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STAFF REPORT 2-17-2021 SPECIAL MEETING             PREPARED BY: A. PHILLIPS  
APPLICATION NUMBER: 21-7100 
ADDRESS: 1080 IROQUOIS AVENUE 
HISTORIC DISTRICT: INDIAN VILLAGE 
APPLICANT: BRETT MAHAFFEY, RENEWAL BY ANDERSEN 
PROPERTY OWNER: MAUREEN KEARNS 
DATE OF PROVISIONALLY COMPLETE APPLICATION: 2-5-2021 
DATE OF STAFF SITE VISIT: 2-2-2021 
 
SCOPE: REPLACE ELEVEN (11) EXISTING ALUMINUM WINDOWS WITH RENEWAL BY ANDERSEN 
FIBREX WINDOWS 
 
EXISTING CONDITIONS 
The building located at 1080 Iroquois Avenue is a 1 ½ - story single family residence constructed in 1958. The building is 
clad in red brick and features stone details at the upper half of the front façade as well as a low stone garden wall at the front 
elevation. The asymmetrical front (west) façade is horizontal in composition and includes simple, covered, slightly raised 
front porch platform located slightly to the right of the center of the elevation. A large, brick chimney is located at the south 
end of the mass of the house between the house and the attached garage. The attached garage is set back slightly from the 
front façade of the house. The rear elevation includes a large deck, a wood lattice screen wall, and landscaping. The building 
retains the majority of its historic aluminum slider windows.  
 

       
View from Iroquois Avenue looking southeast. Photo taken by HDC staff, February 2, 2021 

 
PROPOSAL 
With the current proposal, the applicant is seeking the Commission’s approval to replace all eleven (11) existing 
aluminum windows at the first floor and attic with new Renewal by Andersen Fibrex windows per the attached 
drawings and application. Included in the proposal are the following scope items: 

• Remove all eleven (11) existing aluminum windows at the first floor and attic in their entirety and replace with 
Renewal by Andersen Fibrex windows (exterior color: dark bronze).  

o All existing windows, other than the living room window at the front (west) elevation, are 1:1 slider 
windows. The existing living room window is a 1:1:1 slider. 

o All but four existing slider windows are proposed to be replaced with double casement windows. Three 
windows on the side (north) elevation are proposed to be replaced with 1:1 “glider” windows and the large 
living room window on the front (west) elevation is to be replaced either with a 1:1:1 glider window. 

o None of the replacement windows are proposed to have divisions to match existing light configuration. 
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STAFF OBSERVATIONS & RESEARCH 
• Indian Village Historic District was designated in 1970. This house was only twelve years old when the District 

was designated, but has now reached an historic age. 
• When reviewing the detailed photographs included in the application materials, staff observed that some of the 

exterior stone sills appear to have heaved and cracked. The window issues the applicant is dealing with may be 
indicative of and/or caused by settlement and seasonal movement within the wall which would have the potential 
to cause the gapping evident in the photos as well as the operational issues identified by the applicant. Staff is 
concerned that even if replacement were admissible, replacement windows may not address the issues the applicant 
is seeking to resolve. 

• History of applications to the HDC include: 
1. 1995 – COA issued by HDC for a renovation and addition to the house. 
2. 1999 – COA issued by HDC staff for the replacement of the asphalt roof with new brown asphalt shingles. 
3. 2007 – COA issued by HDC staff for the replacement of the garage door 
4. 2015 – COA issued by HDC for rear deck and landscaping (fence denied)  

• The Sanborn maps shown below indicate that the current house, which was constructed in 1958, was the first house 
to exist on this property since the platting and naming of Indian Village in 1894 from a farm once belonging to 
Abraham Cook. 

      
1910 Sanborn Map    1915 Sanborn Map    1915-1951 Sanborn Map  

 
ISSUES 

• Buildings constructed in the 1950s and 1960s (Mid-century) are very newly 50 years old, making them of historic 
age. As every architectural style turns 50 years old, the field of historic preservation expands to include the 
architectural details which represent that style, should their significance be established. 

• Although it is only approximately 63 years old, it is staff’s opinion that the house located at 1080 Iroquois represents 
the history of the development and densification of Indian Village and the growth of Detroit. This house is one of 
the very few examples of mid-century architecture in the district. Additionally, its modest size compared to the 
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older, grander architecture surrounding it, demonstrates the socio-economic history of the neighborhood and 
district. 

