
Toward Better 
Water Resource 

Management

In the Jefferson-Chalmers Community

Water Subcommittee
June 15, 2021

(With Narrative Text)

Presented by:  Jay C. Juergensen
Juergensen+Associates, LLC 
Fox Creek Properties II, LLC



In the dark of a warm weather evening, when the kids are quiet, the devices are off and the windows are open, 

you’ll hear it



– the long ,deep, base moan of a freighter’s horn,



marking its departure from or entry into the 

straights – the French called it le détroit.



From the moment it fills your ears and rattles your bones, 

you’ll remain completely still as you wait for the next verse in a chorus 

that confirms where you are fortunate to sit



– less than a mile away from the mighty Great Lakes 



and the Detroit River that connects them.  



Throughout the Jefferson-Chalmers community, water is undoubtedly part of life.  
It is from water its life began.  Beyond the freighter’s moan, if you listen close enough, 
you’ll hear early 20th Century engineers pull land from a swamp.



Two centuries prior, the many footsteps of French troops rumbled through, chasing and massacring the 
Fox Indians, like many Native Peoples’ story, untold yet evidenced only by a Creek that bears their name. 



Civil War era quiet includes the whispers of slaves in their last steps to freedom 
paddling through the narrowest crossing to Canada.



As swamp became land, children’s laughter filled the air from swimming and fishing and chasing creatures in 
soggy spaces, not far from where they lay their head surrounded by a nicely trimmed lawn. 



During Prohibition, the Feds chased the Purple Gang 
and other rumrunners into the speakeasies that 

dotted the landscape.



Today, the water’s clap-clap-clap splashes against a boat, seawall or piece of shore where you might be lucky 
enough to put your feet in. 



Canoe and kayak paddles slap the water, powering visitors who feed on rich history and later dine 
on rich culinary treats. 



While the breeze blows past your ears and through your hair, the quiet could be punctuated by the z-z-z-z-z 
of reel being cast, in hopes of a tall tale catch or just something big enough to fill the dinner plate. 



The freighter’s horn testifies to all within range, the water’s magnetic pull, amazing calm and 
unquestionable power.  In recent years, 



In recent years, the power of the largest system of fresh surface water in the world has elbowed its way 
into the yards, streets and basements of a community fortunate to hear the freighter’s call.  



And now, that sound is a call to arms.  It demands a modern-day army of scientists, engineers, bureaucrats, 
elected officials, activists, business owners and residents assembled to listen, not only to frequency of 

historic vibrations, but also to each other, as they find their cadence and march 
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I thought it would 
be helpful to tell 
you a little bit 
about my 
background.  I 
have been 
working in public 
spaces for more 
than 30 years and 
creating Thriving 
People-Centered, 
Resilient 
Communities has 
been my life’s 
work.  

This is based on 
the success I 
have had with 
various projects 
around the 
country. 



I suspect most of you don’t know that The National Mall is a levee that protects downtown DC from a flood from the 
Potomac. 

The high ground around the Washington Monument and the high ground on the north side of the reflecting pond in 
front of the Lincoln Memorial are two parts of a levee 17th St. that runs between as the low area.  In the event of a 
flood, the National Park Service would be alerted by sensors upstream and would to build a 300-foot long, 17-foot 
high jersey barricade and sandbag wall.  



In the wake of Katrina, the US Army Corp of Engineers went around the country inspecting levees and determined 
that the Park service did not have the operational cadence to ensure that they could build the wall in time so they 
decertified the levee putting all of the development in southeast DC around the new Nationals Stadium in a new 
floodplain 8 feet above the current Base Flood Elevation.  

That’s because Constitution Avenue used to be a canal and reflecting pond in front of the Capitol is indicative of that 
water source as is Canal Street that connects Capitol Hill to the Anacostia.  And in a city with height limits, suddenly 
buildings didn’t pencil in the mortgage and banking free fall of 2008-2009. 



So, I was involved in the redesign of The Mall.  The topography around 17th Street was changed.



And, a stone wall erupts 
from the land and gates 
come out of the street and 
create a uniform wall –
making the levee resilient.  

Here it is complete!



