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A. Quality and Experience of the Development Team
1. Professionalism and Experience
Cover Letter

Please see attached preceding this document.

HUD and DHC-Specific Forms

Please see the HUD and DHC-Specific forms attached as EXHIBIT 1

List of Representative Affordable Housing or Mixed-Income Projects the Team has Completed

Ginosko Development Company (Ginosko or GDC) has the expertise and resources necessary to
achieve our complex development goals. We maintain a commitment to deliver value-added
solutions through every step of the process — from concept to reality. Throughout our corporate
history, projects have ranged from conventionally financed market rate apartments to Low Income
Housing Tax Credit (LIHTC) apartments to mixed income apartment communities. Ginosko has
specifically executed multiple Rental Assistance Demonstration (RAD) programs including RAD
1 and RAD 2 projects. In addition, Ginosko has used a myriad of debt (Department of Housing
and Urban Development (HUD), Freddie Mac, Fannie Mae, Michigan State Housing Development
Authority (MSHDA), Conventional Lenders), equity sources including LIHTC equity, institutional
equity, New Markets Tax Credit equity, and Historic Tax Credits, and unique subordinate sources
and subsidies such as AHP, NSP, 1602, CDBG, MRF, and HOME, PILOT, TIF, and MSA.

CORPOR
Two decades of consistent growth developing, acquiring, and repositioning multifamily assets.

2002 2006-2010 2016-2021 Q1-2 2022

Closed 9 Affordable
Housing Deals: 1,270 Units

Closed 7 Affordable
Housing Deals: 690 Units

Closed 9 Affordable
Housing Deals: 1,640 Units

Amin formed GDC
while working as a Data Analyst
(transitioned full-time to GDC in 2006)

1995 2005
At 18 years old, Amin sold Closed 1st Low-Income SHIICTGE MAY 9, 2021
his house after mother Housing Tax Credit (LIHTC) Launched 1st Institutional JUNE 10, 2022
passed away of cancer Deal: 175 units in Battle Closed 12 Affordable Fund (GDC Fund I, LP) with Launched Modular
(Single-Parent, Only Child) Creek, M| Housing Deals: 775 Units $40M Seed Investment Manufacturing Facility

Please see a full list of representative affordable and mixed-income projects and individual
project sheets included attached as EXHIBIT 2
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A representative list of recent Developments implemented by Ginosko includes:

Willow Vista Apartments — Closed in 2019

Location:

Units:

Total Development Cost:
Lender(s):

Investor:

Partnership Structure:
Critical Development Team
Members:

Financing Structure:

Income Distribution:

Community Outreach/
Participation Efforts:

Deal Summary:

Lansing, Michigan
52

$8,250,232
MSHDA
Raymond James

Limited Liability Company

Ginosko | KMG Prestige, Inc. | Hooker DeJong Architects | Rhode
Construction | Loomis Law Firm

4% / 9% Hybrid LIHTC | Project Based Section 8 HAP Contract
| MSHDA Mortgages | MSHDA Soft Funding | Seller’s Note

52 units at or below 60% of AMI

Communication  between  residents included  written
correspondence and resident meetings. We encouraged residents
to participate in our surveys, which offered them an opportunity
to be involved in the rehabilitation process and design solutions.

Willow Vista Apartments is an acquisition and rehabilitation
LIHTC property in Lansing, Michigan, with 50 of the 52 units
subject to a Project Based Section 8 Contract. Willow Vista
Apartments was the first development in the State of Michigan
that paired 4% and 9% LIHTC in an acquisition/rehabilitation
transaction and to utilize a direct loan from MSHDA.

As a result, the amount of competitive 9% LIHTC needed to
finance the rehabilitation was substantially lower than historic
norms. This is an example of Ginosko’s commitment to the
efficient use of scarce government resources, especially in light of
the fact that the property had an existing Project Based Section 8
Contract. In addition to the LIHTC, the property also received a
PILOT from the City of Lansing and a Mortgage Resource Funds
Loan from MSHDA.
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St. Clair Village — Closed in 2018

Location:

Units:

Total Development Cost:
Lender(s):

Investor:

Partnership Structure:
Critical Development Team

Members:

Financing Structure:

Community Outreach/
Participation Efforts:

Income Distribution:

Deal Summary:

Bellville, Illinois

240

$24,457,460

Bellwether Lending

Enterprise Community Partners

Limited Liability Company

Ginosko | Enterprise Community Investments | Village Green |
Loomis Law Firm

Bellwether (Fannie Mae) Loan | Enterprise Community
Investments | Sponsor Equity | RAD Component 2 PBRA
Contract (79 units)

Communication ~ between  residents  included  written
correspondence and resident meetings. We encouraged residents
to participate in our surveys, which offered them an opportunity
to be involved in the rehabilitation process and design solutions.

79 units at or below 50% of AMI
41 units at or below 80% of AMI
120 market rate units

St. Clair Village was an acquisition of 240 units in Bellville,
Illinois, accompanied by a moderate level of rehabilitation. The
property is subject to a Project Based Section 8 Contract covering
79 units. Ginosko leveraged the existing Project Based Section 8
Contract, and by agreeing to restrict an additional 41 units to
tenants at or below 80% of AMI, was able to secure a CRA
motivated investor to acquire and rehabilitate the property without
any additional governmental resources. St. Clair Village is a
prime example of Ginosko’s ingenuity in locating overlooked
market areas and translating that information into an opportunity
to bring private equity to an affordable housing transaction,
without the use of LIHTC.
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Renaissance Estates of Ecorse — Closed in 2017

Location:
Units:
Total Development Cost:

Lender(s):

Investor:
Partnership Structure:

Critical Development Team
Members:

Financing Structure:

Community Outreach/
Participation Efforts:

Income Distribution:

Deal Summary:

Ecorse, Michigan
200
$40,199,436

Love Funding (now Dwight Capital)
Midlands State Bank

Stratford Capital

Limited Liability Company

Ginosko | Ecorse Housing Commission | Stratford Capital Group
| KMG Prestige, Inc. | Hooker DeJong Architects | G. Fisher
Construction | Loomis Law Firm

LIHTC | MSHDA Mortgage | HUD Rental Assistance
Demonstration | | Downriver Community Conference EPA
Brownfield Revolving Loan Program | Ecorse Housing
Commission | City of Ecorse | RAD Component 1 PBRA Contract
(100% of the units)

Communication  between  residents included  written
correspondence and resident meetings. We encouraged residents
to participate in our surveys, which offered them an opportunity
to be involved in the rehabilitation process and design solutions.

200 units at or below 50% of AMI

Renaissance Estates of Ecorse is our primary example of how
Ginosko utilizes its creativity and institutional knowledge to
replace key housing stock in an area with little to no resources. It
also provides a blueprint to the affordable housing industry in
Michigan on how to maximize the value of the federal resources
made available to the State.

Following receipt of an award of 9% LIHTC, it was discovered
that the off-site infrastructure owned and maintained by the City
of Ecorse could not support the existing housing needs or the
anticipated rehabilitation. After the City informed Ginosko that it
could not afford to repair its existing off-site systems, Ginosko
went to extreme lengths to increase its development budget to
absorb the costs of the City, rather than abandon the City or its
needed tenants.

In doing so, Ginosko became the first developer in the State of
Michigan to pair 4% and 9% LIHTCs in a single location. At



significant cost to Ginosko, both in terms of time and funds, it was
able to demolish the housing development in dire need of repair
and construct new townhomes in its place. Not only did Ginosko
implement a new financing structure, that it and others utilize to
this day, but it did so while navigating the new and changing rules
implemented by HUD for RAD transactions.

Renaissance of Bridge Village — Closed in 2016

Location:

Units:

Total Development Costs:
Lender(s):

Investor:

Partnership Structure:

Critical Development Team
Members:

Financing Structure:

Community Outreach/
Participation Efforts:

Income Distribution:

Deal Summary:

Sault St. Marie, Michigan

100

$10,242,551

MSHDA

Stratford Capital

Limited Liability Company

Ginosko | Stratford Capital Group | KMG Prestige, Inc. |
Schneider + Smith Architects | DePadua Construction | Loomis

Law Firm

LIHTC | MSHDA Mortgage and HOME Funds | RAD Component
2 PBRA Contract (100% of the units)

Communication ~ between  residents  included  written
correspondence and resident meetings. We encouraged residents
to participate in our surveys, which offered them an opportunity
to be involved in the rehabilitation process and design solutions.

100 units at or below 50% of AMI

Renaissance of Bridge Village was an acquisition/rehabilitation
LIHTC development in Sault St. Marie, Michigan, with all 100
units subject to a Project Based Section 8 Contract. In addition to
the LIHTC, the property also received a PILOT from the City of
Sault St. Marie and a HOME Loan from MSHDA.



2. Quality of the Respondent Team (Ginosko)
Names and Contact Information of Key Team Members / Staff
The following key team members and staff from Ginosko are as follows:

Amin Irving, President

41800 W. 11 Mile Road, Suite 209
Novi, Michigan 48375

(248) 412-9840

Mary Tischler, CPA, Chief Financial Officer
41800 W. 11 Mile Road, Suite 209

Novi, Michigan 48375

(248) 412-9841

Nathan Keup, Vice President of Development
41800 W. 11 Mile Road, Suite 209

Novi, Michigan 48375

(248) 412-9842

Michael Stefanko, Esq., VP of Development and General Counsel
41800 W. 11 Mile Road, Suite 209

Novi, Michigan 48375

(248) 412-9843

Alicia Powell, Vice President of Asset Management
41800 W. 11 Mile Road, Suite 209

Novi, Michigan 48375

(248) 412-9836

Kenne Currie, PharmD, Construction Manager
41800 W. 11 Mile Road, Suite 209

Novi, Michigan 48375

(248) 412-9844

Brief Resumes of Key Team Members / Staff
Our development team
consists of the top experts
in their field. The staff at
Ginosko, and the third-
party professionals we
utilize, brings over 105
years of experience and
expertise  to  projects
similar to the project
anticipated in this RFP.
The following is a list of
our core development team .
and their expertise: = P Mkt 50 i o

VP of Asset Managemsent
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Amin Irving, President

Amin has been the President and Chief Executive Officer of Ginosko since its inception in 2002
and is responsible for the overall performance and operation of all divisions of Ginosko. Amin
oversees the selection of development locations, the preliminary feasibility analyses, the purchase
negotiation of projects, landscaping and architectural design, municipality processing and debt and
equity financing.

Amin graduated from the University of Michigan Ross School of Business in Ann Arbor majoring
in Finance and Real Estate and was the recipient of the University of Michigan Achievement
Award. Amin’s previous work experience includes investment banking in Citigroup’s Real Estate
Equity Division in New York City, where he gained experience in successfully and efficiently
operating development projects. In this role, Amin conducted various financial analyses for sale-
leaseback and synthetic-lease deals valued over $450 million.

Amin is driven to help catalyze vibrant, socio-economically diverse neighborhoods through
housing development and attributes his passion, in part, to his experiences while growing up as an
only child in the Midwest. At nine years old, he became homeless and lived in a run-down motel
for some time, while his mother transitioned between jobs. As Amin recalls, “the amount of
struggle we dealt with just to pay the rent brought serious pressure to not only my mother, but
myself. Knowing that | am helping to alleviate that kind of pain, not only in the parent, but also in
the child is what motivates me.”

Nathan Keup, Vice President of Development

Nathan has been Vice President of Development at Ginosko since joining in 2015 and is responsible
for managing the development process for real estate ventures undertaken by Ginosko. Nathan
manages site selection, feasibility and underwriting, purchase negotiation, financing, closings, and
construction of projects within Ginosko’s pipeline and portfolio.

Prior to joining Ginosko, Nathan served as Director of Real Estate Development for Presbyterian
Villages of Michigan, where he was responsible for implementing over $100M in senior housing
and care developments at more than 10 new locations across Michigan. While at his previous
position, Nathan worked closely with federal, state and local financing agencies including HUD,
MSHDA, and the City of Detroit. Nathan Keup led the interdisciplinary team of Owner, manager,
architect, contractor and consultants through the development process, in addition to serving as
staff liaison to governing agencies.

In 2015, Nathan graduated from the LeadingAge Leadership Academy. He is also a graduate of
Leadership Oakland XVII. Nathan has previously served as a Board Member of the Michigan
Housing Council, the Rivertown Detroit Association and is a member of the Leadership Oakland
Finance Committee.

Mary Tischler, CPA, Chief Financial Officer
Mary has been with Ginosko as its Chief Financial Officer since 2012. Mary is responsible for all
financial, accounting and reporting functions for Ginosko and its affiliates, including proforma

development and operating budgets, debt and equity financing, and internal controls.

Prior to joining Ginosko, Mary had over twenty years of tax, public accounting, and financial
consulting experience, specializing in the affordable housing industry. She has provided years of
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technical assistance and consulting to developers, contractors and property managers regarding pro-
forma development and operating budget analysis, partnership and loan agreements, LIHTC and
placed in service applications, LIHTC, HUD and MSHDA cost certifications, audits, and tax
returns.

Her experience with public charities, private foundations, and other tax-exempt organizations
including health and human services organizations, arts and cultural organizations, environmental
and historical organizations, and membership organizations, brings an added level of skill and
passion to Ginosko, as it pursues its mission to build a brighter future today for all of our community
residents, partners and other stakeholders.

Mary is a Phi Beta Kappa Graduate from James Madison College — Michigan State University with
a Bachelor of Arts in Socioeconomics and Public Policy, holds a Master of Fine Arts — Writing and
Poetics from the Naropa Institute, and is a licensed Certified Public Accountant and Chartered
Global Management Accountant. Mary is on the board of the Michigan Housing Council and the
Oakland Township Historical Society and is also a member of the American Institute of Certified
Public Accountants and the Michigan Association of Certified Public Accountants.