• Not only is the house representative of the development of the City and of Indian Village, it is also representative 
of the history of architectural design and building technology at the mid-century. After WWII, the modernization 
of building materials and construction along with the simplification of building forms and honest use of materials 
took hold across the world, creating what we know of today as the mid-century-modern style of architecture. 
Specifically, aluminum windows became widely popular for their ease of maintenance, a sleek, modern appearance 
and thin profiles, allowing maximal light into the house.  

• The listed period of significance for the Indian Village Historic District is the “20th Century” which is a very broad 
period of significance, however, the National Register Nomination specifically calls out the 243 buildings in the 
District built between 1904 and 1922. The house located at 1080 Iroquois was built in the 20th Century, but after 
1922. It is staff’s opinion that the house is a non-contributing resource to the district as it does not add to the 
architectural qualities or historic association of the district because it does not relate to the documented significance. 

• However, although suggested as being a non-contributing resource, the Commission shall still, under Section 21-2-
73 of the Detroit City Code consider the following: 

(1) The historical or architectural value and significance of the resource and its relationship to the 
historical value of the surrounding area; 

(2) The relationship of any exterior architectural features of the resource to the remainder of the resource 
and to the surrounding area; 

(3) The general compatibility of the exterior design, arrangement, texture, and materials proposed to be 
used; 

(4) Any other factor, including aesthetic, which the Historic District Commission finds to be relevant. 
• The historic “non-finish” or “mill finish” (bare aluminum surface) aluminum slider windows are distinctive 

character-defining features of the resource (house).  Staff recommends the applicant replace in-kind with aluminum 
windows to match the thin profiles and bare aluminum finish of the existing windows. 

• It is staff’s opinion that the profile dimensions, texture, and dark bronze color of the Fibrex replacement windows 
proposed are incompatible with the exterior architectural features and architectural value of the house. Furthermore, 
although the proprietary Fibrex material created by Andersen has been in existence since the early 1990s, it is only 
in the last few years that the HDC has received proposals to replace historic windows with this product. Therefore, 
not enough time has passed to understand how this material performs and ages.   
  

RECOMMENDATION  
Section 21-2-73, Certificate of Appropriateness 
It is staff’s opinion that the proposal for window replacement should qualify for a Certificate of Appropriateness. 
Staff recommends that the Commission approve a COA for the replacement of the existing windows, as it meets 
the Secretary of the Interior’s Standards for Rehabilitation and the Indian Village Historic District’s Elements of 
Design, with the conditions that: 

• The windows are to be replaced in-kind with aluminum windows, not Fibrex as proposed, to closely match 
the thin profiles and bare aluminum finish of the existing windows. 

• Applicant to submit revised cut sheets for the replacement windows to HDC staff for review and approval 
prior to pulling the permit for the work. 

 

https://library.municode.com/mi/detroit/codes/code_of_ordinances?nodeId=PTIVDECO_CH21HI_ARTIIHIDILA_DIV4PEWOWIDI_S21-2-73ISCEAP


phillipsann
Rectangle

phillipsann
Callout
1080 IROQUOIS

phillipsann
Text Box
1910 SANBORN MAP



phillipsann
Callout
1080 IROQUOIS

phillipsann
Rectangle

phillipsann
Text Box
1915 SANBORN MAP



phillipsann
Callout
1080 IROQUOIS

phillipsann
Rectangle

phillipsann
Text Box
1915-1951 SANBORN MAP



phillipsann
Text Box
STAFF SITE VISIT 2/2/2021



phillipsann
Text Box
STAFF SITE VISIT 2/2/2021



phillipsann
Text Box
STAFF SITE VISIT 2/2/2021



phillipsann
Text Box
STAFF SITE VISIT 2/2/2021



HISTORIC DISTRICT COMMISSION

CITY OF DETROIT
PLANNING & DEVELOPMENT DEPARTMENT
2 WOODWARD AVENUE, ROOM 808, DETROIT, MI 48226

PROJECT REVIEW REQUEST

DATE:______________________

Photographs of ALL sides of existing building or site

Detailed photographs of location of proposed work 
(photographs to show existing condition(s), design, color, & material)

Detailed scope of work (formatted as bulleted list)

Description of existing conditions (including materials and design)

Brochure/cut sheets for proposed replacement material(s) and/or product(s), as applicable

Description of project (if replacing any existing material(s), include an explanation as to why 
replacement--rather than repair--of existing and/or construction of new is required)

NOTE:
Based on the scope of work, 
additional documentation may 
be required.

See www.detroitmi.gov/hdc for
scope-specific requirements.

