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Address: 8730 Chippewa (20119 Wisconsin)
Parcel: 16035808
District: 2
SNF Area: Livernois/McNichols
Owner: City of Detroit
Site Area: 2.55 ac
Gross Floor Area: 48,300sf
Floors: 2
Plan Type: U
School Type: Elementary
Year Built: 1927, 1945, 1946, 1948
Zoned: R1
Base Rehab Cost (est): $1.1M
Total Rehab Cost (est): $10.8M
Market

INDIANA

CHERRYLAWN

Condition

NORFOLK

324’

2.2 3.8
3.4
0.7
3.5 3.1
4.0
0.8

427’

N

232

Neighborhood
Detroit Historic Vacant School Property Study

WISCONSIN

History

CHIPPEWA

DLBA-owned
Property (2020)

INTERBORO

Building Overview

Neighborhood Overview

Development Overview

48,200sf 2-story U-plan

Located in Garden Homes
neighborhood in northwest Detroit.

Opportunities
• Located in the Livernois-McNichols
planning area and SNF zone.
• UD Jesuit H.S. plans to re-open
Johnson rec center and construct
new athletics fields on adjacent city
park land.
• Building in good condition; finishes
largely intact and does not need
major repairs.

East wing built in 1927 while the
matching west wing, including gym
and auditorium, added in the late
1940s.

Surrounding neighborhood is relatively
intact, and mainly comprised of small
single-family homes.

Building has been vacant for
approximately 5 years

Adjacent to Joe Louis Park and the
former Johnson Rec Center.

Most of building is in very good
condition, with minimal damage from
water infiltration and scrapping.

Located two blocks south of 8 Mile
Rd, and about a half mile west of
Livernois—both important commercial
corridors.

Library has been damaged by fire; all
finishes have been lost but structure
can be repaired.
Auditorium has balcony area and
dedicated entrance.
Central courtyard accessible from rear
parking lot, but partly obstructed by
boiler house. Courtyard is accessible
from interior via kitchen service door.

INTERBORO

There is a Kroger supermarket located
directly north of the school on 8 Mile
Rd, within easy walking distance.
U of D Jesuit High School, a prominent
all-boys Catholic school, is located
approximately half a mile south of
Higginbotham.
Bates Academy, a public K-8 school
with a gifted & talented program, is
located approximately 3 blocks to the
southwest.
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Challenges
• Not included in Johnson Rec/Joe
Louis project.
Real Estate Market summary:
(1-mi radius, compared against 63 City/
DPSCD-owned vacant schools)
• Multifamily: Above Average
• Retail: Average
• Office: Average
• Industrial: Average
Market-based Use Recommendations
• Best market for multifamily
residential due to below-average
vacancy rates, above-average rents,
and decent walkscore.
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Existing Floorplan + Program

Second Floor

3,750sf

11,850sf

20,450sf

Classroom
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5,550sf
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41,600 sf usable floor area
Structure
• Concrete frame (1927 unit)
• Concrete and steel frame (1940s units)

First Floor

Roof System:
• Concrete beams and deck
• Clay/precast tile sloped sections
• Modified bitumen membrane low-sloped sections

GYM

Facade:
• Brick with limestone accents
Floor System:
• Concrete joist and slab

LIB

Interior Walls (original unit):
• Brick (1927 unit)
• CMU (1940s units)
• Gypsum block, metal lathe, plaster (corridor)
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Classroom
Common Area
Circulation

AUD
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Circulation

Common Areas

Classroom Areas

Higginbotham has 3 main corridors
arranged in a U on each level. There are
five main entrances to the school building,
plus one auditorium entrance and two
service entrances.

Higginbotham features a gym and
auditorium, each with their own entrances.
The gym currently has service access from
the school parking lot to the north and
from the central courtyard. The auditorium
is located on the southwest corner of the
building close to two street frontages; it
has its own dedicated visitor entrance to
the south, plus secondary access through
the main school doors.

Classroom areas are distributed
throughout all three wings on both
floors. In the east and south wings,
classrooms are loaded on the street side
of the corridors only. In the west wing,
classrooms face both the street and the
central courtyard.

