At the Beginning 

Detroit's population increased rapidly in the 1920s. As the auto industry grew, entire neighborhoods were constructed to meet the new housing demand. Between 1910 and 1920, the population of the city more than doubled from 450,000 to 900,000 residents. Ohio native B.E. Taylor began building homes in Brightmoor in 1923 when the area was rural farmland and not yet part of the city. Taylor recruited people from Appalachian counties in Kentucky, West Virginia and Tennessee with promises of employment.  Brightmoor was annexed by the City of Detroit from Redford Township in 1926.  Taylor built over 4,000 housing units in the neighborhood by then.
The lot sizes were small – about 30 by 125 feet – and remain the typical size of Brightmoor’s residential parcels.  Taylor’s standard house was only about 400 to 600 square feet with low slung front porch, basic kitchen, living room, and single bedroom.  Many lacked indoor plumbing, furnaces, and basements, while concrete slab served as foundations.  The housing constructed in Brightmoor has proven to be difficult and costly to maintain. 
Much of Brightmoor-'s other housing was built before 1960 and a large proportion of the original Taylor homes remain in varying condition. These homes, however, were intended to be starter homes as they could be constructed in as little as eight hours. Most sat on 30-foot lots and lacked indoor plumbing and heating.
Existing Conditions

The Brightmoor Area has had many prior studies prepared.  The major problem with most of them was that although prepared for the Brightmoor alliance or Northwest Detroit Neighborhood Development – none of them were accepted by the City, its Planning Commission, and Departments as a city strategy to be implemented at every level of leadership.  Several of the reports are outlined here and serve as guide to the efforts being initiated by the AABDS Team.  The recently prepared Land Use Plan for Brightmoor prepared by the University of Michigan students was well done – it suffers from the fact it didn’t cover the same boundaries.  We are picking up with their work and intend to convert it to a plan that will be implemented by the City’s leadership. 

Toward A Brighter Future
A Plan for Southeast Brightmoor

Prepared by: 
Urban and Regional Planning Program, Taubman College of Architecture + Urban Planning, University of Michigan, Ann Arbor, April 2007

This is a land use study performed by the University of Michigan Urban and Regional Planning Program for the southeast part of the Brightmoor neighborhood.  The following essentially summarizes the community priorities and the general strategy proposed by the students,
GOAL 1: 
IMPROVE SAFETY 

GOAL 2: 
STRENGTHEN EXISTING HOUSING QUALITY AND DEVELOP NEW HOUSING OPPORTUNITIES
GOAL 3: 
IMPROVE THE NEIGHBORHOOD'S NATURAL ENVIRONMENT

GOAL 4: 
CREATE A NEIGHBORHOOD IDENTITY

GOAL 5: 
INCREASE RESIDENT INVOLVEMENT IN NEIGHBORHOOD REDEVELOPMENT EFFORTS
Chapter 4: Improve Safety
Strategy 1: 
Demolish All Derelict Residential Structures within Two Years
Strategy 2: 
Discourage Access to Vacant Commercial Structures And Property
Strategy 3: 
Incorporate Crime Prevention Through Environmental Design (CPTED) Concepts In New Developments And Educate Property Owners On How To Integrate These Principles In Their Existing Properties.
Strategy 4: 
Improve Outdoor Lighting
Strategy 5: 
Initiate Neighborhood Watch Groups And/Or CB Patrols
Strategy 6: 
Enhance Community-Police Relationships.
Strategy 7: 
Remove Stray and Abandoned Animals from the Neighborhood
Strategy 8: 
Reduce Dog Fighting
Chapter 5: Strengthen Existing Housing Quality & Develop New Housing Opportunities
Strategy 1: 
Focus Home Repairs To Maintain Good Quality Housing in Zones A and B
Strategy 2: 
Create a Citizen Code Enforcement Task Force
Strategy 3: 
Develop Renter Screening Service and Find Resources for Landlords to Repair Properties
Strategy 4: 
Encourage Homeownership
Strategy 5: 
Help Homeowners to Acquire Adjacent Vacant Lots
New Development
Strategy 1: 
Prioritize Which Sites To Use for New Housing Development
Chapter 6: Improve Neighborhood Environmental Conditions
Strategy 1: 
Control Illegal Dumping
Strategy 2: 
Encourage The Maintenance And Use Of Southeast Brightmoor's Natural Environment.
Strategy 3: 
Make Southeast Brightmoor "Green" By Planting Trees and Community Gardens and Establishing Urban Farms
Chapter 7: Create a Neighborhood Identity
Strategy 1: 
Establish and Display a Neighborhood Name & Logo

