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Guyton features an ornate tudor-style exterior. The front (east) elevation is 
shown above, with the large auditorium windows visible on the right.

The gymnasium has large arched windows on the south, west, and north 
elevations that fill the space with light. The ceilings are 18’8” tall.

The auditorium has been damaged by the elements, but features a balcony, 
tall windows, and ornate decorative plasterwork.

Guyton’s auditorium is larger than the typical elementary school auditorium, 
with more than 22’ high ceilings that accommodate a towering stage with 
ornate plaster details.
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The kindergarten is spacious and once featured beautiful details; however, 
vandalism and water damage have taken a toll on the woodwork and tiled 
fireplace.

A rain storm caused water to pour down stairs at the north end of the 
building. The roof has been repaired, but water infiltration continues to be a 
widespread issue and a threat to the building.

The spacious second-story main corridor is 14’ wide. The plaster finishes and 
lockers are still in relatively good condition.

Many classroom finishes are still intact, including many wood-framed double-
hung windows. Intact historic windows are a rarity in vacant school properties.
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Half and One-Mile Radius
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Neighborhood By The Numbers

25/100

0.3mi

0.6mi

2.7mi3.4mi

130 2.5%39%

3.0mi
Walkscore

Car-dependent

Park Access
5-10 minute walk

to nearest park (1+ acre)

Transit Access
10-15 minute walk to nearest

DDOT Connect Ten or Key Route

Library Access
No public library

within walking distance

Nearest Recreation Center
No city rec center

within walking distance

Building Alteration Permits
Moderate construction activity
within 1mi radius (2016-2018)

Senior Population Growth
Moderate projected growth

within 1mi radius (2019-2024)

Vacant/DLBA Property
High rate of vacancy

within 0.25 mile radius (2020)

Freeway Access
10 minute drive

to nearest freeway ramp



INTERBORO466 Detroit Historic Vacant School Property Study

Financial Analysis Summary

Guyton Elementary School is in the Jefferson/Chalm-
ers SNF area. The building is located at 355 Phillip St. 
in the Jefferson Chalmers neighborhood in District 
4. It is approximately five miles from the JLG and not 
near a commercial corridor. Total residential popula-
tion in 2019 was approximately 10,800 and 2019-2024 
projected annual population growth rate is -0.2%. 
However, the senior population annual growth rate is 
projected at 2.5%. According to EMSI, 2019 estimated 
median household income for the area was $47,000.

In terms of built environment, Guyton is less dense 
than other schools in the Vacant School portfolio, with 
2.1 million built sf. Permit activity is slightly below 
average, with approximately 130 new construction and 
alterations permits recorded from 2016-2018, accord-
ing to City of Detroit data. Guyton scored a Walkscore 
of 25, ‘car-dependent’ - most errands require a car 
(Walkscore).

Owner-occupied housing units are expected to grow 
marginally at 0.2% annually (EMSI). In terms of mul-
tifamily development, the area has over 1 million sf 
of market rate multifamily development according to 
CoStar and an above-average amount of number of 
HRD units at approximately 990. Market rate rents as 
recorded by CoStar are $14 psf or $890 per unit on av-
erage. Interestingly, recorded average vacancy in the 
1-mile radius around Guyton was high at 15%. Guyton 
also has three senior living buildings with 250,000 sf, 
with averages of $13 psf or $700 per unit rents and 
7.5% vacancy.

The retail market in the 1-mile radius around Guyton is 
relatively small. Projected retail sales from EMSI are $150 
million annually, but actual annual sales are only $40 mil-
lion. There are approximately 350,000 sf and  two gro-
cery stores. Despite the smaller market, recorded rents 
and vacancy rates are stronger than the Vacant Schools 
portfolio market average, $17 psf and 3% vacancy on 
average.

The commercial and industrial market around Guyton is 
small. There are 18 buildings categorized as commer-
cial office in the 1-mile radius according to CoStar, with 
average rents relative to the Vacant Schools portfolio - 
$16 psf. Fisher has little industrial inventory in the 1-mile 
surrounding area, only one building and no recorded 
rent data. 