Michael Stefanko, Esq., VP of Development and General Counsel

Mike has been Vice President of Development and General Counsel at Ginosko since 2019. Mike
is a licensed attorney and former certified public accountant. He is responsible for the legal review
of acquisition and financing, due diligence, and closing documents, and for representing Ginosko
as in-house counsel. He also manages the real estate development process for projects within
Ginosko’s pipeline and portfolio including site selection, feasibility and underwriting, purchase
negotiation, financing, closings, and construction.

Before joining Ginosko in 2019, Mike was in private practice for over 10 years and was
a shareholder with Loomis, Ewert, Parsley, Davis & Gotting, P.C., concentrating his practice in
real estate law, including affordable housing and condominiums, tax law, and business and
corporate law. Mike represented developers, investors and lenders in numerous transactions
financed with LIHTC, historic tax credits, state tax credits and grants, tax-exempt bonds, and/or
federally insured loans (including rural development, HUD, Freddie Mac and Fannie Mae).

Prior to practicing law, Mike worked for Yeo & Yeo, P.C., CPAs and Business Consultants, as a
staff accountant, in the firm’s Lansing office. While at Yeo & Yeo, Mike specialized in the audit
of LIHTC properties and developments, while also gaining both tax and audit experience with non-
profit, for profit, and governmental agencies.

Mike is a licensed member of the State Bar of Michigan and holds a B.S. in Accounting from
Central Michigan University, and J.D. from Michigan State University College of Law.

Alicia Powell, Vice President of Asset Management

Alicia is Ginosko’s Vice President of Asset Management and oversees all things related to the
communities post-construction. Prior to joining Ginosko. Alicia was the Chief of the U.S.
Department of Housing and Urban Development, Multifamily Account Executive Branch. Alicia
served at HUD for nearly a decade, where she was also the field RAD Transaction Manager and
worked in various capacities in asset management throughout her tenure there. With over 15 years’
experience in affordable housing asset management, Alicia has cultivated a depth and breadth of
knowledge in the areas of compliance, corrective action plans, leasing, occupancy, tenant selection
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plans, operating budgets and proforma underwriting, subsidy programs, agency regulations,
financial analysis, performance analytics, risk management, physical needs management, and many
other areas.

Alicia holds a B.A. from the University of Michigan and holds certifications as a Housing Credit
Certified Professional, Management and Occupancy Review Specialist, Tax Credit Specialist,
Certified Occupancy Specialist and Nonprofit Housing Management Specialist.

Kenne Currie, PharmD, Construction Manager

Kenne joined Ginosko in 2019 as its Construction Manager and is also an officer of Ginosko
Construction. As a licensed residential builder in the State of Michigan, Kenne oversees all aspects
of the construction and rehabilitation activities throughout Ginosko’s portfolio of properties. This
includes, but is not limited to, (i) analyzing all bids, proposals, scopes of work and capital needs
assessments, and selecting the groups performing the underlying work, (ii) monitoring industry
trends related to the cost of materials and labor, and construction techniques, (iii) inspecting
construction activities throughout the course of construction, and (iv) attending draw request
meetings and approving corresponding draw requests, and (v) reviewing, analyzing, revising and
approving any change order requests. In performing these activities, Kenne focuses on ensuring
all third-party contractors perform their commitments to the properties in a timely and cost-efficient
manner.

Prior to joining Ginosko, Kenne spent 10 years working on numerous residential construction
projects, including a project featured in a University of Michigan Athletic Department short film.
In addition to being a licensed residential builder, Kenne is also a Board Certified Pharmacist,
licensed in the State of Michigan. During his pharmacy career, Kenne served as a pharmacist in
the greater-Ann Arbor area for 14 years and spent an additional 6 years as a research assistant for
the University of Michigan Department of Dermatology.

Kenne holds a both a B.S. in Cellular and Molecular Biology and a Doctorate of Pharmacy from
the University of Michigan, Ann Arbor.

Other Development Partners:

In addition to Ginosko’s in-house team, it consistently works with various other groups in the
affordable housing industry. While Ginosko will work with the DHC on the selection of any third-
party groups to effectuate this development, Ginosko enjoys mutually productive relationships with
numerous firms, including, but not limited to, the following:

Lenders: Investors:

MSHDA Cinnaire Corporation

Love Funding (now Dwight Capital) Raymond James

Flagstar Bank Stratford Capital

Fifth Third Bank CitiBank

Chase Bank Enterprise Community Partners
CitiBank Richmond Group

Cinnaire Corporation
Enterprise Community Partners
Bellwether Lending

10



General Contractors:
Rhode Construction

G. Fisher Construction
Wolverine Construction

Environmental Consultants:
PM Environmental

ASTI Environmental

BBG Group

Architects/Engineers:
Hooker DelJong
Giffels Webster
Prefab Logic

Accountants:

Dauby, O’Conner & Zaleski, LLC
Maner Costerisan & Ellis, P.C.
Blystone & Bailey CPA’s P.C.

Governmental and Quasi-Governmental Agencies:

MSHDA

HUD

Ecorse Housing Commission

Fannie Mae

State of Michigan

MI Economic Development Corporation

City of Detroit

City of Ann Arbor

City of Lansing

Freddie Mac

Illinois Housing Development Authority
City of Grand Rapids

Team Experience with Affordable Housing Development

FIRM

Ginosko Development Company (GDC) is a real estate development firm specializing in quality affordable

housing creation and preservation.

Founded in 2002, Ginosko Development Company (GDC) began by
recognizing the growing demands of establishing and preserving
safe, quality residences for the full spectrum of socio-economic
households.

GDC develops, acquires, repositions, and manages affordable
multifamily properties in the U.S., primarily in the Midwestern
region, with a focus to expand to select U.S. markets. GDC is
involved in all aspects of multifamily residential housing
development, construction, ownership, and management.

Through GDC’s 20 years of affordable housing experience, it has
identified and created unique strategies to increase net
distributable proceeds to owners and investors while decreasing
the housing cost burden to renters, especially low-income

renters.

Square Feet Owned 4,281,676
Properties Owned 38
Units Owned 4,550

Capitalized Value $560 MILLION

Currently, over 98% of GDC’s portfolio maintains

regulatory income restrictions and rent restrictions.

®
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Explanation of Team Capacity and Technical Skill

Ginosko is a real estate development company specializing in quality affordable and market rate
apartment homes through new construction and preservation. Ginosko, through its subsidiaries and
joint ventures, engages in the acquisition, construction, financing, ownership, and strategic asset
management of multifamily properties throughout the Midwest. Our activities include the
acquisition, construction and development of residential properties and undeveloped land reserves
for development or sale.

As detailed above, Ginosko has experience in developing, owning and/or controlling thousands of
units. We provide apartment homes for families, working households, the elderly, disabled
individuals, and others that the market does not adequately serve. We believe in developing quality
homes that are attractive, comfortable, safe, environmentally sensitive, and economical to maintain.

By owning and providing asset management on our own properties, we are uniquely positioned to
offer both development and asset management services “under one roof.” We believe in, and have
proven successful at, designing and building the highest quality product possible. This is not only
because we own the properties for decades, but, more importantly, because it’s a cornerstone of our
philosophy. Ginosko handles all single family/multifamily residential development from start to
finish, including the following services:

¢ Obtaining site control

e Performing project feasibility studies

e Determining feasibility of projects by analyzing factors such as the site, supply and
demand, marketing data, financial analysis, environmental reviews, timing, and potential
hurdles

e Formulate and manage a development team filled with industry leaders

e Form partnerships with for profit/nonprofit/government agencies to fulfill our mission of
developing mixed income and affordable housing

e Negotiate and enter into contracts and agreements

e Formulate project budgets

e Create and adhere to a development schedule Work with local community leaders and
residence to foster their support

e Formulate innovative and creative ideas to resolve issues throughout the development
process

e Lead and coordinate development activities with our team of professionals

e Obtain project financing through

o LIHTC

Tax-exempt bonds

Taxable bonds

HUD insured loans

Conventional financing (construction and permanent loans)

HOME funds

Preservation funds

AHP funds

Developer loans

o Other financing mechanisms

e Perform due diligence with respect to gathering/reviewing project related documents and

reports

O OO O OO0 OO0

12



20,000

10,000

0

To this end, the entire campus is anticipated to be a mix of market rate and affordable

Hire third party consultants & contractors

Obtain public approvals

Construction management

Coordinate closings

Monitor and distribute development progress reports
Approve construction draws and distribute funds
Lease-up and marketing

Complete our project close out checklists
Operations planning and community management
Asset management and compliance oversight
Disposition and repositioning strategy development and implementation

To demonstrate Ginosko’s technical skills, we have initially analyzed, conceptualized and
underwritten the total redevelopment of the Villages at Parkside. Based on our analysis, Ginosko
agrees with the DHC that these parcels should be leveraged to create affordable housing
opportunities where they would not otherwise occur, thereby strengthening the fabric of the
community by ensuring housing opportunities for all income levels. This is further evidenced by
the summary of at-risk households at each property. An astonishing 36% of households (5,895
total households) within the 11 square mile Primary Market Area (PMA) live at or below the
Poverty Level. The lack of affordable housing in the area further exacerbates the low Diversity
Index’, as a disproportionate amount of low-income renters are non-white households.

& AT RISK POPULATION PROFILE @esrilz

Villages of Parkside PMA Area: 11.66 square miles

39,742 16,374 2.34 38.5 $30,916 $62,018 34 191 28
AT RISK PC.”’U LATION Language Spoken (ACS) Age 5-17 18-64 Age 65+ Total

&' 'r @ English Only 7,200 26,906 6,859 40,965
7064 6.972 5657 Spanish 108 190 32 330

0 10 10

POPULATION BY AGE POVERTY AND LANGUAGE a1 202 35 278

== o ‘G
= - § Indo-European & English Wel 2 A
23,630 oD = (. 38

n & English Not Well 21 0 17

36% 6,472 0 Indo-European & No Englst

12 140 0 152

9,141 POPULATION AND BUSINESSES
6,972

[X 3
e oi =
- 38,786 927 10,529

Under 18 18t0 64 Age 65+

7€

dwelling units. However a majority of the units will be restricted to renters with household
incomes not exceeding 80% of Area Median Income and 4%/9% LIHTC transaction utilizing
Average Income (Al). Keep in mind that Income Averaging can incorporate Market Rate
units.

! The Diversity Index summarizes racial and ethnic diversity. The index shows the likelihood that two persons, chosen
at random from the same area, belong to different race or ethnic groups. The index ranges from 0 (no diversity) to 100
(complete diversity). For example, a diversity index of 59 means there is a 59 percent probability that two people
randomly chosen would belong to different race or ethnic groups.

®

13



Area Median Income (AMI Limit)

1 Bdrm

Max Income Max Rent

2 Bdrm

Max Income Max Rent

3 Bdrm

Max Income Max Rent

4 Bdrm

Max Income Max Rent

30% $21,480 $503 $21,480 $604 $21,480 $698 $21,480 $779
40% $28,640 $671 $28,640 $806 $28,640 $931 $28,640 $1,039
50% $35,800 $839 $35,800 $1,007 $35,800 $1,163 $35,800 $1,298
60% $42,960 $1,007 $42,960 $1,209 $42,960 $1,396 $42,960 $1,558
80% $57,280 $1,343 $57,280 $1,612 $57,280 $1,862 $57,280 $2,078

*Income Limits vary by Household size. Income Limits shown are based on a 2-person household.

Deeper income targeting is achieved through the commitment of Project Based VVouchers from the

DHC.

The developments will pay for common area electric, natural gas, cold water, trash removal and

recycling, WIFI broadband internet access, as well as general property maintenance.

Residents

will be responsible to pay for the utilities within their apartment (electric, hot water, cable
television/dedicated internet). Since residents will be responsible for their own utilities, a Utility
Allowance will be provided as a reduction in rent from the Gross Rent as follows:

APARTMENT
Utility Allowance Category (1 Bdrm) | (2 bdrm) (3 bdrm) (4 bdrm)
Heating — Electric $36 $49 $60 $73
Cooking — Electric $8 $12 $15 $19
Hot Water — Electric $22 $28 $33 $39
Other Electric $31 $43 $54 $66
Electric Service Charge $10 $10 $10 $10
TOTAL UTILITY ALLOWANCE $107 $142 $172 $207
TOWNHOSE
Utility Allowance Category (1 Bdrm) | (2 bdrm) (3 bdrm) (4 bdrm)
Heating — Electric n/a n/a $82 $97
Cooking — Electric n/a n/a $15 $19
Hot Water — Electric n/a n/a $41 $48
Other Electric n/a n/a $66 $80
Electric Service Charge n/a n/a $10 $10
TOTAL UTILITY ALLOWANCE n/a nfa $214 $254

In addition to the rent and resident paid utilities, residents will be charged for damages, late fees and
other incidental charges if warranted. Optional fees from residents will be collected for resident use
and enjoyment of the following services:

Community room rental (for private events)

Dedicated resident bicycle storage

Dedicated broadband internet services

Resident storage

Based on Ginosko’s proprietary processes and analysis, the anticipated net absorption and total demand

for the Villages at Parkside is 40 additional apartments beyond the existing apartments.

This is due,

in part, to the fact that submarket vacancy is slightly lower (5.0%) than the Frictional Vacancy (6.05%)
for the area. The negative household and population growth hampers future net absorption projections

®
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and lowers overall demand estimates. However, the DHC can offset market trends by utilizing its wait
list of qualified households who may choose to live at a newly constructed apartment community in
Detroit’s east side.

ABSORPTION, NET DELIVERIES & VACANCY

I
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To further illustrate Ginosko’s technical skill, we have prepared a project proforma and an initial
timeline assuming 100% affordable (utilizing Average Income & Market Rate units) with a wide
variety of unit mixes and housing types.

