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City Council 
Meeting



The Surnow 
Company

To create spaces for people 
to thrive.

We’re a family-owned real 
estate development firm 
that specializes in historic 
restoration, retail and 
commercial.

Our Mission

• Family
• Teamwork
• Dependability

• Best-in-Class
• Never Fear a 

Challenge



Our Commitment to Lathrup Village

1978
The Surnow Company 

starting in Lathrup Village 
with our first building 
nearly 50 years ago

20+
We’ve been committed 

to transforming this 
school site for 20+ 

years



Our Track Record in Adaptive Re-Use:
Birmingham Post Office

1940 2025



Our Track Record in Adaptive Re-Use:
Birmingham Post Office



Our Track Record in Adaptive Re-Use:
Church; Birmingham Administration Building
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MACROECONOMIC 
BACKGROUND



“Build Baby Build”



State-Wide Affordable Housing Criss



Why These Programs Exist

"We definitely have a housing crisis still 
happening. MSHDA estimates the state is 
short by 140,000 housing units, a significant 
hurdle in addressing the crisis. The cost of 
building and rentals continues to rise. The 
difference between what Michigan families 
make and the cost of housing remains a 
significant gap.“ – May 26, 2025 Amy Hovey, CEO and 

Executive Director, Michigan 
State Housing Development 

Authority (MSHDA)



Progress is Being Made … Quickly



Lathrup Village Population Statistics

• Lathrup Village’s 
population peaked in 1970

• Current population down 
15% from that peak

• Projected to keep trending 
downwards thru 2045

• The City’s current tax 
revenue shortage is 
connected to the overall 
housing shortage and the 
lack of housing turnover



Lathrup Village Master Plan’s Commentary 
on Attainable Housing

“ Finding attainable housing can be a challenge 

in Lathrup Village and it can stress family 

finances. Many people find themselves 

spending more on housing, leaving less of their 

income available for other household expenses. 

Lathrup Village Master Plan, April 2021

“



2021 Lathrup 
Village 
Master Plan 
Vision Outline 
for the Annie 
Lathrup 
School

Rehabilitation + Growth

“The existing structure will be rehabilitated while new 
buildings are also expected and should be placed in a way 
that complements the school”

Parking

“Off-street parking lots in front of buildings detract from the 
pedestrian-focused site layout  that is desired”

Size

“Buildings are envisioned to be at least two stories in height 
and may be a maximum of five stories”

Gathering Spaces

“Opportunities for people to gather formally, such as for art 
fairs, concerts, or other events, as well as informally, for a rest, 
a chance meeting, or to people-watch.”

Compliance?

Source: Lathrup Village Master Plan, 2021

Materials

“The use of low-impact design, pervious paving materials , and 
native landscape materials should be prioritized.”



Master Plan Visuals
Imagery from Master Plan

Our Renderings



Source: Vogt Analysis, April 2024

Aging Housing 
Stock

92% of all 
apartment units in 
the Lathrup Village 
area were 
developed prior to 
1989. 



Source: Vogt Analysis, April 2024

New Development
Lacking

Since 2018, there have 
been ZERO new 
housing developments 
in Lathrup Village and 
only one new housing 
development in the 
entire market radius



Source: Vogt Analysis, April 2024

High Demand for 
New Units

The only new housing 
unit is fully leased up 
and has a 0% vacancy 
rate – showcasing a 
high demand for 
housing.



Source: Vogt Analysis, April 2024

1. 
Aging Housing 

Stock

2. 
Lacking New 

Developments

3. 
Clear Demand 

for Housing

4. 
Overall Vacancy 
Rate = Shortage

Big Picture



Source: Vogt Analysis, April 2024

There are 4,426 total 
units in the Lathrup 
Village Proximity and 
4,294 are occupied.

