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dedication
this report is dedicated to david k. Page.

david’s passion and belief in a vibrant detroit was our inspiration.
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“the rules of military are five: measurement,  

assessment, calculation, comparison, and victory.  

the ground gives rise to measurements, measurements 

give rise to assessments, assessments give rise to calcula-

tions, calculations give rise to comparisons, comparisons 

give rise to victories.” 

– sun tsu, the art of War, 8th century B.c.
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We write as real estate developers fully engaged in the revitalization of central Detroit for more 

than 20 years. 

 The purpose of this analysis is to determine if it is prudent for our investors and partners to 

commit financial resources to multi-family 

residential projects in the RIVERTOWNgold-

coast area.

Understanding real estate markets may be as 

much of an art as it is a science. With its 

unique characteristics of liquidity and perma-

nent location, the economics of real estate 

speak with a distinctive dialect of Adam Smith’s 

invisible hand.

An economic understanding of Detroit from 

the point of view of an investor requires 

discipline and rigor. Southeast Michigan has 

intimately experienced the pain of the global 

economic crisis (2008) through its automotive 

industries, and public sector economic distress 

through the city of Detroit bankruptcy (2013). 

The past 20 years have brought forward 

massive and unprecedented investments. 

International private sector investments have 

leveraged local resources – particularly the non-profit foundations. Public-private partnerships 

have yielded infrastructure improvements on an unprec-

edented scale. Public and political support has material-

ized from the Washington, Lansing, and Southeastern 

Michigan communities.

Accepting Detroit as its specific platform, this analysis 

seeks to develop a deep understanding of an area 

known in Detroit as RIVERTOWNgoldcoast, on the near 

east riverfront. 

abstract

the.L,.a.classic.development.pattern.extending.from.

the.urban.core.along.existing.corridors,.as.it.applies.to.

riVertoWngoldcoast.

a.double.J.showing.the.lagging.development.

timing.of.riVertoWngoldcoast..
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initial hypotheses 
Through the testing of three initial hypotheses, this study uses a fact-based approach to under-

stand current market conditions and trends. Specifically, to (a) quantify market projections, such 

as rental rates and proposed developments; and (b) identify market preferences, such as ameni-

ties and size.

Hypothesis 1: Demand will spread east
Demand for multi-family residential units in the RIVERTOWNgoldcoast area will materially 

increase as residential units in Downtown and Midtown continue to be fully occupied,  

spreading outward in an L-formation.

Hypothesis 2: Reversal in population trends
The combined influences of an increase in business investments in Detroit and the post- 

bankruptcy (2015) economic climate will initiate a reversal in the population trends and  

attract new residents to RIVERTOWNgoldcoast area.

Hypothesis 3: City-living communities
In addition to the baseline amenities of security, laundry, and parking, the target market  

will be looking for a place to call home in a community immersed in city living. 

Our analysis included traditional market variables for the RIVERTOWNgoldcoast area:

 • Vacancy rates

 • Rent level

 •  Quantity of new construction pipeline (planned, under construction, and completed) 

 We combined those with general economic conditions, Detroit-based research resources,  

and feet-on-the-ground interviews. 

 Our analysis indicates that our hypotheses test positive. 

correlation with national economy
Detroit’s economic history is not correlated with the national economy.

 When Cadillac landed in 1701, the Detroit economy lagged behind pre-revolutionary economies 

of the East Coast. By the beginning of the 19th Century, Detroit’s economy had grown to be 

comparable to the country overall.
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 In the beginning of the 20th Century, the automotive industry accelerated the economy of 

Detroit well past the national economy. World War II solidified Detroit’s economic strength 

through the middle of the century.

 The rapid downturn of Detroit’s economy in the 1960s has been well documented. The past 

thirty years have seen a recovery, which albeit slow, appears today to be a sustainable recovery 

that is returning Detroit to a viable position. 

supportive findings
Hypothesis 1: Demand will spread east
 •  Downtown and Midtown have near full occupancy and are approaching $2 per-square-foot 

rent levels

 •  Foundations and community organizations have demonstrated support of RIVERTOWNgold-

coast

 •  Recent leasing activities at Alden Towers indicate strong demand for market-rate units

 •  The East Jefferson Corridor is fully integrated into mass transportation planning

Hypothesis 2: Reversal in population trends
 •  Detroit’s population decline appears to have bottomed out

 •  Companies relocating and investing in Downtown and Midtown are offering incentives  

to their employees to live in the city

 •  Independent private-sector analyses predict significant increases in demand – particularly 

from the younger population

Hypothesis 3: City-living communities
 •  Community events at Campus Martius, Midtown, and along the Detroit River have  

been embraced

 •  Significant investment made in public spaces and events to create a “sense of home”

 We believe it is reasonable and prudent to expect the opportunity for multi-family residential 

development in the RIVERTOWNgoldcoast area to yield an appropriate positive risk-adjusted 

return for investors.
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“Vital cities have marvelous innate abilities for  

understanding, communicating, contriving, and inventing 

what is required to combat their difficulties… lively, diverse, 

intense cities contain the seeds of their own regeneration, 

with energy enough to carry over for problems and  

needs outside themselves.”
 

– Jane Jacobs, the death and life of great american cities, 1951
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study area defined
This study aims to analyze the rental market in Detroit, and more specifically in the RIVERTOWN-

goldcoast area, which lies just east of the Central Business District in the city of Detroit and 

borders the Detroit River. The area belongs to the Greater Rivertown area, within the East Jeffer-

son area. The East Jefferson area is analyzed as a whole to some extent in this study, thanks to a 

demographics study conducted by Data Driven Detroit.

Three levels of information have been used throughout the course of the study: 

 • First, U.S. Census Bureau and Data Driven Detroit were referenced. 

 •  Second, 17 existing multi-family residential buildings along the RIVERTOWNgoldcoast, and 

up Woodward Avenue were analyzed as representative of the L-shape described on Page 5. 

 •  Third, on-the-ground interviews were conducted with management companies and property 

owners in the RIVERTOWNgoldcoast.

study area
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recent history and trends
Pre-bankruptcy real estate in Detroit was on a clear decline, with falling occupancy, falling prices, 

and falling demand. 

 The city has seen a population decline over many decades. As recently as the 2000s, Detroit’s 

population declined from 951,270 to 713,777 (2000-2010).

 Michigan was the only state in the country to lose population during this decade, demonstrating 

the significant impact of the global financial crisis of 2008. Now, the decline is starting to slow as 

the city gets back on its feet. It is during this time that many have started revitalization efforts in 

the city.

 Beginning in the 1980s, a nearly continuous stream of major brick-and-mortar investments were 

made in the Central Business District, Midtown area north on Woodward Avenue, and the Detroit 

Riverfront.

 Many projects have been financed and supported by public-private partnerships. In 1979,  

The Stroh Companies acquired the Parke-Davis property in Detroit. The riverfront complex,  

now known as River Place, has been re-engineered into Class A offices, retail space (including 

The Rattlesnake Club), residences, and a hotel.

 General Motors’ transformation of the 5 million-square-foot Renaissance Center (originally 

constructed in the 1970s) began in 1996 with the move of their President’s Council to begin a 

migration of 9,000 employees to the iconic riverfront structure – GM chose to locate its Global 

Headquarters on Detroit’s international border, looking south to Canada.

 Olympia Development brought sports and entertainment back to the city center in the late 

1990s and the early 2000s with its investments in the Detroit Tigers and the Comerica Park 

stadium, as well as the Red Wings, MotorCity Casino, and Fox Theater.1 Concurrently the Detroit 

Lions moved into the newly constructed 65,000-seat Ford Field. 

 The next big event was the opening of the Compuware headquarters and the Campus Martius 

area in the heart of Downtown. Quicken Loans’ move into the Campus Martius area with its sister 

companies (One Reverse Mortgage LLC, Fathead LLC, In-House Realty LLC, and Quizzle LLC) in 

2010 marked another major effort toward revitalization.2 

 The most recent major shift was Blue Cross Blue Shield’s relocation of 3,400 workers from 

Southfield into the Renaissance Center Downtown in 2012.3

 These moves along with the recently announced Arena District demonstrate the revitalization  

of activity and trust in the city.
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riVertoWngoldcoast.study.area

east.Jefferson.area.as.defined.by.Data.Driven.Detroit.