In my work for the 
New York 
Governor’s Office 
of Storm Recovery, 
a new agency 
established to 
rebuild the State’s 
infrastructure, I 
worked to rebuild 
Robert Moses 
State Park. In less 
than 6 months, we 
restored one 
million cubic yards 
to the tip of Fire 
Island.  

Here you see the traffic circle falling into 
the ocean as the storm threatened 
buildings including the water tower. 



To give you some 
sense of scale, 
hat’s 2-1/2 stories 
of sand stacked on 
top of a football 
field. 



My work has also included affordable housing here in the Bronx - 65 units, half for folks that are mentally ill and 
developmentally disabled.  A project here in DC for fun homeless vets and another affordable housing project also in 
DC. 



My affordable housing work includes my own portfolio of 
projects in Detroit with these properties on Ashland. 
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The unique intersection of my professional skills and my familiarity with the many water issues in Jefferson-
Chalmers, I have penned a White Paper about these INTERCONNECTED challenges. 



Keep Sewage Out of Basements and Canals
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We have three primary Goals:  Number One 



Keep Stormwater out of Pipes
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Number Two 



Keep Great Lakes Out of the Neighborhood
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Number Three 



Toward Better Water Resource Management

Sewage out of Basements and Canals

Stormwater out of the System

Great Lakes out of the Neighborhood

KEEP

In order to achieve success, I am suggesting an initiative and organizational 
framework, that will serve as an umbrella.



Jefferson-Chalmers 
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Water 
Assets, 

Technology, 
Education and 

Recreation Project

And the creation of



Jefferson-Chalmers WATER Project
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Sewage out of Basements and Canals

Stormwater out of the System

Great Lakes out of the Neighborhood

KEEP

My intent with the White 
Paper is to empower the 
community with historical 
information and technical 
details that will provide for a 
common language between 
them and the various public 
sector agencies involved and 
to challenge both residents 
and other stakeholders that 
came together to address the 
Great Lakes flooding continue 
the creative collaborative and 
comprehensively address the 
water resource management 
challenges in the community.   
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Often, when we start these 
efforts things are a little 
unorganized, I believe we 
can organize ourselves. 
While I recognize these 
challenges, the White Paper 
also includes SIX 
recommendations. 



A – Use Fox Creek Gates and Other Assets to 
Mitigate Flooding and End Sewage Discharges

Toward Better Water Resource Management

In the late 1990s, 
following CSO 
discharges from Grosse 
Pointe Park, the Detroit 
Water and Sewerage 
Dept.  would open the 
Fox Creek Gates at 
Jefferson and Ashland, 
lowering the water level 
and drawing fresh water 
in from the Detroit River.   
They also did this 
throughout the summer 
because Fox Creek no 
longer has a positive 
flow.  
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I’m suggesting that Federal, State and Local collaborate and prepared, so that in the event of a flood, the 
gates could be lowered those gates, thereby reducing and mitigating the impact of flooding.  

I



B – Examine Impact of Flood Insurance Rate 
Maps and Take Actions to Reduce Insurance 
Costs

Toward Better Water Resource Management

FEMA’s Flood 
Insurance Rate 
Maps (FIRMs) 
are scheduled to 
be updated in 
October 2021, but 
for years the 
community has 
been paying 
extremely high 
insurance costs.  
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Table 4:  Property Value and Flood Insurance Costs

Annual 
Costs

Monthly 
Payment 
(P+I)(1) Value

Percentage Below: 40% $40,000
Percentage Above: 16% $140,000

Average Sales (2): $314 $70,000
Average Flood Insurance: $3,000 $250 $55,700
Average Flood Insurance as Percent of Average Value: 80%

Average Current Listings (2): $85,500
Percent More than Average Value: 22%
(1)Mortgage Principal and Interest; 30-year term, 3.5% interest rate
(2)Source:  Multi-List Service, May 26, 2021 (18-month period)
(3)Historic core herein defined as areas east and south Victoria Park built 

between 1910 and 1930

With an average cost of $3,000 a year, residents in the area are paying as much as 80% of the cost of housing which 
significantly undermines both the ability for them to make improvements while also limiting potential buyer purchasing 
power.  
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Why the Base Flood Elevation represents our building’s first floor, when we talk about flood risk we’re really 
talking about risk to life, health and property which occurs at the OCCUPIED FIRST FLOOR.  And, in this 
community that can be as much 4 to 5 feet above the surrounding grade



