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November 30, 2021 
  
 
 
City of Ann Arbor 
Ann Arbor Housing Commission 
2000 S. Industrial Hwy. 
Ann Arbor, MI 48104 
 
Dear Commission Members: 
 
PK Development Group, LLC is pleased to provide this response to the Commission’s Request for 
Proposal RFP# AAHC-21-A Co-developer(s) for 121 East Catherine and 353 South Main. The point 
of contact for any clarification to this submission is: 
 

Jacob Horner, Vice President of Development 
1784 Hamilton Road 
Okemos, MI 48864 
JHorner@pkhousing.com 

 
PK views these sites as a unique opportunity to assist all interested parties; the City of Ann Arbor, 
Ann Arbor Housing Commission, and the community at-large in achieving their long-term goals. It is 
for that reason that we would be excited to participate in these residential redevelopments. 
 
Our vision for these developments takes into consideration three primary aspects. First, we believe 
the setting of the surrounding community should be embraced by the development. Second, we are 
committed to developing an affordable housing community that bolsters the available affordable 
housing options within Ann Arbor. Finally, PK envisions an engagement of the community at-large 
to acknowledge their historical contributions to the area. 
 
PK’s previous experience informs our recognition of the value of successfully developing both sites 
for the benefit of the community. Sites such as these are centered within good neighborhoods and 
provide enough space to create a transformational development. This type of neighborhood 
redevelopment is not new to PK. Recently we worked with the City of East Lansing and a local not-
for-profit partner to successfully redevelop the former Liberty Hyde Bailey School building into an 
affordable senior housing community. 
 
I certify that I am a person in the offeror’s firm/organization responsible for the decision regarding 
the elements being offered in the Proposal and have not and will not participate in any action 
contrary to the terms of this provision. The following response is for both 121 E Catherine and 353 
South Main. 
 
Sincerely, 
 
 
Jacob Horner 
Vice President 



References		
		
	
Municipal	
 
 Louis Canfield  

Chief of Staff for Mayor Rosalynn Bliss 
 City of Grand Rapids 
 lcanfield@grcity.us  
 616-456-4123 
 
 
Financial	Institution	
 
 Tom Edmiston 
 Senior Vice President 
 Cinnaire 
 tedmiston@cinnaire.com 
 517-364-8907 
 
 
Third	Reference		
 
 Joe Martin 
 Special Projects Coordinator 
 Charles Stewart Mott Foundation 
 jmartin@mott.org  
 810-766-1710  
  
 
	
	
	 	



Project	Narrative/Development	Summary			
 
PK Companies (PK) is pleased to present the Ann Arbor Housing Commission (AAHC) with this 
proposal to develop both 121 E Catherine and 353 S Main, bringing a total of 156 new affordable 
units to downtown Ann Arbor. The following presents an overview of our proposal pursuant to 
RFP# AAHC-21-A, with additional details in the following sections of this proposal.  
 
353	S	Main	

At 353 S Main, PK proposes to construct a nine to ten-story structure containing 70-80 apartments 
homes, 100% of which will be affordable. A minimum of 15% and a maximum of 50% of which will 
be assisted with project-based vouchers dependent on need and priority of AAHC. The housing 
vouchers will target units to extremely low income individuals and families, including those in need 
of supportive living options. The unassisted units will be available to households earning 60% or 
less of the Area Median Income. The apartment homes will include a mix of studio, one-bedroom, 
and two-bedroom units.  

The building at 353 S Main is proposed to have approximately 4,000 square feet of commercial 
space along with a residential lobby on the ground floor. PK will engage with the community and 
surrounding businesses to ensure that the commercial space is made available to a user that is 
complimentary to the existing businesses in the Main Street corridor or fills an area of need among 
the goods and services available in the neighborhood.  

PK proposes that this building follows the community engagement recommendations with 
pedestrian, wheelchair and bicycle amenities incorporated into the design. The proposed building 
will serve as an enhancement to the pedestrian realm.  

PK recognizes 353 S Main as a gateway to downtown and thus an important landmark to preserving 
the character of downtown Ann Arbor. PK will construct a building of thoughtful design and high 
quality materials and will continue community engagement through the design process to ensure 
that the building character is in alignment with community desires.  

121	E	Catherine	

PK proposes to construct a five-story building at 121 E Catherine, bringing an additional 65-70 
affordable apartment homes to downtown Ann Arbor. Much like the 353 S Main building, PK is 
proposing that 15% to 50% of the units at 121 E Catherine are assisted with housing vouchers, 
allowing those units to be targeted for lower income families and households. The balance of the 
units will be available to households earning 60% or less of the Area Median Income. Just as with 
353 S Main, the units at 121 E Catherine will include a mix of studio, one-bedroom, and two-
bedroom apartment homes.  

The first floor of the proposed building will include 5,000 square feet of commercial space, along 
with a residential lobby and community space. PK recognizes the historical context of this site and 
area as it was once an anchor for black-owned businesses in Ann Arbor. PK would like to further 
engage with the community to appropriately incorporate an outdoor public space that pays homage 
with a locally sourced sculpture or monument honoring the area history.  

We also recognize the importance of this site as it relates to its proximity to the Farmer’s Market 
and the Kerry Town shops. PK will continue to engage with the community to fill the commercial 
space with uses that are complimentary to the goods and services already in proximity to the site.  



PK is proposing to construct 24 surface parking spaces at 121 E Catherine. The commercial space, 
public space, and residential lobby will be constructed within a podium along the street frontages, 
and the parking will be mostly hidden from the public realm. The proposed development will 
further reflect the community engagement recommendations by incorporating pedestrian and 
multi-modal transportation infrastructure.  

Tenant	Services			

PK stays connected to the needs of individuals and families we house.  For example, PK actively 
seeks partnerships with local community organizations to bring Tenant Services to all Residents 
living within our communities.  We feel this co-development opportunity offers the opportunity to 
expand that impact by incorporating Housing First Model priorities into the development. 

Green	Building	(Net	Zero)	

PK has delivered construction and rehabilitation of each of our LIHTC properties with certification 
through either the National Green Building Council, Enterprise Green Communities, or LEED. PK is 
proposing that 121 E Catherine and 353 S Main are certified under the Passive House Institute of 
the United States. This is a program that goes above and beyond energy efficiency standards of 
NGBC, EGC, or LEED programs and capitalizes on passive heating and cooling strategies to reduce 
energy use.  

The proposed structures at 121 E Catherine and 353 S Main will include fully electric utilities and 
will capitalize on roof installation solar arrays as well as off-site renewable energy to meet the 2030 
zero-carbon goals.  

Financing	

PK has utilized a multitude of financing programs and has formed strategic partnerships with for-
profit and non-profit organizations with which we share a common vision and principles.  PK has 
consistently received Low Income Housing Tax Credit awards in Michigan and is a very active 
Developer of USDA-financed multifamily housing.  

PK will finance 353 S Main and 121 E Catherine with LIHTC equity, HUD financing for construction 
and permanent loans, along with the AAHC millage funds as soft loans to construct the buildings as 
proposed.  

PK will execute allocations of tax credits through 4%/9% combinations for each site. With this 
combination of credits, both projects will score at the top of the competitive criteria in the given 
funding round. We will submit one project per round so as not to compete for credits with one 
another. PK has demonstrated experience in 4%/9% combinations, receiving an award last funding 
round for the rehabilitation of the Marywood Motherhouse in Grand Rapids.  