Greater.rivertown.as.traditionally.defined
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Comparable multi-family residential properties used in analysis

1	 Studio	1

2	 3909	Woodward

3	 Bicentennial	Tower

4	 River	Place	Apartments

5	 Indian	Village	Manor

6	 Alden	Towers

7	 Elmwood	Park	Plaza

8	 Parkstone	&	Parkhurst

9	 River	House	Co-op

10	 The	Jeffersonian

11	 The	Pasadena

12	 The	Lofts	at	Rivertown

13	 The	Palms

14	 Riverfront	Towers

15	 Garden	Court

16	 Capitol	Manor

17	 The	Kean
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Summary of current and planned Detroit River investment  
and value of contributed land

Timing  PRojeCT inveSTmenT

   $000,000s

	 	 	 	

2004	 	 Renaissance	Center	Redevelopment	 500.0

2001-07	 	 Riverfront	Improvements		 85.4	

	 	 	 	 	 	 (City	of	Detroit/Detroit	Economic	Growth	Corporation)	

2001-08	 	 Riverfront	Land	Value	(City	of	Detroit/DEGC)	 103.5

2004-15	 	 East	Riverfront/RiverWalk	Improvement		 70.0	

	 	 	 	 	 	 (Detroit	Riverfront	Conservancy)	

2004-13	 	 East	Riverfront	Land	Value	 16.0

2008-13	 	 West	Riverfront/RiverWalk	Improvement	(DRFC)	 5.0

2008-13	 	 West	Riverfront	land	value	 12.5

2009	 	 Milliken	State	Park:	Phase	1	&	2	Completion		 11.0	

	 	 	 	 	 	 (Michigan	Department	of	Natural	Resources)	

2010		 	 University	Prep	Math	&	Science	High	School	 17.0

2010		 	 	Blue	Cross	Blue	Shield:	Investment	in	Renaissance	Center	 32.0

2011		 	 Port	Authority		 32.0

2011		 	 Alden	Park	(450	rental	units):	Rehabilitation	 10.0

2013		 	 COBO	Center:	Improvements	 279.0

2013		 		 Rivertown	Neighborhood	Senior	Community	(Presbyterian	Village)	 40.3

2014		 	 		Globe	Buildings:	Outdoor	Adventure	Discovery	Center	 12.8

Ongoing	 	 Dequindre	Cut	(opened	2008)	 13.0

Pending	 	 M-1	Rail	 140.0

Pending	 	 	East	Jefferson	Neighborhood	Brownfield	Redevelopment	 38.0

Pending	 	 Uniroyal	Development	 20.0

Pending	 	 Harbortown:	145	residential	units	in	new	tower	 18.0

Pending	 	 Hart	Plaza	Improvements	 50.0

Various	 		 Other	Projects	 42.9

  ToTAL     $1,548.4 	

NOTE:	Values	are		in	millions	of	dollars.	Compiled	from	various	Detroit-area	public	agencies	by	Detroit	Riverfront	
Economic	Impact	Study,	2013.
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“We don’t design the market. We respond to it.”

– Phil Meathe, former chairman smith hinchman & grylls  
(currently smithgroupJJR) 
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demand discussion
cuRRent deMogRaPhic tRends

The last few years have brought many businesses into the city center, including Bedrock Real 

Estate Services, Quicken Loans, Blue Cross Blue Shield of Michigan, and Rossetti. These compa-

nies have mostly occupied previously vacant buildings. Quicken Loans’ move has led to the 

occupancy of 2.6 million feet² of commercial space and added 7,000 employees4 to the Central 

Business District. Quicken Loans, like many other companies, promoted the move Downtown  

for its employees with incentive programs, including a $20,000 gift for anyone who buys property 

in the city, provided they stay for five years. In light of these changes, residential occupancy has 

risen in the CBD and Midtown to more than 97 percent. That demand for apartments will start to 

spread outward into the New Center Area north of Midtown and into the Jefferson Corridor 

(including the RIVERTOWNgoldcoast) as the CBD and Midtown approach full occupancy.

 Data Driven Detroit conducted a study on the East Jefferson area, which includes the RIVER-

TOWNgoldcoast area. The population in the East Jefferson area has declined since 2000, dropping 

from 3,904 to 3,295 by 2010 (U.S. Census). This constitutes a decline of 18 percent, compared 

market indicators
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with the city-wide decline of 25 percent. The occupancy is still lower than the Central Business 

District at 80 percent, but has seen an increase since 2010. Of those units occupied in the area, 

76.1 percent are renter occupied, showing support for a trend toward stable occupancy of 

apartment buildings (unlike the unpredictable nature of ownership in the area). 

 RIVERTOWNgoldcoast boasts a higher per-capita income than the East Jefferson area. The East 

Jefferson area shows average per-capita incomes in the $29,000 – $37,000 range, even reaching 

$47,000 just north of East Jefferson Avenue between Mt. Elliott and East Grand Blvd., while the 

Rivertown area as a whole shows a much larger range of $9,000 to $48,500.

 RIVERTOWNgoldcoast is also showing an increase in businesses (primarily restaurants), bring-

ing more jobs to the area. Proximity to workplace is a huge driving factor for renters seeking the 

convenience of public transit and walkability in inter-city life. Traffic affects all cities, including 

Detroit, so the closer the residential spaces are to the CBD and other hotspots for employers,  

the better. Considering the nearly full occupancy of the CBD and the higher rent averages, 

RIVERTOWNgoldcoast is a very close alternative.

Healthy living
Healthy living and green space are gaining popularity, especially among the younger, educated 

population. RIVERTOWNgoldcoast will gain popularity as this trend progresses, due to its vast 

green-space offerings. 

Sense of place
The Detroit RiverWalk is partially completed with plans to extend into and past the RIVERTOWN-

goldcoast area. It presently extends along the shoreline to Mt. Elliott Park, where it moves inland 

to the street and ends in Gabriel Richard Park, adjacent to the bridge to Belle Isle. The next 

improvements and extensions are planned to continue directly into the RIVERTOWNgoldcoast. 

Additionally, Belle Isle recently became a Michigan State Park in an effort to revitalize the island’s 

amenities.5 The addition of RiverWalk access for residents to a revitalized Belle Isle will make the 

RIVERTOWNgoldcoast prime real estate in terms of green space.

Social interaction
Young and educated people have kick-started the migration back, and families are close behind, 

renting spaces closer to entertainment and employers. This means that rentable unit occupancy 

will stabilize in surrounding areas as well. 

taRget PoPulations

Young professionals and singles
The RIVERTOWNgoldcoast will see an inflow of residents from several demographics. The first 

group will be young professionals and singles in the early stages of their careers. They will be 

relatively low income, but with high growth potential and few financial obligations. They desire  

a diverse mix of people and housing types and will likely have roommates in order to afford rent. 

Public outdoor spaces and community amenities are important to this group as they tend to live 

in smaller units. They will be looking specifically for proximity to their offices and will desire 

modern or updated interiors for the units.
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empty-nesters and retirees
The second group of people is empty-nesters and retirees. They will be primarily baby-boomer- 

generation families, whose children have moved out. These families will be looking to downsize 

their living space and minimize upkeep. Another motivator will be a desire to decrease expenses. 

They will be looking for proximity to employers and more importantly, proximity to social events. 

People who move to the city from single-family homes in the suburbs are accustomed to ample 

community space for entertaining and 

socializing. They will be drawn to events  

and large community spaces in the buildings. 

The city offers many forms of entertainment 

and restaurants that are not available in the 

suburbs, which will help entice this target 

market. City amenities are also attractive to 

those who have new-found spare time.

Family-households
The last group will be family households 

moving mostly within the neighborhood  

or from surrounding neighborhoods, looking 

to upgrade or downgrade their apartment in 

size. This can include former Central Busi-

ness District and Midtown residents who 

have been priced out of their existing units, 

as well as those who are looking to upgrade 

or downgrade the size of their unit without 

leaving the neighborhood. This group will  

be mixed ages and mixed income.

The expected market will be spread out,  

in terms of age and income. This emphasizes 

the need for mixed-income, multi-family 

housing. It will be important to provide 

flexibility in terms of apartment sizes and 

rents as well as amenities and community 

spaces.

eMPloyeRs

The presence of employers brings people 

into a new area. Thriving workplaces also 

create activity during weekdays, which 

generates demand for retail and parking, 

desirable amenities to residents. In addition, 

people tend to stay in neighborhoods when 

their employers are nearby.

The East Jefferson area has a large number  

of employers, and even more Downtown. 

“Employment in Greater Downtown as of 

March 2010 totals 135,402 employees and 

major employers in RiveRToWngoldcoast 

300 River Place: 

	 Abbott	Nicholson	

Applied	Science

	 Associated	Press

	 Bejin,	VanOphem,	Bieneman

	 Brinks,	Gilson,	Lione

	 Council	of	Michigan	Foundations

	 FDA

	 Health	and	Human	Services,	Office	of	Inspector		

		 General

	 The	Rattlesnake	Club

	 US	Patent	&	Trademark	Office

	 Wolinski	&	Company

Talon Building: 

	 Skillman	Foundation

Retail:  

	 Coinstar

	 Dollar	Tree

	 Indian	Village	Market	

	 Rite-Aid	Pharmacy

	 Staples

	 Walgreens

Auto dealerships/rentals: 

	 Enterprise	Rent-A-Car

	 Hertz	Rent	a	Car

	 Jefferson	Chevrolet

other employers: 

	 Co-op	Services	Credit	Union

	 The	Detroit	Academy	of	Arts	and	Sciences

	 Detroit	Metropolitan	Credit	Union

	 Health	Centers	Detroit	Medical	Group

	 Henry	Ford	Medical	Center	(Clinic)

	 The	Kerlin	Company

	 International	UAW	–	Financial	Credit	Union

	 Presbyterian	Villages	of	Michigan

	 Roberts	Riverfront	Hotel

	 UAW	Chrysler	–	National	Training	Center

	 YMCA	of	Metropolitan	Detroit
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accounts for 40 percent of the total employment in the city.”6 Major employers Downtown are 

within walking or bicycle distance of RIVERTOWNgoldcoast. 

occuPancy – a coMPaRison

In 2013, the city added 27,600 new jobs, compared with 20,000 in 2012. Employment in the city 

has risen from 90.3 percent in March 2013 to 91.3 percent in March 2014.7 This is a 1.4 percent 

increase, compared with the nationwide increase of only 0.8 percent. While Detroit still has 

employment rates below the national and 

state averages, the difference is small.