Permanent - Sources and Uses

SOURCES OF FUNDS Per Sq Ft Per Unit Sources % of Total

MSHDA 80.00 76,625 35,477,437 35.22%
GDC Investment 9.00 8,910 4,125,100 4.10%
Investor Member 127.00 120,902 55,977,427 55.58%
Ground Lease Demo Credit 3.00 2,500 1,157,500 1.15%
Deferred Developers Fee 9.00 8,602 3,982,509 3.95%
Refinance Distributions - - - 0.00%
TOTAL SOURCES OF FUNDS 228.00 217,539.00 100,719,974 100.00%
USES OF FUNDS Per Sq Ft Per Unit Total Costs % of Total

Acquisition/Demo 5.00 5,000 2,315,000 2.30%
Building / Construction 150.00 143,371 66,380,960 65.91%
Professional Services 19.00 18,355 8,498,412 8.44%
Financing Costs 5.00 4,449 2,060,076 2.05%
Tax Credit & Syndication Costs 2.00 2,345 1,085,632 1.08%
Startup Cost & Escrows 3.00 2,700 1,250,000 1.24%
Developers Fee 19.00 18,051 8,357,400 8.30%
Reserves 5.00 4,823 2,233,112 2.22%
Construction Interest (266 Related) 19.00 18,444 8,539,383 8.48%
TOTAL USES OF FUNDS 227.00 217,538.00 100,719,974 100.00%
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USES OF FUNDS

®

Acquisition and Demolition

o This is the cost of land acquisition for the project. Since the DHC is entering into a long-
term ground lease for the project, the cost is included in this category, but a corresponding
long term ground lease loan (payment) is anticipated.

Building and Construction

o This is the cost of all hard construction for the project. These costs include all site
demolition, underground utilities, footings / foundations, precast concrete podium (if
needed), residential construction, facade, roof, windows, mechanical/electrical and
plumbing, general contractor general conditions, overhead and profits.

o Typically, construction costs in Detroit range between $205/sq. ft. and $295/ sq. ft.,
however our budgeted line item of $150/sq. ft. speaks to the absolute efficiency we possess
given the fact that Ginosko owns its own factory. Not only do we have the ability to
eliminate the myriad of unnecessary construction markups, but we also employ the
necessary labor force and benefit from bulk material purchasing. Lastly, the factory is
wholly owned by the Ginosko executives, therefore savings exist at the investor return level
as well, which is all passed along to the end user in the form of construction cost savings
and rental levels that are below cost burden thresholds.

Professional Services

o This is the cost for all professional services and other select soft costs for the project. These
costs include architectural and engineering, environmental studies and incentives
consulting, construction period insurance and taxes, market studies, appraisals, legal, and
auditing costs. In addition to other soft costs, this category includes a construction
contingency sized to 5% of the hard construction costs.

Financing Costs

o This is the cost for applications, commitment fees/points and legal closings for all

construction and permanent period financing.
Tax Credit and Syndication Costs

o This is the cost for application, reservation, and compliance monitoring of LIHTC
requirements. Also included in this category are any costs related to the syndication and
closing of the investment in LIHTC.

Start Up Costs and Escrows

o This is the cost for marketing and rent up activities and the cost of operations not covered

by rental income during the lease up period.
Developers Fee

o This is the fee charged by the Developer for all predevelopment, construction, lease up and
close out activities performed by the Developer necessary to complete the project. The
fee for LIHTC projects is governed by MSHDA and is currently sized to 7.5% of
acquisition costs and 15% of all other project costs.

Reserves

o These are the capitalized reserves funded at initial closing. The reserves include a Tax and
Insurance Escrow, Reserve for Replacement escrow, Operating Reserves and Lease-up
Reserve (one month’s gross rent potential).  Reserves are governed by the various
financing aspects of the project which set minimum thresholds of reserves throughout the
life of the project, as well as procedures on how reserves are to be funded and used.

Construction Interest

o This is the amount of construction period interest from the inception of the project until
permanent loan closing. The interest is incurred based on monthly outstanding balances
of the construction loan and equity bridge loan required to fund construction activities.
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The above costs categories are standard for development of affordable housing. Further delineation of
costs, including explanations of derivation of uses and timing of sources and uses of funds prior to
permanent loan closings, can be reviewed and discussed with the DHC upon receipt of the RFP award.

The design and construction partners selected for the project will be responsible for managing final
entitlement approvals, including building permits and inspections. As shown in the timeline of activities
below, Ginosko intends to engage the City of Detroit’s applicable departments in early and frequent
planning efforts for the project. Engaging the City’s departments prior to site plan approval application or
building permit

application will ™
greatly reduce the ~avermemmme

need for re-work ‘

and plan review

+ DHC RFP Process

comments after + Site Due Diligance and Preparation —
submission, cutting - samaes st BE
down timelines

+ LIHTC Application and Investor Due Diligence

toward  approval. |

Meetings With the - e st s Eciccld S -
City’s Planning . ;e & rissncis ciosing | e __J
Department are
scheduled at regular

intervals during the e e ruves i
design process and
established to solicit
and incorporatg oo treudnFreeFerod e oetn s g
feedback from the - usyoscomes &
City prior to moving  « consiueton: 525 comner
to the next phase Of . cwweon: s2001 e waren :
design. [

+ Construction: 12019 E. Warren

+ Permitting = A— L J' 0

+ Resident Relocation i

+ Marketing, Lease Up, and Stabilization

The anticipated timeline for the projects is included as an attachment to this application. Ginosko utilizes
Smartsheets to manage the master project timelines for all of its projects as a simple, easy to use Gantt style
timeline that can be shared with all members of the Community Engagement Team (CET) and development
team.

For ease of use, the summary of durations (in business days from the signing of the Development
Agreement?) by requested categories includes
i. Site Due Diligence and Preparation — 258 days
ii. Bidding and Contractor Selection — 195 days
iii. Financing and financial closing — 214 days
iv. Construction commencement, completion, and close-out — 542 days
a. NOTE: The construction period includes Sites B, C and D on the conceptual Site Plan
as a multi-phased construction period inclusive of all 450+ apartments and townhomes,
renovation of community building, and site improvements.
v. Marketing and lease-up — 337 days.
a. NOTE: We conservatively estimated a Lease-Up of 27 units per month, which is
consistent with Affordable Housing norms. Although we anticipate to lease-up faster

2 Note that the durations reported above are not consecutive dates, as they allow for overlapping activities during all
phases of the project lifecycle.
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than affordable housing norms given the newness of the housing product and the ability

to receive DHC vouchers, we underwrote the deal with quantifiable market justifications

to ensure project feasibility and calculate a conservative LITHC equity pay-in schedule.

vi. Stabilized Occupancy — 7/18/2025, 9/9/2025, 8/25/2026 & campus fully occupied by 9/16/2027.

a. NOTE: Assuming a commencement date of February 22, 2023, we would estimate a
development completion date of September 16, 2027.

Permanent - Sources and Uses

SOURCES OF FUNDS Per Sq Ft Per Unit Sources % of Total

MSHDA 80.00 76,625 35,477,437 35.22%
GDC Investment 9.00 8,910 4,125,100 4.10%
Investor Member 127.00 120,902 55,977,427 55.58%
Ground Lease Demo Credit 3.00 2,500 1,157,500 1.15%
Deferred Developers Fee 9.00 8,602 3,982,509 3.95%
Refinance Distributions - - - 0.00%
TOTAL SOURCES OF FUNDS 228.00 217,539.00 100,719,974 100.00%
USES OF FUNDS Per Sq Ft Per Unit Total Costs % of Total

Acquisition/Demo 5.00 5,000 2,315,000 2.30%
Building / Construction 150.00 143,371 66,380,960 65.91%
Professional Services 19.00 18,355 8,498,412 8.44%
Financing Costs 5.00 4,449 2,060,076 2.05%
Tax Credit & Syndication Costs 2.00 2,345 1,085,632 1.08%
Startup Cost & Escrows 3.00 2,700 1,250,000 1.24%
Developers Fee 19.00 18,051 8,357,400 8.30%
Reserves 5.00 4,823 2,233,112 2.22%
Construction Interest (266 Related) 19.00 18,444 8,539,383 8.48%
TOTAL USES OF FUNDS 227.00 217,538.00 100,719,974 100.00%

The sources and uses of funds fall within industry-standard development budget categories. A summary
explanation of each line item is included as follows:

SOURCES OF FUNDS
e MSHDA
o This is the permanent tax-exempt loan for the project sized to either the minimum debt
service coverage ratio of 1.20x or 80% of the appraised value of the as-completed project.
The loan is intended to pay down construction-period financing and will be fully amortized
over a 40-year period. Ginosko has fifteen (15) existing projects (4 additional anticipated
in 2023) utilizing MSHDA ’s permanent financing.
e Ginosko Investment
o In the event that the DHC, the State of Michigan, or the City of Detroit or other gap
financing sources are not available, Ginosko maintains strategies whereby it can make an
investment of up to $4.2M to the project.
e Ground Lease Payment Loan
o This is a loan from the DHC on a portion of the Ground Lease fee. It is anticipated that
the Ground Lease fee will be paid in full at initial closing. However, if a remaining amount
exists, it will be paid over time from available cash flows and will be fully repaid upon sale
or refinance.
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e Investor Member
o This is the entity which invests in the project without a secured interest in the real estate.
A LIHTC investor usually invests through a syndicator, with a total investment based on a
price per credit and receipt of both income and losses in order to achieve the required
Internal Rate of Return (IRR). Private equity sizes their investment based on receipt of
cash flows and sales proceeds to achieve the required IRR. Ginosko has closed over $60
Million in LIHTC Equity across twenty-three (23) projects.

e Deferred Developer Fee
o This is a loan made by the Developer to the project for up to the lesser of 50% of its total
Developer Fee or the amount which can reasonably be repaid in 13 years. The Deferred
Developer Fee is repaid from cash flows over a 13 to 15-year period. Any remaining fees
at the sale/refinancing or earlier date as such may be determined by MSHDA must be paid
by the Owner.

Notwithstanding the aforementioned, there are a myriad of financing options available for these projects.
While each site is unique in its urban context, design, and unit mix, the financing structures proposed are
applicable to both. The financing is planned to achieve the project goals and should be weighed against all
aspects of the project (affordability, profit, capital costs, tenant services, timing and others).

Ginosko has been successful in closing and owning properties with all of the financing structures discussed
below.  Ginosko’s 20-year history is largely built on these plans of finance and the successes of
implementing into over 4,200 apartment units in Michigan, Illinois, and Ohio.

4% Low Income Housing Tax Credits (Modified Pass Through)

As planned 100% affordable housing projects, the financing will benefit from the use of LIHTC as allocated
through MSHDA, coupled with tax-exempt bond loans issued with the State of Michigan’s volume cap.
Ginosko has preliminarily underwritten the projects to a 4% LIHTC Modified Pass Through structure and
shared the underwriting with MSHDA for preliminary feedback. Ginosko has closed numerous projects
under this financing type.

e Pros:
o Non-competitive, over-supply of volume cap
o Low implementation risk
o Rolling submission rounds allow for financing applications as soon as ready
o Projects maintain access to attractive lending programs (Fannie Mae and Freddie Mac)
o Equity returns range from 5-7%
e Cons:
o LIHTC equity usually insufficient for new construction without higher targeted AMI

thresholds
o Financing costs higher (i.e., bond issuer fees, multiple lenders, LIHTC fees)

4% Low Income Housing Tax Credits (MSHDA Direct Lending)
As with the 4% LIHTC Modified Pass Through, the projects could utilize 4% LIHTC coupled with
financing through MSHDA’s Direct Lending program. Ginosko has closed over 11 projects under this

financing type.

e Pros:
o Non-competitive, over-supply of volume cap
o Moderate implementation risk
o Rolling submission rounds allow for financing applications as soon as ready
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o Equity returns range from 5-7%
o MSHDA Direct Lending allows for access to MSHDA soft financing (competitive) and
other MSHDA benefits.

o LIHTC equity usually insufficient for new construction without higher targeted AMI
thresholds

o Overall cost of financing is higher (MSHDA loan product terms)

o Most restrictive for MSHDA involvement in long term operations (MSHDA must approve
underwriting, MSHDA controlled Project Condition Needs Assessments, MSHDA
ownership of project-held reserves, etc.)

9% Low Income Housing Tax Credits
The projects as planned could submit to MSHDA for an allocation of 9% LIHTC through a competitive
funding round governed by the Qualified Allocation Plan. The 9% LIHTC, if awarded, could be coupled
with any debt product (MSHDA, HUD, private lender, etc). Ginosko has closed over 12 projects under this
financing type.
e Pros
o 9% LIHTC valuable to project in that it substantially lowers the overall cost of capital
o 9% LIHTC is a sought-after investment for LIHTC investors, driving demand (pricing)
upward
o Application scoring incentives many of the goals of the DHC (deep affordability, tenant
services, TOD/Downtown projects, Housing Commission partnership, etc.)
o Little need of any additional gap financing to complete transaction
o Equity returns range from 4-6.5%

o High implementation risk

o Highly Competitive process likely increases development timeline as the project may need
to be submitted into more than one funding round.

o Project requirements often erode benefit of the 9% LIHTC and increase regulatory burden
to the project long term.

49%-9% Hybrid Low Income Housing Tax Credits

Ginosko was the first company to develop, close, and commence a new strategy to underwrite affordable
housing projects. The projects as planned could submit to MSHDA for a combined 4%-9% Hybrid LIHTC
application for funding governed by the Qualified Allocation Plan. The 9% LIHTC, if awarded, could be
coupled with 4% LIHTC’s and any debt product (MSHDA, HUD, private lender, etc.). Ginosko has closed
over 6 projects under this financing type.

e Pros
o Efficient use of LIHTC’s
Scores better than a traditional 9% LIHTC application.
o Application scoring incentivizes many of the goals of the DHC (deep affordability, tenant
services, TOD/Downtown projects, Housing Commission partnership, etc.)
o Little need of any additional gap financing to complete transaction
o Equity returns range from 5%-7%

o

o Moderate implementation risk
o Highly Competitive process likely increases development timeline as the project may need
to be submitted into more than one funding round.
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o Project requirements often erode benefit of the 9% LIHTC and increase regulatory burden
to the project long term.