PK	Background		 

PK is a leader in affordable housing in Michigan and across the country. As a leader in the industry, 
PK has extensive experience working with local municipalities, state and federal agencies, and 
neighborhood associations to create projects that both leverage financial opportunities and provide 
housing to those most in need. Our experience and expertise uniquely positions PK to co-develop 
both the 121 E Catherine and 353 South Main sites.   

PK Companies is the parent company for three affiliated companies which provide development, 
construction, and property management services. PK Development Group was formed in 2006 to 
accommodate the growing capacity of the company in the development business. This has led to 
substantial growth, and we now manage and own over 4,000 apartment homes.  



PK has formed a strategic partnerships in Flint with the Mott Foundation, the Uptown 
Reinvestment Corporation, and Metro Community Development. We have formed a strategic 
partnerships in Grand Rapids with Third Coast Development, Grand Valley State University and the 
Dominican Sisters of Grand Rapids. Our ability and flexibility to formulate unique financing 
structures, formation of strategic partnerships, and geographic expansion have all lead to the 
success of PK Development Group. 

  



	
	
	
	
	
	
	
	
	
	
	
	
	
	
	

	
B. 	Professional	Qualifications	

	 	



Co‐developer	Respondent	Description	 

This proposal envisions a Limited Partnership between PK Companies, Ann Arbor Housing 
Commission, and a Tax Credit Equity Investor for both the 121 E. Catherine and 353 S. Main sites. 
We would propose that PK and AAHC serve as co-general partners of the limited partnerships with 
equal shares of ownership. Our separate fee proposal includes details of the proposed split of 
developer fees, cash flow, and other benefits. 

The following pages include proposed organizational charts for each limited partnership. Following 
the organizational charts is a list of the anticipated roles and responsibilities of each party.  

 
 
 
  



121 E. Catherine
Limited Partnership

PK Companies, LLC
Co‐General Partner

 .005%

Tax Credit 
Equity Investor 

99.99% LP

Ann Arbor Housing Commission
 Co‐General Partner

 .005%

PROPOSED PARTNERSHIP STRUCTURE
121 E. CATHERINE



353 S. Main
Limited Partnership

PK Companies, LLC
Co‐General Partner

 .005%

Tax Credit 
Equity Investor 

99.99% LP

Ann Arbor Housing Commission
 Co‐General Partner

 .005%

PROPOSED PARTNERSHIP STRUCTURE
353 S. MAIN



Roles	and	Responsibilities 
	

PK	Companies	
 
1. Undertake pre-development activities and due diligence 
2. Hire 3rd party professional services including environmental, architectural, engineering, 

marketing, accounting, and legal, as     needed under the advisement of AAHC and SmithGroup 
3. Hire and oversee general contractor and all trades 
4. Develop architectural plans and construction documents and specifications consistent with local 

lender or other guidelines, and obtain local approvals and permits 
5. Obtain all permits, approvals, and environmental clearances 
6. Develop and manage a project budget 
7. Develop and manage an implementation schedule and oversee construction 
8. Develop a project operating pro-forma showing at least 15-year projections 
9. Assist in obtaining financing and coordinating local resources 
10. Provide all required guarantees which exceed those which can be provided by the AAHC because 

of its nonprofit & governmental status 
11. Provide all necessary financial guarantees and assurances to the lenders and investors, 

including but not limited to: tax credit timing adjustments, payment of excess development 
costs, construction completion obligations, completion date, cost certification and environmental 
indemnities 

12. Determine a general management structure and prepare a management plan with the AAHC as 
the property manager for the property 

13. Coordinate and lead Low Income Housing Tax Credit application to MSHDA, Federal Home Loan 
Bank, and other applications, as needed 

14. Assist with developing training and employment opportunities to Section 3 individuals. 
15. Solicit participation by MBE, WBE, and Section 3 firms 
16. Ensure compliance with Davis-Bacon, if required 
17. Provide regular monthly reports on the progress of development efforts, including work 

completed, associated costs, and schedule 
18. Oversee monthly draws and coordinate draws with title company and all funders 
19. Assist AAHC staff in developing capacity in the development and  mixed-finance arenas 
20. Oversee asset management functions as required through lease-up and conversion to permanent 

financing 
21. Lead hiring of auditor for audits, tax returns and Cost Certification 
22. Submit 8609 to MSHDA 
	
Ann	Arbor	Housing	Commission’s	Role	(and	its	affiliated	legal	entity)	

 
1. Engage the selected Co-developer in the overall development process including decisions 

impacting the development and management of the Project 
2. Participate in the overall development process including making decisions impacting the 

development and management of the Project 
3. Approval of Architect, Engineer/s and General Contractor 
4. Lead some municipal project approvals, including approval to transfer ownership of property, 

ground lease, and approval of the payment-in-lieu-of-taxes (PILOT) from the City of Ann Arbor, if 
necessary 

5. Assist with public relations between the development and the community 
6. Assist design, construction, and quality control of the development 



7. Work closely with the Co-developer, City, and DDA on the building design, materials and finishes 
8. Assist with compliance with Section 504 of the Rehabilitation Act, as amended, and the rules 

and regulations there under, with regard to provision of accessible housing 
9. Assist in securing public resources 
10. Lead in securing a portion of pre-development funds for market study, appraisals, design and 

other pre- development and pre-entitlement activities 
11. Where possible, assist with interaction amongst public funding agencies including, but not 

limited to, HUD, MSHDA, FHA, the City of Ann Arbor and Washtenaw County 
12. Assist in applying for local/state/federal funding to help support the development financing 
13. Work with Co-developer to apply for Low Income Housing Tax Credits, New Markets Tax 

Credits, bond financing or other resources, if appropriate 
14. Lead in securing project-based vouchers, if needed 
15. Facilitate funding and coordination of community and tenant supportive services 
16. Maintain ownership or co-ownership control of all properties 
17. Establish a financial structure that allows it to participate in a stream of income from the 

development, including developer fee cash flow and incentive management fees 
18. Provide historical operating costs to develop detailed operating budgets showing at least 15-year 

projections 
19. Assist with Section 3 and Davis-Bacon compliance, as needed 
20. Lead leasing activities and manage waitlists 
21. Limited guarantees to be negotiated with the selected Co-developer and various lenders and 

syndicators, such as guarantees related to the lease- up of the project, tax credit basis 
adjustments, tax credit recapture events, operating deficit guarantee, environmental 
indemnities and payment of any deferred development fee 

22. Property Management 
	
Tax	Credit	Equity	Investor		
 
As is standard for a housing tax credit development, there will be an investor limited partner who 
will own 99% or more of the limited partnership in order to receive the tax benefits generated by 
the development. In exchange for the benefits, the investor will provide a substantial amount of 
equity to the project to finance the construction and lower the amount of debt needed. The investor 
is largely motivated by the tax benefits and not the ongoing cash flow of the project. The investor 
does not have day-to-day involvement with the project and only participates in major decisions and 
oversight of the development.  

PK has worked with a number of investors over its 30-year history and has negotiated favorable 
terms to deliver the maximum benefit to the development. These include a favorable buyout of the 
investor’s interest after the tax credit compliance period, with no more than 10% of the residual 
value being shared with the investor. Should PK be awarded, we would work with AAHC to select 
an investor using a competitive bidding process to get the most value. 