 Vacancy is representative of the level  

of economic development in a given area. 

The more attractions in an area, such as 

dense population, entertainment venues, 

amenities, etc., the more people will want 

to live there, absorbing the supply of 

residential space. 

 When compared with other similar cities 

in the U.S., Detroit is not significantly 

worse off in terms of vacancies. This is 

demonstrated in “7.2 SQ MI – A Report on 

Greater Downtown Detroit,” which shows 

the differences in demographics between a 

several major cities.  
 The difference in total occupancy 

between Detroit neighborhoods is small, 

but the difference between renter and 

buyer occupancy in the respective areas is 

large (see box below). The city as a whole 

has a more balanced mix between the two. 

In the East Jefferson area (including RIVERTOWNgoldcoast area), however, the majority is renter 

occupied at 60 percent. Downtown is predominantly renter occupied, at 96 percent, and has 

very little vacancy (1 percent). This indicates that the nature of residency Downtown revolves 

around smaller rentable units and that a rental development in the Downtown area would not be 

out of place. This is also true of the East Jefferson area when compared with the City as a whole. 

Downtown, with its large number of employers and social functions, and Midtown, with its  

many cultural attractions, 

are experiencing rising 

occupancy. RIVERTOWN-

goldcoast will experience 

the same rise in occupancy 

once overflow from those 

areas spills outward. We 

expect this spill to begin 

now as higher rents push 

out Downtown’s residents 

and as the availability of 

rental units drops. 

occupancy comparison with other cities.

. .. . VaCant. oCCUPieD

. Detroit. Philadelphia

. minneapolis. Cleveland

occupancy comparison within Detroit

. .. .oWner.oCCUPieD. renter.oCCUPieD. VaCant

. City.of.Detroit.. Downtown. east.Jefferson.Corridor.
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auctions

Recently, in an effort to fill the supply of housing, the city has started auctioning homes in East 

English Village8 and other nearby neighborhoods. Mayor Duggan has launched a mass auction of 

the entire area, wherein one house is auctioned each day to bidders with no history of ownership 

of blighted or tax-foreclosed properties. Winning bidders are required to provide the full bid price 

within 60 or 90 days. They are required to produce construction contracts within 30 days and 

proof of occupancy within 60 days. These regulations are intended to attract only serious bidders 

who will rehabilitate and occupy the homes. The consecutive auctioning of neighboring houses 

gives bidders a sense of security about occupancy: Nobody wants to live in empty neighbor-

hoods. The auctions are accompanied by city seizure of many blighted homes in the area. An-

ti-blight efforts will decrease the existing supply while auctions will increase occupancy, leading 

ultimately to a decrease in vacancy.
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supply factors
eMeRging Residential deVeloPMents  

Several publicly announced projects are in the pipeline in the Rivertown area at various stages  

of development. Given the attractiveness of the area, there may be additional projects that are  

yet unknown to us. Some of the projects are:

DuCharme Place
DuCharme Place is a construction project in Lafayette Park, intended to create 185 mixed-income 

condos. The project is nearing construction under the guidance of architects McIntosh Poris 

Associates.9 The project is financed under HUD 221 (d)(4) as well as Brownfield tax credits, CRP 

Loans, and city tax abatements.

orleans Landing Rivertown Development
The Rivertown development, Orleans Landing, will be a mixed-use development just east of 

Downtown along the River.10 The development will include 500 residential units and retail space, 

constructed in two phases, starting with 291 of the residential units in the first phase. The $55 
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million project is financed from several sources: HUD 221 (d)(4), Goldman Sachs Urban Invest-

ment Group, Invest Detroit, Michigan Economic Development Corp. Community Revitalization 

Program, brownfield tax credits, HUD Brownfield loan program, and the EDC. Construction is 

expected to begin in September 2014.11 

Triton Properties
Triton Properties is investing in several projects in the RIVERTOWNgoldcoast, including the  

Kean Apartments, the Hibbard Apartments, the Parker Apartments, and the Van Dyke Apartments, 

totaling 143 rental units.12 These projects are still in the early phases while Triton develops 

budgets for capital improvements to the buildings. Triton has previously bought and renovated 

the Alden Park Towers, also in RIVERTOWNgoldcoast.

general motors east 
GM has had residential developments on the boards since the late 1990s for new developments 

on its RiverEast parcels east of the Renaissance Center, including a recent purchase of four 

riverfront properties through a GM subsidiary, Riverfront Holdings Inc. The properties are 673 

Franklin St, 672 Woodbridge, 260 Schweizer’s Place, and 689 Franklin St. The buildings total 

approximately 31,000 square feet with an additional 0.8 AC of surface parking. 

Presbyterian villages of michigan
The $43.5 million development in Rivertown at McDougall and Franklin Street is now in its 

second phase. The project will be financed through a series of grants, Brownfield tax credits,  

and low-income housing tax credits. The development will be primarily senior housing with a 

variety of retail in the ground floors.

Uniroyal
Development rights have been awarded to the former Uniroyal site, a 43 acre parcel adjacent to 

the MacArthur bridge on the Riverfront. Plans for the site are a mixed-use development, including 

residential and retail developments along the RiverWalk.13 Progress has been constrained by 

environmental complications.

emerging 
At the time of the final draft of this report, additional interest and development activity was being 

reported in RIVERTOWNgoldcoast. In private conversations it was implied that GM had engaged 

a design firm to refresh plans for its properties south of Atwater between the Renaissance Center 

and Rivard, also known as River East. Other conversations revealed that Bedrock Real Estate 

Services may be interested in properties in the Riverfront area. According to media reports, 

creditors in the city’s bankruptcy were suggesting city-owned riverfront property be used as 

payment to creditors.
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supply & demand interaction
The construction cycle usually takes place in three stages:

Stage 1
In the beginning, there is a slow and steady increase in demand as well as supply, indicating an 

overall stimulation of the market. One could argue that post-bankruptcy Detroit is in this stage, 

close to the beginning, because demand for real estate in the city has only recently sparked (see 

Detroit circle in the graph below). Stage 1 ends at the absorption peak, where demand is absorb-

ing the supply of real estate quickly, indicating that vacant spaces are being filled. At the end of 

the first phase, construction starts to ignite, meeting the increasing demand. This would be the 

ideal construction start and completion time frame to take advantage of the absorption peak.

Stage 2
The second stage begins where demand continues to skyrocket as the trend becomes common 

knowledge and more people move in. At this point, the barrier, or tipping point, is crossed 

according to the “Law of Diffusion of Innovation,”14 which states that when 16 percent of the  

population has accepted a trend, the masses will follow.

 This holds true for an unsaturated real estate market. Once word of mouth indicates that 

demand is increasing, people will accept it as truth and will follow the trend.

 As demand increases, supply will be depleted, as shown in the figures on Page 23. This will 

cause prices to increase as multiple people start to compete for the same spaces, forcing them  

to expand their search area. Construction will increase during this time and will peak as demand 

peaks. Because of the lag between construction start and completion dates, supply will continue 

to increase after demand has plateaued or started to decrease again.

Stage 3
In the last stage demand and supply will start to reach equilibrium as construction catches up. 

Both construction and absorption will begin to slow and prices will stabilize. 
Where Detroit stands 
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Detroit is currently in Stage 1, where supply heavily outweighs demand, creating ample vacancy. 

Figure 1 below15 shows a visual representation of the discrepancy between supply and demand, 

and the resulting vacancy.

 Detroit’s existing supply, and quilibrium vacancy rates are displayed as Q* and Q1 respectively 

in the figures below. Although landlords are entitled to charge whatever rates they wish, where 

there is a large amount of vacancy, they will set rents below the market rate to encourage people 

to fill the space, as is the case in Detroit. As demand increases in the city, prices will rise and 

even go beyond after the market is fully saturated.

 As the demand curve shifts up over time due to incentives and economic stimulation, the 

supply will be depleted. Figure 2 shows16 a representation of how these shifts will affect vacancy: 

As demand moves up, and supply increases with new construction to meet these demands, the 

equilibrium occupancy will shift closer to the existing supply of space, shrinking vacancy.