Strategy 2:
Expand Community Urban Design Effort in Brightmoor

Strategy 3:
Create a Neighborhood Arts Program
Chapter 8: Increase Residents' Involvement In Neighborhood Redevelopment Efforts
Strategy 1: 
Organize the Neighborhood
Strategy 2• 
Establish Activities and Opportunities for Involvement
Brightmoor Strategic Development Alliance

Prepared by McDuffee + Partners, LLC, June 2003 


This is a strategic plan prepared through a series of work shops with community residents.  The Mission Statement and Guiding Principles developed through the work shops are reasonable.  The development proposals don’t include any market studies to support the aggressiveness real estate initiatives.
MISSION STATEMENT

To undertake developments that effectively and strategically utilize resources to improve the overall quality of life in the Brightmoor neighborhood and that encourages further redevelopment.

GUIDING PRINCIPLES 
· Improvements should improve the quality of life (prioritize cleanliness and safety) 
· .Initiatives should help to re-instill pride into the neighborhoods 
· Efforts should address the needs of the existing community 
· Time is of the essence - expedite developments 
· Improve access and offer better transportation options 
· Economic self-sufficiency should be an individual as well as development goal 
· Strive for predictability in development outcomes 
· Achieve diversity in land uses and demography 
· Emphasize accountability from residents, property owners and government 
· Developments should stimulate the removal and/or reuse of derelict properties 
The Task 1 Assessment also produced the following list of recommended real estate development initiatives that reflects the development opportunities that the stakeholders believe should be considered for further analysis and review. 

Recommendations: Real Estate Development Initiatives 
1. The construction and sale of approximately 300 new townhouse condominiums units. 

2. The development of approximately 1,000 new single-family infill homes. 

3. 195 new senior housing units consisting of three 65 unit mid-rise senior residences. 

4. Three retail sites developments. 

5. Light industrial redevelopment (Fullerton and Burt Road) and greenway/open space improvements. 

6. New subdivision development offering 800 new market rate homes. 

7. Infill renovation by private-sector developer/partners of existing homes. 

8. A Greenway for Lyndon A venue to connect Eliza Howell and Stoepel Park. 

9. The Expansion of Pauley's Hardware (Burt Road and Fenkell) 

10. Post Office conversion to primary health care clinic (Fenkell) 

11. Housing redevelopment initiatives south of replacement Post Office 

12. Restoration of historic bank building for future NDND office (Fenkell) 

Brightmoor Alliance Revitalization Strategy Overview
Prepared by Katherine Beebe & Associates, February 2001

This report is essentially a market study that indicates that there is a market for a huge number of housing units without getting into any of the issues related to the neighborhood reinvention process.  It states:

Brightmoor plans a total of 2,363 single-family HOME funded units. The number of households eligible under HOME guidelines in the one mile area is estimated to be less than the total number of HOME funded units proposed. These figures suggest that the housing development planned for the Brightmoor area would have to draw from the larger five mile area and City of Detroit to attract potential qualified buyers, while a smaller percentage would be pulled from within the one mile area. Recent indications suggest new housing in the City of Detroit is highly sought after.
Residential Conclusions

Conclusions regarding the market for HOME funded residential units in the Brightmoor Alliance project are based on the analyses described in this report and our market analysis experience.
· The Brightmoor Alliance Redevelopment Strategy must actively incorporate residential; diversity into its scheme to attract people of varying backgrounds, race, income, and professions. This can be achieved by marketing housing units at price points and styles attractive to individuals throughout their lifecycle. This includes market rate homes, subsidized homes, and tax credit apartments and senior housing.

· Specifically, there is an opportunity to develop and or fund condominiums, multi​family rentals, new single-family homes, rehabbed homes, and senior housing.
· The existing conditions in the Brightmoor Alliance reinvestment area are conducive to such a strategy.”
The Guardian Bank Building Feasibility Study

Prepared by Zachary and Associates, Inc. for NDND

This is essentially a market study to determine a possible use for the Guardian Bank Building at Fenkell and Burt. It also reflects the point of view of residents as to their Vision for the neighorbood.  