This represents a 97% 
occupancy rate and 
showcases a low 
supply and high 
demand for housing

Multi-Family 
Buildings Deep Dive



Increase the number of available 
workforce housing units in the City

Encourage expansion of the population 
of the City

Facilitate the addition of attractive and 
viable housing units in locations consistent 
with the goals & objectives of the City’s 
Master Plan

Protect and improve the health, safety and 
general welfare of the City’s residents, 
business ownership, property owners & 
community as a whole

Benefits to a 
PILOT Program
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SITE PLAN 
REVIEW



Historic Building

The project involves the 
adaptive re-use and 
rehabilitation of a historic 
structure which was 
originally built in 1927 and is 
now a non-utilized building



Current Situation State of the Building

• Building has been vacant & 
unusable since 2012

• Requires massive financial 
investment into crumbling 
infrastructure to sustain

• Insurance companies 
reluctant to insure

• Time is running out to 
make the existing structure 
viable



Current Situation State of the Building



Architectural Renderings



Current State of The Building



Architectural Renderings



Renderings: New Tenant Entrance



Current State of the Building



Renderings: Historic Building Interior



Renderings: Historic Building Interior



Renderings: Historic Building Interior



Historic Gymnasium



Renderings: Restored Gymnasium into Clubhouse



Current State of the Building



Renderings: Amenities for Tenants
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HISTORIC



Renderings: Historic Notch



Architectural Renderings: Historic Notch
The recommendation from the Historic District Commission 
was to add in a singular notch on the Southfield Road View 
to increase chimney visibility. We’ve since increased this 

notch by 300% post HDC approval for even greater visibility 
on both sides of the building.



Historic Image



Current State of the Building



Renderings: Restored Pewabic Fireplace



Renderings: Historic Entrance



Project Specifics

24/7 Property 
Management

Surnow Company 
will hire a full-time 

property 
management 
company and 

manager to live on-
site

Dedicated
Security

Surnow 
Company will 

hire a dedicated 
security team to 

monitor the 
property

Commercial 
Elements

Classrooms will 
be commercial 

co-working 
accessible for 

the Lathrup 
Village 

Residents and 
Tenants

Tenant 
Amenities

• Clubhouse
• Open 

Workspaces
• Workout 

facilities
• Breakrooms



Site Plan Overview
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DEAL 
OVERVIEW



PILOT Program



PILOT Resolution: High Level Deal Terms

Minimum Yearly Real 
Estate Taxes Collected

PILOT 
Percentage

$120,0004.5%
Current Real 
Estate Taxes

$22,000
Year 1 Taxes Collected at 

100% Occupancy

$158,500

All units must be attainable 
housing units priced up to 
120% area median income

120% AMI
Estimated date to begin 

construction

2026
Estimated date for initial 
increased tax payment

2027



Oakland County PILOT Percentages
13 of the 19 PILOT Programs in Oakland County are 4% or lower

# City Facility Name Address Units MSHDA Notice
PILOT 

Percentage
1 Township of Milford Heritage Place @ Ridge Valley 700 Napa Valley Dr 130 10/4/2006; 06/27/2012 1%
2 City of Pontiac Village of Oakland Woods I (Pres. Village) 420 S Opdyke 150 1/20/2022 3%
3 City of Birmingham Baldwin House 200 S Chester St 130 6/21/1993 4%
4 City of Ferndale Vester Flats Apartments 141 Vester Street 72 4/23/2025 4%
5 City of Ferndale Devon Trace Apartments 1225 Orchard St 60 5/21/2010 4%
6 City of Hazel Park Baldwin House 749 E Woodward Hts 125 6/19/1990; 12/22/2021 4%
7 City of Hazel Park Hazelcrest Place 100 Hazelcrest 241 4/11/1979; 12/22/2021 4%
8 City of Pontiac American House Oakland (Lakehaven) 1915 Baldwin Ave 161 12/07/2021 (06/26/2019) 4%
9 City of Pontiac North Hill Farms I & II 550 W Kennett Rd 525 1/13/2022 4%