PK and its investors also work diligently to optimize the legal and tax structure to deliver more 
benefits to the investor, which results in more equity to the development. Creative techniques we 
have employed include monetizing solar credits and the related depreciation, as we hope to do with 
this proposal.	 	



Development	Team	Experience	and	Capacity		
 
PK Companies (PK) is a leader in affordable housing who gets results. Our expertise makes us 
uniquely positioned to co-develop both the 121 E Catherine and 353 South Main sites. As a leader in 
the Affordable Housing industry, PK has extensive experience working with local municipalities, 
state and federal agencies, and neighborhood associations to create projects that both leverage 
financial opportunities and provide housing to those most in need.  
 
PK has been in the business of creating housing solutions for over 30 years and is one of the most 
active developers of affordable housing in Michigan. We work closely with state and federal housing 
agencies. Our executives serve as leaders in several affordable housing trade associations, and they 
devote a significant amount of time to affordable housing advocacy. This has led to substantial 
growth, and we now manage and own over 4,000 apartment homes. Our long-term approach means 
we rarely sell properties; when we make an investment in a community, we do it with the intention 
to be neighbors for a long time. 
 
Our experience and advocacy assists us in staying connected to a dynamic affordable housing 
market. PK does not, however, focus only on regulatory, equity, or lender changes. Through our 
participation in various groups, as well as our Housing & Management Division, we stay connected 
to the needs of individuals and families we house. For example, in 2021, PK began actively seeking 
partnerships with local community organizations to bring Tenant Services to all Residents living 
within our communities. We feel this co-development project offers a unique opportunity to expand 
that impact by incorporating Housing First Model priorities into this development. 

	

	
	
PK	Companies	offers	a	full‐service	approach	with	a	long‐term	ownership	philosophy	that	includes	
construction	and	management.	PK	is	a	hands‐on	organization	that	has	a	strong	focus	on	community	
engagement,	agency	partnership,	curb	appeal,	and	the	ongoing	maintenance	of	our	communities.		



Pete Potterpin
President and 

Chief Executive Officer

Samuel Clinton 
Kian Graham 
Vice President

PK Housing &
Management

PK Development
GroupPK Construction

PK COMPANIES LEADERSHIP

Area Directors Development Team

Marea Powell Jacob Horner

Chris PotterpinCJ WesolekLindsey Klug

Director of Property
Management

Vice President

PresidentProject ManagerVice President



PK	COMPANIES	
 
PK Companies is committed to creating partnerships that provide housing solutions to better fulfill 
the needs of our communities. We strive to add value to the areas we serve and enrich the lives of 
our residents. PK delivers answers to housing needs that address the wants of their residents and 
strengthen the wider community. Through a comprehensive strategy, PK purchases, develops, and 
manages properties that offer opportunities for creative housing solutions. 
 
PK is a family-owned real estate firm based in Okemos, Michigan. It was originally formed as PK 
Housing & Management Inc. in 1981 by Ronald J. “Pete” Potterpin as a full-service property 
management company. Starting in 1990, PK began acquiring and rehabilitating affordable housing 
properties and has been building its portfolio ever since. In 1999, PK Construction Company was 
formed to act as a general contractor on PK development projects. In 2006, PK Development Group 
was formed to accommodate the growth of the development business.  
 
Today, PK Housing & Management manages a 
varied portfolio of multifamily housing and 
mixed-use developments. Although PK is a 
Michigan-based company and has historically 
done most of its business here, the company is 
not constrained by geography. In 2009, PK first 
expanded their footprint into Texas through a 
strategic partnership and have since completed 
12 tax credit developments across that state. 
Likewise, in 2014 PK expanded west, developing 
three affordable housing communities in 
California. PK’s portfolio now consists of 
completed projects and managed properties in 
Michigan, Indiana, Ohio, North Carolina, 
Missouri, Texas, and California. PK also has 
extensive experience working in rural markets 
as well as urban core communities like Detroit, 
Grand Rapids, East Lansing, and Flint. 
 
This breadth and depth of industry knowledge and expertise obtained over the last 30 years has 
combined with solid financial stability to make PK a specialist in the affordable housing sector. PK is 
an expert in developing and administering low-income tax credit developments. Furthermore, PK 
knows how to harness value in the historic preservation tax credit program, new market tax credit 
program and opportunity zones. Over the years, PK has cultivated strong relationships with both 
national and state agencies, in particular USDA-Rural Development and HUD, as well as the various 
state and local economic development and housing agencies that they work with on a daily basis. It 
is this continuum of growth that has led to new strategic partnerships, allowing PK to successfully 
diversify its portfolio to include more urban, conventionally financed, market-rate and mixed-
income developments. 
 
	
	
	



PK	COMPANIES	BACKGROUND	&	KEY	STAFF	
 
PK Companies is the parent company for three affiliated companies which provide development, 
construction, and property management services. What follows is a summary of each of those 
affiliates and their key staff as shown in the proceeding organizational chart. 
 
 
PK	DEVELOPMENT	GROUP	
 
PK Development Group (“PK”) was formed in 2006 to accommodate the growing capacity of the 
company in the development business. 
  
PK has found its most fruitful growth opportunities and successful development projects through 
three methods: creatively using a multitude of financing programs, expanding our geographic 
footprint into new states across the country, and forming very strategic partnerships with both for 
profit, and non-profit organizations with which we share a common vision and principles.  
PK has consistently received Low Income Housing Tax Credit awards in Michigan, and a top-five 
Developer of USDA-financed multifamily housing. PK has also syndicated, received financing for, 
and successfully delivered projects using New Market Tax Credits (NMTC), Historic Rehabilitation 
Tax Credits, Tax Increment Financing (TIF), conventional financing, grants, and tax abatements. 
Several of our recent projects have used more than one of these programs to deliver a successful 
development. 
 
PK has formed strategic partnerships to deliver first-in-class developments to our communities. 
One of our most active partnerships is with Third Coast Development. Third Coast has local 
expertise and demonstrated experience in commercial and residential development and leasing in 
the Grand Rapids market. PK and Third Coast have received four tax credit awards for 
developments with 360 apartment homes and 44,000 square feet of commercial space in 2020. 
 
PK also formed a strategic partnership in Flint, with the Mott Foundation and the Uptown 
Reinvestment Corporation, to close the Flint Marketplace development, which was completed in 
2020. 
 
Our ability and flexibility to formulate unique financing structures, formation of strategic 
partnerships, and geographic expansion have all lead to the success of PK Development Group. 
 
 

Chris	Potterpin,	President 
 
 
Mr. Potterpin works with the VP of Development to implement the strategic 
goals of PK. Oversees the formation of a pipeline of real estate opportunities. 
Advocates to make more resources available for affordable housing and to 
streamline various financing programs. Coordinates PK Development’s 
activities with the leaders of other PK entities.  
 
 
 
	



	
Jacob	Horner,	Vice	President	
	
 
Mr. Horner solicits development opportunities. Evaluates all aspects of an 
opportunity, looking for creative opportunities to improve a deals 
competitiveness, not only within governmental agency programs but also 
within the local market. Directs and oversees the Development Team staff 
ensuring their efforts to work toward operational goals. 
	
	
	
	

	
Development	Team	Staff	
	
Coordinates due diligence collection. Prepares confidential correspondence, reports, and other 
complex documents. Creates, maintains, distributes accordingly database and spreadsheet files. 
Assists in closing documents and prepares closing memorandums for interested parties. 
Communicates within direct team and companywide to keep all parties informed. 
 
