, frontages and access.

Not a form-based zoning code, but rather used to
“guide and inform” the development

It references local zoning, Brush Park Elements
of Design, and the Brush Park Design Guidelines

Parcel and building specific guidelines set the
future character.

Additional specificity went to the level of
materials and palette.

City of Detroit

Brush Park A+B: Plan and Building Types

utiledesign.com




Background

Brush Park Plans

Douglass-Market Transformation Plan

Master plan for the Frederick Douglass site and
infill for parcels in Eastern Market

Design character references the Brush Park
Bedrock Plan to establish a continuity of
character in Brush Park

Did not establish design controls or future zoning

Can help inform future master plan and build out
scenarios for Brush Park.

Indicative of preferred density of development for
Brush Park?

City of Detroit utiledesign.com



BaCkg round Brush Park clements of design

(d) The defined elements of design, as provided for in section 25-2-2, shall be as follows:

B r l | S I l P ar k P I a n S (1) Height, Height varies in the district from one (1) to eleven (11) stories. In the arca between Woodward and
Brush, the original development was almost exclusively two and ene-half (21/2) story houses. Later changes
mncluded the construction of apartment buildings among the houses, the majority of which are three (3) stories

m height.  The tallest building, the former Detroiter Hotel, 15 located on Woodward Avenue in the
commercial strip. All other buildings more than tour (

) 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

B ru S h Par k El e m e n tS Of DeS i g n development ranged from one (1) to two and one-half (21/2) stories. Later redevelopment includes

apartment buildings not more than 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-halt (21 / 2)) story height

. A twe nty_tWO pOi nt asseSS m e nt Of th e b u I It fo rm Of umplies more height in feet than usual, since ceiling heights in these houses are unusually high.
(2) Proportion of building’s front facade. Buildings in the district are usually taller than wide; horizontal

B ru S h P ark i n Cl u d i n g b u i I d i n g S iti n g y h e i g ht, proportions exist only in incompatible later buildings, except for row house buildings.
S e t b ac k S ar C h ite Ct u r al C h ar aCt e r et C (3 Proportion of openings within che 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.

. Outlines the fundamental spatial relationships o _ o
(4) Rhythm of solids to voids m front facade. Victorian structures in the district often display great freedom in
between the bu i |d i ngs and the publ iC real m the placement of openmgs 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.
5) Rhythm of spacing of buildines on streets. The area between Woodward and Brush appears to have been
) 2 19 g PF

. Functions as guidelines rather than proscriptive desloped n vy gl spacing, ith iy

demolition of many of the houses, and the vacant land resulting, as well as the occasional combination of lots

1 1 for larger structures, particulacly close to Woodward. East of Brush, smaller lots were used in subdividing, but
reg u Iatl O nS . T h e Ietter Of Wh I Ch m USt be many buildings stand on more land than one lot, and the parcel sizes are now quite irregular, as 1s the
represented in future developments.

50) foot lots. This regularity has been disrupted by the

placement of buildings.

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

af Waandward hae sfforrivelyr sliminared cich nraiscrian

N
[}
_—

Rhythm of spacing of buildings on streets. The area between Woodward and Brush appears to have been

L.

developed in a very regular spacing, with fifty (50) foot lots. This regularity has been distupted 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. 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 wrregular, as 1s the
placement of buildings.

€) Relationship of colors. Brick red predominates, both in the form of natural color brick and in the form of
) /2
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

City of Detroit




Background

Brush Park Plans

Brush Park A+B Historic District Commission
Drawing Package

The drawing package demonstrated that the
architecture and site plans reflected the intent of
the Brush Park Elements of Design

utile City of Detroit utiledesign.com 8



Background

Brush Park: Scope of Work and Timeline

1 Brush Park Kickoff meeting

City of Detroit utiledesign.com




Background

Brush Park: Scope of Work and Timeline

2 Working Period #1 (March-May)

City of Detroit utiledesign.com



Background

Brush Park: Scope of Work and Timeline

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

Brush Park: Scope of Work and Timeline

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

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

City of Detroit utiledesign.com
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Brush Park Plan and Form-Based Code