 In the greater Downtown area between 2010 and 2012, $880 million was invested in new 

projects, $810 million in renovations, and $390 million in interior work. During the same time 

span, 65 projects worth $339 million were completed.17 The construction completion rate in the 

city is approaching higher rates after years of decline and half-finished projects, particularly 

during recession years (2008-2010). This indicates that the city is starting to meet increasing 

demand with supply, successfully.

 Construction has picked up more recently signaling the city’s shift through Stage 1. Construction 

will continue to increase over time as demand grows.

Figure.1

Figure.2
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market characteristics
coMPaRaBles

The RIVERTOWNgoldcoast area has many existing residential structures that demonstrate what 

current residents expect from their residences, which amenities, unit sizes, and rental rates are 

average for the area and which are in the highest demand (meaning they are utilized the most 

efficiently). To capture the spread of demand from the Woodward corridor in Downtown/Mid-

town to RIVERTOWNgoldcoast, we have examined 17 residential apartment buildings, see map 

on Page 41.

 Amenities that are consistent across all comparables include 24-hour concierge or security, 

parking, laundry, and – most importantly – views of the Detroit River. As in any coastal area,  

in Detroit a view of the river is considered a luxury for residential spaces. Because the river lies 

south of land, views in this direction also provide optimal sunlight, making south-facing apart-

ments a very hot commodity.

24-Hour concierge or security
The feeling of safety and the presence of security are a necessity for residential areas. Safety 

concerns are being well managed in the Central Business District and Midtown due to active 

collaboration between public and private security resources. 

 Levels of security range from controlled access, whereby the doors can only be opened with 

passes, to 24-hour staffed security desks.

the.alden.Park.towers’.lobby
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Parking
Because streets are not ideal for parking and car theft can be a concern, parking is an essential 

amenity. All of the comparable apartment units offer parking either on the property or a short 

distance away. Parking is either gated or in a garage, adding an element of security. Given the  

low walkability of the RIVERTOWNgoldcoast, many residents have reserved parking both at their 

residences and their workplaces.

Laundry
Laundry is the last essential amenity. Because the city is spread out, few laundry facilities are 

available within a short drive, and typically none within walking distance. Laundry is either in the 

unit or in a communal laundry room within the building. In-unit laundry is generally only offered 

in larger units and condos.

Community areas
Community areas – outdoor pools, tennis courts, grill areas, or business centers – are offered only 

in a few of the residential spaces. These amenities are available primarily in residential spaces that 

offer the larger and more expensive units to accommodate wealthier residents. These additional 

amenities also help lure residents out from the suburbs. 

High ceilings
Because the RIVERTOWNgoldcoast is filled with older architecture built in the 1920s, high ceilings 

and decorative moldings are part of the appeal of many apartments. Although decorative molding 

has become less important as more modern designs dominate residential spaces, high ceilings are 

considered an amenity or a luxury. Both the Garden Court Apartments on East Jefferson Avenue, 

designed in 1915, and  Studio 1 Apartments on Woodward Avenue constructed in 2009, advertise 

high ceilings as amenities. High ceilings provide a sense of luxury and – more importantly – 

space, even in the smallest units.

the.outdoor.pool.at.the.Lofts.at.rivertown
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Concrete walls
One amenity, mentioned only in a review for the Palms Apartments on East Jefferson Avenue  

and Studio 1 Apartments in Midtown is also worth considering: concrete walls. Privacy in terms  

of noise is not a common amenity in most apartments, but is perceived as a luxury. It allows 

residents of various income groups, schedules, and ages to live side by side.

Pet friendliness
One last amenity that has increased demand with younger generations is pet friendliness. Increas-

ingly, younger residents are searching for pet-friendly living spaces. The ability to live with their 

pets is essential to creating a sense of home.

 Overall, the tendency is toward more amenities, especially outside of the units. More traditional 

home owners are shifting over to renting with the expectation that the utility value of their living 

space will not decrease. This means that community space will be in high demand so residents 

may engage in social activities. In order to hit the wide spread of potential residents, certain 

amenities will be non-negotiable, including access to laundry facilities, parking, and 24-hour 

security. 

 A list of the comparable apartment buildings in the area along with information regarding their 

respective location, unit size, rent, and amenities are on Pages 42-45.
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testiMonials

What amenities do you look for in an apartment?
Response from recently arrived detroit residents, ages 24 and 25, unmarried couple, educated 
at graduate level

After looking at about 15 different apartments, you start to narrow down the factors that are the 

most important to you. We quickly realized that several amenities were non-negotiable for us in 

order to live Downtown, including on-property laundry and parking. When it came to parking, it 

was important that there was security (or at least gates) to protect our cars from becoming one of 

the 13,000+ cars stolen in Detroit in 2013. When it came to laundry, however, we had no prefer-

ences. Any laundry facility was an improvement to having to drag our clothes to a laundromat.

 We knew already what we needed in terms of size and number of bedrooms, so the final decision 

came down to getting the best deal for our money. Of all the apartments that met our size require-

ments, we found two that were equally priced, in safe neighborhoods, and were close to various 

modes of transportation (in our case we needed easy access to a north-bound I-75).

 One of the two apartments offered additional amenities, such as a pool, concrete walls, and a 

view of the river, while the other offered included utilities and parking with the monthly rent. 

Surprisingly, the concrete walls (which we had never had before) were the most alluring to us out 

of all the luxury amenities because it gave us a vision of what it might be like to live in a place 

uninterrupted by our neighbors’ nocturnal schedules. Furthermore, included utilities and parking 

were worded as if they were amenities, but to us they were features we felt we would be paying for 

regardless of whether they were included in the monthly rent or separate….therefore we went with 

the concrete walls and the pool. 

 More often than not, when you set yourself a budget to apartment hunt with, you end up with an 

apartment at the upper end of that budget range. When you make that kind of investment, you 

want to be able to tell yourself it was all worth it when you move in. For us, having a pool, a view 

of the Detroit River, and complete silence from our neighbors gave us a sense of home that made it 

enjoyable to spend all of our time in the property. The sense of home in itself made the apartment 

worth the money. It is our new home.”

What does it take to move back into the city?
Response from an empty-nester who works downtown

I recently resided in the city in Indian Village as well as in the Indian Village Manor and moved to 

Grosse Pointe Park several years ago. I have periodically considered returning to central city living 

and over the course of the last five years, I have explored numerous options along the riverfront, 

Midtown, and Downtown. The primary drivers were high operating standards and convenience to 

my Downtown office, as well as cultural amenities and natural amenities. The Millender Center 

(now Renaissance Apartments) offered the best location and building amenities and on a few 

occasions, I came very close to leasing a unit. The building showed signs of aging, however, and I 

had concerns about management standards.

 In 2012 the development was purchased by Village Green, which has an excellent reputation for 

high standards. I have toured the development three times in the past year. I have been very 

impressed with the management of the development, the staff that I have encountered, and the 

quality of the improvements to the units. Specifically, I was seeking a unit with a view and a 

balcony, high finishes in the kitchen and bathroom, security and enclosed parking, and easy 

access to my office, all of which the Millender Center provided. This location also offers easy access 

to the RiverWalk, Eastern Market, and many Downtown amenities.
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What would it take to keep you in Rivertown?
silent generation, working downtown

Once a long-time West Indian Village resident, I decided to move to the riverfront in 1997 and 

have never left. The Detroit Towers allow me to have the quiet that I need in order to unwind after 

long hours at my Downtown office. I love high ceilings and open floor plans and the view of the 

river is just the cherry on top. Given the higher average age of the residents in Detroit Towers, the 

most important amenities for us are 24-hour security, 24-hour maintenance and 24-hour valet. 

For the residents, the company and the security are essential. For those who enjoy the company  

of others over privacy, there is also a ground floor community patio, where residents can socialize 

and grill.

 The building does not have balconies or a fitness studio, but again, given the older age of the 

residents, these amenities are not missed. Most residents prefer walks along the RiverWalk as their 

form of exercise and the patio is a fantastic alternative to individual balconies.

 If there was one thing I would change, it would be the walkability of the area. Residents on the 

river are confined to the south side of East Jefferson Avenue. Jefferson is simply too high-speed and 

too wide for many of our residents to comfortably walk across. Linking the riverfront with the West 

Indian Village on the north side of Jefferson would truly complete my experience as a resident of 

the riverfront.

tRends in Rental Rates – 2014

Rent levels directly reflect occupancy and therefore demand. Increasing rent trends are a good 

sign for future returns on a potential investment in a residential project. 

 After many years of sharp decline, the average rent in the city’s central neighborhoods is 

beginning to stabilize. Rents are starting to approach the required levels for the buildings to 

become self-sustaining (without government aid) in the more central neighborhoods. 