 
PK	HOUSING	&	MANAGEMENT	
 
PK Housing & Management currently manages a varied portfolio of both affordable and 
conventional multifamily housing comprising 126 developments and over 4,000 units in the states 
of Michigan, Ohio, Indiana, Missouri, and Texas. Of the developments that PK Housing manages, 117 
are owned by PK and 9 are third-party management. PK has extensive experience working with 
USDA Rural Development, HUD, TDHCA, and MSHDA, and maintains a strong working relationship 
with each of these agencies. Most of the developments we manage utilize the Low-Income Housing 
Tax Credit and PK personnel are constantly trained with the latest changes in the program. 
PK Housing uses Yardi, a web-based software system that is among the best in the industry and is 
widely used by many management companies. This gives us up to the minute reporting and 
information at our sites and in our main office located in Okemos. We stay on the cutting edge 
of new developments in the industry. 
 
 

Lindsey	Klug,	Vice	President	
 
 
Mrs. Klug works with owners, investors, corporate staff, and field staff to set 
achievable operational goals. She holds various affordable housing 
certifications including LIHTC Housing Credit Certified Professional (HCCP), 
S.T.A.R. RD Compliance, and C3P Tax Credit certification. She works with 
governmental agencies at multiple levels, including HUD, MSHDA, USDA-RD 
to ensure operational compliance with all applicable programs. 
 
 



Marea	Powell,	Director	of	Property	Management	
 
 
Ms. Powell holds various affordable housing certifications including LIHTC 
Housing Credit Certified Professional (HCCP), S.T.A.R. RD Compliance, Zeffert 
and Associates Managing RD Compliance, and NRH HUD Occupancy Training 
Certified. She performs administrative functions in hiring, training, 
supervising, payables, budgeting, financial oversight, marketing, occupancy, 
and governmental program compliance to achieve the operational goals of 
the company. 
 
 

	
Area	Directors	
 
Perform all administrative functions in hiring, training, supervising, payables, budgeting, financial 
oversight, marketing, occupancy and governmental program compliance for a portfolio of 
properties. 
 
 
PK	CONSTRUCTION	COMPANY	
 
PK Construction Company, LLC (PKC) was formed in 1999 as an adjunct to PK Housing and 
Management to act as a general contractor to PK’s own development projects. This division 
enhances the development team’s unique suitability for this project. The collaboration between PK 
Development Group and PK Construction Company offers the best opportunity for value 
engineering even when an outside General Contractor is utilized. The typical scope of 
work in apartment construction and rehabilitation projects includes repair, replacement or 
construction of: exteriors including roofing, windows, siding, doors; interiors including flooring, 
cabinets, countertops, plumbing and electrical fixtures, doors and trim, painting and drywall repair; 
building systems including HVAC, electrical, plumbing and mechanical; and grounds including 
sidewalk and parking lot repair or resurfaced, parking and property lighting, signage, general 
landscaping and new property or tenant amenities. Designated barrier-free apartment units and 
the accessible common areas are constructed or reconstructed as necessary to meet current ADA/ 
barrier-free requirements. New offices, maintenance/storage and laundry buildings, bus shelters, 
pavilions and picnic shelters have also been constructed on various project sites. 
 
 

Pete	Potterpin,	President	
 
 
Pete Potterpin is both the President of PK Companies and PK Construction. 
Oversees the project manager and coordinates construction activities with 
other PK entities. Attends construction draw reviews and monitors 
construction progress to ensure that the jobs are on schedule and on budget. 
	
	
	



	
CJ	Wesolek,	Project	Manager	
 
 
Mr. Wesolek oversees the day-to-day operations of assigned construction 
projects. Works directly with subcontractors to ensure quality and 
timeliness. Main point of contact with PK Housing and Management site staff. 
Works with architects and subcontractors to develop cost estimates and the 
construction budget. 
 
 
 

 
	
OUTSIDE	PARTNERS	
 
Over our 30 years in the affordable housing industry, we have cultivated many outside 
relationships with professionals in architecture, engineering, construction, and legal services. We 
would work with AAHC to select a team of professionals, either from the roster of firms that we 
currently work with or from other qualified firms in a competitive process. Based on recent 
experience, we would recommend that Integrated Architecture and Pioneer Construction be invited 
to bid on the architecture, engineering, and construction work. We highlight their expertise below 
as an example of the type of firms we choose to work with.  
 
PK and IA are working together in the construction of Belknap Place Apartments. We are also 
working with IA on the conversion and historical preservation of 100+ year-old campus of the 
Dominican Sisters of Grand Rapids into senior housing. PK sees IA as a good partner in these 
projects because of their core values; Dig Deep, Design Smart, Follow Through, Collaborate, Be 
Accountable, Push the Limit. Although all of these values are prioritized, it is their collaborative 
nature that stands out. IA helps us to discover each site’s unique and particular story and then 
determine design solutions that reflect current and future trajectories. The resulting designs are 
human-centric with a focus on sustainability. 

Pioneer Construction has been the general contractor of all three Grand Rapids developments we 
have closed and will soon be the contractor on our fourth. Pioneer is diligent, reliable, and keeps us 
informed each step of the way during construction. Their senior management is also involved with 
us during the entire design process to align the construction work with  

PK has also worked with a number of highly-qualified law firms that specialize in affordable 
housing development. We work with Mallory Lapka Scott and Selin from Lansing, who has been 
providing legal services to affordable housing developers in Michigan for over 30 years. We also 
work with Applegate Thorne-Thompsen out of Chicago. Similar to MLSS, Applegate has a very 
specified focus on affordable housing and community development.  
 
Sustainable	Developments	
 
PK is a strong proponent of sustainable development. We recognize that building new housing has a 
negative environmental impact and so we seek to limit or mitigate that impact to the extent 
possible. All our most recent development projects have been built to a LEED-silver or equivalent 



standard. For the Main and Catherine developments, we would meet a Passive House standard. This 
higher standard will result in a hyper-efficient building which will impose the lowest practicable 
negative environmental impact. More detailed information on the design elements is included in 
section D.4 of this proposal. 
	
Resident	Enrichment 
 
PK does not just develop communities; it creates environments that provide the foundation for 
continued vibrance through its Housing & Management Services branch and its partnerships with 
local organizations.. 
 
Our apartment communities are managed by PK Housing and Management. PK Housing and 
Management not only handles the day-to-day operations, maintenance, and customer relationships, 
but also manages the federal, state, and local compliance tasks. Stability is key, with both quality 
physical maintenance and economic occupancy as top priorities. Utilizing a skilled hands-on 
approach, PK Housing and Management staff offer strong leadership in Resident compliance with 
community rules and regulations cultivating an environment in which the community itself, and the 
surrounding neighborhood, can thrive. 
 
Many of our properties offer supportive services including weekly walking clubs, monthly health 
screening, quarterly legal services, health and nutritional classes, financial planning, and semi-
annual credit counseling. In addition to these services, PK is in discussions with Local Initiatives 
Support Corporation (“LISC”) to develop a portfolio-wide facilitation of their Financial 
Opportunities Center services to all its Residents. This potential partnership is very exciting as 
through their Opportunities Centers, LISC offers people the opportunity to receive one-on-one 
financial and employment coaching. You can learn more about LISC at: 
https://www.lisc.org/michigan/our-initiatives/financial-opportunity-center/.  
 