The main southern corridors are 14’ wide,
with 14’ and 12’ high ceilings on the first
and second floors, respectively. The east
and west corridors are 12’ wide with 1213’ high ceilings.
INTERBORO
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Typical classrooms are 22x30’ with 12’3”
ceilings.
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Building Distress
Roof
• Structural deterioration of roof deck
over auditorium and gymnasium.
• Recommend repair or replacing entire
roof, including low-slope and sloped
tile sections.
• Inspect and repair clogged roof drains.

e ge
ag a
m
am a
D lD e
f
a
o
ag
o
ur
R ct am
e
ru D ge ag
r a
St
e
am
at am D
W D g
e
in
ir
p
F
p
ra
Sc

First Floor
• Overall good condition, with most
finishes and windows intact.
• Library gutted by fire; structure
appears intact, but all finishes are lost.
• Water infiltration observed in
northwest corner.
• Extensive bowing of gym floors.
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Second Floor
• Overall good condition, with most
finishes and windows intact.
• Large vertical crack observed on south
facade requires diagnosis and repair.
• Water infiltration observed in
northwest corner.
• Localized damage to walls from
scrapping attempt.

Roof Damage
Structural Damage
Water Damage
Fire Damage
Scrapping Damage
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Building Evolution

Original Unit (1928)

First Addition (1946)

Second Addition (1948)

Higginbotham originally consisted of a
single two-story bar on the east edge of
the property. The original unit consisted
of 14 classroom spaces and no large
common spaces.

A two-phase addition was completed
to the south and east in the late 1940s.
In 1946, three classrooms, two large
specialty classrooms, and a library were
added.

In 1948, three more classrooms, one large
specialty classroom, gym, and auditorium
were added.The completed addition
created an asymmetrical U-shaped plan
around a central courtyard.

INTERBORO
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School History
William E. Higginbotham School (High
School of Commerce)
Higginbotham School was built on
approximately four and one-half acres
of land just two blocks south of Eight
Mile Road, the city’s northern boundary,
in 1927 with a capacity for 580 pupils. It
began as a kindergarten through eighth
grade school, but after 1934, the eighth
graders were sent to Post Intermediate
School, resulting in a drop in enrollment to
about 350.
In 1934, a nursery school was established
in the building by the Federal Emergency
Relief Administration (F.E.R.A.), the first
New Deal program instituted to help
the needy and unemployed. A year
later, F.E.R.A. was incorporated into the
Works Progress Administration (W.P.A),
the largest New Deal Agency created
by executive order by President Franklin
Delano Roosevelt to stem the tide of the
Depression.

three-room annex was added. By 1952,
the temporary housing was removed, the
school population declined, and the annex
was finally vacated in 1955.
William E. Higginbotham School was
named after one of the partners in
Malcomson & Higginbotham, the
architectural firm selected by the Detroit
Board of Education as its architect for
thirty years, 1893-1923. N. Charles
Sorensen, the architect of Higginbotham
School, worked for Malcomson and
Higginbotham briefly in the mid-1920s
before forming his own company.
Afterwards, he went on to design school
buildings in several different styles for
the Board of Education under his own
moniker.
Excerpted from United States Department of the
Interior National Park Service National Register of
Historic Places Registration Form (Draft). Higginbotham,
William E., School. Goldstein, D., City of Detroit Historic
Designation Advisory Board (2009).

A third unit to Higginbotham School was
constructed in 1946 as the population of
the area swelled with families of returning
World War II veterans. A gymnasium,
auditorium, homemaking rooms, six
classrooms and an additional kindergarten
were added. Temporary housing was
located in the area of Higginbotham
School by the federal government, and a
238
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Floor Plans

Second Floor

First Floor

INTERBORO
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West facade featuring decorative archway over the entrance, and unique
decorative brick work. This image shows the 1940s addition, which included
a 2-story classroom wing and auditorium (visible at far right). The additions
match the architectural style and detailing of the original unit.

The auditorium seen from the stage. The auditorium is naturally lit by large
windows on both the east and west sides. The balcony has been converted
into a small classroom. The auditorium has a dedicated entrance that allows
the space to be accessed independently from the rest of the building.

The gymnasium/cafeteria is in good condition, though the floors have begun
to bow.

A typical classroom with intact windows and furniture. Higginbotham has
been largely spared from looting, vandalism, and scrapping. Many of the
original windows are still intact, and interior finishes are in generally good
condition.
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A 1940s era classroom featuring high ceiling with visible cast concrete
structure left exposed. Walls are simple painted CMU, in good condition.

Classroom windows are typically intact and in repairable condition. Modern
emergency escape windows have been added in each classroom, though the
majority of the windows are original wood frames.

The south corridor is single-loaded, with classrooms facing the street, and
windows facing into a central courtyard. Lockers and interior finishes are still
in good condition.