SUBMIT COMPLETED REQUESTS TO HDC@DETROITMI.GOV
Upon receipt of this documentation, staff will review and inform you of the next steps toward obtaining your building permit from the 
Buildings, Safety Engineering and Environmental Department (BSEED) to perform the work.

NAME:___________________________________  COMPANY NAME:______________________________________

ADDRESS:_______________________________ CITY:________________ STATE:_________ ZIP:______________

PHONE:_____________________ MOBILE:_________________________ EMAIL:____________________________

Property Owner/
Homeowner Contractor Tenant or

Business Occupant
Architect/Engineer/
Consultant

APPLICANT IDENTIFICATION

Please attach the following documentation to your request:

PROJECT REVIEW REQUEST CHECKLIST

*PLEASE KEEP FILE SIZE OF ENTIRE SUBMISSION UNDER 30MB*

PROPERTY INFORMATION
ADDRESS:____________________________________________  AKA:______________________________________

HISTORIC DISTRICT:______________________________________________________________________________

SCOPE OF WORK: Windows/
Doors

Roof/Gutters/
Chimney

Porch/
Deck

AdditionDemolition
New
Construction

Landscape/Fence/
Tree/Park

General
Rehab

Other:_____________________________

(Check ALL that apply)

Completed Building Permit Application (highlighted portions only)

ePLANS Permit Number (only applicable if you’ve already applied 
for permits through ePLANS)

7/10/2020

1080 Iroquois Street E IROQUOIS 120-119 PARK SUB L19

Indian Village

✔

✔

Brett Mahaffey Renewal by Andersen

37720 Amrhein Livonia MI 48150

734-237-1065 Brett.Mahaffey@AndersenC

✔

✔

✔

✔

✔

✔

✔



P2 - BUILDING PERMIT

P2 - BUILDING PERMIT APPLICATION

Date:

PROPERTY INFORMATION
Address: Floor: Suite#: Stories:

AKA: Lot(s): Subdivision:

Parcel ID#(s): Total Acres: Lot Width: Lot Depth:

Current Legal Use of Property: Proposed Use:

Are there any existing buildings or structures on this parcel? Yes No

PROJECT INFORMATION
Permit Type: New Alteration Demolition Correct Violations

Foundation Only Temporary UseChange of Use Other:

Revision to Original Permit #: (Original permit has been issued and is active)

Description of Work (Describe in detail proposed work and use of property, attach work list)

Included Improvements (Check all applicable; these trade areas require separate permit applications)

HVAC/Mechanical PlumbingElectrical Fire Sprinkler System

Other: Size of Structure to be Demolished (LxWxH) cubic ft.

Yes No

MBC use change No MBC use change

Fire Alarm

Structure Type

New Building Existing Structure Tenant Space Garage/Accessory Building

Type of Construction (per current MI Bldg Code Table 601)Use Group:

Estimated Cost of Construction $
By Contractor By Department

$

Structure Use

Residential-Number of Units:

Commercial-Gross Floor Area: Institutional-Gross Floor Area Other-Gross Floor Area

Industrial-Gross Floor Area

List materials to be stored in the building:Proposed No. of Employees:

PLOT PLAN SHALL BE submitted on separate sheets and shall show all easements and measurements 
(must be correct and in detail). SHOW ALL streets abutting lot, indicate front of lot, show all buildings, 
existing and proposed distances to lot lines. (Building Permit Application Continues on Next Page)

For Building Department Use Only

Intake By: Date: Fees Due:

Other: Date: Notes:

Zoning: Date: Notes:

Structural: Date: Notes:

Revised Cost (revised permit applications only) Old $ New $

Lots Combined? Yes No (attach zoning clearance)

Zoning District: Zoning Grant(s):

Permit#: Date Permit Issued: Permit Cost: $

Current Legal Land Use: Proposed Use:

Permit Description:

Pe
rm

it 
#:

Page 1 of 2

Addition

(e.g. interior demolition or construction to new walls)

NoDngBld?

Date:

Address:

Permit Type:

Description of Work (Describe in detail proposed work and use of property, attach work list)

7/10/2020

1080 Iroquois Street
E IROQUOIS 120-119 PARK SUB L19 P59 PLATS, 19 Indian Village

17006992-3 .394 100 171
RESIDENTIAL N/A

REPLACEMENT

Replacing 11 windows.