10 City of Pontiac Phoenix Place 47251 Woodward 201 8/4/2010 4%
11 City of Pontiac Crystal Lake Apartments 850 Golf 144 5/20/2020 4%
12 City of Pontiac Spring Lk Village (Aub Hls Twnhs) 252 Carriage Circle Dr 250 1/6/2011 4%
13 City of Pontiac Village of Oakland Woods II 440 S Opdyke 66 2/2/2006 4%
14 City of Ferndale Raymond E. Shepherd House 410 Vester St 53 10/2/2024 4.5%
15 City of Pontiac Winston Commons 69 Douglas St 54 07/20/2022 (11/16/2020) 6%
16 City of Pontiac The Hamilton 5 Carter St 42 9/3/2019 6%
17 City of Pontiac Carriage Place Apts. 255 Carriage Circle Dr 234 8/10/2021 6%
18 City of Pontiac Newman Court Apts 630 Kettering 172 7/16/2018 7%
19 Village of Milford South Hills II / MHT 101 Gwendolyn Blvd 120 12/13/2006 10%



Oakland County PILOT Percentages
At 4.5% the proposed PILOT Program for Annie Lathrup School would be among 

the highest percentages of shelter rents captured in Oakland County 

# City Facility Name Address Units MSHDA Notice
PILOT 

Percentage
1 Township of Milford Heritage Place @ Ridge Valley 700 Napa Valley Dr 130 10/4/2006; 06/27/2012 1%
2 City of Pontiac Village of Oakland Woods I (Pres. Village) 420 S Opdyke 150 1/20/2022 3%
3 City of Birmingham Baldwin House 200 S Chester St 130 6/21/1993 4%
4 City of Ferndale Vester Flats Apartments 141 Vester Street 72 4/23/2025 4%
5 City of Ferndale Devon Trace Apartments 1225 Orchard St 60 5/21/2010 4%
6 City of Hazel Park Baldwin House 749 E Woodward Hts 125 6/19/1990; 12/22/2021 4%
7 City of Hazel Park Hazelcrest Place 100 Hazelcrest 241 4/11/1979; 12/22/2021 4%
8 City of Pontiac American House Oakland (Lakehaven) 1915 Baldwin Ave 161 12/07/2021 (06/26/2019) 4%
9 City of Pontiac North Hill Farms I & II 550 W Kennett Rd 525 1/13/2022 4%

10 City of Pontiac Phoenix Place 47251 Woodward 201 8/4/2010 4%
11 City of Pontiac Crystal Lake Apartments 850 Golf 144 5/20/2020 4%
12 City of Pontiac Spring Lk Village (Aub Hls Twnhs) 252 Carriage Circle Dr 250 1/6/2011 4%
13 City of Pontiac Village of Oakland Woods II 440 S Opdyke 66 2/2/2006 4%
14 City of Ferndale Raymond E. Shepherd House 410 Vester St 53 10/2/2024 4.5%
15 Lathrup Village Annie Lathrup School 20700 Southfield Road 145 TBD 4.5%
16 City of Pontiac Winston Commons 69 Douglas St 54 07/20/2022 (11/16/2020) 6%
17 City of Pontiac The Hamilton 5 Carter St 42 9/3/2019 6%
18 City of Pontiac Carriage Place Apts. 255 Carriage Circle Dr 234 8/10/2021 6%
19 City of Pontiac Newman Court Apts 630 Kettering 172 7/16/2018 7%
20 Village of Milford South Hills II / MHT 101 Gwendolyn Blvd 120 12/13/2006 10%