 Downtown, rents range from $475 to $5,100. Those rents are expected to continue to rise 

until they find equilibrium between supply and demand. Currently, supply cannot meet demand 

Downtown, driving prices up. Midtown rents have a smaller range, varying between $325 and 

$2,500 reflecting the slightly lower occupancy rate. 

 The RIVERTOWNgoldcoast area also has a smaller range in rents: $425 to $3,364, and the 

largest vacancy of the three neighborhoods. 

 The rents in the RIVERTOWNgoldcoast reflect a rent per square foot of $0.70 to $1.62. Condos 

in the area sell for $14 to $118 per square foot. This reflects the different levels of demand for the 

neighborhoods as well as the varying per capita income of the typical resident. 

 See Page 42 for the breakdown of rent per unit size for 17 comparable buildings.
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tRansPoRtation

Transportation is a critical amenity. For most people, one of the benefits of moving Downtown  

is to be able to do without a car, which makes public transportation important.

Today, public transportation in Detroit revolves around an integrated bus route and the People 

Mover, which connects various Downtown locations, including 

sports venues, theaters, and places of employment.

The RIVERTOWNgoldcoast relies primarily on the Route 25 

bus, which runs from Grosse Pointe Park in the east, through 

Downtown, and on to Lincoln Park along Jefferson Avenue. 

Access to this bus route is considered a convenient amenity by 

residents, allowing them to connect to Downtown where most  

of the entertainment and employment opportunities are located.

Detroit is also connected to the Amtrak train, as well as the 

Megabus stops at the Rosa Parks Transit Center Downtown and 

at Wayne State University in Midtown, connecting the city with 

other major cities in the state and beyond. 

In an effort to connect city residents with the Amtrak rail and  

to connect Downtown with Midtown, the M-1 Rail construction 

was proposed and accepted. The expected completion date is 

2016.

Plans are underway for a rapid transit bus line that will 

connect Detroit to suburbs, such as Birmingham, Pontiac, or 

Troy.

The rapid transit bus would provide much faster transportation 

to Downtown than the current bus route, linking current and 

potential residents to their places of employment. A proposed 

rapid transit bus connection will connect Detroit with Ann Arbor. 

This is another bus route that RIVERTOWNgoldcoast residents 

will have at their disposal when the project is completed.

a.conceptual.rendering.of.the.m-1.rail..streetcar.

C
O

U
R

T
ES

Y
 O

F 
M

-1
 R

A
Il

C
O

U
R

T
ES

Y
 O

F 
M

-1
 R

A
Il



RI
VE
RT
OW

Ng
ol

dc
oa

st

30

 For those traveling by car, East Jefferson Avenue has direct access to I-375, which connects to 

major highways, including I-96, I-94 and I-10. There are plans in motion to redo I-375 in order to 

eliminate the dividing nature of the freeway as it currently exists.18 The debate centers on the 

convenience of the highway’s direct entrance into the Central Business District versus the desire 

to rely more heavily on public transportation for convenience, cost, and environmental reasons. 

 One of the more exciting changes in transportation for the city, is the Greenways initiative, 

which is turning various corridors and streets into green spaces and bicycle- or pedestrian-friendly 

zones. These changes will affect major roads, including East Jefferson Avenue, which runs 

through RIVERTOWNgoldcoast. The changes, referred to as road diets, reduce the number of 

lanes adding bicycle lanes, pedestrian green zones, or parking. 

a.concept.plan.for.east.Jefferson.avenue
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Retail

Retail plays a central role in any thriving metropolis. In order to satisfy the desire of Downtown 

residents to be able to conduct all essential activities without a car, there needs to be a certain 

threshold of retail in every neighborhood. 

 Detroit has a retail shortage, marked most significantly by Hudson’s closure in 1983.19 Dan 

Gilbert plans to bring retail back into the Central Business District in order to improve the quality 

of life for its residents, many of whom are his employees.20 The primary essential the city lacks  

is grocery stores. In the summer of 2013, a Whole Foods Market opened in Midtown with great 

success. Plans are underway to bring a gourmet market to Downtown. The lack of quality grocers 

is a major disadvantage of living in the Central Business District because residents have to com-

mute via car or bus to the nearest grocery stores. 

 The RIVERTOWNgoldcoast area, like most Detroit neighborhoods, lacks good retail. While 

various stores have opened Downtown and in Midtown, RIVERTOWNgoldcoast has had little 

movement. The area has only two general merchandise stores, a handful of apparel stores, and 

approximately 35 restaurants. Many of the restaurants are fast food chains that run along East 

Jefferson Avenue. 

 A few shining stars include the Detroit Vegan Soul restaurant located at 8029 Agnes St. in  

West Village just north of East Jefferson Avenue, Craft Work, Atwater Brewery, and The Rattle-

snake Club, which help satisfy the demand for walking-distance restaurants. 

 The Hatch Detroit neighborhood initiative together with the Detroit Lions and the Villages  

CDC has plans to invest $150,000 in West Village.21 This will improve walkability and bicycle 

accessibility. This step in the right direction should be followed by other retail stores, including 

grocery stores, that will improve the quality of life for RIVERTOWNgoldcoast residents and 

provide leisure activities. 

safety

Jefferson East Inc. conducts regular analyses of criminal activity in the greater East Jefferson 

area.22 The most recent trends show an overall decrease in criminal activity, both for the East 

Jefferson area, as well as the city as a whole. Homicides and arson crimes have shown the most 

significant improvement. Hotspots for crime are located north of East Jefferson in primarily empty 

areas. 

 RIVERTOWNgoldcoast is relatively safe compared with Detroit as a whole. The growing 

occupancy in the area and the presence of 24-hour security at most residential buildings helps 

deter crime. RIVERTOWNgoldcoast is close to the Central Business District, which has also seen 

quickly decreasing crime rates in the last few years.
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constRuction costs

Construction costs are typically the major variable cost of developing real estate. As part of  

our research to understand the current construction market, we reached out to The Monahan 

Company for insights. 

 Now in their fourth generation, the Monahan family has been involved in construction in  

and around Detroit since 1922. We asked Mike Monahan for a rule-of-thumb cost per square  

foot that could be used in initial project budgeting. Mike politely said, “Asking how much  

construction costs without a definition of scope is similar to asking how much a new car costs…  

it all depends.”

 In lieu of providing a cost per square foot or even a range of costs, we offer the following 

principles as a foundation for approaching project budgeting. In addition, two case studies with 

actual data for projects successfully completed recently by The Monahan Company are on  

Pages 46 and 47. Newberry Hall, is a 31,000-square-foot historical restoration adjacent to the  

main campus of the Detroit Medical Center. Woodward Garden Apartments, is a 78,000-square-

foot2 new construction (Brownfield development) along the Woodward Corridor in Detroit’s 

Midtown.

 Principles for approaching project budgeting:

  •  “Back into” the budget based on what the pro forma can support

  •  Be clear on the difference between construction costs and project costs

  •  Understand the relationship between quality and costs (interior finishes, public-to-private 

space ratios, exterior materials, amenities, etc.)

  •  Realize the uniqueness of site conditions, including unforeseen conditions in renovations  

and Brownfield developments

  •  Manage contingencies

  •  Be inclusive with your team and bring in the construction experts early

  •  Know the construction economics of your market – particularly the impact of escalation 

  •  Act with a sense of urgency
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schools

The RIVERTOWNgoldcoast and surrounding neighborhoods have many schools available  

for residents:

Detroit Public schools (within	the	greater	Jefferson	Avenue	corridor)
Chrysler Elementary School: K – 5th grade

Bunche Preparatory Academy: Pre-K – 8th grade

King High School: 9 – 12th grade

Moses Field: For children age 3-14 with moderate to severe cognitive impairment of Autism

Marcus Garvey Academy: Pre-K – 8th grade

Nichols Elementary/Middle School: K – 8th grade

Hutchinson Elementary/Middle School at Howe: Pre-K – 8th grade

Charter schools	(within	Downtown,	Midtown,	and	the	Jefferson	Avenue	corridor)
Blanche Kelso Bruce Academy/St. Antoine: 5 – 12th grade

Capstone Academy Charter School: 4 – 12th grade

Hamilton Academy: K – 8th grade

GEE Edmonson Academy: K – 8th grade

Pathways Academy: 7 – 12th grade

University Prep Science & Math: K – 12th grade

Woodward Academy: Pre-K – 8th grade

Private schools	(within	Downtown,	Midtown,	and	the	Jefferson	Avenue	corridor)
Child’s Place: Kindergarten

Detroit Waldorf School: Pre-K – 8th grade

Friends School in Detroit: Pre-K – 8th grade

Most Holy Trinity School: Pre-K – 8th  grade

St. John’ s Presbyterian Day Care Center: Pre-K

University of Detroit Jesuit High School & Academy: 7 – 12th grade

Woodward Academy: Pre-K

If residents are willing to commute, there are 25 registered private schools within the city limits.
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“We all stand on the shoulders of those who  

came before us.” 