PK Communities is committed to embracing a Housing First prioritized Tenant Services program 
at both 121 E. Catherine and 353 S. Main. Housing First is based on the idea that homelessness is 
above all a housing crisis that can be addressed through the provision of safe and affordable 
housing. Furthermore, people experiencing homelessness, regardless of their housing history and 
duration of homelessness, can achieve housing stability in permanent housing. Some may need 
very little support while others may need more. To provide this support, PK is in discussions with 
Avalon Housing to implement their program.  
	
	
	 	



HIGHLIGHTED	RECENT	PROJECTS	
	
Grand	Rapids,	Michigan		
 
Our Grand Rapids developments have been made possible by one of our most active partnerships 
with Third Coast Development. Third Coast has local expertise and demonstrated experience in 
commercial and residential development and leasing in the Grand Rapids market. In partnership 
with Third Coast Development, PK has completed two mixed-use, mixed-income communities and 
in September of 2021, we broke ground on a third mixed-use site, Belknap Apartments. 
 
DIAMOND	PLACE	APARTMENTS	–	Grand	Rapids,	Michigan	
 

 
Diamond Place is the redevelopment of a large, blighted brownfield site on a key corridor in Grand 
Rapids into 165 apartment homes and 22,000 square feet of commercial space including a GFS 
Market, Giza Sushi & Ramen Bar, AT&T Wireless, and Tropical Smoothie Café.  
	
 
Our development team worked closely 
with the community to meet two 
primary needs 1) affordable housing in 
a neighborhood where market rent has 
been increasing and causing 
gentrification and 2) a fresh-food 
grocery store in a USDA-qualified food 
desert. Diamond Place was financed 
with both low-income housing tax 
credits and new market tax credits, 
developed in partnership with Third 
Coast Development, and constructed by 
Pioneer Construction. Project Cost: $32 
Million 
 



BELKNAP	PLACE	APARTMENTS	–	Grand	Rapids,	Michigan	

	
Currently under construction utilizing a neighborhood-centric approach, Belknap Place Apartments 
will be a 3-story 50-unit apartment building nestled in the historic Belknap Lookout neighborhood 
of Grand Rapids. The project is a public-private partnership between the development team of PK 
Development Group and Third Coast Development, and the current owner of the property, Grand 
Valley State University (GVSU). Belknap Place incorporates a neighborhood-centric design so that it 
does not impose on the current neighborhood dynamic. To address current housing gaps, the 
project incorporates a project-based subsidy for 8 of the units, funded by GVSU. The project was 
awarded a 9% tax credit award in 2020. Project Cost: $13 Million 
 



LEO	&	ALPINE	–	Grand	Rapids,	Michigan	
 

 
 
Leo & Alpine is a transit-oriented redevelopment project situated on a formerly underutilized 
Brownfield. The project is a mixed-income community consisting of 36 apartment homes and 
approximately 2,250 square feet of commercial space split between two storefronts. This	
development, financed with low-income housing tax credits, has increased density and provided 
affordable housing and new employment opportunities along an important corridor in the city of 
Grand Rapids. 
 
Leo & Alpine was developed in partnership with Third Coast Development and was completed in 
the Spring of 2019. Project Cost: $9 Million	
 
	 	



FLINT	MARKETPLACE	‐	Flint,	Michigan	
 

 
The Flint Marketplace project is a redevelopment of a vacant, blighted structure into urban mixed-
use, mixed-income housing. Located in downtown Flint, the project is helping to bolster both 
market-rate and affordable housing opportunities near employment centers of the city. 
 
The project includes 75 apartment homes, 18 townhomes, and 4,600 square feet of commercial 
space. The project is financed with low-income housing tax credits, a permanent loan from the 
Michigan Strategic Fund (MSF), and a philanthropic investment from our project partners, Uptown 
Reinvestment Corporation. PK has formed strategic partnerships in Flint with the Mott Foundation 
and the Uptown Reinvestment Corporation to make this development a reality. This project was 
completed by DW Lurvey Construction. Project Cost: $19.6 Million 
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	



BAILEY	CENTER	‐	East	Lansing,	Michigan	
	

 
PK partnered with a nonprofit, Capital Area Housing Partnership, to redevelop the vacant and 
underutilized 1920-built Liberty Hyde Bailey School in East Lansing. The development includes 30 
senior apartment homes, 25 of which are affordable, as well as a 7,700-square-foot daycare center, 
a community performance art space, and several commercial office spaces on the first floor. The 
Bailey Center is financed in part by low-income housing tax credits and was made possible through 
strategic partnerships. Renovations of this building were completed in May of 2018 by PK 
Construction. Project Cost: $8.9 Million 



RAINER	COURT	‐	Detroit,	Michigan	
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Rainer Court is a historically preserved and rehabilitated 36-unit apartment building located in 
Detroit’s Midtown neighborhood and completed in 2015. The property was originally built in 1923, 
with 56 units. The property has been operating as an apartment complex since its original 
construction. The property includes approximately 1,800 square feet of garden-level retail space.  
The project was developed in coordination with Midtown Detroit Inc. 
 
Rainer Court was the first of its kind for PK Construction, completed in 2015. The company’s past 
had been in mostly moderate rehabs of rural properties, a historic rehab in Detroit’s Midtown was 
different than the usual. Project Cost: $6.5 Million 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  













Development	Plan		 
 
PK plans to continue the engagement that AAHC has championed with the community through the 
planning, design, and construction stages of each development. Community engagement will be 
conducted through neighborhood meetings, informational question and answer sessions, and 
charrettes. PK has demonstrated that we are not only adept at listening to the needs and desires of 
the communities we work in, but we are also able to develop buildings that include components to 
address the unique needs and desires. For instance, with the Diamond Place development in Grand 
Rapids, the neighborhood was very vocal about the need for a grocery store as the site was located 
in a USDA Food Desert. The project team took that important input and was able to secure Gordon 
Food Services as the anchor tenant for their new innovative urban market format. PK also secured 
the financing needed to make this a reality by utilizing the New Markets Tax Credit and other soft 
funding sources. PK wants to ensure that the community is involved and informed in the design of 
the building, the impact of construction to the downtown, the leasing of commercial spaces, and the 
inclusion of cultural elements.  
 
The basic conceptual design will largely follow the massings provided by AAHC in the Request for 
Proposals and building designs, elevations, materials and facades will be determined through a 
collaborative effort between PK, AAHC, the project architect, and the community.  
PK’s early construction estimates are approximately $30 million per building. This amount includes 
nearly $21 million in hard construction costs, along with fully funded operating and lease-up 
reserves. This budget also includes soft costs for environmental, market studies, architecture and 
engineering, financing costs, and developer fees. See attached high-level project sources and uses 
budget for each site. 
 
PK proposes to utilize both the 4% and 9% tax credits for each building. The development timeline 
proposed by PK will be dependent upon the award of 9% tax credits. We are proposing to make 
applications these credits in consecutive tax credit funding rounds from MSHDA. Prior to applying 
for tax credits, we would seek City of Ann Arbor approval of the proposed site plan and approval of 
a payment in lieu of taxes or other form of abatement. To obtain these approvals, design and 
engineering work will be needed and so the architect and engineer will be selected and engaged as 
soon as possible after the RFP is awarded. 
 
Optimistically, the first site will be submitted for the April 2022 round, and the second in the 
October 2022 funding round. Our due diligence would take place between receipt of being awarded 
a contract by the AAHC and submitting each of the tax credit applications. Once a tax credit 
allocation is awarded for a given site, we would then make application to MSHDA for the 4% 
credits, as these awards have a rolling deadline.  
 