Proposed Real Estate Taxes Breakdown

Total Real
Estate Taxes $22,318

Lathrup Village Tax 
Collection $9,678

DDA % Share of Taxes 100%

Total Real Estate Taxes 
at 4% PILOT $152,000

Lathrup Village Tax 
Collection at 4% PILOT $64,462

DDA Share of Taxes TBD



Debt Service: Funding Sources

Line Item Yearly Cost Term Interest Rate Annual 
Payment

Bank Permanent Financing $31,500,000 40 years 5.00 % $1,822,703

MSHDA CPE Program $6,300,000 10 years 5.00 % $315,000

Developer Funding $4,200,000 n/a

Local Funding $0 n/a

Total Debt Service 
Payment Per Year $2,137,703



2025

Sample Timeline

FINALIZE 
FINANCING --

STATE, LOCAL & 
CONVENTIONAL

2026 2027 2028 2029
CONSTRUCTION

STARTS
CONSTRUCTION 

FINISHED
BUILDING IS 
OPENED & 

LEASED

CONSTRUCTION
ONGOING



2025

Sample Timeline

2026 2027 2028 2029
SERVICE 
CHARGE

PAYMENTS

SERVICE 
CHARGE

PAYMENTS

HIGHER OF 4.5% 
PILOT OR 
SERVICE 
CHARGE

AD VALORUM 
TAXES

AD VALORUM 
TAXES



Year 1 Year 2 Year 3 Year 4 Year 5

5% PILOT 1.15 1.18 1.21 1.23 1.26

6% PILOT 1.14 1.17 1.19 1.22 1.25

7% PILOT 1.13 1.16 1.17 1.19 1.21

8% PILOT 1.11 1.14 1.16 1.18 1.19

Debt Service Ratio: Sensitivity Analysis
Various PILOT Rates
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DEEP DIVE



Estimated Income Breakdown

Bedrooms Apartment 
Units

Square 
Feet

Monthly Rent 
Per Unit

Income at 
100% Occupied

1 69 780 $1,440 $1,639,440

1 14 780 $1,980 $241,920

2 10 1,098 $1,344 $161,280

2 14 1,098 $1,680 $282,240

2 38 1,098 $2,310 $1,053,360

Gross Rent Collected $3,378,240



PILOT Payment Calculation

Gross Rent 
Collected

Pilot 
Percentagex =

Estimated Real Estate 
Taxes Collected

$3,378,240 4.5% = ~$152,000x



Net Operating Income

Total Project 
Revenue

Operating 
Expenses

- = Net Operating 
Income



Total Project Revenue
Bedrooms Apartment 

Units
Square 

Feet
Monthly Rent 

Per Unit

Income at 
100% 

Occupied

1 69 780 $1,440 $1,639,440

1 14 780 $1,980 $241,920

2 10 1,098 $1,344 $161,280

2 14 1,098 $1,680 $282,240

2 38 1,098 $2,310 $1,053,360

Gross Rent Collected $3,378,240

Non-Rental Income $155,000

Total Project Revenue $3,533,240



Operating Expenses

Line Item Yearly Cost

Management $115,465

Administrative $248,488
Project-Paid Fuel $30,589

Common Electricity $76,478

Water & Sewer $45,887

Operating & Maintenance $157,914

PILOT Fees $152,000

Insurance $69,525

Replacement Reserves $30,000

Miscellaneous $79,701

Total Operating 
Expenses Per Year $976,047



Net Operating Income

Line Item Yearly Cost

Total Project Revenue $3,533,240

Total Operating Expenses $976,047

Net Operating Income $2,542,193

Total Project 
Revenue

Operating 
Expenses

- = Net Operating 
Income



Debt Service Ratio

Net Operating 
Income

Debt 
Service

= Debt 
Service Ratio



Debt Service Ratio

Net Operating 
Income

Debt 
Service

= Debt 
Service Ratio



Debt Service: Funding Sources

Line Item Yearly Cost Term Interest Rate Annual 
Payment

Bank Permanent Financing $31,500,000 40 years 5.00 % $1,822,703

MSHDA CPE Program $6,300,000 10 years 5.00 % $315,000

Developer Funding $4,200,000 n/a

Local Funding $0 n/a

Total Debt Service 
Payment Per Year $2,137,703



Debt Service Ratio

Net Operating 
Income

Debt 
Service

= Debt 
Service Ratio

= 1.20$2,544,193

$2,137,703



Year 1 Year 2 Year 3 Year 4 Year 5

Total Project Revenue $3,533,240 $3,621,571 $3,712,110 $3,804,913 $3,900,913

Total Operating 
Expenses $974,047 $1,003,268 $1,033,366 $1,064,367 $1,096,298

Net Operating Income $2,544,193 $2,602,853 $2,662,830 $2,724,155 $2,786,855

Annual Debt Service $2,137,703 $2,137,703 $2,137,703 $2,137,703 $2,137,703

Cash Flow $406,490 $465,149 $525,127 $586,452 $649,152

Debt Service Ratio 1.20 1.22 1.25 1.27 1.30

Debt Service Ratios Years 1-5 at 100% Occupancy



Yield Comparison

= 5%$2,544,193

$42,137,703
Capital Preservation (Ultra-Safe, Lower Growth)

Treasury Bills, Notes, and Bonds
Backed by the U.S. government, these are among the safest investments. Laddering maturities reduces 
interest rate risk.