– Judge damon keith, 2013
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“Social investment can be pictured, very broadly, as the resources required to empower social  

and environmental change. These include: financial capital (money), social capital (networks)  

and human capital (expertise and skills).”23

 At this time (2014) in Detroit, social investment is a component of virtually every investment  

in the city. Be it by the private sector, the public sector, or through highly effective public private 

partnerships, investors are aware of the social as well as the economic returns on their invest-

ment. 

 In lieu of a prescriptive formulaic approach to understanding the issues, we offer the following 

thoughts borrowed from a diverse body of sources to inspire the developments this discussion 

seeks to underwrite.

Detroit Future City, Conclusion:
What Detroit needs now are strong leaders who love what it stands for and what it can become, 

residents who have a voice in their neighborhoods and can imagine the possibilities for the  

entire city, and the best possible knowledge that comes from hard facts and deeply felt personal 

experiences – and yes, from an enduring love and understanding of Detroit.  

C. David Campbell, McGregor Fund:
… to break the cycle of poverty.

Laura Trudeau, Kresge Foundation:
Reduce concentrated poverty. 

Kevyn Orr, Detroit Emergency Manager:
The city must devote a larger share of its revenues to: (a) effectively provide basic,  

essential services to current residents; (b) attract new residents and businesses to foster  

growth and redevelopment; and (c) ultimately begin what will be a long process  

of rehabilitation and revitalization for the city.

Gerald D. Hines, Hines:
First you have to make a profit. That’s social responsibility.

social investment
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Potential Design Considerations
 •  Art

 •  Community engagement

 •  Community gardens

 •  Connectivity through transportation systems – including greenways

 •  Creating a vital urban fabric

 •  Dog parks

 •  Green alleys

 •  Sustainability – including LEED certification and the triple bottom line

 •  Mixed-income housing

 •  Vibrant and vital public realm

Closing thoughts
Understand the Power of 10 – any great place itself needs to offer at least 10 things to do or  

10 reasons to be there.24

 Know that to be successful, a residential development needs to be the right product at the  

right location, operated at the right level of engagement.
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Anyone writing about being part of Detroit today is immersed in community and collaboration, 

togetherness, fellowship, friendship, mutual cooperation, and organic benefit. It is this collabora-

tion among urban pioneers that opens the door to understanding the opportunity and the risks  

of the RIVERTOWNgoldcoast area – to avoid “overfitting” by separating the signal from the noise.

 Below are a few of the Detroit individuals, organizations, and documents that have inspired, 

informed, and supported our assessment. 

 As with most such acknowledgments, there may be some we inadvertently overlooked – to 

those we apologize.

Studies/reports
7.2 SQ MI – A report on Greater Downtown Detroit

Detroit Future City

Economic Impact Study – Detroit Riverfront 2013

Landscape of Social Investment: A Holistic Topology of Opportunities and Challenges

Residential Market Potential for Greater Downtown Detroit 

Vision of Greenways for the Greater Riverfront East District of Detroit

Foundations/community organizations/public private partnerships
Business Leaders of Michigan

Detroit Regional Convention Facility Authority –  COBO Center

Community Foundation for Southeast Michigan

Downtown Detroit Partnerships

Hudson Webber Foundation

Invest Detroit

Jefferson East Inc.

Kresge Foundation

Midtown Detroit Inc.

New Economy Initiative

Rivertown Detroit Association

urban pioneers
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Villages Community Development Corporation

Public sector entities
City of Detroit

Detroit Economic Growth Corporation

Senator Carl Levin

State of Michigan

 Michigan Department of Transportation

 Governor’s Special Advisor on Placemaking

 Department of Natural Resources

Wayne County

Private sector organizations
Blue Cross Blue Shield of Michigan

Compuware

DTE

Ford Motor Company

General Motors 

Olympia Development

Quicken Loans 

The Monahan Company

Detroit journalists
Dan Duggan

Nolan Finley

John Gallagher

Stephen Henderson

Mary Kramer

Rochelle Riley

inspirational/influential individuals
Richard Baron

Karl Bell

John Blanchard

Dave Blaszkiewicz

Jim Boyle

Mike Bruggeman

Andrew Camden

C. David Campbell

Kenneth Cockrel Jr.

Katherine (Heller) Cox

Mary Jo Cox

Matthew Cullen

Peter Cummins

Joshua Elling

Jill Ferrari

Dan Gilbert

Michael Higgins

Patrick Howe

Brian Hurttienne

Burney Johnson

Peter Karmanos

John Katz

Mary King

Christina Lovio-George

Maureen McAvey

Juanita Moore

Sue Mosey

Mariam Noland

Kevin Orr

Chip Rohde

David Page

Cynthia Pasky

Harry Pearce

Roger Penske

Glenda Price

Peter Stroh

Bill Swanson

Marcell Todd

Laura Trudeau

Guy Williams

Direct Contributors
Jim Bieri

Austin Black II

Dana Farrell

Eric Larson

W. Emery Matthews

Gregory McDuffee

Brian Nuno

Walter Pytiak

John Stroh III

Thomas Woiwode



RIVERTOW
N goldcoast

39

1.618 Interests was founded in 2013 to realize the optimal potential of the urban communities  

of Michigan through a real estate enterprise.

 Deeply committed to sustainable transformations and collaboration, 1.618 Interests is bringing 

to market multi-family residential products that reflect an understanding of the market and 

community. 

 Our vision is to become the real estate developer of choice in Michigan urban markets,  

as an investor, a developer, and a manager within 25 years. Achievement of this vision is being 

found through triangulating three forces:

 •  Disciplined process

 •  Principled commitment

 •  Leveraging experience

 The most interesting of these is leveraging the experience of lessons learned by listening 

carefully to our heroes – we walk in the footsteps of giants:  

 •  Gerald D. Hines founded Hines in 1957. Today Hines is the international gold standard of 

quality in the built environment. Mr. Hines worked with “a single, simple premise: providing 

a quality product backed by responsive, conscientious, professional management will im-

prove client satisfaction and thereby contribute to long-term value,” according to company 

documents.

 •  Bonnie Fisher, principal with ROMA Design Group, designed the Martin Luther King Jr. 

National Memorial in Washington DC. Ms. Fisher built her understanding of the MLK legacy 

through immersion – that is, by listening to Dr. King’s speeches on her MP3 player “at home, 

in the office and at the gym.”

 •  Don M. Hisaka, Cleveland-based architect, underwent internment with his family during 

World War II, and then went on to earn degrees from University of California, Berkeley, and 

Harvard University. Very soft-spoken but with strong vision, Mr. Hisaka’s approach has been 

summarized with the notion that “modesty trumps contrivance.”

our story
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Who we are 

John Cox is a Principal and Founder of 1.618 Interests. 

Mr. Cox is a real estate executive, an architect, an urbanist, and an educator.  

 Mr. Cox is a leader in transformational developments around the world: Detroit, 

Houston, Maui, Omaha, and Saudi Arabia. He has extensive experience in the 

development of investment-grade assets and is committed to a project’s economic 

performance as an investment, sustainability as an operational property, and 

innovation in design. Mr. Cox has designed, planned or developed more than 10.5 million square 

feet of real estate.

 Recent successes in Detroit include:

 •  GM Renaissance Center

 •  Detroit Medical Center

 •  University of Detroit Mercy 

 •  Detroit Riverfront Conservancy

 His studies include an undergraduate degree from Kent State University, and graduate degrees 

from the University of Michigan in Architecture (MArch) and Business Administration (MBA).

Mr. Cox’s architectural designs employing passive solar energy have been recognized nationally 

for their clarity. 

Maya Zimmermann is an analyst with 1.618 Interests. 

Soon to graduate from a Global Management MBA program, Ms. Zimmermann’s 

goal is to make an impact on the development of Downtown Detroit.