Conventional Equity / Debt
Another financing strategy could include the use of conventional (private) equity coupled with low-interest
rate debt from Freddie Mac or Fannie Mae. Ginosko maintains control of a $200 Million equity fund
targeted to affordable rental housing projects and can allocate fund equity to these projects._Ginosko has
closed over 7 projects under this financing type.
e Pros

o Equity investor / fund manager uniquely aligned with project goals

o Quickest financing execution leading to creation of affordable housing sooner

o Financing is most flexible in deployment of capital (timing) with few regulatory

restrictions.

o Higher equity return floor.
o Overall higher cost of capital reduces ability to provide deep income targeted apartments

Ginosko enjoys an excellent reputation within the affordable housing industry, and specifically with key
state and local agencies, investing partners and trade professionals. The successes achieved of come from
private and public relationships, as evidenced by the following Letters of Interest and Award Letters:

Please see the following Representative Letters of Interest and Award Letters attached as EXHIBIT 3

Agency or Company

Federal Home Loan Bank of Indianapolis

Grand Rapids Housing Commission

Michigan State Housing Development Authority

Project Name
7850 E Jefferson
900 Division — 9%
900 Division — 9%

City / State Amount or Description

Detroit, MI AHP Grant: $500,000

Grand Rapids, MI |Project Based Vouchers

Grand Rapids, MI [Allocation of Low Income Housing Tax Credits

Raymond James Willow Vista Lansing, M1 Low Income Housing Tax Credit Investment
. Renaissance Estates of Ecorse (Wade H. McCree & Voisine . .
U. S. Department of Housing and Urban Development Terrace) ( Ecorse, Ml RAD Conversion Commitment
. . Renaissance Estates of Ecorse (Wade H. McCree & Voisine
Ecorse Housing Commission Terralce) ( st Ecorse, M| Development Award Letter
HEDC New Markets Inc. Aslan Modular Romulus, M1 New Markets Tax Credt Award Letter

An analysis of Ginosko’s current pipeline activities and team capacity reveals ample capacity to engage in
pre-development, financing, and construction activities for the Villages at Parkside over the next 3-4 years.
The current active construction and predevelopment Work In Progress (WIP) includes:

Project Name Location Number of Completion Date | Total
Units Development
Budget
ACTIVE CONSTRUCTION
Art Center Townhomes | Detroit, Ml 60 4/30/22 $3.7M
Charring Square Monroe 200 4/30/22 $17.2M
Apartments Township, Ml
Lincolnshire Village Canton, Ml 147 5/31/22 $27.7M
Phoenix Place Pontiac, Ml 200 8/31/22 $14.2M
ACTIVE PREDEVELOPMENT
7850 E. Jefferson Detroit, Ml 150 3/1/24 $36M
Birch Park Saginaw, Ml 120 4/1/24 $21.3M
Coventry Woods Walker, Ml 100 4/1/24 $25.6M
Greenhouse Detroit, MI 209 5/1/24 $39.4M
Lexington Village Detroit, Ml 351 10/1/24 $85.9M
Lawrence Park Centerline, Ml 252 10/1/24 $45.3M

®
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Ginosko has assembled its team of internal members to develop more than 1,000 units per year. The
construction and predevelopment activities listed above are staged in such a manner to allow for the
appropriate flow of Ginosko internal staff over the next 2-4 years. Ginosko is anticipating the hiring of
additional staff in 2023, and augments development team member capacity with consultants on a project-
by-project basis.
for any of its active development pipeline at this time.

®

However, Ginosko does not foresee a need to use third-party development consultants

Extended and Permanent Affordability.

The affordability restrictions will likely remain for a period not less than 45 years. The LIHTC
regulations required an initial LIHTC Compliance Period of 15 years with a mandatory 15 year
extended use restriction period. MSHDA will often incentivize developments to elect a third 15-
year period of affordability restrictions, totaling 45 years of affordable use restrictions. During
this period of affordability, the developments will maintain financial feasibility through a myriad
of strategies including:

1)

2)

3)

Tax Abatement — A central tenet to maintaining long term affordability, tax
abatements, in the form of Payment In Lieu of Taxes (PILOT) or by outright
exemption, allow affordable projects to rely on fixed methods. PILOTS or other tax
abatements associated with the property provide lenders the opportunity to underwrite
longer loan periods and give developments opportunity to provide low-income housing
further into the future.

Project Based Vouchers — Guaranteed rent payments through Project Based VVouchers
bring certainty to project proformas, allowing developers to underwrite to lower
vacancy rates for longer periods. A commitment of Project Based Vouchers for a
minimum term of 20 years also qualifies developments for loan products with more
attractive terms (lower interest rates, mortgage insurance deductions and better
underwriting criterion) which allows projects to maintain affordability for longer
periods.

LIHTC Resyndications and Recycle — It should be anticipated that any property
financed, in part, by LIHTC will be recapitalized approximately 15 years from
construction completion. A resyndication event often provides a property an
opportunity to address major capital repairs and capital needs not covered through the
required Reserve for Replacement escrows, achieve any perceived repositioning
opportunities, and generally restarts the timelines of affordability requirements.

List of References for Respondent Team

State Housing Finance Authority:

Elizabeth A. Rademacher

LIHTC Allocations Manager

Michigan State Housing Development Authority
735 E. Michigan Avenue

Lansing, MI 48909

(517) 335-9864

rademachere3@michigan.gov

Donald Rencher

Group Executive of Housing, Planning and Development
City of Detroit

Michael E. Duggan, Mayor

(313) 224 - 1104
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General Contractor on a Comparable Development:
Glen Fisher

President

G Fisher Construction Company

31313 Northwestern Hwy., Suite 206

Farmington Hills, M1 48334

(248)-855-3500

Financial Institutions & LIHTC Limited Partner Investor:
Ben Stehouwer

Senior Vice President, Business Development

Cinnaire

100 Cesar E. Chavez Avenue, Suite 202

Grand Rapids, MI 49503

(616) 272-7881

Dave Strachan

Executive Director

PGIM Real Estate

3201 Enterprise Parkway, Ste. 350
Cleveland, OH | 44122

(440) 668-7174
david.strachan@pgim.com

See also Letters of Recommendation provided by each reference attached as EXHIBIT 4

3. Quality of Property Manager and Relocation Services Provider (KMG Prestige)

®

Names and Contact Information of Property Manager and Relocation Services Provider

KMG Prestige, Inc. is the proposed Property Manager and Relocation Services Provider. The key
contact at KMG Prestige is:

Paul Spencer

President & CEO

102 South Main Street
Mt. Pleasant, M1 48858
(989) 772.3261

Brief Resumes of Key Team Members / Staff

Paul Spencer - President & CEO

Paul Spencer began his 27-year property management career with Oakwood Apartments, a
developer, owner and Management Company that specializes in short-term corporate housing. Paul
supervised a portfolio of 3,500 units with an asset value of almost four hundred million dollars. In
1995 Paul entered the affordable housing field when he joined Related Management and was
responsible for the supervision of properties in a seven-state area. His portfolio was very diverse,
and included conventional, project-based Section 8, 236, RAP, Rent Sup, Tax Credit, Bond
Financed and Hope VI communities. During his tenure with Related Management, Paul became
very familiar with the Americans with Disabilities Act and specifically Section 504. Paul is
currently President of KMG Prestige.
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Karen Mead — Vice President of Business Development

For over 37 years Karen has been intensively involved in the property management industry.
Karen is currently responsible for growth associated with third party real estate investment
management and consulting of our current and future clients. Previously, Karen held the position
of Vice President of Property Management with Keystone Management Group where she was
responsible for supervision of eight Regional Property Managers, consisting of over 8,000 units.
In 2007, she acquired an ownership interest in that company and was instrumental in its growth.
During the course of her career, she has been involved in virtually every aspect of the property
management industry. Karen’s experience includes a full spectrum of operations with all programs
associated with the affordable housing arena, as well as market rate developments. Karen
specializes in assisting and directing ownerships with new construction, including underlying
financial strategies. And has an extensive understanding of real estate finance and the LIHTC
program. Karen is a high-energy individual who is committed to providing unparalleled customer
service and maintaining exceptional client relationships.

Narrative Summarizing Property Manager’s Philosophy, Approach and Experience with Permanent
Supportive Housing

KMG Prestige currently manages more than 625 supportive housing apartments in 38
communities all located in Michigan.

KMG Prestige is a fee-based property management firm specializing in the management of multi-
family residential housing. Established in 2006, KMG Prestige’s expertise includes the
management of Market Rate, Affordable, Senior, and mixed-use properties. KMG Prestige is a
client driven organization, and it is their goal to deliver the highest caliber of management services
to our clients at the lowest cost possible. KMG believes that their job is to do anything they can to
help their Employees be successful in their job of serving the Residents and the needs of the
Owners. The Employees’ goal then, is to do anything possible to ensure the Residents have a
fantastic housing experience. To this end, they endeavor to live and breathe the mission statement
and core values. KMG recognizes and rewards employees who exhibit the mission and core values.
KMG’s success is predicated on active and continuous process improvement.

At many of Ginosko’s properties the tenants are provided services through a Service Coordinator
funded by grants from the U.S Department of Housing and Urban Development. Service
coordinators play a key role in ensuring that residents have information about and access to vital
services they need to live their best, productive lives. Even more so, service coordinators provide
residents an advocate for their wellbeing, often by simply listening and spending time with
residents.

In addition to service coordination, we envision that a more robust compliment of tenant services
will be developed in partnership with the management company when a full resident needs survey
can be administered at the property. At that time, a plan can be prepared for coordination of
agencies or companies to provide the services deemed necessary by residents.

For example, through our Community Engagement Team process, the residents at Renaissance
Village of Detroit wanted to have services that catered to the adults for job placement and catered
to the children for after school programs. Consequently, we built free office space in the
community center for two non-profits to serve both needs. We anticipate that exact process to
occur here.
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Supportive housing is a combination of housing and supportive services intended as a cost-effective
way to help people live more stable, productive lives. Supportive housing is widely believed to
work well for those who face the most complex challenges —individuals and families with
extremely low incomes, and who either meet the HUD definition of homeless or who have a
describable “special need condition.” Residents in supportive housing are joined with social
service organizations that provide training, guidance and support in the areas of job training, life
skills, alcohol and drug abuse programs to those in need of assistance. Supportive housing units
have been provided with a federal or state subsidy to make the unit affordable to residents with
incomes at or below the 30 percent area median income for the particular county in which the
community is located. KMG Prestige works with the lead agencies to determine the resident’s
eligibility for supportive housing and to ensure that all parties remain in compliance with federal
and state regulations.

Please see additional information from KMG Prestige attached as EXHIBIT 5

List of References for Property Manager and Relocation Services Provider
Relocation Specialist References
Craig P. Willian

Vice President of Real Estate
Develop Detroit

1452 Randolph FI 3

Detroit, M| 48826

(313) 960-7700

Joe Heaphy

President

Ethos Development

882 Oakman Boulevard, Suite G
Detroit, MI 48238

(313) 850-5844

Management References (Client and Agency)

Phillip Seybert

P.S. Equities, Inc.

805 West Broadway, Suite 1
Mt. Pleasant, M| 48858
(989) 779-9995

Matt Bergeon

Director of Asset Management
Michigan State Housing Development
Authority

735 East Michigan Avenue

Lansing, MI 48912

(517) 241-8316

Alan Amendt

Michigan Non-Profit Housing
Corporation

28040 Forestbrook Drive
Farmington Hills, M1 48334
(207) 812-8915

Susie Sapilewski

Asset Management Director

US Department of Housing and Urban
Development

477 Michigan Avenue
Detroit, MI 48226
(313) 234-7521

Thomas Lapka

Mallory, Cunningham, Lapka & Scott,
P.C.

605 S. Capitol Avenue

Lansing, MI 48933

(517) 482-0222

Mark McDaniel

President and Chief Executive Officer
Cinnaire

1000 South Washington, Suite 200
Lansing, M1 48910

(517) 482-8555

Stephen Barron

Community Development Partners, Inc.
500 West Roosevelt Road

Chicago, IL 60644

(773) 854-4040
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4. Quality of the Design Teams (Hooker DeJong)

®

Names and Contact Information of Architectural and Engineering Team

Hooker DelJong (HDJ) is a full service architectural and engineering team with significant
experience in the anticipated project type. The key contact information for HDJ is:

Rob Gustafson, PE

Hooker DeJong

Senior Vice President Operations
robg@hdjinc.com

(231) 722-3407

Brief Resumes of Key Team Members / Staff

Rob Gustafson, PE

Rob leads HDJ’s operations and is a senior project manager. His experience includes supporting
LIHTC projects throughout the United States, including diverse project types like new construction,
acquisition rehab, RAD, adaptive reuse renovation, and historic preservation. He is well-versed in
managing contracts, schedules, and budgets to support multifamily LIHTC developments,
including 4% TEB and 9% LIHTC projects. Rob is a licensed engineer, a LEED Certified
Professional, and a veteran of the U.S. Air Force. He has a B.S. in Mechanical Engineering from
Michigan State University.

Eric Maring, AIA

Eric is a senior lead project architect with HDJ. His experience includes supporting multifamily
LIHTC development and projects throughout the Midwest and Southeast. Eric has considerable
experience in new construction and acquisition rehab developments. He earned an M. Arch from
Arizona State University and a B. Arch from the University of Michigan.

Josh Awabdeh, AlA:
Josh is a project design architect for HDJ and helps lead the design team. He is experienced

supporting multifamily LIHTC developments, including new construction and acquisition rehab
projects. Josh is a licensed architect in the State of Michigan.

Nichole McNamara, AIA

Nichole is a project architect for HDJ with experience managing a technical design staff to produce
construction documents. She is experienced supporting multifamily LIHTC developments,
including new construction and acquisition rehab project. Nichole is a graduate of Detroit Mercy
where she earned both her M. Arch and B. Arch degrees.

Lane Bentsen, PE:

Lane leads HDJ’s engineering team as its Vice President of Engineering. He has over 25 years of

experience as a mechanical engineer. Lane earned a B.S. in Mechanical
Engineering from Minnesota State University Mankota.
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Ladd Marks, PE:

Ladd is a senior electrical engineer with HDJ with a diverse range of experience in building types,
including multifamily residential, mixed-use, education, and commercial
projects. He earned a B.S. in Electrical Engineering from Georgia Tech.