FDIC-Insured Bank Accounts / CDs
Yields are lower, but the money is essentially risk-free up to FDIC insurance limits (though with $42M you’d 
spread across multiple banks

Money Market Funds (Government-backed)
Invest primarily in short-term government securities, giving liquidity and safety.

Return range: ~4–5% annually in today’s rate environment.



Expenses Breakdown without PILOT Program

Line Item Yearly Cost

Management $115,465

Administrative $248,488
Project-Paid Fuel $30,589

Common Electricity $76,478

Water & Sewer $45,887

Operating & Maintenance $157,914

Property Taxes $650,000

Insurance $69,525

Replacement Reserves $30,000

Miscellaneous $79,701

Total Operating 
Expenses Per Year $1,474,047



Cash Flow without PILOT Program

Line Item Year 1

Total Project Revenue $3,533,240

Total Operating Expenses $1,474,047

Net Operating Income $2,003,893

Annual Debt Payment $2,137,703

Cash Flow ($133,810)

Debt Service Ratio 0.94



Debt Service Ratio Without PILOT Program

Line Item Year 1 Year 2 Year 3 Year 4 Year 5

Total Project 
Revenue $3,533,240 $3,565,196 $3,654,326 $3,745,684 $3,839,326

Total Operating 
Expenses $1,474,047 $1,518,268 $1,563,816 $1,610,731 $1,659,053

Net Operating 
Income $2,003,893 $2,046,619 $2,090,191 $2,134,625 $2,179,936

Annual Debt 
Payment $2,137,703 $2,137,703 $2,137,703 $2,137,703 $2,137,703

Cash Flow ($133,810) ($91,085) ($47,512) ($3,078) $42,232

Debt Service Ratio 0.94 0.96 0.98 1.00 1.02

Without a PILOT program in place; the project is not 
fundable to a 1.20 Debt Service Ratio until Year 15



Project Summary

• Adaptive reuse of vacant 
or under-utilized buildings

• New mixed-use or multi-
family residential 
developments

• Significant commercial 
renovations or expansions

• Affordable housing 
developments

• Expansion of the City’s tax 
base in the long term

• Improvement of blighted 
or vacant property

• Expanded provision of 
affordable housing units

• Creation or retention of 
permanent jobs

Project Qualifications Public Benefits
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Potential Community Benefits
The Surnow Company is willing to invest into beautifying Annie Lathrup Park as part of our 

Community Benefits to the residents of Lathrup Village; examples include:

Water Main 
Repair

Walking Path 
Enhancements

Dog Park 
Refurbishment

Children’s 
Playgrounds

Landscaping Farmers Market Hosting Events



Current: Green Space Buffer Zone POV

Walking Path 
Enhancements



Current: Green Space Buffer Zone POV

Walking Path 
Enhancements



Project Summary

• Adaptive reuse of vacant 
or under-utilized buildings

• New mixed-use or multi-
family residential 
developments

• Significant commercial 
renovations or expansions

• Affordable housing 
developments

• Expansion of the City’s tax 
base in the long term

• Improvement of blighted 
or vacant property

• Expanded provision of 
affordable housing units

• Creation or retention of 
permanent jobs

Project Qualifications Public Benefits
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APPENDIX



HDC & Site Plan Approval Letters



Support Letters



Support Letters



Term Language from 
Ferndale PILOT Ordinance (2023)



Term Language from 
Ferndale PILOT Resolution with Vester Flats (2023)
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