 Ms. Zimmermann conducted research and wrote the text for the RIVERTOWN-

goldcoast Analysis. Her passion for urban living is reflected in her testimonial (Page 

27) and in the images she and her sister, Jil, captured as they canvassed the district.

our name
1.6180339887... is the ratio of the Golden Section, a proportion found in nature and design known 

for harmony and growth.  

our hearts
A portion of all profits earned by 1.618 Interests are contributed to Make-A-Wish of Michigan.

numbers matter
In late March of 2013 during a DDP/Opportunity Detroit presentation, representatives of  

Quicken Loans noted that 71 businesses had moved in to Detroit Central Business District since  

the Quicken Loans move to Campus Martius.  They were unaware of 1.618 Interests’ start up in 

the First National Building. We enjoy knowing we were the 72nd business on the list. 
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direct comparison property details
 Map # Apartment Address Neighborhood Size Rent $ Rent $/sq ft Unit type  Amenities 

 1. studio 1 4501 Woodward ave Midtown 646 sq ft $1,120 $1.73  1 bed 1 bath central air, washer/dryer in-unit, gym, 1st floor retail (bank,  
     804 sq $1,195  $1.49 1 bed 1 bath Radioshack, pharmacy, food, coffee), high ceilings everywhere
     936 sq ft $1,299 $1.39 2bed 1 bath except, bathrooms (10 ft.) balconies in every unit, concrete walls, 
     907 sq ft  $1,345 $1.48  2 bed 2 bath cable ready
     914 sq ft $1,370 $1.50 2 bed 2 bath
     1,008 sq ft $1,419 $1.41 2 bed 2 bath
 2. 3909 Woodward 3909 Woodward ave Midtown 550 sq ft  $550  $1.00 studio  in-unit laundry, parking garage, balconies in every unit,
     1,200 sq ft $1,800  $1.50 2 bed 2 bath controlled access, heat and water included, cable-ready, storage
 3. Bicentennial tower 4 e. alexandrine st. Midtown  565 sq ft $680-$708  $1.20-$1.25 1 bed 1 bath central air, pool, communal laundry, gym, picnic & grill area,
     1130 sq ft $806-$848 $0.71-$0.7 2 bed 1 bath 5 24-hr maintenance, balconies in some units, cable-ready
 4. River Place apartments  400 & 500 River Place Riverfront 730 sq ft $1,003-$1,179 $1.37-$1.62 1 bed 1 bath apt ac, in-unit washer/dryer, sundecks, fitness center,
     831 sq ft $1,193-$1,338 $1.44-$1.61 1 bed 1 bath brownstone on-site maintenance, furnished apts available, clubhouse, 
     1, 004 sq ft $986-$1,181 $0.98-$1.18 2 bed 1 bath apt on-site management, controlled access
     1,325 sq ft  $1,096-$1,417 $0.83-$1.07 2 bed 2.5 bath penthouse
     1,121 sq ft $1,291-$1,381 $1.15-$1.23 2 bed 1 bath apt
     1,097 sq ft $1,352-$1,521 $1.23-$1.39 2 bed 1 bath penthouse
     1,246 sq ft $1,396-$1,609 $1.12-$1.29 2 bed 2 bath brownstone
     1,222 sq ft $1,418 $1.16 3 bed 2 bath penthouse
 5. indian Village Manor 8120 e. Jefferson ave Riverfront 2,300 sq ft   3 bed 3 bath condo gym, 24-hr security, view of river, cable-ready, storage
     2,500 sq ft   4 bed 3 bath cond
 6. alden towers 1800 e. Jefferson ave Riverfront 350 sq ft $450-$600 $1.29-$1.71 studio 1 bath underground parking, 24-hr security, view of river,
     650 sq ft  $699-$719 $1.08-$1.11 1 bed 1 bath communal laundry, gym, free Wi-fi
     775 sq ft $789-$814 $1.02-$1.05 2 bed 1 bath
     837 sq ft $849-$899 $1.01-$1.07 2 bed 1.5 bath
     1,080 sq ft $1,099-$1,134 $1.02-$1.05 2 bed 2 bath
 7. elmwood Park Plaza 750 chene st. Riverfront 550 sq  ft $590-$770 $1.07-$1.40 1 bed 1 bath 24-hr security/concierge, view of river, gym, business center, 
          clubroom, communal laundry, cable-ready
 8. Parkstone  1415 Parker st. Riverfront 525 sq ft $600+ $1.14+ studio communal token laundry, front desk, garages, cable ready
    (inland 2 blocks) 640-1000 sq ft $725-$1000 $1.00-$1.13 1 bed 1 bath
     900+ sq ft $900-$1000 $1.00-$1.11 1 bed 2 bath
     1,000-1,480 sq ft $1,150-$1,600 $1.08-$1.15 2 bed 2 bath
  Parkhurst   500+ sq ft $575+ $1.15+ studio
     620-680 sq ft $675-$975 $1.09-$1.43 1 bed 1 bath
     900+ sq ft $875-$975 $0.98-$1.08 2 bed 1 bath
     1,200 sq ft $975-1100 $0.81-$0.92 2 bed 2 bath
     1,280 sq ft $1,050-$1,200 $0.82-$0.94 2-3 bed 2 bath
 9. River house co-op 8900 e. Jefferson ave Riverfront 425 sq ft     studio - condo library, communal laundry, community room, gym, 
     550- 625 sq ft     1 bed 1 bath - condo outdoor pool & grill area, 24-hr security, indoor/outdoor
     850 sq ft     2 bed 1 bath condo garages, parking cable-ready
     1,720 sq ft     2 bed 2 bath condo
       
 10. the Jeffersonian 9000 e. Jefferson ave Riverfront 800 sq ft $595 $0.74 1 bed 1 bath Balconies, view of river in every unit, laundry, 24-hr security,
     1,150-1,220 sq ft $700 $0.57-$0.61  2 bed 2 bath 24-hr valet, covered parking, pool, tennis court, cable-ready
     2,000 sq ft $1,396 $0.70 3 bed 3 bath
     2,400 sq ft $1,782  $0.74 4 bed 4 bath
 11. the Pasadena 2170 e. Jefferson ave Riverfront   $400-$495  studio utilities included, 24-hr laundry, river views, gated parking, 
        $525-$560  1 bed 1 bath high-gloss hardwood floors, cable-ready
       $625-$700  2 bed 1 bath
 12. the lofts at Rivertown 6533 e. Jefferson ave Riverfront  760-1,879 sq ft    studio condo community room, fitness room, loading dock, pool,
         1 bed 1 bath condo cable-ready, covered parking (some condos have single garages),
         1 bed 2 bath condo 24-hr security, fireplaces, exposed brick loft style, clubhouse 
         2 bed 1 bath condo
         2 bed 2 bath condo
         3 bed 2 bath condo 
 13. the Palms  1001 Jefferson ave Riverfront 500 sq ft $800 $1.60  studio  gated parking, gas/water/heat included, historic details, 
     650 sq ft $900 $1.38 1 bed 1 bath cable-ready
     750 sq ft $1,200 $1.60 1 bed 1 bath
     1,000 sq ft $1,350 $1.35 2 bed 1 bath
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continued E

 Map # Apartment Address Neighborhood Size Rent $ Rent $/sq ft Unit type  Amenities 

 1. studio 1 4501 Woodward ave Midtown 646 sq ft $1,120 $1.73  1 bed 1 bath central air, washer/dryer in-unit, gym, 1st floor retail (bank,  
     804 sq $1,195  $1.49 1 bed 1 bath Radioshack, pharmacy, food, coffee), high ceilings everywhere
     936 sq ft $1,299 $1.39 2bed 1 bath except, bathrooms (10 ft.) balconies in every unit, concrete walls, 
     907 sq ft  $1,345 $1.48  2 bed 2 bath cable ready
     914 sq ft $1,370 $1.50 2 bed 2 bath
     1,008 sq ft $1,419 $1.41 2 bed 2 bath
 2. 3909 Woodward 3909 Woodward ave Midtown 550 sq ft  $550  $1.00 studio  in-unit laundry, parking garage, balconies in every unit,
     1,200 sq ft $1,800  $1.50 2 bed 2 bath controlled access, heat and water included, cable-ready, storage
 3. Bicentennial tower 4 e. alexandrine st. Midtown  565 sq ft $680-$708  $1.20-$1.25 1 bed 1 bath central air, pool, communal laundry, gym, picnic & grill area,
     1130 sq ft $806-$848 $0.71-$0.7 2 bed 1 bath 5 24-hr maintenance, balconies in some units, cable-ready
 4. River Place apartments  400 & 500 River Place Riverfront 730 sq ft $1,003-$1,179 $1.37-$1.62 1 bed 1 bath apt ac, in-unit washer/dryer, sundecks, fitness center,
     831 sq ft $1,193-$1,338 $1.44-$1.61 1 bed 1 bath brownstone on-site maintenance, furnished apts available, clubhouse, 
     1, 004 sq ft $986-$1,181 $0.98-$1.18 2 bed 1 bath apt on-site management, controlled access
     1,325 sq ft  $1,096-$1,417 $0.83-$1.07 2 bed 2.5 bath penthouse
     1,121 sq ft $1,291-$1,381 $1.15-$1.23 2 bed 1 bath apt
     1,097 sq ft $1,352-$1,521 $1.23-$1.39 2 bed 1 bath penthouse
     1,246 sq ft $1,396-$1,609 $1.12-$1.29 2 bed 2 bath brownstone
     1,222 sq ft $1,418 $1.16 3 bed 2 bath penthouse
 5. indian Village Manor 8120 e. Jefferson ave Riverfront 2,300 sq ft   3 bed 3 bath condo gym, 24-hr security, view of river, cable-ready, storage
     2,500 sq ft   4 bed 3 bath cond
 6. alden towers 1800 e. Jefferson ave Riverfront 350 sq ft $450-$600 $1.29-$1.71 studio 1 bath underground parking, 24-hr security, view of river,
     650 sq ft  $699-$719 $1.08-$1.11 1 bed 1 bath communal laundry, gym, free Wi-fi
     775 sq ft $789-$814 $1.02-$1.05 2 bed 1 bath
     837 sq ft $849-$899 $1.01-$1.07 2 bed 1.5 bath
     1,080 sq ft $1,099-$1,134 $1.02-$1.05 2 bed 2 bath
 7. elmwood Park Plaza 750 chene st. Riverfront 550 sq  ft $590-$770 $1.07-$1.40 1 bed 1 bath 24-hr security/concierge, view of river, gym, business center, 
          clubroom, communal laundry, cable-ready
 8. Parkstone  1415 Parker st. Riverfront 525 sq ft $600+ $1.14+ studio communal token laundry, front desk, garages, cable ready
    (inland 2 blocks) 640-1000 sq ft $725-$1000 $1.00-$1.13 1 bed 1 bath
     900+ sq ft $900-$1000 $1.00-$1.11 1 bed 2 bath
     1,000-1,480 sq ft $1,150-$1,600 $1.08-$1.15 2 bed 2 bath
  Parkhurst   500+ sq ft $575+ $1.15+ studio
     620-680 sq ft $675-$975 $1.09-$1.43 1 bed 1 bath
     900+ sq ft $875-$975 $0.98-$1.08 2 bed 1 bath
     1,200 sq ft $975-1100 $0.81-$0.92 2 bed 2 bath
     1,280 sq ft $1,050-$1,200 $0.82-$0.94 2-3 bed 2 bath
 9. River house co-op 8900 e. Jefferson ave Riverfront 425 sq ft     studio - condo library, communal laundry, community room, gym, 
     550- 625 sq ft     1 bed 1 bath - condo outdoor pool & grill area, 24-hr security, indoor/outdoor
     850 sq ft     2 bed 1 bath condo garages, parking cable-ready
     1,720 sq ft     2 bed 2 bath condo
       