Julianne Johnson, NCIDQ, 1IDC

Julianne is an interior designer with HDJ with nearly 10 years of experience in supporting
affordable housing developments. She provides interior design support for LIHTC projects,
including collaborating with clients to determine factors that impact planning interior
environments. Juliane earned a B.A. in Interior Design from Michigan State University.

Company Portfolio Showing Relevant Multi-Family and Affordable Projects

Please see the portfolio of relevant projects designed by Hooker DeJong attached as EXHIBIT 6
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B. Resident, PHA and Community Involvement

1. Resident and Community Participation

®

Description of Resident and Community Communication and Engagement

Throughout Ginosko’s past projects, our team pledged to communicate effectively and consistently
with residents. We used various methods of communication including resident meetings with a
guestion and answer session, in the beginning and throughout the process and written
correspondence providing updates. Additionally, we provided surveys to the residents asking them
what they wanted to see in their units and at the property. We encourage and appreciate resident
feedback during the development and rehabilitation process. We understand the importance of
accessible and continuous communication between the residents and developer and strive to ensure
that the resident’s voices are heard.

Ginosko has ample experience in community engagement. We have developed a formal process
to include resident and surrounding neighborhood input when developing or rehabilitation a
community. Attached is a letter from the City of Detroit acknowledging our successful community
engagement initiative that was then ratified by Detroit’s City Council.

Please find the Successful Community Engagement Letter from the City of Detroit attached as
EXHIBIT 7.

Anticipated Methods of Resident and Community Communication and Engagement

In any real estate transaction, strategy and timing is everything. Ginosko develops project plans
with timing as a central component of deal feasibility — especially for projects financed using
LIHTC. To thisend, a full timeline for the projects has already been developed, detailing the steps,
durations and predecessors for each task so that a realistic proforma can be developed and multiple
critical paths can be managed.

As further discussed below, a CET will be established to ensure that the developments are being
planned with community input and awareness. A total of 7 meetings are planned during the design
and entitlement process, with regularly scheduled meetings through the balance of construction.
Design review meetings will be held in-person to the greatest extent possible, with virtual meetings
being used as needed to maintain the design timelines. Input from the CET members will be well
documented through meeting minutes and notes, with clarifying dialogue occurring between
meetings as needed. Each meeting will include, at a minimum, a review of:

(1) project goals,

(2) status of prior meetings action items,

(3) status of financing,

(4) status of design elements, and

(5) recap of next steps and action items.
The timing of CET meetings center around the natural cadence of design, but are intentionally
placed both before and at key milestone. The meetings during design and entitlements include:
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= Community Engagement Team (CET) Design Reviews
CET Member Selection
CET MEETING #1 - Member Introductions, Programming Discussion and Listening Session
CET MEETING #2 - Review of Design RFP Responses and Feedback
CET MEETING #3 - Conceptual Design Final Review
CET MEETING #4 - Schematic Design Initial Review
CET MEETING #5 - Schematic Design Final Review
CET MEETING #6 - Construction Document Initial Review
CET MEETING #7 - Construction Document Final Review

The goal of CET engagement in the design process is to design a program and structure that is
contextually appropriate, sensitive to community needs, financially viable, energy efficient and
sustainable, and, ultimately, supported by the members of the CET at time of public approvals, if
any.

During the construction period, key representatives from the CET will be invited to monthly
construction draw meetings wherein the general contractor, lenders and equity investors will be
updated on construction milestones achieved, look-ahead schedules of construction activities and
specific construction work that will impact neighboring properties (i.e. heavy noise activities,
traffic lane closures, utility shut off/temporary disruptions, etc.)

Communication with the CET will be primarily managed through SmartSheets, allowing for the
sharing of documents, notices, timelines and other key project information, as well as
communicating messages in forms other than emails. The CET will be invited to access the
information loaded to SmartSheets, and will be able to retrieve information at their leisure. It is
anticipated that the members of the CET will be key liaisons with the general community. General
communications with the public will be managed through an e-blast or listserv and/or public notices
posted as required by City ordinance.

The DHCs Community Engagement Process and Results clarified the project goals, immediate
concerns and potential challenges. Itis clear that there is a great opportunity to leverage the project
locations to a higher and better use all the while strengthening the fabric of the neighborhood. The
project designs must respond to the surrounding context and “fit” within their respective locations.
Moreover, the designs must engage with community so that the buildings and people who live there
become a cemented part of the community. To this end, the design team will work closely with
the CET to ensure that there are elements of space planning and space programming that create
opportunity. Thoughtful design features highlighting historical neighborhood grids or historical
elements will be incorporated. Space for the every-day-walker and casual passer-by to engage with
living murals has to be carefully planned in the projects from the very beginning. In order to create
engaging spaces, the co-Developers and their teams must first listen to the community.

As seen with the community engagement process initiated by the DHC, the redevelopment of the
existing sites will elicit wonderful dialogue with the community for many aspects of the projects.
To guide this effort, Ginosko will follow its process for community engagement through the (1)
development and construction phase, and (2) operational phase.

Throughout the development phase (specifically design and site planning), the Friends of Parkside,

the DHC and Ginosko will each select 2 members of a CET for each site. The CET will meet with
the co-Developers on a regular basis (total of 7 meetings) through the planning, design and
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entitlements process to ensure an open dialogue is maintained. While the CET will not be given
unfettered power to direct or control decisions about the project, it is envisioned that the feedback
provided and responses given will lead to a mutual recommendation of design, programming
elements, site plan and overall project plan at the time of site plan approvals. The CET will also
serve as the liaison to the broader community, allowing for streamlined communications and
discussions to ensure that resident input is gathered and considered without disrupting the
development or construction process.

At the conclusion of construction, a newly selected group of residents will seed the Community
Advisory Team (CAT). The CAT will be an ad-hoc advisory group focused on the maintenance
of relationship between the apartments and the broader community. Meetings will be held as-
needed, but not less than twice per year. The CAT will remain in place for the duration of the
project and will principally focused on tenant services and resident engagement with the
community

Through involvement of the CET and the CAT, the development process will ensure that they are
not simply apartment buildings ‘dropped’ onto a site, but truly creations by and for the entire
neighborhood.

Section 3 and DBE/MBE/WBE
Prior Experience Providing Employment and Contracting Opportunities with DBE/MBE/WBE
Firms

Ginosko recognizes the need to enhance the lives of the socially and economically disadvantaged,
as a result Ginosko Workforce Opportunities for Residents Catapulting Skills (GWORCS) was
created for people, especially a workforce that has been unemployed, to experience lasting long-
term change, the person’s environment must be changed. Most of the programs today just focus on
training and sending participants out into the workforce to find jobs. The Ginosko/Section 3 Step-
Up Program will strive to change the environment by creating skill trade training opportunities for
adults, employment opportunities, apprenticeship opportunities and jobs for contractors.

Examples of GWORCS's MBE/WBE/DBE/SECTION 3 Participation:

Goals Actual
Project Resident | MBE | DBE | WBE | SBE Resident | MBE | DBE | WBE | SBE
New Center
Commons 3% 51% 1% 6% 63% 1%
Renaissance
Village 4% 30% 7% 35%
Spring
Grove
Apartments 6% 10% 4% 16%
Parkview
Apartments 5% 12% 3% 15%
Devon
Square
Apartments 3% 10% 30% 1% 16% 40%

More recently, GWORCS’s impact on MBE/WBE firms selected for construction activities in 2022

include:

®
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Project

% of Contracts Awarded to
MBE / WBE Firms

% of Contract Value
Awarded to MBE / WBE

Firms
Art Center Townhomes: 13% 56%
Charring Square Apartments 22% 68%
Lincolnshire Village 13% 65%

Plan for Achieving or Exceeding DHC’s Section 3 Goals

It is our desire to work together to ensure compliance, to the greatest extent feasible, through the
awarding of any contracts for work and services to Section 3 companies, and to provide
employment and training to Section 3 workers and Targeted Section 3 workers. We commit to
include Section 3 language in all construction contracts and subcontracts. All subcontractors
interested in submitting bids for contracts will be informed of the Section 3 requirements.
Compliance and Benchmarks. The above recipients will be considered to have complied with the
Section 3 requirements, if prioritization can be verified via the outreach efforts and met (or
exceeded) the benchmarks. If the benchmarks are not met, then a qualitative report must be
submitted regarding the outreach activities per project. Such activities are listed under “Outreach
Efforts”.

Employment and Training
To demonstrate compliance with HRD Section 3 Program, the best efforts to provide employment
and training opportunities to Section 3 workers residing in the City of Detroit in the priority order
listed below, where feasible:
e Section 3 workers residing within the service area or the neighborhood of the project, and
e Participants in Youthbuild programs.

Note -The Section 3 worker must also reside within the City of Detroit and their income limit is based on
the HUD Metro Detroit AMI. The City of Detroit is part of the Detroit-Warren-Livonia, Ml HUD Metro
area. The income limits are updated each fiscal year. The City of Detroit’s fiscal year is July 1 through
June 30, for example July 1, 2022 through June 30, 2023.

®
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Contracting

To demonstrate compliance G.W.0.R.C.S. Section 3 Compliance & 51% Local Labor Program
with HRD Section 3 Program, General Contractor and Subcontractor Process

the best efforts to award
contracts and subcontracts to
business concerns that

provide economic :
opportunities to Section 3 w...
workers residing in the City of ... s,
Detroit in the following order Somioesng it g deviopmet o
or priority, where feasible: et oy CommCoiomatond “OWONGS e enn
e Section 3 business il devdopment o
businesses.
concerns that provide W step2: e
economic. T S
opportunities to - et or " 3% of th totaldolar
. Step 1: contracting amount of all covered
Se(?tl_on 3 . Workers Dtv:lopalis(o!}emon] :omr;n;:h;:l:‘e 3
resi d | ng Wi th In the * Minority r,,w.mo, business concerns.
- Associations
service area or the Business Assstance Agences

*Community Organizations

neighborhood of the
project, and
e Youthbuild programs.

NOTE: The service area or the neighborhood of the project means an area within one mile of the Section
3 project or, if fewer than 5,000 people live within one mile of a Section 3 project, within a circle centered
on the Section 3 project that is sufficient to encompass a population of 5,000 people according to the most
recent U.S. Census (875.5).

Section 3 Workers Benchmark

o Twenty-five (25) percent or more of the total number of labor hours worked by all workers on a
Section 3 project are Section 3 workers; and

Targeted Section3 Workers Benchmark

e Five (5) percent or more of the total number of labor hours worked by all workers on a Section 3
project are Targeted Section 3 workers.

Efforts to offer training and employment opportunities to individuals | Provided | Provided
that may meet the Section 3 worker and Targeted Section worker - YES -NO
requirements

Notify the DHC Section 3 Program office when training opportunities are | YES
available

Engage in outreach efforts to generate job applicants YES

Provide training or apprenticeship opportunities and prepare information YES
to be distributed

Clearly indicate Section 3 eligibility on all job postings with the following | YES
statement: “This job is a Section 3 eligible job opportunity. We encourage
applications from individuals that are low income and/or live in Public
Housing and/or receive a Section 8 voucher.”

Include the Section 3 worker and Targeted Section 3 worker certification YES
form in all job postings
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Contact, coordinate, and advertise with unions and local community
organizations, provide them with job postings for Section 3 eligible
applicants and request their assistance in notifying residents of available
training and employment opportunities

YES

Coordinate and advertise job opportunities via social media —LinkedIn,
Facebook, Instagram, TikTok, etc.

YES

Coordinate and advertise job opportunities via flyer distributions, mass
mailings and posting ad in common areas of housing developments and all
public housing management offices

YES

Utilize the Section 3 Opportunity Portal to find qualified candidates,
https://hudapps.hud.gov/OpportunityPortal/

YES

Establish a current list of Section 3 eligible applicants

YES

Provide technical assistance to help Section 3 workers and Targeted
Section 3 workers compete for jobs (e.g., resume assistance, coaching)

YES

Provide or connect Section 3 workers and Targeted Section 3 workers with
assistance in seeking employment including: drafting resumes, preparing
for interviews, and finding job opportunities connecting residents to job
placement services

YES

Held one or more job fairs.

YES

Provide or refer Section 3 workers and Targeted Section 3 workers to
services supporting work readiness and retention (e.g., work readiness
activities, interview clothing, test fees, transportation, child care)

YES

Provided assistance to apply for/or attend community college, a four-year
educational institution, or vocational/technical training

YES

Assisted Section 3 workers to obtain financial literacy training and/or
coaching

YES

Engage in outreach efforts to identify and secure bids from Section 3
business concerns

YES

Advertise contracting opportunities in local community paper and notices
that provide general information about work to be contracted and where to
obtain additional information

YES

Provide written notice of contracting opportunities to all known Section 3
business concerns with sufficient time to enable business concerns the
opportunity to respond to bid invitations

YES

Utilize the Section 3 business registry to find potential Section 3 business
concerns, http://hud.gov/Sec3Biz

YES

Coordinate with all business assistance agencies and contractor
associations to inform them of contracting opportunities and request their
assistance in identifying Section 3 business concerns including local
community development organizations, business development agencies,
and minority contracting associations

YES

Add Section 3 language to all RFPs, procurement documents, bid offerings
and contracts

YES

Notify the DHC Section 3 Program office upcoming pre-bid meetings

YES

Coordinate mandatory pre-bid meetings to inform Section 3 business
concerns of upcoming contracting opportunities

YES

Divide contracts into smaller jobs to facilitate participation by Section 3
business concerns

YES

Contact businesses with resources to support business development to
assist in obtaining contract opportunities

YES
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Provide bonding assistance, guaranties, or other efforts to support viable YES
bids from Section 3 business concerns

Team Composition/Reflection of Broad and Diverse Range of Lived Experiences, Unique
Perspectives and Skills/Aptitudes

Team Composition:

Notwithstanding the fact that Ginosko’s Shareholder Agreement and Bylaws mandate that its
founder, an African American (Amin Irving), must own and control at least 51% of Ginosko at all
times (and cannot be diluted), we also share these same principles with our professional
development partners.