Recommended Reuse Concept — Job Training/Education Center

Zachary and Associates, Inc. reviewed several adaptive reuse concepts and determined there was one feasible development scenario for the Guardian Bank Building, a job training/education center. Because of the community's interest in neighborhood related businesses, a bakery, book store and clothing store were also studied as complementary uses to the main reuse concept.

The Guardian Bank Building could accommodate one or more job training organizations, depending upon the size requirements of each organization. By housing several organizations together, they could potentially offer complimentary services and better serve their client base. Given the low response rate of the job training survey, further consultation and networking with Detroit job training and workforce organizations will have to be conducted to ensure the Guardian Bank Building is fully occupied. It is important to note there are organizations not only interested in learning about the redevelopment of the building, but would consider it as a future home for their organization and/or outreach activities.
 NEIGHBORHOOD PRIORITIES
Zachary and Associates, Inc. convened a focus group meeting to facilitate public involvement in the planning process for development of the Guardian Bank Building on Monday, April 26, 2004. Local stakeholders joined NDND and Zachary and Associates, Inc. staff in the community room of Mt. Vernon Missionary Baptist Church to discuss the potential role of the property in the revitalization of the Brightmoor neighborhood.
Approximately twenty people from the neighborhood, including residents, local business owners, church leaders, and representatives from community service agencies discussed life in Brightmoor. Zachary and Associates, Inc., asked participants to talk about neighborhood history, assess current conditions, and identify opportunities for improving community life. 
History

Participants were asked to consider how Brightmoor became the community it is today. Their speculations on past events and understanding of the forces that led to the current state of affairs are summarized below.

· Brightmoor was a solid, middle-income, blue-collar neighborhood, home to many autoworkers.
· Strong commercial activity in the area meant residents could easily walk to stores for the goods and services they needed in their daily lives.
· In the past, crime was not a problem in Brightmoor and residents felt safe.

· At some point, Ford Motor Company employees began leaving Brightmoor.

· Brightmoor experienced a noticeable shift in racial makeup.

· The crack epidemic took a huge toll on the neighborhood. Drugs, crime, and unemployment continue to be a problem.

· The current surplus of vacant buildings and lots contrasts sharply with fond memories of a very densely occupied neighborhood.
The Current Situation: Weaknesses 

After a look at the past, group members turned their attention to the current situation and began with an assessment of neighborhood weaknesses. Their responses identified grave deficiencies in three significant aspects of community life.
Housing

· Existing housing stock is old and in poor condition.

· There are too many poorly maintained vacant buildings and lots.

· Property owners are not held responsible for burned and abandoned buildings. ■ Second generation Brightmoor families often cannot properly maintain homes they have inherited.

· Absentee slumlords own much of the neighborhood's sub-standard housing.
· Most Brightmoor homes are occupied by renters, which negatively impacts neighborhood stability and property upkeep.
Crime and Police Protection

· Crime and prostitution are strong deterrents to legitimate businesses.

· The cost of supplying police protection at adequate levels is too expensive.

· Police should adopt a more targeted approach to high crime areas.

· Areas with new construction need more police protection.
· Two separate police precincts administer the neighborhood and residents speculated this might create problems that account for the area's poor service.
· Several participants mentioned "Broken Window" programs and felt police in Brightmoor should adopt a similar policy of immediate attention to vandalized property.
· Illegal dumping in the neighborhood continues unchallenged by police.

Economic Opportunity

· Most participants believe there is an urgent need for neighborhood job training programs.
· The neighborhood offers few employment opportunities for its youth.

· Business owners find it difficult to keep employees and are discouraged from 
investing in property improvements because of high crime and vandalism.
· Many observed that no new businesses have come to Brightmoor in years and complained there are no programs to recruit or assist new businesses.
· Retiring business owners have no one to succeed them.

· Residents believe businesses have little incentive for locating in Brightmoor.
· The poverty rate in the neighborhood has increased dramatically in recent years.
The Current Situation: Strengths 

In spite of this long list of shortcomings, participants shared a firm belief that neighborhood strengths are quite significant and are the source of the community spirit driving revitalization efforts.
Community Involvement

· Most believe Brightmoor’s greatest strength is the strong dedication of residents and church groups to the neighborhood.
· Participants spoke of a faith-based network that provides food, clothing, counseling, and referral services to those in need, as well as "spiritual nourishment."
Existing Businesses and Services

· Neighborhood residents are pleased with the increase in health services available in Brightmoor including free health screening.
· Other positive signs of reinvestment in the area include the new U.S. Post Office, new housing, and the Brightmoor Community Center.
· Brightmoor has a good restaurant that draws people to the area and several successful businesses along Fenkell Road that could act as a "springboard" for further development.