The main south corridor on the first floor is oversized at 14’ wide and 14’
high. This view shows the transition from 1928 plaster finish (foreground) to
1948 concrete finishes (background)

INTERBORO
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Half & 1-Mile Radius
Ferndale
High School

Kroger + Aldi
Supermarkets

8 Mile

Alfonso Wells
Memorial Playground
Birwood
Wall

Livernois

Wyoming

Johnson Rec Center/
Joe Louis Park

Van Antwerp
Park

Bates Academy
(DPSCD K-8)

Outer Drive

U of D Jesuit
High School
7 Mile
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Tindal
Activity Center
Gemeiner
Park
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Livernois & 7 Mile
“Avenue of Fashion”

Sherwood Forest
Library
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Property (2020)
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By the Numbers

44

/100

Walkscore
Car-dependent

0.3

mi

Park Access
5-10 minute walk to park
(1+ acre)

14

%

Vacant/DLBA Property
Low rate of vacancy
within 0.25 mile radius (2020)
INTERBORO

0.2

mi

Transit Access
Less than 5 minute walk to
DDOT Connect Ten or Key Route

2.1

mi

Freeway Access
More than 10 minute drive
to nearest freeway ramp

3.2

1.0
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1.5

mi

Nearest Recreation Center
No city rec center
within walking distance

Building Alteration Permits
High rate of construction activity
within 1mi radius (2016-2018)
Detroit Historic Vacant School Property Study

mi

Library Access
10-15 minute walk to
nearest public library

%

Senior Population Growth
Low projected growth
within 1mi radius (2019-2024)
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Financial Analysis Summary
Higginbotham/Commerce High School is in the Livernois/McNichols SNF area. The building is located at
20119 Wisconsin St. in the Eight-Mile and Wyoming
neighborhood in District 2. It is less than 1 mile from
the JLG but not near a commercial corridor. Total residential population in 2019 was approximately 18,000
and 2019-2024 projected annual population growth
rate is -0.1%. The senior population annual growth
rate is projected at 1.5%. According to EMSI, 2019
estimated median household income for the area was
$37,000.
Higginbotham’s built environment is slightly less dense
than other schools in the Vacant School portfolio, with
3.0 million sf. However, permit activity is above average, with approximately 260 new construction and alterations permits recorded from 2016-2018, according
to City of Detroit data. Permit data if viewed as proxy
for activity and investment, could indicate positive
future trends and other development in the area. Fisher scored a Walkscore of 44, ‘car-dependent’ - most
errands require a car (Walkscore).
Owner-occupied housing units are expected to grow
marginally at 0.4% annually (EMSI). In terms of multifamily development, the area has over 1 million sf
of market rate multifamily development according
to CoStar and approximately 450 HRD units. Market
rate rents as recorded by CoStar are relatively higher
than the Vacant School portfolio average, at $10 psf
or $800 per unit. Average vacancy in the 1-mile radius
around Higginbotham was 5.5%. Higginbotham also
has two senior living buildings with 240,000 sf, with
averages of $16 psf or $660 per unit rents and 8.0%
vacancy.
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The 1-mile radius area around Higginbotham contains
more slightly more retail sf than other schools in the
portfolio, including 8 grocery stores, average retail rents,
$12 psf, and lower vacancy rates, 0.7% (EMSI / CoStar).
Higginbotham records a fair amount of retail sales, with
$182 million annually, higher than expected sales, $171
million according to EMSI’s retail gap analysis for the
1-mile radius around the school. This indicates that people travel from outside the 1-mile radius to shop in the
neighborhoods around Higginbotham, a good sign for
neighborhood vibrancy and economic activity.
There are 18 buildings categorized as commercial office
in Holcomb’s 1-mile radius according to CoStar, with
average rents ($16 psf). The market for industrial real
estate is much larger. There are 80 buildings categorized
as industrial according to CoStar, with slightly higher
than average rents ($5 psf). Vacancy averages approximately 7%.
From Profile Recommendation: Recommended for
Multifamily because below-average Multifamily vacancy
rates, above average Multifamily rents, and decent Walkscore. Do not recommend for Industrial because has almost two times the average existing Industrial buildings
and above-average Industrial vacancy rates.
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Market Information
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7%
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Scenario 1: Senior Housing & Community Corner
Residential activation and street facing theater

Higginbotham features a protruding theater with a dedicated street entrance and vestibule.
This theater can be operated independently from the rest of the building, serving as a
community theater or cinema. The remaining historic building is converted into senior
housing, with classroom spaces halved into small studios, and the wide original hallways
preserved. An external elevator shaft is added in the courtyard for accessibility. The gym and
kitchen become the communal dining hall.