The combination of 4% and 9% credits for each building may seem like an unnecessary 
complication but it is vital for the competitiveness of the 9% tax credit application. One of the larger 
pointing items for the 9% evaluation is credit efficiency, which is the amount of 9% credits per 
affordable housing unit created. If 4% credits are utilized for the same development, those units can 
also be counted in the calculation, making the development far more competitive. PK received an 
award in the February 1, 2021 round for a similar structure with both 4% and 9% credits in the 
same building. Our scoring estimates utilizing the 4/9 structure put both Catherine and Main as 
scoring at the very top of the list with the other developments it would be competing with. 
 



We estimate that the delivery of final drawings and specifications, along with construction bidding 
to take approximately 180 days from receipt of a 9% tax credit award. Community engagement 
with the design may extend this timeline depending on resident feedback. It is anticipated that 
receiving MSHDA’s underwriting approval on the 4% side of the development and closing on the 
financing will take 120 days in addition to the timeline set forth above. For each building, the 
closing of financing for the 9% side and the 4% side will occur simultaneously. Therefore, the site 
that receives 9% credits in the April 2022 funding round will close in January of 2023, while the site 
receiving 9% credit in the October 2022 round will close in July 2023. This will stagger construction 
schedules to prevent any overburdening of the downtown area with construction activity and 
closures. A construction schedule of 12-15 months is anticipated from commencement to 
completion on each building.  
 
The PK team has seen success in marketing and pre-leasing efforts by building out a leasing office 
and a model unit ahead of the delivery of the remainder of the building. Providing these assets will 
allow the marketing and leasing team to get-ahead of schedule and perform 100% lease-up and 
stabilized occupancy of each building within 120 days of construction completion. As AAHC is 
slated to be the property manager we would work with them to devise a lease-up strategy that 
employs these techniques to meet our goals. 
 
With regards to the Partnership Structure, please see the above narrative under Co-Developer 
Respondent Description, the following proposed roles and responsibilities and organizational 
charts, and enclosed fee proposal. 
 
  



 



	
	
	
	
	
	
	
	
	
	
	
	
	
	
	

	
C. 	Financing	and	Affordability	

	 	



Financing	Narrative		 
 
PK proposes both 121 E Catherine and 353 S Main will be financed with allocations of Low-Income 
Housing Tax Credits from both the 9% competitive program and 4% credits paired with tax-exempt 
bonds. Each site will be split into two condominium units in order to achieve this structure. The 
condominium association would be controlled by AAHC and PK on a 50/50 basis. Based on our 
analysis of the sites, the proposed characteristics of the developments, and the competitive criteria 
for receiving 9% tax credits, the proposed projects will score among the highest of all applications 
MSHDA receives. However, the receipt of tax credits cannot be taken for granted, as the application 
and evaluation processes are both complex and frequently changing. We would work with AAHC to 
make the tax credit applications as competitive as possible so that we have a high likelihood of 
success in the first round in which we apply. 

PK also intends to utilize the DDA Housing Fund and Ann Arbor Millage Funds available for each 
site in the form of a soft loan to help finance the development. Likewise, PK would seek to use the 
funds available from the DDA to finance costs related to site infrastructure. We would also seek to 
utilize some of the Affordable Housing Millage funds to finance the provision of Tenant Services. To 
help maintain sustainable operations PK intends to apply for a Payment In Lieu of Taxes for both 
121 E Catherine and 353 S Main properties with the City of Ann Arbor.  

PK will identify the best lender and loan type for this project and may tap one of our many financing 
partners for conventional construction and permanent loans. We recently closed two loans with 
David Wilkins with Walker & Dunlop, who is one of the largest affordable housing lenders in the 
country with a strong presence in southeast Michigan. We had a good experience with W&D and 
would recommend working with them in the future if they have competitive terms. We have also 
worked with Chase Bank, Huntington Bank, Fallbrook Capital, Merchants Capital and others to 
secure this financing for similar developments. We estimate that using a HUD construction-to-
permanent loan to finance both developments will be optimal as it has a long term and a very low 
interest rate.  
 
The proposed unit mix for each building includes a minimum of half of the units (39 per building, 
78 total) at 60% AMI with rents set to 95% of LIHTC maximums. This results in net tenant rent as 
$905 for a studio, $961 for a 1-bedroom, and $1,144 for a 2-bedroom apartment home. The 
remaining half of units are proposed to be designated as voucher units with a prospective award 
from the Ann Arbor Housing Commission. These apartment homes will allow the project to collect 
income at the Fair Market Rent levels while leasing the units to residents of deeper-income targeted 
levels such as 30%, 40%, and 50% AMI.  
 
PK is the best fit as a co-developer for these sites because we are an expert on the 9% competitive 
tax credit application process. We have received twelve 9% tax credit allocations over the last ten 
years with total tax credits of over $78 million, leading to the creation or preservation of 697 
affordable apartment homes. PK is also in the process of completing the rehabilitation of 10 
Michigan properties totaling 576 apartment homes with the allocation of 4% tax credits from 
MSHDA. PK recently received an award to redevelop the Mother House at Marywood, which is 
owned by the Dominican Sisters of Grand Rapids, into affordable senior housing. We utilized the 
4% and 9% tax credit / condominium structure within the same building to receive a tax credit 
award for Marywood, which is the same structure we propose for both Catherine and Main. 



PK is directly involved in Michigan’s affordable housing policy and advocacy. Chris Potterpin is the 
President of the Michigan Housing Council and is constantly working with other affordable housing 
industry leaders and MSHDA to guide housing policy. Because of this we have a very deep 
understanding of MSHDA’s policy goals. This allows us to position a development for a high chance 
of success in a highly competitive environment. 

PK has built strong relationships with a number of tax credit investors. Cinnaire is our strongest 
partner and is a Michigan-based not-for-profit syndicator of tax credit investments who is an 
industry leader in Michigan. PK has also worked with national tax credit investment firms of Alliant, 
Aegon, WNC, and Raymond James and has a large pool of investors to draw upon. We would work 
with AAHC to select the best investor partner to meet our goals. We do not simply choose which 
investor will pay the highest price for the tax credits, as there are many non-financial 
considerations involved with having an investor partner for 15 years. We have a long-term 
philosophy with all of our business relationships and this is one of the most important relationships 
we have. 

In terms of historical RFP awards, PK was selected in competitive RFPs as a co-developer of 
affordable housing for Belknap Place in Grand Rapids by Grand Valley State University, for the 
Marywood Mother House by the Dominican Sisters of Grand Rapids, and for the former Liberty 
Hyde Bailey School by the City of East Lansing. PK has also been selected through an RFP as a 
developer partner by the Michigan State Land Bank Authority and is able to utilize their programs 
for the Ann Arbor developments as needed. Finally, PK was selected as a partner by the Charles 
Stewart Mott Foundation and Uptown Reinvestment Corporation to bring 92 units of affordable and 
market-rate housing to downtown Flint. 
  



 



 
 
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	

	
D. 	COMMUNITY	DEVELOPMENT	
AND	TENANT	SERVICES	

 
 
 
  



Community	Space	
 
At both the 121 E. Catherine and 353 S Main sites, PK envisions a multi-faceted approach to 
community space both interior and exterior.  On the interior, we plan a community room around 
1500 square feet.  This space would hold a kitchenette, library with computer access, high-speed 
internet with wifi, and gathering space that would serve both planned events and open use.  In 
addition to this space, a dedicated office for our Tenant Services partner would be provided.  On the 
exterior, we plan to provide space for patio seating. This space would also provide outdoor 
opportunities for planned events and open use. 
 