Opportunities 

The last portion of the session was a lively exchange of ideas on the opportunities for future growth and development in Brightmoor. Zachary and Associates, Inc. staff recorded the suggestions on large sheets of paper. To determine a sense of neighborhood priorities, participants were asked to place green dots next to the ideas they felt had the most potential for bringing desired changes to the neighborhood. The votes were tallied and the results are presented below.

First Priority

· Neighborhood based stores and jobs.

Participants felt a strong desire to increase shopping and employment opportunities in the neighborhood. Currently they are compelled to travel elsewhere to shop and find necessary services. With inadequate public transportation options available to residents, the routine tasks of life become major outings, particularly for those without a car. Ideally, residents envision a place where the goods and services they need to run their households are available within walking distance of their homes. Nearly all participants expressed the wish for a grocery store, bank, and dry cleaner to locate in the neighborhood. Others hoped the neighborhood could develop a co-op center that would include a credit union and food store.

The group felt the neighborhood needs to develop strategies to attract new businesses to the area. Adding more housing and improving existing housing, cleaning up neighborhood blight, and increasing police protection would benefit existing businesses and make the area more inviting to new businesses. Current business owners spoke of the difficulty in keeping employees happy in Brightmoor locations because of crime and the lack of goods and services nearby. Adequate parking and local day-care services would improve employee satisfaction. The group felt the community needs to reach out to creative business people and help them locate innovative businesses in the area clustered near existing successful businesses, particularly on Fenkell Road.

More neighborhood employment opportunities were considered essential to the revitalization of Brightmoor. Most participants believe there is an urgent need for neighborhood jobs for young people and reason that increased commercial activity on Fenkell Road would create many suitable positions for local youths. This led to a discussion of improving the "employability" of neighborhood residents, which is discussed below.

Second Priority

■ Develop neighborhood's potential as a "walkable" area.

The vision of a "walkable" community has two components; locating more stores within walking distance, and physical improvements to the streetscape. Successful existing commercial pockets within the neighborhood should be identified and future retail growth should be directed to those areas. Improvements to the streetscape to enhance pedestrian access and safety include increasing building density through infill construction, adopting uniform setbacks for new construction, and improvements in lighting, sidewalk maintenance, and landscape design. A network of walkways connecting neighborhood green spaces and natural areas was suggested. Participants believe the neighborhood has great potential and would like to see more sidewalk plantings and other scenic improvements.
Third Priority

■ Increase Brightmoor's appeal as a Detroit destination.

Increased commercial activity, growth in healthcare and other community services, upgrading neighborhood housing stock, and improvements to the physical environment would make Brightmoor a more desirable place to live and do business. Participants would like to make Brightmoor a 'first choice" destination for Detroiters looking for unique shopping and recreation opportunities.
Fourth Priority

■ Establish job-training programs and offer more social services.

Building the job skills of Brightmoor residents, particularly young people, would bring

extensive benefits to the neighborhood. Creating a well-trained pool of local workers would increase the stability of existing businesses, attract new businesses, and expand the range of employment opportunities for Brightmoor residents. The group recommended establishing job-training programs in many fields, particularly the building trades. Providing daycare and other support services for working parents should be considered an important component of any training initiative.
Participants envisioned an active neighborhood center offering job training, career counseling, and perhaps incorporating a co-op credit union or food store. Outreach programs at the center might also include classes teaching basic skills like cooking and home repair. The neighborhood center could serve as a centralized source of information on public assistance programs, educational opportunities, and community organizations and events. The group described a neighborhood center that would act as a focal point for social events, educational activities, and cooperative ventures to improve the quality of life in Brightmoor and become a source of community pride and identity.

