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“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

“



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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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%



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



PILOT Program
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COMMUNITY BENEFITS



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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