C - Extensively Examine the Hydrology of 
Conner Creek and Fox Creek Basins
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Given the 
massive 
disinvestment 
north of 
Jefferson 
there’s an 
enormous 
amount of 
permeable land, 
which should 
reduce the 
demand on 
stormwater
capacity in the 
area

Even though there has 
also been significant 
industrial development 
that has created a large 
area of hard surfaces. 
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Yet, residents, especially, 
those in the topographical 
swale or bathtub in the 
community continue to 
experience sewage backups 
in their basements.  
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I’m recommending an 
interactive and iterative 
process where capital 
improvements will allow 
for improved system 
performance following 
extensive hydrological 
analysis and input from 
residents regarding 
back-ups. 



D - Modify and Increase Floodplain and 
Stormwater Capacity with Innovation
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I also believe this 
opportunity to increase 
floodplain and 
stormwater capacity by 
rethinking some of the 
area’s infrastructure.  
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For example, in the current plan for 
the Lenox Center and Alfred Brush 
Ford Park



- there might allow for a new east-west 
canal linking the Lakewood Canal to 
Grayhaven, in lieu of the proposed 
upland excavation at the shoreline.  
Additionally, a significant of the portion 
of the parking should permeable 
pavers and the proposed sustainable 
landscaping around the building could 
be connected to the new canal and be 
a water feature. 
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The City might also identify vacant land 
on Fox Creek for public-private 
partnerships for additional marinas. 
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Using the large quantity of vacant 
land, retention basins could be 
linked to Fox Creek using horizontal 
drilling technology. 
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Bio-swales and retention could treat stormwater, betore its sent to the Detroit River. 



E - Research Alter Road Flood Prevention 
Project, Revisit New Floodplains Standards 
and Acquire Fox Creek's Western Edge
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In the late 1990s, while Grosse Pointe Park was completing work that would allow for the bulkheading of the outfall 
the entire seawall along the eastern shore was completed along with new bridges and the link between Windmill 
Pointe Drive and Riverside Boulevard was severed.   
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ISSUE POTENTIAL CHALLENGE SOLUTION RATIONALE

Responsibility for Flood 
Protection (75% 
Unprotected, Significant 
Vacancy)

Residents Individual Responsibility City takes Control of Entire Project NO Protection without ENTIRE 
Seawall

Alter Road Levee Impact Lack of NEPA, Entire flood risk 
borne by Detroiters, 
GPP Flood Insurance being 
reduced 

Examine NEPA; Corrective action by 
The Corps

Failure to comply with regulation 
should be corrected; Flood risk 
should be equitable

Cost
$500/LF (worst case)

Significant burden for residents 
($15K-25K)

Reasonable cost for City ($2.6M); 
Tiger Dams cost $1.4M

City is prepared to provide 0% 
loans, why not just pay directly

Financial Resources City lacks funds based upon 
current resources

Pursue HMGP or American Jobs 
funds; Special Assessment District

Removes exclusive reliance on 
existing resources

Contract Management Inconsistent quality and opportunity 
for exploitation and poor 
workmanship

Comprehensive and consolidated 
planning and management of design 
and related construction 

Ensure consistent construction 
quality control

Cost Savings Individuals only potentially benefit if 
other work being done nearby

Bulk buying capacity reduces costs Strong negotiating position with the 
contractor

Boat Wells Costs Insuring property owner has funds Contractor provides a not-to-exceed 
cost and owner escrows, if not escrow 
when contractor arrives – no boat well

City files Lis Pendens if owner not 
compliant

It’s been suggested that some 75% of the land along Fox Creek is not protected and the worst conditions 
might cost as much as $500 per lineal feet.  
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ISSUE POTENTIAL CHALLENGE SOLUTION RATIONALE
Boat Well Logistics Potential management hassle Cooperative agreements can be 

easily constructed to protect all 
parties 

City excavated for Victoria Park 
builders; builders responsible for 
staking (relied on basement wall 
subcontractors)

Boat Houses Insuring property owner has funds Contractor provides a not-to-exceed 
cost and owner escrows, if no escrow 
contractor works around boat house

City files Lis Pendens if owner not 
compliant

Owner Seawall Completed 
before City Begins

Owners penalized for doing work City provides a Payment In Lieu of 
Taxes (PILOT) abatement over 10-30 
years