Senior Housing

Studio
325 sf

Clinic
675 sf
Studio
340 sf

Studio
340 sf

1BR
670 sf

1BR
670 sf

Studio
340 sf

Studio
340 sf

Studio
340 sf

Studio
340 sf

Studio
340 sf

Studio
340 sf

Kitchen
830 sf

1BR
635 sf

1BR
630 sf

1BR
670 sf
Studio
325 sf

1BR
670 sf

1BR
670 sf

Studio
325 sf

Studio
340 sf

Studio
340 sf

Studio
325 sf

Studio
325 sf

Studio
340 sf

Studio
340 sf

Studio
325 sf

Studio
325 sf

Studio
340 sf

Studio
340 sf

Studio
325 sf

Studio
340 sf

Studio
340 sf

Studio
325 sf

Gym/
Dining Room
2560 sf

Lounge
795 sf

1BR
655 sf

Studio
325 sf
Studio
325 sf

Ofﬁces
495 sf

Senior Housing

Studio
325 sf

Lounge
885 sf

1BR
660 sf

1BR
685 sf

1BR
660 sf

1BR
660 sf

1BR
660 sf

Studio
325 sf
Studio
325 sf

1BR
705 sf

Community
Theater
3290 sf

Community Theater

Community Theater

First Floor
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Second Floor
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Studio (325-340sf)		
1BR (630-705sf)		

NORFOLK

30
14

TOTAL UNITS			44

Remaining School Site:
9,600 sf

INDIANA

CHERRYLAWN

As Zoned:
2 Single Family (Est.)
Upzoned:
4 Multi-family (Est.)
248’

DLBA Parcels:
10 Parcels
59,000 sf

390’

44 Spaces

Higginbotham School:
49,970 sf Fit-out
44 Parking Spaces
44 Muli-family Units

As Zoned:
8 Single Family (1 Lot)
Upzoned:
21 Multi-family (Est.)

CHIPPEWA
WISCONSIN

INTERBORO
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Scenario 2: Health Hub

Split resturant and fitness center
Higginbotham can be divided into two halves with independent circulation and egress
points. This scenario imagines the eastern half has a health and fitness center with larger
fitness studios and clinic areas on the ground floor, and small medical offices/wellness
studios on the upper floor. This area has easy access to the planned recreation facilities
adjacent to the school site. The western half become a restaurant incubator which could
support new businesses along the nearby Livernois/McNichols corridors. The theater
becomes a large restaurant space with a balcony bar, the library and courtyard become cafe
space; and former classrooms are converted into training kitchens and grow space.
Ofﬁce/
Studio
655 sf

Locker
Rooms
675 sf
Fitness
Studio
1325 sf

Training
Kitchen
1020 sf

Fitness
Center
2560 sf

Indoor
Garden
2105 sf
Main
Kitchen
1020 sf

Courtyard Cafe
Fitness
Studio
855 sf

Cafe
1295 sf

Clinic
1300 sf

Class/
Event
1000 sf

Ofﬁce
325 sf

Kitchen
710 sf

Ofﬁce
325 sf
Ofﬁce
325 sf

Equip.

Clinic
1325 sf

Class/
Event
1000 sf

Ofﬁce
325 sf

Kitchen
660 sf

Ofﬁce/
Studio
845 sf

Incubator
Ofﬁce
660 sf

Clinic
685 sf

Ofﬁce/Studio
670 sf

Restaurant
Ofﬁce
660 sf

Ofﬁce Ofﬁce Ofﬁce Ofﬁce
330 sf 330 sf 330 sf 330 sf

Ofﬁce
325 sf
Ofﬁce
325 sf

Ofﬁce/
Studio
705 sf

Large
Restaurant
3290 sf
Bar

Health/Wellness Center

Food Incubator

First Floor
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Health/Wellness Center

Food Incubator

Second Floor
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Small Medical/Wellness
(325-330 sf)			10
Medium Medical/Wellness
(655-705sf)			5
Large Medical/Wellness
(1300-1325 sf)			3

NORFOLK

TOTAL UNITS			18

CHERRYLAWN

INDIANA

Remaining School Site:
0 sf
248’

DLBA Parcels:
10 Parcels
59,000 sf

390’

50 Spaces

Higginbotham School:
50,010 sf Fit-out
50 Parking Spaces
0 Muli-family Units

As Zoned:
8 Single Family (1 Lot)
Upzoned:
21 Multi-family (Est.)

CHIPPEWA
WISCONSIN

INTERBORO

Detroit Historic Vacant School Property Study

249