Form Based Code 101

1. Types of Zoning
2. Use Based Zoning vs. Form Based Zoning
3. Elements of Form Based Zoning

4. FBC Successes and Michigan Examples

City of Detroit utiledesign.com



Brush Park Plan and Form-Based Code

Form Based Code 101

1. Types of Zoning

City of Detroit utiledesign.com



Brush Park Plan and Form-Based Code

Form Based Code 101

Use Based Zoning
Separates different land uses
Organizes similar uses into distinct areas (zones)
Single-family housing
Multi-family housing
Retail/Commercial

Industrial

City of Detroit utiledesign.com



Brush Park Plan and Form-Based Code

Form Based Code 101

Performance Zoning

Regulates the effects or impact of land uses on
surrounding properties

Performance measures
Traffic Impact (Vehicle Trips)
Noise Levels
Shadows, solar reflectivity, wind redirection

Most Building Codes are performance-based

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

Negotiated Zoning

Allows landowners to vary uses and
development standards in a zoning ordinance
through a negotiated process.

Most Common Examples:
Planned Unit Development (PUD)
Planned Development District (PD)

When approved, this type of zoning becomes a
“mini-zoning ordinance” that regulates
development of the site.

City of Detroit utiledesign.com



Brush Park Plan and Form-Based Code

Form Based Code 101

Form Based Zoning
Predictable built results
A high quality public realm

Prioritizes regulation of the FORM of
development

Can de-prioritize use standards

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

Most ‘Big City’ codes like the Detroit

Zoning Ordinance use all of these tools...

Use Based;
Performance Based:;
Sometimes Negotiated,;

and Form Based.

Each tool has specific purposes and
creates different outcomes

City of Detroit
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Brush Park Plan and Form-Based Code

Existing Allowable Height

Density and Height are directed to the
periphery of the neighborhood
(Woodward Ave, Mack Ave and Brush St)

East/West streets maintain a lower scale
between John R and Brush St.

This framework may result in moments of
conflicting building scales when historic
homes are taken into account

8 STORIES

4 STORIES
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Brush Park Plan and Form-Based Code

Land Use Map (4" Modified
Plan)
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Brush Park Plan and Form-Based Code

Brush Park Elements of
Design

e
(o)
S

Rihythm of spacing of buildings on strects. The area between Woodward and Brush appears to have been
developed in a very regular spacing, with fifty (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. 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.

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

2. Use Based Zoning vs Form Based Zoning

City of Detroit utiledesign.com




Brush Park Plan and Form-Based Code

Form Based Code 101

Use Based Zoning

Dimensional standards are typically the same for
every use...

Dwelling Units/Acre
Setbacks & Height

Floor Area Ratio

City of Detroit utiledesign.com



Brush Park Plan and Form-Based Code

Form Based Code 101

Use Based Zoning + Design Guidelines
Materials
Roofs Type or Silhouette
Articulation (Surface Relief; Project/Recess)

Storefronts

City of Detroit utiledesign.com




Brush Park Plan and Form-Based Code

Form Based Code 101

Use Based Zoning + Design Guidelines

Materials
Roofs Type or Silhouette

Articulation (Surface Relief; Project/Recess)

Storefronts

Lipstick on a Pig

(Pig = ‘one size fits’ all dimensional standards)

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

Form Based Zoning

Regulates relationships between buildings and
the public realm

The scale & mass of buildings in relation to each
other

The scale & types of streets and civic spaces

utiledesign.com
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Brush Park Plan and Form-Based Code

Form Based Code 101

3. Elements of a Form Base Code

City of Detroit utiledesign.com




Brush Park Plan and Form-Based Code

Form Based Code 101

Necessary Elements (Must Haves)

Thoroughfare Standards

City of Detroit utiledesign.com



Brush Park Plan and Form-Based Code

Form Based Code 101

Necessary Elements (Must Haves)

Thoroughfare Standards
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Brush Park Plan and Form-Based Code

Form Based Code 101

Necessary Elements (Must Haves)
Thoroughfare Standards

Civic Space Standards

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

Necessary Elements (Must Haves)
Thoroughfare Standards

Civic Space Standards

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

Necessary Elements (Must Haves)
Thoroughfare Standards
Civic Space Standards

Building Standards

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

Building Standards
Building Types

City of Detroit utiledesign.com



Brush Park Plan and Form-Based Code

Form Based Code 101

Building Standards
Building Types

City of Detroit utiledesign.com



Brush Park Plan and Form-Based Code

Form Based Code 101

Building Standards
Building Types

Building Components

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

Building Standards
Building Types
Building Components

Building Frontages

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

Building Standards
Building Types
Building Components

Building Frontages

City of Detroit

utiledesign.com



utile City of Detroit utiledesign.com 40



City of Detroit



utile City of Detroit utiledesign.com 42



Brush Park Plan and Form-Based Code

Form Based Code 101

Necessary Elements (Must Haves)
Thoroughfare Standards
Civic Space Standards
Building Standards
Regulating Plan/Zoning Map