Housing	First	Prioritized	Tenant	Services		

 
PK Communities is committed to embracing a Housing First prioritized Tenant Services program 
at both 121 E. Catherine and 353 S. Main.  Housing First is based on the idea that homelessness is 
above all a housing crisis that can be addressed through the provision of safe and affordable 
housing.  Furthermore, people experiencing homelessness, regardless of their housing history and 
duration of homelessness, can achieve housing stability in permanent housing.  Some may need 
very little support while others may need more.  To provide this support, PK is in discussions with 
Avalon Housing as a possible service provider for Main (they intend to submit a proposal for 
Catherine). However, we understand that AAHC has relationships with a number of service 
providers and would like to work directly with them to find the best fit for these sites. PK 
currently works with 4 other service providers in different geographic locations to provide these 
services to our residents. 
 
As the primary service provider, the provider will be on site, in addition to being on call 24/7/365 
for acute crises. The provider will provide housing-based case management for tenants. Services 
are voluntary, flexible, client-led, and ongoing. Service interventions begin with assertive 
engagement outreach, and assistance with basic needs as we work to develop trust and supportive 
relationships. All supportive housing clients are assigned a case manager, who will complete 
comprehensive assessments and help residents identify goals and action plans with top priority 
on addressing behaviors that threaten tenancy. 
 
The provider will provide crisis response, advocacy, care coordination, transportation and more, 
working with residents in all areas of their lives to achieve health and stability for the entire 
household. This may include recovery support, safety planning, education, employment, or other 
goals. Service intensity is based on need, and typically decreases over time as residents build 
informal support networks. High needs individuals may receive multiple contacts a week in 
order to manage (or avoid) a crisis, and the provider will maintain close relationships with these 
households, able to respond as needed. Any provider who we select must place a high value on 
community building, and case managers encourage social connection and participation in 
community center activities. 
 
Once individuals have been identified, the service provider’s staff will work to engage them and 
facilitate their move-in process where they are then assigned a case manager. maintains strong 
working relationships with various local providers, health systems, shelters, and other local 
resources. As such, the provider we select must have an excellent track record of engaging and 
transitioning our population successfully into housing. 
 
Within 30 days of move in, services staff will complete a comprehensive assessment with each 



household, and link them to needed supports such as family and legal advocacy, employment, and 
education. We will also coordinate care to address physical and behavioral health needs, linking 
clients to primary care providers and assisting with navigation of mental health and substance 
abuse treatment systems. The provider must have services on call 24/7 and be able to provide 
crisis intervention as needed. Support services for tenants are not time limited and will vary in 
frequency and intensity as needed. The team is trained on and will utilize evidence-based 
practices such as motivational interviewing, assertive outreach, trauma informed care, housing 
first, and harm reduction. 
 
We would seek to find a provider who will ensure its support services teams will work closely 
to coordinate eviction prevention plans and identify accommodations that will help tenants 
achieve success. Regular meetings will be held to identify tenants who are at-risk and in need of a 
service intervention, with daily contact between services and property management should any 
issues arise. The estimated annual cost to provide these services, per site, is $75,000.  To pay for 
this program we would seek to use the City of Ann Arbor Affordable Housing Millage Funds 
outlined in the Request for Proposal.    
 
Community	Engagement	
 
PK employs a comprehensive approach to the various aspects of any given development.  Our 
methodology includes direct input from the community-at-large, local businesses, municipal staff 
and elected leaders, and neighborhood associations. The goal is to discover the project’s unique 
story so that our architect can create a development that fits that site’s particular artistic and 
cultural design needs.  Always with a human-centric focus, that design is envisioned not only in the 
here and now, but the needs of the future to ensure its function as affordable housing for the long-
term.  
 
For purposes of this proposal, we consulted the Draft 5/3/2021 City	of	Ann	Arbor	Housing	+	
Affordability	Summary	Report.	2020‐2021	Community	Engagement	Recommendations. We thank 
AAHC and SmithGroup for providing such comprehensive detail on the community’s desires.  
 
We completely understand and appreciate the strong desire for the developments to include 100% 
affordable housing and seek to provide that in perpetuity through our proposed legal structure. We 
believe the most equitable solution is for the AAHC to maintain long-term control of the property 
which is why we have proposed a land lease with the property reverting to AAHC at the end of the 
lease term. We also want to provide AAHC the flexibility to rehabilitate the property with another 
round of tax credits after the 15 year compliance period, with or without PK, by providing a buy-sell 
agreement. This is covered in more detail in our enclosed Fee Proposal. 
 
Regarding the design elements, our plan is to closely follow the community’s recommendations for 
the Catherine site with the following: 
 

 Activating ground floor with retail that complements the surrounding area and does not 
complete with adjacent businesses 

 Design the parking areas and drives with a focus on safe flow of traffic 
 Working with the general contractor to have a comprehensive parking plan during 

construction and for special events 
 Engage with the community to envision a highly-visible public art installation which pays 

homage to the site’s historical use by black-owned businesses, and commission an artist to 



create that vision for the benefit of the entire community. The installation with be at street-
level with bench seating and landscaping. 

 
For the Main site, we will also seek to follow similar recommendations. The retail space and 
pedestrian environment must be designed thoughtfully to activate this site as a gateway to the 
downtown. The residential lobby will be located off William to maximize the available storefront 
and make the area lively and inviting. There will be no parking on-site but we will have bike storage 
areas. 
	
We also would like to incorporate some resident-only outdoor space for both developments. As 
owners and managers of affordable housing we know that it is critical to have such space, especially 
in an urban environment. On the Catherine site, we believe this would be best accomplished by 
making the upper floors with a smaller footprint and setting the building back to provide a common 
patio space. For the Main site, we believe this would be best accomplished by incorporating a 
recessed balcony area on the second floor.  
 
Based on our understanding of AAHC’s policies the building will be 100% nonsmoking, which we 
fully support. All of PK’s buildings are 100% smoke free.  
 
All of the above elements are based on our understanding of the community’s desires through 
reading the SmithGroup report and speaking with some people in our network who live in Ann 
Arbor. This is, of course, a very high-level understanding and so we need to engage ourselves 
directly with the community. The intent is not to duplicate the good work that has already been 
done, but to share a more specific proposed development plan with the goal of to aligning it with 
the community’s desires to the extent practicable. 
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	



	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	

	
E. 	DESIGN	&	PERFORMANCE	

 
 
 
  



Design	Narrative	 
 
PK has long standing relationships with Integrated Architecture and Progressive AE as well as 
Pioneer Construction and Sachse Construction. PK values and strives for local participation in all its 
projects from general contractor all the way through smallest sub-contractors. PK will utilize its 
current partners for tax credit applications and pre-construction work and once an award is 
received we’ll put the project out for bid to the aforementioned partners as well as local contractors 
and architects. PK Construction Company will participate in the design process to assist in value 
engineering of the plans to save costs without sacrificing quality.  
 