Mr. Irving is driven to help catalyze vibrant, socio-economically diverse neighborhoods through
housing development. He attributes his passion, in part, to his experiences while growing up as an
only child in the Midwest. Irving became homeless at 9 years old while his mother transitioned
between jobs and lived in a run-down motel for a while. As Irving recalls, “The amount of struggle
we dealt with just to pay the rent brought serious pressure to not only my mother, but myself.
Knowing that | am helping to alleviate that kind of pain, not only in the parent, but also in the child
is what motivates me.” Irving was attracted to real estate development at 18 after his mother’s
passing when he found himself in difficult negotiations over the sale of his mother’s home.

Ginosko’s Development Team includes a broad and diverse range of lived experiences spanning
age, gender, race, geographic and socioeconomic conditions. The individual team members,
including the DHC and existing Villages at Parkside residents via the CET, will represent a unique
and diverse group of individuals who will contribute to the planning, design, programming,
construction, and implementation of the project.

As lead Developer, Ginosko brings diversity of experiences and thought, which lead and guide the
project planning and team members in listening to ideas and concepts, engaging in healthy and
meaningful dialogue, seeking buy-in and support from all team members and respecting differences
of opinion and thought. The Development Team members were carefully selected based on
expertise and history in their field and demonstrated respect for Ginosko’s mission and vision.

Reflection of Broad and Diverse Range of Lived Experiences

Ginosko strives for maximum clarity and transparency for all of its projects, including the team
members which are engaged to work on its projects. To this end, Ginosko takes careful
consideration to the identification, evaluation and selection of its key development partners,
specifically design and engineering, construction, and property management.

Team member selection process will focus on qualified professionals from within the local
community, with a special focus on BIPOC owned or led firms. While each team member must
meet standard qualifications from within their respective fields, Ginosko carefully analyzes the
candidate’s history and familiarity in working with the proposed financing for the project to ensure
that maximum efficiency and compliance can be achieved.

When it comes to development partners, Ginosko will commit to the wealth building of socially
and economically disadvantaged population groups by prioritizing partnerships with firms that
maintain at least 51% ownership (and control) of this criterion, including but not limited to:

o Architectural Firms

o Environmental Consultant Firms

o General Contractors
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Certified Public Accounts Firms
Surveyor Firms
Property Management Companies
Appraisal Firms
Engineering Firms
Law Firms
Market Analyst Firms
The means by which we will identify these firms include but are not limited to:
o 8(a) SBA Program Participants and Graduates
o Minority Development Enterprises within each State with a 51% African American
designation
o National Minority Supplier Development Council Certified Minority-Owned Businesses
with a 51% African American designation.
Minority Business Development Agency
National Association of Minority Contractors
National Organization of Minority Architects
National Association of Black Accountants
The Commitment to Diversity Section of the Appraisal Institute
The Black Women Lawyers Association
National Society of Black Engineers
Urban League

O O 0O O 0 O O

O O O O O O O O

In addition, Ginosko will continue to implement its internal policies and procedures of its
GWORCS program with the goal of creating wealth not only within black-owned businesses, but
African American employees as well. GWORCS was created for people, especially an African
American workforce that has been disproportionately unemployed, to experience lasting long-term
change. Most of the programs today simply focus on training and without tangible workforce
opportunities. GWORCS strives to change the environment by creating skilled trade training
opportunities for adults, employment opportunities, apprenticeship opportunities, and jobs for
newly certified African American contractors.
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Task 2023 2024 2025
o Q4 Q1 Q2 Q3 Q4 Qi Q2 Q3 Q4 Q1 Q2 Q3
- Site Due Diligence and Preparation Site Due Diligence and Preparation
= Conceptual Design - All Elements Conceptual Design - All Elements
= Conceptual Design Competition (Design Charette) : [ Conceptual Design Competition (Design Charette)
Draft RFP for Design Competition Draft RFP for Design Competition
Submit to the City for Review of Design Charette RFP r‘ Submit to the City for Review of Design Charette RFP
City Review Period for Design Charette RFP [' City Review Period for Design Charette RFP
City Approval of Design Charette RFP : & City Approval of Design Charette RFP
Issue RFP for Design Competition to Potential Firms B Issue RFP for Design Competition to Potential Firms
Confirm Interested Parties and Create Shortlist r Confirm Interested Parties and Create Shortlist
Architectural Firm Design Period of Design Charette RFP T_ Architectural Firm Design Period of Design Charette RFP
Receive Submitted Designs If’ Receive Submitted Designs
Submit Submitted Designs to City Planning Department |; Submit Submitted Designs to City Planning Department
Submit Submitted Designs to Community Engagement Team (CET) 6 Submit Submitted Designs to Community Engagement Team (CET)
Review Submitted Designs r Review Submitted Designs
Meet with City Planning Department to Review Submitted Designs r. Meet with City Planning Department to Review Submitted Designs
Meet with Community Engagement Team (CET) to Review Design Competition Submitted Meet with Community Engagement Team (CET) to Review Design Competition Submi
Designs
Select Design Winner Select Design Winner
Begin Conceptual Design Documents Begin Conceptual Design Documents
Prepare Conceptual Design Documents - Buildings Prepare Conceptugl Design Documents - Bulldings
Submit Conceptual Design Dacuments to the Owner/Developer/Purchaser 3 Submit Conceptual Design Documents to the Owner/Developer/Purchaser
Schedule a Meeting with the Owner/Developer/Purchaser f Schedule a Meeting with the Owner/Developer/Purchaser
Revisions to Conceptual Design Renderings ‘ ]_ Revisions to Conceptual Design Renderings
Review of Final Conceptual Design - City Planning Department Review of Final Conceptual Design - City Planning Department
Review of Final Conceptual Design - CET Review of Final Conceptual Design - CET
Approval of Conceptual Design by the Owner/Developer/Purchaser Approval of Conceptual Design by the Owner/Developer/Purchaser
Initial Site Plan Approval Package Submission [ Initial Site Plan Approval Package Submission

®

Unique Perspectives and Skills/Aptitudes

Final Team member selection will commence upon award of co-Developer status and will be
carried out in accordance with DHC’s policies and procedures. The process for architectural team
member selection will include a Design Competition for each site combined with formal RFP
submission of qualifications and fee proposals, Design Competition ‘pitch’ meetings including all
stakeholders, bid review, bidder interviews and architectural team selection. It is anticipated that
the co-Developers will engage in bid review and bidder interviews, with final selection being made
by Ginosko.

Design Pitch
Meetings (including
community
stakeholders)

Design Team

Member
Identification

Design Competition RFP Submissions

Design Team RFP Bidder

Selection Interviews RFP Bid Reviews

The construction method will, in part, dictate the architectural team member selection. More
specifically, architects and engineers (mechanical, electrical, plumbing, structural) must be familiar
with designing for modular construction technologies. Ginosko has design professionals who are
able to satisfy the technical requirements necessary to complete a modular project and will do so
upon award of co-Developer status.

The process for construction team member selection will include a formal RFP submission for
qualifications and fee proposals, bid review, bidder interviews and contractor selection. It is
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anticipated that the co-Developers will engage in bid review and bidder interviews, with final
selection being made by Ginosko. The construction method will, in part, dictate the construction
team member selection. More specifically, construction team members will be evaluated on their
experience in working with modular construction technologies. Ginosko has construction team
members who are able to satisfy the technical requirements necessary to complete a modular project
and will do so upon award of co-Developer status.

Construction
Team Member
Identification

RFP
Submissions

RFP Bid
Reviews

RFP Bidder
Interviews

Construction
Team Selection

As a condition of the Ginosko’s involvement in the project, any construction that is implemented
through modular construction technologies will be provided by an affiliate of Ginosko.

List of Potential Vendors:
Design:
1. The Smith Group
2. Hooker DeJong
3. InForm Studios
4, InToto

Contractors:
1. Rohde Construction
2. Wolverine Building Group
3. Ginosko Construction
4. G. Fisher Construction
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C. Desirability of Development Vision

®

Conceptual Site Plan

It is the work of the
development team to listen
to  stakeholders, then
engage in dialogue while
working toward a space
plan and program that is
best suited for successful
use by the residents. One
iteration of a conceptual
sitt plan has  been
developed to respond to the
initial results of the DHC’s
community  engagement
and Ginosko’s analysis and understanding of the opportunities, needs and weaknesses of the rental
housing market and neighborhood surrounding the existing Villages at Parkside. The site plan
takes advantage of existing infrastructure which complements the urban planning of the existing
site by dispersing medium and low-density residential along E. Warren Ave to ease the urban flow
from commercial and industrial uses to the south into Chandler Park to the north. The desire to
meet the housing needs of seniors is appropriately placed along Conner Street near the intersection
of Frankfort and Conner Streets to provide appropriate massing to match the commercial uses to
the west.  This location of medium-density housing with retention of the existing Community
Building creates an appropriately scaled entrance to the remainder of the campus to the east.
However, the site plan should respond to further community input, third party market data and
provide for the optimal efficiency of construction and redevelopment.

Please see the full initial conceptual site plan attached as EXHIBIT 8

The design and function of any Community Space (both indoor and outdoor) should respond to the

needs of individuals and families who will live, work, and play in that space. The DHC’s work in

engaging community for vision and feed back in an excellent start to the discussion of the goals of

community spaces in these developments. Historically, Ginosko has created spaces in its

developments which are easily adapted to the changing needs of the residents over time. Despite

changing needs or desires, some key aspects remain the same:

1) Gathering Spaces

a) Regardless of its title, every apartment community needs a space for just that — community.

Without an appropriate room for community, residents are relegated to gathering in
locations away from their neighbors, or in their own apartments. Appropriate space for
community must be sufficiently sized for a critical mass of residents (usually
approximately 50-75% of total apartments), include accommodations that expand the
room’s utility (inclusion of kitchenettes, storage, technology) and be programmed for
maximum use through schedule management, event creation and clear communication.
The community space is envisioned to host resident-directed events such as book clubs,
discussion groups, lunch and learns, music, art and parties. It can also be used for medical
clinics, speaker series, and other events organized by management.

2) Functional Spaces

a) The senior buildings and stacked flat apartments must serve the resident’s needs, including

every day needs such as mail service, trash removal, package pick up, storage and others.
The design team must carefully listen to the community prior to putting pen-to-paper to
ensure that needs of the residents are well documented and incorporated into the design.
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3) Outdoor Engagement
a) A successful apartment community should engage residents both indoors and outdoors.
The development locations provide ample opportunity to create outdoor gathering
locations, outdoor educational and vocational opportunities and health/wellness features.
Careful consideration must be given to the adjacent Chandler Park to complement and
augment the Park’s features while not duplicating outdoor functions which create
separation from the surrounding community.
4) Circulation and Flow
a) The design team must be mindful to create appropriate adjacencies and flow throughout
and within developments. Welcoming entrances, generous elevator lobbies, sufficiently
wide hallways all contribute to the resident experience and, if overlooked, can create
negative impacts to the residents or miss out on opportunities to easily enhance the resident
experience. The DHC’s community engagement identified resident safety and security as
a top priority for redevelopment efforts to which the design of site and building components
must adequately respond.

Narrative Describing Design Intentions and Housing Typology Choices

Ginosko does not approach projects with prescriptive design, but instead tailors its design
deliverables to best suit the unique nature and objectives of each market, community and,
ultimately, development. As such, Ginosko’s process is to listen first and then engage in
meaningful discussions with all stakeholders to decide on the most suited approach. With that said,
the DHC has done much to engage the community, hear their input and summarize development
strategies that appear to provide thoughtful responses. These efforts represent an excellent first
step in the development process, and, if selected, Ginosko will assemble and lead the team which
will engaged in the next level of planning and implementation

Please see the conceptual renderings of the various housing typologies attached as EXHIBIT 9

The vision for a new Villages of Parkview begins with providing varied housing opportunities to
serve the diverse population of Detroit. The overall site has been re-organized to provide villages
or neighborhoods across the site, much like the original concept of the community. This objective
will help to reduce the scale of the larger development and encourage further community within
the development.

A new senior village is proposed for the southern portion of the parcel across Frankford Court, at
5250 Conner. The two midrise buildings are organized along Conner and Frankfort, to continue
the existing urban fabric in the area. This site would provide amenities and services to create a
vibrant senior community with connections to and views of Chandler Park.

The existing parcels at 12001 and 12019 Warren, are reconfigured with the new buildings organized
around smaller individual villages and green space. These villages are organized along the central
road, Stringham Court, which is proposed to remain and to be improved. The existing community
building is proposed to remain at the end of this central road, and to be renovated to provide the
desired resident amenities and support spaces. The housing types in this area will vary in style
between stacked flats and townhome units, dispersed among the villages. The introduction of
stacked flats will help to meet the needs for additional units for persons with disabilities that can
meet ADA and Fair Housing standards. The varied building types will also provide mixture of unit
sizes for the varying family sizes the project will support.

The proposed design also works to provide onsite outdoor amenities for both seniors and families
while also looking to make connections to the multitude of amenities at Chandler Park.
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It is acknowledged for all sites that neighbors desire that the construction be swift as to minimize
disruption to area businesses as well as neighborhood functions and events. As discussed in greater
detail below, Ginosko is one of the few developers utilizing prefab modular construction for the
residential stories. As such, the project is well positioned to be completed rapidly, often in 30%
less than the typically required time, with the genuine aim to minimize disturbance to the
neighborhood. To reaffirm and capture these recommendations, the team would approach process
per the best practices of design professionals, who shepherd continued planning through the usual
and subsequent phases—revisit preplanning to reaffirm established objective and undertake
schematic design, design development and construction documentation. In this manner, the design
objectives are generally reaffirmed from phase to phase, while also emerging from conceptual ideas
to very detailed documents. The resulting plans and specifications then convey the design intent
to the construction contractors. All in all, the design of the development of the Villages at Parkside
should “partner” with the neighborhood, be complementary and sympathetic to the neighborhood
context, given the sincere interest to be a welcomed and contributing asset in the community.