From Profile Recommendation: Recommended for Se-
nior Housing because 3 existing Senior Housing build-
ings with a relatively low vacancy rate, average rents and 
above-average senior population growth projections. Do 
not recommend for Industrial because not close to trans-
portation routes and do not recommend for Multifamily 
because Multifamily vacancy rates are high at 15.2%.
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Market Information

2022 Costs
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Scenario 1: Senior Housing & Community Core
Housing and community space 

First Floor

Second Floor

Residential - Unit

Residential - Other

Residential - Circulation

Community Space

Community - Circulation

1BR
660sf

1BR
690sf

1BR
660sf

1BR
605sf

1BR
605sf1BR

660sf

2BR
860sf

1BR
715sf

1BR
620sf Community

Theater
2600sf

Community
Fitness Center

2400sfMeeting
Room
660sf

1BR
680sf

1BR
660sf

Meeting
Room
660sf

Studio
440sf

2BR
1035sf

Residential - Unit

Residential - Other

Residential - Circulation

Community Space

Community - Circulation

1BR
660sf 1BR

705sf

1BR
605sf

1BR
705sf

1BR
605sf

2BR
855sf

1BR
660sf 1BR

675sf

1BR
680sf

1BR
660sf

1BR
705sf

1BR
680sf

1BR
660sf

Studio
440sf

2BR
860sf

1BR
660sf

1BR
660sf

1BR
660sf

Residential or independent senior living is a good match for a preservation-based approach 
at the historic Guyton school. This scheme reserves the gym and auditorium—clustered in 
the center of the building near the two main street entrances—for public use. The north 
and south wings on the first floor and the entire second floor are devoted to housing, with 
primary access from a new rear parking lot.
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32
Spaces

637’
637’

306’
306’

8
Spaces

KORTE ST

AVONDALE ST

PHILIP STM
ARLBO

RO
UGH ST

Guyton School:
49,265 sf Fit-out
40 Parking Spaces 
31 Muli-family Units

Remaining School Site:
106,000 sf

As Zoned:
18 Single Family (Est.)

Upzoned:
44 Multi-family (Est.) DLBA Parcels:

16 Parcels
88,000 sf

As Zoned:
16 Single Family (1 Lot)

Upzoned:
26 Multi-family (Est.)

Studio (440sf)			   2
1BR (605-715sf)		  25
2BR (855-1035sf)		  4

TOTAL UNITS			   31
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Residential - Unit

Residential - Other

Residential - Circulation

Community Space

Community - Circulation

1BR
640sf

1BR
660sf 1BR

705sf

1BR
605sf

1BR
705sf

1BR
605sf

2BR
855sf

1BR
660sf 1BR

675sf

1BR
680sf

1BR
660sf

1BR
705sf

1BR
680sf

1BR
660sf

2BR
860sf

1BR
660sf

1BR
660sf

1BR
660sf

Residential - Unit

Residential - Other

Residential - Circulation

Community Space

Community - Circulation

Cinema
2600sf

Scenario 2: Upper Deck
Raw first floor with housing above

First Floor

Second Floor

Guyton is located in a flood zone, which could cause damage to restoration efforts on 
the first floor in a major flood event. This scenario envisions housing on the second floor 
only, while the first floor is stabilized and left as raw space. The lower floor could be made 
accessible to both residents and community members as flexible work space, event space, or 
storage. 
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637’
637’

306’
306’

23 Spaces

KORTE ST

AVONDALE ST

PHILIP STM
ARLBO

RO
UGH ST

Guyton School:
29,915 sf Fit-out
23 Parking Spaces 
18 Muli-family Units

Remaining School Site:
116,000 sf

As Zoned:
20 Single Family (Est.)

Upzoned:
48 Multi-family (Est.) DLBA Parcels:

16 Parcels
88,000 sf

As Zoned:
16 Single Family (1 Lot)

Upzoned:
26 Multi-family (Est.)

1BR (605-705sf) 		  16
2BR (855-860sf)		  2
		
TOTAL UNITS			   18