Regulates built character instead of Land Use

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

Necessary Elements (Must Haves)
Thoroughfare Standards
Civic Space Standards
Building Standards
Regulating Plan/Zoning Map

Can have additional design based standards that go
further than a typical zoning map

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

Necessary Elements (Must Haves)
Thoroughfare Standards
Civic Space Standards
Building Standards
Regulating Plan/Zoning Map

Can coordinate with a street plan

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

Necessary Elements (Must Haves)
Thoroughfare Standards
Civic Space Standards
Building Standards
Regulating Plan/Zoning Map
Administration (Review & Permitting)

Definitions

City of Detroit utiledesign.com



Brush Park Plan and Form-Based Code

Form Based Code 101

Optional Elements

Architectural Standards

City of Detroit

Building
Walls

utiledesign.com



Brush Park Plan and Form-Based Code

Form Based Code 101

Optional Elements

Architectural Standards

Building
Walls

Windows

City of Detroit

utiledesign.com
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Brush Park Plan and Form-Based Code

Form Based Code 101

4. FBC Successes & Michigan Examples

City of Detroit utiledesign.com




Brush Park Plan and Form-Based Code

Seaside Florida (1984)

YARD

43 scs 7T pure
e.‘”.an.u
-

e (e W e s

.

BALCONY ]

e 1

ovuT-
BUILDING

A AREIANY STRUCTEE
FeaTIn YR A AR

PARKING

] . ;
Ty

HEIGHT

S 1M8  THE ADOVE MITIED AMD TERMINGLOGY ARE 7

PR B T WX
e a

DE ~THE TOWN O

TYPE Iv

Sty
"L0000G.

T e

* *
* *
* *
R, A » ARE THIREOH SH ¥ )

F SEA

TYPE VI

IS

e 8 T
e

T

SIDRE

TYPE VII

SPECIFICATIONS

TYPE VIII

o
e an a

™ RO SOMEN OF PARICES 324281
e T

City of Detroit

utiledesign.com




Brush Park Plan and Form-Based Code

Seaside Florida (1984)
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Brush Park Plan and Form-Based Code

Re:Code Los Angeles (2018)

City of Detroit utiledesign.com




Brush Park Plan and Form-Based Code

Form Based Code 101

As of February 2017...
618+ FBCs written world wide

390 FBCs at the Neighborhood Scale; 225
adopted; covering between 13 — 56,000+ acres

FBC’s govern development for over 44 million
people

City of Detroit utiledesign.com




Brush Park Plan and Form-Based Code

Form Based Code 101

Michigan Neighborhood Scale FBCs
East Lansing 2006; 35 acres; adopted

Birmingham 1996; 55 acres; adopted
Wyoming 2013, 155 acres; adopted
Muskegon 2015; 312 acres; adopted
Grandyville 2010; 5,510 acres; adopted

Farmington (adopted), Jonesville (adopted),
Marquette (adopted), Petoskey, Pittsfield, Saline,
Traverse City, Troy

Michigan City-Wide FBCs

Fremont, Grand Rapids, Howell, Lansing

City of Detroit utiledesign.com



Brush Park Plan and Form-Based Code

Form Based Code 101

Why Form Based for Brush Park?

. History of planning has developed a
vision for the neighborhood

: ——
- 1 -
q(mm REDDIT.COM
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Brush Park Plan and Form-Based Code

Form Based Code 101

Why Form Based for Brush Park?

History of planning has developed a
vision for the neighborhood

MODIFIED DEVELOPMENT PLAN
(Fourth Modification)

BRUSH PARK REHABILITATION PROJECT

Forth Modified Plan

Form-Based Design Guidelines

PLANNING AND DEVELOPMENT DEH
CITY OF DETROIT

Approved: 10, 2014

Elements of Design

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

Why Form Based for Brush Park?

History of planning has developed a
vision for the neighborhood

Sets expectations for developers...and
predictable results for the neighbors

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

Why Form Based for Brush Park?