At this preliminary stage, the design intent includes a mixture of townhomes, stacked flats and
midrise apartment building which seeks to comply with current zoning without variances. While
adhering to zoning and building codes, the design must balance several key developmental
strategies-

1) Utilize modular construction technology for all buildings, as permitted by building
code per parameters of the proposed construction typology, all of which will support
innovative construction approaches and cost-effective economies of scale.

2) Meet building code requirements for the project, and within height and FAR
parameters of local zoning, as a 100% affordable housing development. The height,
scale and massing of the proposed project will be highly contextual and will fit well
into neighboring urban fabric, respecting existing structures in all directions.

3) Work closely with planners, neighbors, nearby business owners and others to sort
through parking requirements and site plans, while considering needs of residents,
business patrons and the public. It should be anticipated that through discussions with
lenders, City planners and the CET it may be possible to reduce normal parking
requirements (1:5 to 1.0:1 space per unit, depending on type). The master planning
and community forums for this site are exemplary, and the issue of parking is well
addressed. It is encouraging to see planners and neighbors acknowledging and
exploring creative options for parking. Parking requirements are indeed an important
discussion point, and will be a key open dialogue with all parties to formulate
acceptable parking solutions for the development.

Modular Construction

Ginosko Modular will provide construction-related services for the successful design,
manufacturing, delivery, installation, and finish-out of the multifamily buildings. Generally
speaking, when implementing the volumetric modular approach, up to 95% of the building can be
fabricated off-site, according to the Off-Site Construction Council of the National Institute of
Building Sciences. The level of finish that is applied off-site generally ranges from 50%-90% and
will depend on a number of factors, including the building type, site constraints, project location,
and local on-site labor rates.

The general aim of modular construction is to minimize the amount of work that occurs on the
building site. The more work that can be completed off-site in the controlled environment of a
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manufacturing facility, the greater the efficiency gained and the lower the risk of such factors as
weather-related damage to materials and mistakes due to miscoordination between trades.
Additionally, the less work taking place on-site, the less disruption and disturbance to the
surrounding community.

Ginosko Modular is a vertically integrated, construction oriented, business expansion of Ginosko.
In broad terms, Ginosko Modular will be producing standardized modules (“Lego Blocks™) of an
apartment building in an off-site factory, then connect those Lego Blocks on-site at a final
destination. It is simply a different and more efficient process to assemble the materials and
components of a building. When implemented effectively this approach has been shown to result
in a higher-quality building, delivered in a shorter time frame, with more predictable costs, and
fewer environmental impacts.

Permanent Modular Construction, or 3D Volumetric buildings are subject to the same building
codes and requirements as structures built on-site, depreciate in much the same manner, and are
classified as real property. Ginosko Modular will provide construction-related services for the
successful design, manufacturing, delivery, installation, and finish-out of the multifamily buildings.

Many industries regularly use permanent modular construction, including schools, banks,
restaurants,

hospitals, hotels,

medical  clinics,

and housing. The @

industries that fall 124 (3}

within - Ginosko o o o
Modular’s services

are numerous (as

measured by the

North  American

PHASE 8
install window

xterior plywoc

Industry PHASEO PHASE 3

Classification "

System), but the IR e PHASE
most common I At b i
categories PHASE 2 i el

associated with the
PMC industry
include:

e 236116 New Multifamily Housing Construction

e 236220 Commercial and Institutional Building Construction

o 321992 Prefabricated Wood Building Manufacturing
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Modular Building Basics

Stages of M«

Design approval by the end-user and any Assembly of Modular components in a controlled
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e Transportation of modules to a final destination.

In broad terms, multifamily 3D Volumetric Permanent Modular Construction consists of:
1. Producing WHOLE building units (aka: “Lego blocks”, “3D Volumetric Units”, “Modules”,
or “Pods”) constructed Off-site in a controlled assembly line setting.
o fully furnished modules produced in a factory, which could constitute an apartment unit,
a stairwell, or part of a room, that can be assembled on-site like a series of Lego bricks.
2. Transported to the construction site on a flatbed trailer.
3. Modules are lifted into their final location on a foundation.
e Modules can come together in a number of ways to create an incredible variety of spatial
forms.
4. Modules are finished (aka: “Buttoned-Up’ or “Stitched Together”) on-site at the final
location.

Distinctive Competencies

The integrative approach of Ginosko Modular and Ginosko offers more production and service
efficiencies than both (1) current conventional construction methods, and (2) current modular
construction methods. Our methods to save in construction timelines, costs, profit margins, and
risks arising from several different areas.

1. The savings between the higher costing, inefficient delivery and mark-up of materials
thru distributors, subcontractors, and the general contractor versus the more cost
effective and efficient direct relationship between the supplier and Ginosko Modular.

2. The savings between the heavily regulated, more costly on-site labor costs against the
lightly regulated, lower costing off-site labor within a modular factory.

3. Thetime, cost, profit margin, and risk savings within all facets of the logistical process,
not only in services and materials, but also in communication.
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4. The mitigation of implementation risk with greater quality control of construction
planning, pricing, and supply chains.

Given these trade-offs, the Ginosko approach to new construction projects will maximize cost
savings by controlling the highest proportion of service and labor-intensive activities within the
context of the greatest levels of repeatability.

There are many competitive advantages that the vertical integration approach maintains over not
only traditional construction methods but current modular manufacturing structures where there
still exists a separation between the owner, developer, general contractor, and modular
manufacturer.

. Eliminates Multiple Layers of Fees

. Mitigate Skilled Labor Shortage Risks
. Quick and Nimble Market Penetration
. Track Record and Reputation

. Implementation Efficiencies

. Timeline Efficiencies

Shorter Schedules / Quicker Return-on-Investment

MODULAR CONSTRUCTION SCHEDULE )
BUILDING CONSTRUCTION AT PLANT Simultaneous site development and

home construction at the plant
reduces the schedule by 30% to 50%

SITE BUILT CONSTRUCTION SCHEDULE

DESIGN PERMITS & SITE
ENGINEERING APPROVALS RESTORATION

All of these competitive advantages and operational efficiencies allow for a more conservative deal
that produces the same, if not better financial returns than a traditional construction or other 3D
volumetric builders. The Lease-Up cushion alone puts a Ginosko at a major advantage not only to
hedge against market risk, but it allows us to implement more rigorous leasing standards that
increases the likelihood of a more stabilized community.

Green and Sustainable Design
Affordable housing development at the Villages at Parkside will fall under the City’s and
MSHDA'’s sustainability target of affordable units through either Enterprise Green Communities
or LEED for Homes certification. As such, the following project goals and requirements related
to sustainability:

e Target EUI for each building type in line with 2030 Zero-Carbon goals

e Meet IECC 2021 code, inclusive of the Zero Code Appendix

e The building will meet or exceed EGS, NGBS or an equivalent national green building

standard.

Nearly all affordable housing developments meet a similar sustainable design criteria and these
projects will be no exception. Affordable housing is typically responding to USGBC LEED or
Enterprise Green Communities certifications or programs, given underwriting standards that
generally apply. For example, if certain forms of MSHDA financing are required, there are options
for achieving respective sustainability certifications or an appropriate degree of threshold
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scoring. All in all, these programs are likely seen as similar and comparable to EGS and NGBS,
and look forward to finding the most suited pathway for a thoughtful and sustainable development.

Less Materials Waste

Ginosko Modular’s production of building 3D volumetric units in a factory setting allows for
optimal control of material use, resulting in both reduced material input and waste compared to
traditional on-site construction. Additionally, a significant amount of surplus material and fall-off
can be captured and recycled back into the inventory for use on other projects. Generally speaking,
the greater the portion of a project that is fabricated off-site, the greater the benefits gained by
optimizing the input of materials and reducing material waste. Modular construction makes it
possible to optimize raw material purchases and usage while minimizing on-site waste.

v One of the most applicable LEED credits to modular buildings is LEED 3.0 BD+C,
MR Credit 2.1 and 2.2, Construction Waste Management, which aims to reduce waste
generated on-site.

v Integrating design with standardized module production decreases the likelihood of
raw material waste at the factory and at the site, as raw materials will be ordered
according to the standardized length of the module frame.

v" Cost control can come from the fact that manufacturers buy material in bulk and often
in advance or immediately upon contract execution which helps to avoid material cost
escalation and unnecessary bulk ordering.

Less Environmental Disturbance
Ginosko Modular’s process will also contribute significantly to the environmental sustainability of
a project. We can work with fabricators to select materials and products that will further minimize
the impact of material extraction, processing, and transport. For example, specifying regionally
sourced and responsibly produced materials (FSC-certified wood, for example), can reduce the
project’s embodied impacts associated with transportation of materials and depletion of natural
resources, including loss of forests.
v Because building modules are fabricated off-site it is possible to achieve tighter site
control and environmental disturbance.
v" The duration and impact on the surrounding site environment will be reduced, which
makes it a good choice for greenfield sites or urban infill.
v This construction technique can assist in the earning of:
v' LEED 3.0 BD+C, SS Credit 6.1, Site Development - Protect and Restore
Habitat, which:

v rewards construction techniques that limit site disturbance and keep
disturbed areas to within the area immediately adjacent to the building
footprint.

v" The limited site disturbance also comes in handy when a site has limited room for a
staging area.
v" Modular construction decreases the mess and noise produced by construction out of
the city and behind the walls of a factory.
v" NIMBY (“Not In My Back Yard”) Risk Mitigation:
v" This is an advantage for projects that are highly controversial or have difficult
neighbors, whereby construction disturbances and complaints are minimized.

Conceptual Vision for 5250 Conner Street Parcel
Ginosko seeks to engage the CET, DHC, representatives from the City of Detroit Parks

Department and other community stakeholders in the visioning of 5250 Conner. The 18.45+/-
acre site is uniquely positioned against Chandler Park on 2 sides, the Villages at Parkside and
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Conner Street on the remaining 2 sides. The adjacency to Chandler Park offers a myriad of
options including expansion of the Park, maintained open / green spaces, or urban farming.

In response to the initial feedback from DHC’s
resident engagement process, Ginosko initially
envisions the creation of a prominent
“gateway” into the Villages at Parkside
through construction of two midrise apartment
buildings specifically designed for seniors
aged 55 and older (Site A). The anticipated
114 senior apartments would occupy less than
half of the existing parcel, creating an
opportunity to enhance security for the senior
housing while respecting the scale and massing
of the higher density development along
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Employment Overview

The remaining acreage (Site D) would
be Townhome or stacked flat
configurations  that  provide an
opportunity for an individual or family
to purchase a 4-plex and rent out the
adjacent three (3) remaining units as an
income-producing asset to further build
generational wealth and reverse median
income and net worth trends in the area.
To counter low median net worth in the
primary market area, low-cost financing
options, down payment assistance,
financial literacy, credit counseling and
other wrap-around services could be

\ offered to members of the community

who wish to build equity and net worth

through homeownership. An alternative strategy would be to sell the land to a private for-sale
home builder and developer to create up to 85 homes in townhome or stacked flat configuration.

Regardless of the conceptual vision, Ginosko and its selected Development Team would work
closely with key stakeholders to vision, plan and execute the highest and best use strategy for the

parcel.
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D. Business Terms

®

Brief Narrative Describing Key Business Terms

Per the terms of the RFP, the site upon which the apartments are located will be owned in fee by
the DHC, and conveyed to the LIHTC entity(ies) pursuant to a Ground Lease. It is anticipated that
the Ground Lease will be a LIHTC industry standard instrument. The key terms and conditions of
the Ground Lease will be as follows:

Ground Lease Terms
e Lessor—DHC
e Lessee — Villages of Parkside Limited Dividend Housing Association, LLC
e Term — Ninety-nine (99) years
e Lease Payments — Lessee shall receive an initial fee to the extent it can be paid by the
deal, which is currently estimated to be approximately $2,300,000. Any annual payments
beyond this amount will be required to be cashflow contingent and subordinate to all
third-party financing.
e Other Key Terms:
= Lessee must be the “owner” of the properties for tax purposes and be able to
capitalize and depreciate all improvements for tax purposes in a manner
acceptable to tax counsel.
= Lessee must be obligated to make all improvements on the subject property.
= Lessor’s forfeiture rights must subordinate LIHTC affordability restrictions.
= Lessor must subordinate its rights to any lenders to the Lessee, provided,
however, we can insist on an industry standard Subordination Agreement.
= The LIHTC investor will require notice of default and right to cure provisions.

Key Business Terms of Ownership and Developer Fee

Ginosko utilizes a “Roles and Responsibilities Matrix” when determining the responsibilities of the
parties in the transaction, and those are then used to determine the allocations of the Developer Fee
and ownership of the Managing Member between the parties. As allocated and set forth on the
Roles and Responsibilities Matrix in the attached Exhibit 10, (i) the Developer Fee is allocated 75%
to Ginosko and 25% to the DHC, and (ii) the Managing Member shall be owned 45% to affiliates
of Ginosko and 55% by the DHC. We are open to discussing the allocation of the roles and
responsibilities as presented, provided, however, that any party that is designated as “lead” on any
matter needs the requisite knowledge and experience to carry out the necessary tasks. Upon
finalizing the Roles and Responsibilities Matrix, Ginosko and the DHC will need to enter into one
or more Development Services Agreements that reflect the terms agreed to by the parties.

NOTE: We are assuming closing the transaction(s) utilizing LIHTC. As a result, the terms of the
deal with the Investor are expected to be based on industry standards. This includes the non-profit
right of first refusal of the Investor’s interest under Section 42 of the Internal Revenue Code. Given
that the price to acquire the Investor’s interest under the Code is the amount of outstanding
indebtedness (effectively zero), the DHC should have sufficient funds to exercise that right.
Ginosko expects the ownership percentages set forth in Exhibit 10 to be respected in the event that
an Investor withdraws and/or sells its interest in the transaction.