24,750

1



HISTORIC DISTRICT COMMISSION
REVIEW & PERMIT PROCESS

FIND OUT MORE AT www.detroitmi.gov/hdc

* THE COMMISSION MEETS REGULARY AT LEAST ONCE PER MONTH, TYPICALLY   
    ON THE SECOND WEDNESDAY OF THE MONTH.
    (SEE WEBSITE FOR MEETING SCHEDULE/AGENDAS)

SUBMIT COMPLETE APPLICATION TO HDC STAFF 

Application 
placed on 

upcoming HDC 
meeting
agenda*

Staff
Reviews
Scope

Staff
issues Denial
with Appeal 
Procedure

Corrected
application
submitted

to HDC

OBTAIN BUILDING PERMIT
FROM BUILDINGS, SAFETY ENGINEERING AND ENVIRONMENTAL DEPT. (BSEED)

Appeal filed 
w/State 

Hist. Pres. 
Review Board

Staff issues a 
Certificate of 

Appropriateness
(COA)

Substantial 
Scope

HDC
Reviews
Scope

HDC
Denies

Proposal

HDC
Approves 
Proposal

Lim
ited 

S
cope

Applicant
appeals OR

corrects
application



1080 IROQUOIS – italics indicate operational change 

Front: 

Three openings -  

Triple slider to be replaced with gliding windows to match current sash dimensions 

Two sliding units to be replaced with double casements 

Right Side: 

One opening - Slider to be replaced with Double Casement  

Rear: 

Three openings – Each sliding unit to be replaced with a double-casement 

Left Side: 

Four openings –  

First Floor @ Rear – Sliding unit to be replaced with gliding window 

First Floor @ middle – Sliding unit to be replaced with double casement 

First Floor @ front – Sliding unit to be replaced with gliding window 

Second Floor @ middle – Sliding unit to be replaced with gliding window 

 

1/20 Email to Brett Mahaffey: 
Requested dimensions on existing sash and proposed, as well as the dimensions for the existing and 
proposed slider vertical meeting rail and mullion for double casements. 
 

 

 

 



Maureen Kearns
1080 Iroquois Street

Detroit MI 48214
Indian Village District



Renewal by Andersen
37720 Amrhein

Livonia, MI 48150
• Homeowner wants to replace the existing 

aluminum windows from 1950s home

• Aluminum windows are hard to open and 
not energy efficient

• Renewal by Andersen windows are Fibrex 
(wood composite) material

• All 11 windows to be replaced

• Windows exterior color will be dark 
bronze

• Changing some windows from gliding to 
casement for security purpose.

• Windows will not have grilles (matching)

• Homeowner was given a COI in 1995 for 
remodeling home and wants to replace 
the windows now









Front of house



Right side (from street) Left side (from street)



Back of house
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Existing:
• Gliding triple window
• Window is in Livingroom
• Aluminum window isn’t energy efficient
• Homeowner tried to insulate under window

WINDOW OPENING 101
Living Room - Front of House

New:

101



101

101



101

101



101

Existing:
• Gliding window
• Window is in Kitchen
• Aluminum window isn’t energy efficient
• Homeowner tried to insulate under window

WINDOW OPENING 102
Kitchen - Right side of House

New:

102



101

102



101

102
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Existing:
• Gliding window
• Window is in kitchen
• Aluminum window isn’t energy efficient
• Homeowner tried to insulate under window

WINDOW OPENING 103
Kitchen - Back of House

New:

103



101

103



101

103



101

Existing:
• Gliding window
• Window is in bathroom
• Aluminum window isn’t energy efficient

WINDOW OPENING 104
Bathroom - Back of House

New:

104



101

104



101

104
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Existing:
• Gliding window
• Window is in bedroom
• Aluminum window isn’t energy efficient

WINDOW OPENING 105
Bedroom - Back of House

New:

105



101

105



101

105
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Existing:
• Gliding window
• Window is in bedroom
• Aluminum window isn’t energy efficient

WINDOW OPENING 106
Bedroom - Left side of House

New:

106



101

106



101

106



101

106



101

Existing:
• Gliding window
• Window is in bedroom
• Aluminum window isn’t energy efficient

WINDOW OPENING 107
Bedroom - Left side of House

New:

107



101

107



101

107



101

107



101

Existing:
• Gliding window
• Window is in bedroom
• Aluminum window isn’t energy efficient

WINDOW OPENING 108
Bedroom 2 - Left side of House

New:

108



101

108



101

108



101

Existing:
• Gliding window
• Window is in bedroom
• Aluminum window isn’t energy efficient

WINDOW OPENING 201
Attic – Left side of House

New:

201



101

Existing:
• Gliding window
• Window is in bedroom
• Aluminum window isn’t energy efficient

WINDOW OPENING 109
Bedroom 2 – Front of House

New:

109



101

109



101

109



101

109



101

Existing:
• Gliding window
• Window is in bedroom
• Aluminum window isn’t energy efficient

WINDOW OPENING 110
Bedroom 3 – Front of House

New:

110



101

110



101

110



101

110







Maureen Kearns
1080 Iroquois Street

Detroit MI 48214
Indian Village District



Renewal by Andersen
37720 Amrhein

Livonia, MI 48150

• Homeowner wanted casement windows 
because she feels they are more secure 
than gliding windows, however, casement 
windows will not meet egress in the 
bedrooms

• The two bedrooms, Master Bedroom and 
Bedroom 2 have two windows in each 
room. The left side of the house would 
have gliding windows to meet egress 
(units 106 and 108)

• Large triple gliding window on the front of 
the house would match existing style

• Included in the following pages are 
comparison of the existing windows (all 
are aluminum gliders) with compared 
dimensions to our gliding window and the 
following page our casement window

• Aluminum gliding windows are not energy 
efficient, are over 50 years old, and the 
glass offers no sense of security if broken



A great way 
for your room 
to bask in 
natural light
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Renewal by Andersen
Gliding Dimensions

1 ½” 1 ½”

2 ¼” 

2 ½”

2”

Triple gliding window diagram



Use grilles 
to mimic the 
appearance of 
double-hung 
windows for 
a historically 
accurate look
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Renewal by Andersen
Casement Dimensions

1 ½” 1 ½”

2 ¼” 2 ½”

2”
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Indian Village was platted and named in 1894 from a farm 

once belonging to Abraham Cook. Construction be~an in a 

few years and~~04 thirty houses had been erected. 1 he 

number increased to 142 by 1916 and by 1922 the total ~vas 

243 . Since there are only about 300 buildings within the -- . 
district it is apparent that all but 60 are over 50 years old 

The newer bu"ldings are scattered throughout the area, pro-

viding no clear demarcation between themselves and the 

historic structures. 
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Indian Village Historic District Study. 
survey files . 
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NATIONAL REGISTER OF HISTORIC PLACES 

PROPERTY PHOTOGRAPH FORM 

(Type all entries - attach to or enclose with photograph) 

House at 1007 Burns 

REGISTER 

STATE 

COUNTY 
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UNITED STATES DEPARTMENT OF THE INTERIOR 
NATIONAL PARK SERVICE 

HATIOHAL REGISTER OF HISTORIC PLACES 

PROPERTY MAP FORM 

(Type all entries - attach to or enclose with map) 

Detroit 

TO BE INCLUDED ON ALL MAPS 

1. Property broundaries where required. 

2. North arrow. 

3 . Latitude and longitude reference . 

STATE 

COUNTY 
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Form 10-301 
(July 1969) 

UNITED STATES DEPARTMENT OF THE INTERIOR 
NATIONAL PARK SERVICE 

NATIONAL REGISTER OF HISTORIC PLACES 

PROPERTY MAP FORM 

(Type all entries - attach to or enclose with map) 

STREE T AND NUMBER : 

CITY OR TOWN: 

STATE: 

TO BE INCLUDED ON ALL MAPS 

1. Property broundaries where required. 

2. North arrow. 

3 . Latitude and longitude reference . 

STATE 

COUNTY 
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ENTRIES IN THE NATIONAL REGISTER 

STATE MICH!G.~ 

Date Entered 
MAR 2 ~ 197'-

Name 

Y4l$ey (Fl:'ar...oia w.) ausea of 
l!r-cl'.aoology · 

~&n Villag~.Historic nistric~ 

Also Notified 

Hon. Philip A. Hart 
non. Follet:"t P. C-rl.ffin 
non. .:rack u. 1.-:.Ct'Onald 
non. James l•arvGy 
liOn. Harvin L. E~eh 
I!C-n .. ~-:arlc:.!a c .. Dig(Js, Jr. 
l!on. O..t;{ v~~cier J~gt 

Location 

Vassar 
-ruscola County 

Ann Arbor 
Washtenaw Count.y 

~twit 
t~ayne county 

Av::>n !fut\'nMip/ShelJ::'t 'J.'o\o---nship . 
oakla."ld/!.:.n.eo....""\b Coun t.i~s 

WhitcY.mtor ToWnship 
Gra..'\d "iT.-:tVll:l:"ee County 

St.c.te Liaison Offiau 
Mr. Sa::m.1el t>S.Utste.in 
Deiiuty Director-~creati.on 
I>ai;?Brtclent of Natural RtJsourocs 
Vdlson tmil<iing 
Lansing, l<'.ic.t.igan 4S926 
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