 10. the Jeffersonian 9000 e. Jefferson ave Riverfront 800 sq ft $595 $0.74 1 bed 1 bath Balconies, view of river in every unit, laundry, 24-hr security,
     1,150-1,220 sq ft $700 $0.57-$0.61  2 bed 2 bath 24-hr valet, covered parking, pool, tennis court, cable-ready
     2,000 sq ft $1,396 $0.70 3 bed 3 bath
     2,400 sq ft $1,782  $0.74 4 bed 4 bath
 11. the Pasadena 2170 e. Jefferson ave Riverfront   $400-$495  studio utilities included, 24-hr laundry, river views, gated parking, 
        $525-$560  1 bed 1 bath high-gloss hardwood floors, cable-ready
       $625-$700  2 bed 1 bath
 12. the lofts at Rivertown 6533 e. Jefferson ave Riverfront  760-1,879 sq ft    studio condo community room, fitness room, loading dock, pool,
         1 bed 1 bath condo cable-ready, covered parking (some condos have single garages),
         1 bed 2 bath condo 24-hr security, fireplaces, exposed brick loft style, clubhouse 
         2 bed 1 bath condo
         2 bed 2 bath condo
         3 bed 2 bath condo 
 13. the Palms  1001 Jefferson ave Riverfront 500 sq ft $800 $1.60  studio  gated parking, gas/water/heat included, historic details, 
     650 sq ft $900 $1.38 1 bed 1 bath cable-ready
     750 sq ft $1,200 $1.60 1 bed 1 bath
     1,000 sq ft $1,350 $1.35 2 bed 1 bath
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amenity analysis

miDToWn

1..Studio 1  √      √ √ √ √   √    √ √

2. 3909 Woodward √    √ √    √   √      √

3. Bicentennial Tower  √    √ √   √   √   √ √

RiveRFRonT

4. River Place Apartments √     √ √      √  √ √ √

5. Indian Village Manor      √ √    √  √      √

6. Alden Towers  √   √ √ √    √ √

7. Elmwood Park Plaza  √    √ √    √  √ √ √

8.  Parkstone & Parkhurst  √   √ √       √

9. River House Co-op  √ √   √ √      √  √ √

10. The Jeffersonian  √  √  √    √ √  √   √

11. The Pasadena  √ √    √  √  √  √ √ 

12. The Lofts at Rivertown  √ √    √    √  √  √  √

13. The Palms Apartments  

14. Riverfront Towers  √   √ √ √   √ √  √   √

15. Garden Court  √  √  √  √ √  √ √  √

16. Capital Manor  √           √

17. The Kean   √   √       √
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 Map # Apartment Address Neighborhood Size Rent $ Rent $/sq ft Unit type  Amenities 
  14. Riverfront towers  100 Riverfront ave Riverfront 553-950 sq ft $848-$1,348 $1.46-$1.51 1 bed 1 bath Parking garage, 24-hr gated, fitness center, tennis & volleyball 
     751-793 sq ft $1,235-$1,250 $1.58-$1.64 1 bed 1.5 bath courts, pool, spa, views, balconies, laundry, cable-ready
     1,025 sq ft $1,161-$1,799 $1.13-$1.76 2 bed 1 bath
     1,019-1,450 sq ft $999-$2,339 $0.98-$1.61 2 bed 2 bath
      2,390 sq ft $2,884-$3,389 $1.21-$1.42 2 bed 3 bath

 15. garden court condo 2900 e. Jefferson ave Riverfront 800-3400 sq ft    1 bed 1 bath   high ceilings, balconies, views, in-unit laundry, fireplaces, gated 
         4 bed 3 bath condo parking rooftop terrace, fitness center, secure entry, cable-ready
 

 16. capitol Manor 1725 Van dyke st indian Village 0 sq ft $584  studio laundry, utilities included, cable-ready
     600 sq ft $520-$567  1 bed 1 bath 
 
 17 the kean 8925 e. Jefferson ave Riverfront 750 sq ft $625-$695 $0.83-$0.93 1 bed 1 bath high-gloss hardwood floors, river views, fireplaces, gated
     900 sq ft $695-$750 $0.77-$0.83 2 bed 1 bath parking, 24-hr security, cable-ready 

direct comparison properties continued

 UNDER RENOVATION         UNDER RENOVATION
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1..Studio 1  √      √ √ √ √   √    √ √

2. 3909 Woodward √    √ √    √   √      √

3. Bicentennial Tower  √    √ √   √   √   √ √

RiveRFRonT

4. River Place Apartments √     √ √      √  √ √ √

5. Indian Village Manor      √ √    √  √      √

6. Alden Towers  √   √ √ √    √ √

7. Elmwood Park Plaza  √    √ √    √  √ √ √

8.  Parkstone & Parkhurst  √   √ √       √

9. River House Co-op  √ √   √ √      √  √ √

10. The Jeffersonian  √  √  √    √ √  √   √

11. The Pasadena  √ √    √  √  √  √ √ 

12. The Lofts at Rivertown  √ √    √    √  √  √  √

13. The Palms Apartments  

14. Riverfront Towers  √   √ √ √   √ √  √   √

15. Garden Court  √  √  √  √ √  √ √  √

16. Capital Manor  √           √

17. The Kean   √   √       √
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 Map # Apartment Address Neighborhood Size Rent $ Rent $/sq ft Unit type  Amenities 
  14. Riverfront towers  100 Riverfront ave Riverfront 553-950 sq ft $848-$1,348 $1.46-$1.51 1 bed 1 bath Parking garage, 24-hr gated, fitness center, tennis & volleyball 
     751-793 sq ft $1,235-$1,250 $1.58-$1.64 1 bed 1.5 bath courts, pool, spa, views, balconies, laundry, cable-ready
     1,025 sq ft $1,161-$1,799 $1.13-$1.76 2 bed 1 bath
     1,019-1,450 sq ft $999-$2,339 $0.98-$1.61 2 bed 2 bath
      2,390 sq ft $2,884-$3,389 $1.21-$1.42 2 bed 3 bath

 15. garden court condo 2900 e. Jefferson ave Riverfront 800-3400 sq ft    1 bed 1 bath   high ceilings, balconies, views, in-unit laundry, fireplaces, gated 
         4 bed 3 bath condo parking rooftop terrace, fitness center, secure entry, cable-ready
 

 16. capitol Manor 1725 Van dyke st indian Village 0 sq ft $584  studio laundry, utilities included, cable-ready
     600 sq ft $520-$567  1 bed 1 bath 
 
 17 the kean 8925 e. Jefferson ave Riverfront 750 sq ft $625-$695 $0.83-$0.93 1 bed 1 bath high-gloss hardwood floors, river views, fireplaces, gated
     900 sq ft $695-$750 $0.77-$0.83 2 bed 1 bath parking, 24-hr security, cable-ready 

 UNDER RENOVATION         UNDER RENOVATION
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sample construction projects
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“every single person, every single organization on the planet  

knows what they do – 100 percent. some know how they do it, 

whether you call it your differentiated value proposition or your 

proprietary process or your usP [unique selling position]. But very, 

very few people or organizations know why they do what they do.” 

– simon sinek, how great leaders inspire action, 2009
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