Please see the Term Sheet of Key Business Terms attached as EXHIBIT 10
Certification of Business Terms

Please see the Certification of Business Terms attached as EXHIBIT 11
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E. ATTACHMENTS

®

EXHIBIT 1 - HUD and DHC-Specific Forms

EXHIBIT 2 — List of Representative Affordable Housing or Mixed-Income Projects the
Team has Completed

EXHIBIT 3 — Representative Letters of Interest / Award Letters
EXHIBIT 4 — Letters of Recommendation
EXHIBIT 5 — Additional Information on Property Manager

EXHIBIT 6 — Architectural Design Portfolio Showing Relevant Multi-Family and
Affordable Projects

EXHIBIT 7 — Successful Community Engagement Support Letter
EXHIBIT 8 — Conceptual Site Plan

EXHIBIT 9 — Representative Housing Typologies

EXHIBIT 10 — Term Sheet of Key Business Terms

EXHIBIT 11 — Certification of Business Terms
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See the Implementation Plan included in the RFQ Response, section B.2. 
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Quick Glance

Project: Historic adaptive reuse
renovation and expansion, Four-story
multi-use building

Cost: $8 million

Date: 2016

Stats: 44 housing units and community
and commercial space

HDJ Services:

Architecture, Engineering (Structural Civil
Mechanical Electrical Plumbing) Interior
Design

Contact:

Craig Patterson, VP Development, Woda
Cooper Companies

614-396-3200

Lloyd House I

Menominee, MI

HDJ provided architectural and engineering services for the renovation/rehab to
the existing historic building known as Lloyd's Department store is a four story
multi-use building.

The adaptive re-use renovation to the 1920's Lloyd's Department Store created
living units on the top three floors. Four ground level units coexist with two minor
retail tenants, central lobby and community space. Parking spaces are located in
the basement portion of the ground level with street access and outdoor vehicle
ramps.

This magnificent rehabilitation of the largest vacant building in the downtown
area offers much needed affordable housing units to residents in Menominee.
Lloyd House One is a treasured historical asset that can be enjoyed by many
generations to come.

Historic Services Parts 1, 2 & 3 were also provided.

Hooker DeJongnc
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Ginosko Development Company
Strategic Partnership Roles and Responsibi

(Proprietary and Confidential Information of Ginosko Development Company)

Project Name:
Villages of Parkside
November 23, 2022

If designated "Lead Role", "Wavg % Participation” MUST be greater than 51% of "Weight".

Villages of Parkside

GDC-Parkside, LLC - GDC Affiliated DHC-Parkside, LLC - DHC Affiliated

Ownership Entity Ownership Entity
(Co-GP/Managing Member) (Co-GP/ Member) Ginosko Development Company

[Ownership % (cash Fiow and sates proceeds) 45% 55%

|Developer Fee % 0% 25% 75%

[Guarantee % 100.00% 100.00% 0.00%

W T
e Leagnoe | sranicpaion | aricpaion | easnoe | s anicpaion | porigporion aanoe | s paricption [wave s particpaton

k # DEVELOPER DESCRIPTION

Initial Analysis 21.00% 0.00% 9.06% 11.94%
1 Project Identification This is given 100% to the entity that actually brought the deal | - ¢ o, 0% 0.00% x 100% 6.00% 0% 0.00%

to the partnership.

Internal identification and assessment of the correct
2 Market Assessment, Analysis, & Feasibility geographical submarket, comp analysis, life cycle 8.75% 0% 0.00% 0% 0.00% x 100% 8.75%
assessment, etc. (excludes 3rd party involvement)

Analysis of real estate in the context of Market Assessment,

3 Project Assessment, Analysis & Feasibility analyeis and Fesebilty: curront and prospective 6.25% 0% 0.00% 49% 3.06% X 51% 319%
Real Estate Financing Structure: 67.19% 0.00% 12.05% 54.94%
Debt:
4 Existing Financing Assessment & Feasibility Due diligence of existing financials (or the creation of new 1.25% 0% 0.00% 0% 0.00% x 100% 1.25%
in relation to optimal property performance.
21 Pre-Development Advances Responsible for at risk predevelopment expenses such as 6.25% 0% 0.00% 49% 3.06% x 51% 3.19%
market studies, appraisals, fees, etc.
Assessment of various 1st mortgage loan products
5 1st Mortgage (Conventional vs Agency), analysis of various lenders, 0.50% 0% 0% X 100% 0.50%
negotiate terms and fees.
6 Subordinate Debt and strategy of inate debt_|_0.50% 0% 0.00% 0% 0.00% X 100% 0.50%
7 Tax Exempt Bonds (if applicable) Assessment of tax exempt loan products compared to 0.50% 0% 0.00% 0% 0.00% x 100% 0.50%
and agency products.
8 Construction / Financing Guarantees Responsible for corporate (and personal guarantees) of any | ¢ go¢ 0% 0.00% 49% 3.06% X 51% 3.19%
and all financing.
Equity:
9 Development Fundraising / Gap Financing Responsible for raising any gaps i funding, including but not | -, oo, 0% 0.00% 49% 6.13% x 51% 6.38%
limited to equity, mezz, or soft debt.
for the analysis, experience points,
10 Low Income Housing Tax Credits or the analysls, experience points, a 18.75% 0% 0.00% 0% 0.00% x 100% 18.75%
approvals, and administration of receiving LIHTC's
for the analysis, experience points,
approvals, and administration of receiving other unique
1 Other Unique Financing Strategies Soreing orograms 1o NSP. 1602, municin) match programs, | 144% 0% 0.00% 0% 0.00% x 100% 1.44%
storm water management programs, etc.
12 TaxIncentive Structuring Responsible for obtaining tax incentives below ad valorem for| ) o0 0% 0.00% 0% 0.00% x 100% 0.50%
the project.
13 Development of Project Underwriting Model Creates and manages the actual underwriting model for 18.75% 0% 0.00% 0% 0.00% x 100% 18.75%
Development Coordination 12.05% 0.00% 207% 8.18%
Responsible for bringing together all other of development
14 Development Team Formation team members including, but not limited to attorney's, CPA, | 0.50% 0% 0.00% 49% 0.25% X 51% 0.26%
Environmental, etc.).
15 C ion and of Supportive Services Plan | DeVeloPs the actual Supportive Services plan, including the 0.25% 0% 0.00% 0% 0.00% x 100% 0.25%

of various supportive services agencies.

Facilitates all approvals necessary to implement supportive
16 All Supportive Services Plan Approvals services plan, including but not limited to agency support, 0.25% 0% 0.00% 49% 0.12% x 51% 0.13%
applications, and funding compliance.

Responsible for creating and managing all electronic

o 0.50% 0% 0.00% 20% 0.10% x 80% 0.40%
timelines, due diligence checklists, etc.

17 Project Scheduling

Creates the strategic development of the opportunity.
18  Revitalization & Relocation Planning Including but not limited to coordinating with municipal 0.25% 0% 0.00% x 51% 0.13% 49% 0.12%
housing division and relocation approvals.

Responsible for developing internal SOW, internal

19 C i and Budget D ] Sow, 6.25% 0% 0.00% 30% 188% X 70% 4.38%
internal budgeting and timeline.

Facilitates the creation, negotiation, and execution of

20 Ownership Entity Creation Operating Partnership , registeri 0.25% 0% 0.00% 0% 0.00% X 100% 0.25%
with the Fed's and the State.

22 Site Acquisition nsible for creating and the LOL PA, andany | g, 0% 0.00% x 100% 0.25% 0% 0.00%
extensions.

23 Project & Public Approvals Coordinates all approvals (excluding permitting) with the 0.50% 0% 0.00% 29% 0.25% x 51% 0.26%
local municipality.

24 Resident & Local Employment and Contracting Managements of local ordinance in relation to local 0.50% 0% 0.00% 29% 0.25% x 51% 0.26%
workforce development and training initiatives.

25 Construction Documents and Contract B1dding Responsible for selecting the contractor, reconciling cost Lo - 00k o o1 . 1 ooa%
estimations, and bid process.

26 Construction Period Asset Management Manages construction draws, approvals, change orders, etc. | _0.50% 0% 0.00% 5% 0.25% X 51% 0.26%

27 Marketing/ Leasing Manages AFHMP, coordinates marketing efforts, develops 050% - 000% - 000% . 100% 0.50%

to ensure proper ab: rates.
for handling all ion between the

28 Project Close Out Construction Period and Stabilization Period. Including but | 0.50% 0% 0.00% 0% 0.00% X 100% 0.50%

not limited to PIS applications, perm loan conversions, etc.
Average: 100% 0% 25% 75%

1 Developer Oversight ponsible for Managing the Developer 2.50% x 51% 1.28% 49% 1.23% 0% 0.00%

2 Financial Review and Reporting Responsible for the analysis in Monthly Operating Reports for |, o0, X 51% 7.65% 49% 7.35% 0% 0.00%
the property.

3 Auit and Tax Review Responsible for the completion of all audit and tax return 1250% . 1% o 35% o 13k o 00%
compliance thru disposition.

4 Annual Asset Management & Fee bie for the manthly of 20.00% x 51% 10.20% 49% 9.80% 0% 0.00%

iciencies thru

5 Property Management Entity (or affiliated entity) providing the property 32.50% X 51% 16.58% 29% 15.93% 0% 0.00%
management services.

6 istrati Ensures annual ownership entity reporting to the State. 2.50% X 51% 1.28% 5% 1.23% 0% 0.00%
Responsible for handiing all compliance related

7 Oversight of Ongoing Operations C including but not limited to REAC inspections|  2.50% x 51% 1.28% 49% 1.23% 0% 0.00%

<
and other Agency inspections.

Responsible for assuring all Service provider is complying
8  Oversight of Service Provider with terms outlines in the Supportive Services Plan during the| 2.50% 0% 0.00% x 100% 2.50% 0% 0.00%
entire Stabilization Period.

Point of contact for all Investor or Supportive Services

9 Key Contact for Funders and Supporting Agencies 2.50% 0% 0.00% X 100% 2.50% 0% 0.00%
o thru asset dis

10  Operations Fund Raising Responsible for raising ancillary capital for supportive 5.00% 0% 0.00% X 100% 5.00% 0% 0.00%
services of the community.

11 Charitable Status Vi /o Oversight of Form 990 submissions and charitable donation | - o 00k . 100% s o 00%

Average: 100.00% 44.63% 55.38% 0.00%




Ginosko Development Company
Partnership Guidelines

Ownership Structure:

Project Name:
Villages of Parkside

Villages of Parkside
Limited Dividend
Housing Association, LLC

(Project Owner)

GDC & DHC-Parkside,
LLC Equity Partner

(0.01% Managing (99.99% Member)
Member)

GDC-Parkside, LLC DHC-Parkside, LLC
(45% Member) (55% Member)

Ginosko Development L Detroit Housing
Company Affiliates - Commission or

Controlled by Amin affiliate
Irving

Proprietary and Confidential Information of Ginosko Development Company Page 1



Cash Flow & Sale Proceed Distributions:

DHC GDC
Cash Flow 55% of 90%"* 45% of 90%
Sale Proceeds 55% of 90% 45% of 90%
Developer Fee Distributions:
DHC GDC
Developers Fees 25% 75%
Guarantee Responsibilities:
DHC GDC
Joint and Several 50% 50%
Pre-Development Expenses:
DHC? GDC
Funded as Needed 50% 50%
Gap Financing Fundraising:
DHC GDC
Fundraising 49% 51%

' NOTE: The annual cash flow will be subject to a traditional LIHTC “waterfall,” which traditional require payments of the
Investor’s Asset Management Fee, Deferred Developer Fee, payments of cash flow contingent debt, etc. After those fees and debts
are paid, the Managing Member shall receive 90% of the remaining cash, which will be split based on the parties’ interests in the
Managing Member.

2 NOTE: GDC will seek predevelopment loans necessary to bridge up to 100% of the predevelopment costs until closing. GDC’s
predevelopment lending partners require guaranties. It is expected that each group will guaranty their proportionate share of these
loans per the above allocations. In the event that a transaction does not close and predevelopment costs will not be reimbursed, each

party shall be responsible for their proportionate share of these expenses per the above allocations.
Proprietary and Confidential Information of Ginosko Development Company Page 2
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EXHIBIT 11

DEVELOPER'S CERTIFICATION AS TO VILLAGES OF PARKSIDE

The undersigned, as the authorized agent of GINOSKO DEVELOPMENT COMPANY, a
Michigan corporation (“Ginosko”), certifies, to the best of his or her knowledge and belief, as to the
following in relation to a redevelopment project at the Village of Parkside (“Parkside”):

1. Ginosko shall develop the project in a manner that provides more handicap accessible
units to the community than Parkside presently provides.

2. Ginosko shall explore design solutions and business operations that will increase safety in
the redevelopment of Parkside.

3. Ginosko shall provide recreation facilities and common gathering spaces, including at
least one multipurpose room, in the redevelopment of Parkside.

4. Ginosko shall partner with an entity acceptable to the Detroit Housing Commission (the
“DHC”) to provide a services component for the redeveloped Parkside (such services might include job
training, education, or daycare). In addition, Ginosko welcomes the inclusion of third-party supportive
service providers in its development.

5. Ginosko shall engage residents consistently through its design process including the use
of open houses and design charrette events to allow resident input on the physical design of the
redevelopment of Parkside.

6. Ginosko shall obtain and/or provide funding for the necessary predevelopment costs.

7. Ginosko recognized and acknowledges the value of the relationship with the DHC
throughout this redevelopment and commits to meeting regularly with and including DHC in its decision
making process for Parkside.

8. Ginosko commits to work with all stakeholders toward project closing within 24 months
of receipt of a project award.

GINOSKO DEVELOPMENT COMPANY .,
a Michigan corporation

l// ,/a | .
Dated: November 28, 2022 By / ‘%' — \r““'”_?““
AntirrTrving (>
Its: President
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