History of planning has developed a
vision for the neighborhood

Sets expectations for developers...and
predictable results for the neighbors

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

Why Form Based for Brush Park?

History of planning has developed a
vision for the neighborhood

Sets expectations for developers...and
predictable results for the neighbors

Streamlined permitting can reduce costs
and improve built quality AND create a
healthier, more informed property
market

City of Detroit
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Brush Park Plan and Form-Based Code

Form Based Code 101

Why Form Based for Brush Park?

History of planning has developed a
vision for the neighborhood

Sets expectations for developers...and
predictable results for the neighbors

Streamlined permitting can reduce costs
and improve built quality AND creates a
healthier, more informed property
market

Reduces barriers to infill and
encourages Smart Growth

City of Detroit utiledesign.com
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Early Analysis

Feedback

Brush Park planning has been site specific and
Incremental over the years.

Public and underutlized land in Brush Park is
an advantageous resource for future planning
and development

Open space must be integrated into future
development. There is limited public open space
today.

What sort of density is the city looking for? What
will complement the existing building stock?

The goal of Form-based Code should be to
streamline the development review process

City of Detroit utiledesign.com




Site Visit Observations
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Site Observations

Early Planning Objectives

. Explore Potential Redevelopment Sites: Find
opportunities for new development on vacant or underutilized
parcels

. Connect the Neighborhood: Create new connections to
breakdown super block conditions through new neighborhood
streets, existing alleys and open space

. ENn gage the street: Maintain a continuous street wall on
the North-South streets and prioritize the ground level
pedestrian experience

. Bu I|d off of existing open space network: Use the existing
open space to create more substantial neighborhood parks

. Create aLinear Green Network: Weave open space
network throughout the neighborhood seamlessly

City of Detroit utiledesign.com



Site Observations

-xplore Potential Redevelopment Sites

City of Detroit utiledesign.com




Site Observations

Engage and Interface with the Street

City of Detroit utiledesign.com




Site Observations

Build off of Existing Open Space to Create Neighborhood Parks

City of Detroit



Site Observations

Create a Linear Open Space Network

City of Detroit utiledesign.com




Site Observations

Walkshed (5 & 10 min.)

Much of the study area is within a 10-
minute walk to transit.

The transit stops themselves are 10-
minutes apart from each other

New Transit Oriented Development should
be emphasized at the MLK Jr Station

City of Detroit utiledesign.com




Site Observations

Street Direction and Parking

Woodward Ave.
John R Street
Brush Street
Beaubien St.
I-75 Frontage Rd

Wilkins Street

The design of E/W streets, Brush St. and
Woodward Ave have been improved

One-way streets should be reevaluated
for conversion to two-way streets

Beaubien St could be retrofit for more
pedestrian space and fewer travel lanes

City has requested bond funding for 2018
for Beaubien to convert to two-way and
reconfigure the Service Drive.

City of Detroit
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Site Observations

Big Picture Takeaway:
Current and Planned

Douglas Home was
planned, but not approved

N

The new QLine will
provide easy transit
access to Brush Park

City Modern and Brush Park
South will replicate the scale

of the neighborhood

City of Detroit utiledesign.com



Site Observations

Big Picture Takeaway:
Scales of Opportunity

Vacant lots and surface
parking lots provide
opportunities for future
infill development

development near the
QLine stop on Woodward \/

and Mack Ave

Consider higher density

Smaller infill development
sites should complement
the existing scale and
historic character

City of Detroit utiledesign.com



Site Observations .
New connections from
Brewster Homes make

Big Picture Takeaway: ihe nighborhosd more

accessible

Enhancing Connectivity \/

John R. and Brush
St should act as

active corridors for
the neighborhood.

City of Detroit utiledesign.com



Site Observations

Open Space: Planned and Approved

Bicycle and pedestrian
improvements provide

safe connections to the
Dequindre Cut

New linear open
spaces provide mid-
block pedestrian
connections

utiledesign.com
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Early Analysis

Public Ownership

More than half (58%) of the land in Brush
Park is publicly owned

Some formerly publicly owned land will be
developed by the City Modern and Brush
Park South projects

PDD
DHC

utiledesign.com
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Neighborhood Planning and Open Space

Block and Parcel Plan

. Developable area* (44 ac.) is 24% of the
total Brush Park Study Area.