Similar approach for larger projects 
and Neighborhood Enterprise 
Zones, no immediate out-of-pocket 
costs for City

Land Ownership and 
Acquisition

Riparian land privately owned Property owner can transfer 450-675 
SF of land for $1 in exchange for 
seawall; Property owner can provide 
easement

Similar ownership of ally and 
easements granted to City and 
utility companies

Engineering City lacks funds for construction 
documents and bidding

Permitting requires limited 
engineering; Provided by contractor

NGO could secure philanthropy to 
assist in preparation of limited 
bidding documents and project 
coordination similar to Victoria Park 
use of private builder to intervene

City Contract 
Requirements

Robust market limits contractor 
desire to comply

Scale of project would incentivize, 
NGO could assist

Expands the pool of contractors
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The new floodplain is also requiring residents raise their 
seawall 3-5 feet above grade and while residents own the 
riparian area along the creek, there are many ways the 
project could be managed to work around any number of 
challenges.  
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Seawall Costs (1)

Per Lineal Foot $500

Parcel Width 30 50

Total Cost Range 15,000 25,000

Average Property Value (2) Vacant 16,000 94% 156%

Structure 54,000 28% 46%

One Mile = 5,280 Feet x $500/LF = $2.64M = PERMANENT Solution

Tiger Dams = $1.4M = TEMPORARY Solution 

For the entire mile, it would cost the City $2.6 million to replace the western seawall, while the City 
spent 1.4 million on Tiger Dams. 



F - Leverage Every Possible Federal Resource 
Available to Implement Eligible Projects and 
Pursue Philanthropy 

Toward Better Water Resource Management

Local Foundations
(some with national scope)

• The Skillman Foundation
• Hudson-Webber Foundation
• Ralph C. Wilson, Jr. Foundation, 
• WK Kellogg Foundation, 
• Community Foundation for Southeast Michigan
• C.S. Mott Foundation

National Foundations 
(funding Detroit projects)

• John S. and James L. Knight Foundation 
• Annie E. Casey Foundation
• Bill and Melinda Gates Foundation 
• Bloomberg Philanthropies.

Freshwater Future’s
Environmental Grant Making 
Foundations

• Cottonwood Foundation, 
• Nathan Cummings Foundation, 
• Doris Duke Charitable Foundation and 
• Fields Pond Foundation amongst others.  
• Jennifer Altman Foundation, 
• American Express Company, 
• Beldon Fund, 
• Ben & Jerry’s Foundation, 
• Captain Planet Foundation

Finally, very possible Philanthropic and Federal resource should be brought to support the various projects 
proposed and those that might be identified. 
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From the American Jobs Plan:  “People of color and low-income people are more likely to live in areas most vulnerable to 
flooding and other climate change-related weather events. They also are less likely to have the funds to prepare for and recover from 
extreme weather events.  Black and Hispanic residents were twice as likely as white residents to report experiencing an income shock 
with no recovery support.”

FEMA’s Hazard Mitigation Grant Program is an excellent 
source and these projects would score well.  There is the 
Great Lakes Restoration Initiative and President Biden’s 
American Jobs Plan specifically speaks to infrastructure 
investments to protect vulnerable populations.  
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2019 brought the Great Lakes into the Jefferson-Chalmers community.  2020 brought a new disease turned 
pandemic with COVID-19 while we also faced the infectious disease and abhorrent acts of structural and 
institutional racism.  



Surviving these challenges 
required NEW approaches to 
solving problems in the public 
space we share.  New 
partnerships were formed, new 
voice previously unheard and 
creative solutions were 
identified.  This paradigm will be 
necessary for success in the 
future and I believe solving the 
INTERCONNECTED water 
resource management 
challenges in Jefferson-
Chalmers will require the same.  



Jefferson-Chalmers WATER Project
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Keep Sewage out of Basements and Canals

Keep Stormwater out of the System

Keep Great Lakes out of the Neighborhood

Under the Jefferson-
Chalmers WATER 
Project, if we strive to 
KEEP:  
• Sewage out of 

Basements and 
Canals;

• Stormwater out of the 
System; and 

• Great Lakes out of the 
Neighborhood
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as I confident we can move 

Thank you!