C.  NEIGHBORHOOD COMMERCIAL PREFERENCES
This section examines the results of the Brightmoor Neighborhood Survey, a one-page questionnaire developed by Zachary and Associates, Inc. to measure demand for neighborhood based commercial and human resource services. Survey results provide significant criteria for evaluating redevelopment alternatives for the Guardian Bank Building. Distributed to members of the Brightmoor Alliance and neighborhood congregations, schools, and service agencies, the survey provided an additional opportunity for area residents to participate in creating a plan for the historic building that advances community goals and aspirations. Survey results are analyzed for evidence of neighborhood consensus on the most desirable course for revitalizing the Fenkell Road commercial corridor.
A Land Use Plan for Brightmoor
Prepared by: 
Urban and Regional Planning Program, Taubman College of Architecture + Urban Planning, University of Michigan, Ann Arbor, April 2008

This is an excellent land use study performed by the University of Michigan Urban and Regional Planning Program for the Brightmoor neighborhood.  The boundaries are smaller than the Next Detroit target neighborhood. The following essentially summarizes the community priorities and the general strategy proposed by the students,
The purpose of this land use plan is to guide decisions about land reuse and development in Brightmoor, Detroit, taking into consideration residents' needs, market forces, and current land uses, and existing infrastructure. The plan identifies five planning areas within Brightmoor: residential areas to reinforce, residential areas to revitalize, residential areas ready for reinvention, parks, and retail. Each of these areas has a set of strategies to reach goals developed with stakeholder input.
Today many organizations and the mayor’s office have taken particular interest in helping Brightmoor succeed. The Skillman Foundation designated Brightmoor as a Good Neighborhood; Detroit Local Initiatives Support Corporation identified Brightmoor as a Strategic Investment Area; and the City of Detroit chose Brightmoor as one of six focus areas for the Next Detroit Neighborhood Initiative. This land use plan proposes strategies to coordinate these initiatives to create the Brightmoor that the residents desire.
Background

Single-family residential is the dominant land use in Brightmoor. The condition of these properties ranges from well- maintained homes to derelict houses and vacant lots. These mixed conditions reflect population trends. In 2000 the population Of Brightmoor was about 25,000, a 14 percent decline from 1990. Brightmoor contains many parks, both large and small, and two commercial corridors run through Brightmoor, along Fenkell Street and Schoolcraft Road.
Vision

Brightmoor has many assets. Home ownership rates are as high as 80 percent in some areas, while in others vacant land and buildings offer opportunities for reuse. The parks have great potential to become centers of activity for residents and act as regional draws. Commercial areas have the advantage of being located near roads with high levels of traffic. Although residents and community leaders cannot expect thousands of new residents to move to Brightmoor, they can channel resources to strengthen Brightmoor's assets and strategically plan for a smaller and stronger future.

Residential Reinforcement Strategies

Prevent homeowners from losing their homes due to mortgage foreclosures
· Publicize existing home foreclosure prevention programs to encourage resident participation
· Establish an early warning system to identify homeowners in danger of foreclosure
Assist homeowners in maintaining their houses and neighborhood

· Help create access to low-interest, home repair loans

· Monitor vacant houses to prevent theft and vandalism and maintain their exterior appearance
Improve street lights, sidewalks and public buildings to enhance the neighborhoods
· Promote safety through sidewalk and street light improvements

· Reuse the closed Hubert School

Residential Revitalization Strategies

Improve the condition of existing houses and lots

· Enforce existing codes to ensure properties are maintained

· Demolish, deconstruct or rehabilitate housing

· Address illegal dumping

Return vacant land to productive use

· Transfer adjacent lots to neighboring property owners

· Reuse vacant land as pocket parks

· Encourage community gardening
Construct infill housing in targeted locations

Residential Reinvention Strategies

· Support community-based initiatives

· Foster the creation of Detroit homesteads

· Create a community commons

Facilitate outside partnerships

· Promote urban agriculture

· Attract a recreation center

· Build a high school

· Produce renewable energy

Park and Recreation Improvement Strategies

Encourage activity in the parks

· Support additional security near parks

· Coordinate park programming to support neighborhood initiatives that encourage interaction with nature

· Make Eliza Howell Park a regional draw

Expand green space and create new parks

· Add nearby vacant lots to parks

· Create new park space in underserved residential areas

Create connections between the parks and the neighborhoods

· Develop the Lyndon Greenway

· Create a new entrance into Eliza Howell Park at the end of Lyndon Street

· Encourage infrastructure improvements that enable people to walk and bike
Business District Realignment Strategies
Present a clean and safe environment

· Improve or demolish derelict buildings that are unsafe or unsightly

· Upgrade pedestrian features

· Market redevelopment opportunities in the retail clusters 

· Encourage entrepreneurial use of vacant lots and buildings
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