. 72% (32 ac.) of that is publicly owned land

. Publicly owned parcels and vacant or
underutilized parcel were used to test
future development typologies

*This area was based on GIS data and a survey of site specific conditions,
such as underutilized or vacant parcels. These assumptions were cross
checked with the city staff.

utile City of Detroit utiledesign.com




Neighborhood Planning and Open Space

Block and Parcel Plan

. Developable area* (44 ac.) is 24% of the
total Brush Park Study Area.

. 72% (32 ac.) of that is publicly owned

land.
. Block Plan will be used in the future as oLC 242715 23 20
part of the regulating plan for new zoning of empty publicly

N

*This area was based on GIS data and a survey of site specific conditions,
such as underutilized or vacant parcels. These assumptions were cross
checked with the city staff.

utile City of Detroit utiledesign.com




Neighborhood Planning and Open Space

Current Conditions

City of Detroit utiledesign.com




Neighborhood Planning and Open Space

Current & Planned Conditions

City of Detroit utiledesign.com




Neighborhood Planning and Open Space

Density and Infill Scenario

1. Replicate scale and pattern established
by historic form and planned
development @%

2. Consider new streets to connect Q
Brewster Homes to the Brush Park
neighborhood ;5)

3. North/South streets allow for a higher
density to create a mixed-use corridor

4. Cross streets maintain the current é
neighborhood scale

5. Surface parking lots should be
considered for future infill development

City of Detroit utiledesign.com




Neighborhood Planning and Open Space

Open Space Network

1. Green connections are anchored by
neighborhood parks

2. Linear open space network is woven
through Brush Park

3. Wide greenways take advantage of
excess roadway and lawn buffers

4. Brush Park is fully accessible via new
green space (east/west and north/south)
to the adjacent neighborhoods

City of Detroit
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Brush Park Scenarios and Typologies

Open Space:
Planned and Approved

City of Detroit utiledesign.com




Brush Park Scenarios and Typologies

Brush Park Open Space - Greenways

. Take advantage of excess right-of-way to build a
connective greenway network

/\ AN

Use additional Expand on recent
ROW for bike and work along Wilkins
pedestrian paths Street

City of Detroit utiledesign.com



Brush Park Scenarios and Typologies

Brush Park Open Space — Mews and Linear Connections

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

Continue mews to new
development in Brush
Park to the north

N

City of Detroit utiledesign.com




Brush Park Scenarios and Typologies

Brush Park Open Space - Alleyways

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

Use for pedestrian
and vehicular access

N

City of Detroit utiledesign.com




Brush Park Scenarios and Typologies

Brush Park Open Space — Parks

City of Detroit

7\

New and expanded
parks in the
neighborhood
provide local access
to open space

utiledesign.com



Brush Park Scenarios and Typologies

Open Space: Proposed Network

Create signature greenway
system connecting to
downtown and Eastern Market

Build upon system of
alleyways as shared spaces
for pedestrian and cars

City of Detroit utiledesign.com
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Brush Park Scenarios and Typologies

Brush Park: Current &
Planned Conditions

City of Detroit utiledesign.com



Brush Park Scenarios and Typologies

Brush Park Scenario with Types

Townhome/duplex scale
fits contextually with the

Place higher density neighborhood
commercial uses at w
transit stops

Infill buildings match
scale of City Modern
and Brush Park South

City of Detroit utiledesign.com



Brush Park Scenarios and Typologies

Brush Park Scenario with Types

Higher density along
Brush Street/
Beaubien Corridor

City of Detroit utiledesign.com




Brush Park Scenarios and Typologies

Brush Park Density Alternatives based on building type

SCENARIO A

Residential Area
(GSF)

Residential Units

(QTY)

Below Grade
Parking at 1.0

(QTY)

Surface Parking

(QTY)

1.5M

970

260

220

utile

City of Detroit

SCENARIO B

Residential Area
(GSF)

Residential Units

(QTY)

Below Grade
Parking at 1.0

(QTY)

Surface Parking
(QTY)

1.9M

1,700

750

670

utiledesign.com




Brush Park Scenarios and Typologies

Brush Park Building Types: Apartment Buildings

City of Detroit utiledesign.com



Brush Park Scenarios and Typologies

Brush Park Building Types: Carriage Homes

City of Detroit utiledesign.com




Brush Park Scenarios and Typologies

Brush Park Building Types: Townhome/Duplex

City of Detroit utiledesign.com




Brush Park Scenarios and Typologies

Brush Park Vision

City of Detroit utiledesign.com
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