The project team will engage a Certified Passive House Consultant to provide expertise in the 
Passive House Institute programs and ensure the project achieves PHIUS+, the highest green 
building certification recognized by MSHDA. PK has completed multiple new developments and 
rehabs that include on-site PV solar arrays and we will rely on our experience with these properties 
to provide on-site rooftop solar energy for both 121 E Catherine. We’ll investigate the opportunity 
for rooftop solar at 353 S Main, however due to the size of the footprint solar integration is 
challenging.  
 
The development team will continue the community and neighborhood engagement established by 
AAHC regarding the type of users for the commercial spaces. If there are any goods or services in 
demand, our goal would be to secure commercial tenants that help fill that demand and are 
complimentary to the existing businesses in the area. The first-floor commercial space will be 
financed along with the 4% tax credit financing at each site.  
 
PK is proposing to build urban, modern style buildings that fit within the fabric of the respective 
neighborhoods at both 353 S Main and 121 E Catherine. The design of the buildings will reflect a 
quality and character of urban-density, market-rate residential and mixed-use construction. We 
anticipate the façade materials of each building to include primarily brick and stone with metal and 
glass accents. Both buildings will include a ground floor residential lobby with on-site management 
and community space.  
 
353	S	Main	

At 353 S Main, PK proposes to construct a nine to ten-story structure containing 70 to 80 apartment 
homes, all of which will be affordable. Between 15-50% of which will be assisted with project-based 
vouchers dependent on need and priority of AAHC. The housing vouchers will target units to 
extremely low-income individuals and families, including those in need of supportive living options. 
The unassisted units will be available to households earning 60% or less of the Area Median 
Income. The apartment homes will include a mix of studio, one-bedroom, and two-bedroom units.  

The building at 353 S Main is proposed to have approximately 5,000 square feet of commercial 
space along with a residential lobby on the ground floor. PK will engage with the community and 
surrounding businesses to ensure that the commercial space is made available to a user that is 
complimentary to the existing businesses and a welcome addition to the Main Street corridor.  

PK proposes that this building follows the community engagement recommendations by 
incorporating pedestrian, wheelchair and bicycle amenities into the design. The proposed building 
will serve as an enhancement to the existing pedestrian and multi-modal infrastructure.  

PK recognizes 353 S Main as a gateway to downtown and thus an important landmark to preserving 
and enhancing the character of downtown Ann Arbor. PK will construct a building of thoughtful 



design and high-quality materials and will continue community engagement through the design 
process to ensure that the building character is in alignment with community desires.  

121	E	Catherine	

PK proposes to construct a five-story building at 121 E Catherine, bringing an additional 65-70 
affordable apartment homes to downtown Ann Arbor. Much like the 353 S Main building, PK is 
proposing that 15-50% of the units at 121 E Catherine are assisted with housing vouchers, allowing 
those units to be targeted for lower income families and households. The balance of the units will 
be available to households earning 60% or less of the Area Median Income. Just as with 353 S Main, 
the units at 121 E Catherine will include a mix of studio, one-bedroom, and two-bedroom 
apartment homes.  

The first floor of the proposed building will include approximately 4,000 square feet of commercial 
space, along with a residential lobby and community space. PK recognizes the historical context of 
this site and area as it was once an anchor for black-owned businesses in Ann Arbor. We would like 
to further engage with the community to appropriately incorporate an outdoor public space that 
pays homage with a locally sourced sculpture or monument honoring the history of the area. 

We also recognize the importance of this site as it relates to its proximity to the Farmer’s Market 
and the Kerry Town shops. PK will continue to engage with the community to fill the commercial 
space with uses that are complimentary to the goods and services already in proximity to the site.  

PK is proposing to construct 24 surface parking spaces at 121 E Catherine. The commercial space, 
public space, and residential lobby will be constructed within a podium along the street frontages, 
and the parking will be mostly hidden from the public realm. The proposed development will 
further reflect the community engagement recommendations by incorporating pedestrian and 
multi-modal infrastructure.  

PK intends to finalize the design of each building with a continuation of community engagement 
conducted by AAHC. We believe this will help deliver a greater context of each site and help define 
neighborhood character and how the sites will fit within that image. We believe in tailoring each 
project to the community and neighborhood they reside in and will engage in community design 
charrettes.  
 
 
Zoning	Strategy:	Site	Planning	&	Building	Massing		
 
Both buildings will be designed to fully comply with the current zoning guidelines. Our team has 
evaluated the current zoning regulations for each site and intend to design the buildings within 
those parameters and does not foresee the need for any variances. Each site is evaluated more 
thoroughly below:  
 
121	E	Catherine		
The site will contain 24 parking spaces made possible by a concrete and steel podium, designed to 
include first floor commercial space and a residential lobby along with community space for the 
residents. The building will be approximately 66,000 square feet and four stories total, leaving 
room for rooftop mechanicals and a photovoltaic solar array. 	
 
353	S	Main  
Similar to the 121 E Catherine site, PK is proposing first floor commercial and residential lobby and 
community space for residents. Because of the smaller site footprint, this building is proposed as 



approximately 63,000 square feet and nine total stories. There will be no on-site parking for this 
site and the structure will follow a high-rise style construction of concrete and steel.  
 
Site design and site planning will include bicycle and pedestrian infrastructure to enhance the 
public realm. Amenities will include at a minimum, bicycle racks, benches, and planters for street 
trees or landscaping. PK intends to both create and preserve character of downtown Ann Arbor that 
will seamlessly integrate both 121 E Catherine and 353 S Main into the larger area.  
 
Both buildings will employ many other sustainable development practices in addition to non-
motorized transportation infrastructure. As mentioned previously the buildings will be constructed 
with a PHIUS+ certification, on-site solar energy generation, and green roofs and stormwater 
diversion. 
 
 
Innovative	&	Efficient	Construction	Techniques			

 
PK will rely on our exemplary experience with the construction and delivery of several mixed-use 
and mixed-income developments as referenced throughout this proposal. Because many of our 
developments are mixed-income, PK has a unique capability of delivering affordable apartment 
homes that feel like market-rate as it pertains to design and the level of finishes. PK has employed 
‘efficiency plus’ units that qualify as a studio apartment home, however the design allows the space 
to function as a one-bedroom, bringing added efficiency to the construction budget.  

 
PK has delivered several successful and under-budget affordable, mixed-income, and mixed-use 
developments with the proposed development team for 121 E Catherine and 353 S Main. This 
familiarity will allow us to build upon our success and deliver a high quality design while remaining 
within the proposed budget and schedule parameters.  
	
 
Green	&	Sustainable	Design		
 
On each of the LIHTC projects PK has delivered, we have achieved some level of Green Certification 
through programs such as LEED, National Green Building Council, or Enterprise Green 
Communities. As mentioned previously, both buildings will seek certification under the Passive 
House Institute Plus program. This will significantly reduce the amount of energy consumption and 
tenant utility liabilities through using passive heating and cooling methods incorporated into the 
design and construction of an air-tight building envelope.   
 
PK will incorporate photo-voltaic solar panel arrays on the roof of each structure to generate 
renewable energy on site. PK will work with our architects and engineers to determine the energy 
load necessary for the fully electric structures and if needed, we will coordinate with local 
providers to purchase renewable energy in order to meet any additional demand for each building. 
If space allows, PK will seek to incorporate green roof principles in order to improve stormwater 
management for the site and reduce the heat island effects as the sites are located in the urban core 
of Ann Arbor.  
 
  



 

	
	
	
	
	
	
	
	
	
	
	
	
	

	
F. 	ATTACHMENTS		

 
 
  
















