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Ann Arbor, Michigan

Arbor South
3D VIEW 3 _EAST

AFFORDABLE HOUSING



To: Jennifer Hall, Ann Arbor Housing Commission 
From: Jeff Hauptman, Eisenhower State Land Development Company, LLC 
Date: April 16, 2024 
RE: Affordable housing joint venture at Arbor South 
 
 
Through a strategic joint-venture, we will provide roughly 200 units of 60% AMI housing.  
 
The Plan 
The joint venture (the “JV”) will develop an approximately six-story, 200-unit apartment building for 
tenants earning less than 60% of the area median income (the “Asset”). The JV will acquire 
approximately one acre of land (the “Land”) within Arbor South, the TC1 zoned development bordered 
by South State, East Eisenhower, and Boardwalk.  
 
Oxford Companies and CIG, owners of 777 East Eisenhower and 789 East Eisenhower respec�vely, have 
partnered with Crawford Hoying of Dublin, Ohio, to redevelop the site (hereina�er collec�vely known as 
the “Developer”). The Developer is willing to contribute the Land as equity into the JV at an agreed 
value, and the Ann Arbor Housing Commission (the “AAHC”) will contribute the remaining equity 
necessary while the JV seeks debt financing for the balance of the capital needed to design, develop, 
and construct the Asset. 
 
Financing/Capital Needs 
The investment by the AAHC will be approximately $10,500,000 of net proceeds to the Asset (“AAHC 
Investment”), to be sourced by the AAHC through a revenue bond issuance where the primary pledged 
revenue stream is the Affordable Housing Millage (the “AAHC Bonds”).  The Developer will be 
responsible for any cost overruns rela�ng to construc�on of the Asset. 

 
The return (“AAHC Accrual”) on the AAHC Investment will be �ed to the yield on the AAHC Bonds so that 
the AAHC Accrual will fully fund any interest cost borne by the AAHC on the AAHC Bonds. The Developer 
acknowledges that AAHC Accrual will need to be sufficient to cover the costs of issuance and servicing 
costs allocable to the AAHC Bonds.  
 
The value of the Land will be approximately $3MM for approximately one acre which will be contributed 
to the JV (the “Developer’s Contribu�on”). The value of the Developer’s Contribu�on will be adjusted at 
the closing to reflect the value of the Land as approved by the senior lender for the Asset. 
 
On an annual basis, net cash flow from the opera�ons of the Asset will first be distributed to the AAHC 
un�l the unpaid AAHC Accrual has been reduced to zero. Net cash flow in excess of the unpaid AAHC 
Accrual shall be distributed to the Developer un�l the Developer’s Contribu�on has been reduced to 
zero. A�er the Developer’s Contribu�on has been reduced to zero, addi�onal net cash flow will be 
distributed 50% to the AAHC and 50% to the Developer un�l the cumula�ve amount of distribu�ons to 
the AAHC equals the AAHC Investment. Therea�er, net cash flow will be distributed 90% to Developer 
and 10% to the AAHC.  The par�es will mutually agree upon a funding source for capital expenditure 
reserves for the Asset.   
 
The Asset will remain affordable for a period of thirty (30) years, throughout the term of the JV. 
 



The AAHC may purchase the Developer’s interest in the project at any �me for an amount equal to two 
�mes the Developer’s Contribu�on adjusted for infla�on based upon the CPI history from the date of 
the Developer’s Contribu�on, provided that AAHC will also cause the project to agree to a set of 
covenants and deed restric�ons requiring the property to be maintained in accordance with the 
standards applicable to the adjacent mixed use development managed by affiliates of the Developer. 
 
So long as the Asset remains affordable for the 30-year period described above, the Developer may 
purchase the AAHC’s interest in the project for an amount equal to the unreturned por�on of the 
AAHC’s Investment. To clarify, even if the Developer becomes 100% owner of the Asset, the Asset shall 
remain affordable for the thirty-year dura�on. 
 
To improve the viability of the development, AAHC will cooperate with the Developer in its discussions 
and applica�on with the Ann Arbor City Council for PILOT program applicable to affordable housing such 
that the housing por�on of the Asset would only incur $1.00/unit/year in property taxes. This should 
include all ameni�es related to the housing. 
 
The Asset 
Developer intends to construct a mixed-use building with ground floor retain and approximately 200 
housing units which will be priced at 60% of AMI.  
 
Management 
The development will be managed by Oxford Property Management, one of the largest residen�al and 
commercial property managers in Ann Arbor.  
 
The terms of this Leter of Intent are not intended to be binding on Developer or AAHC and the above-
referenced transac�on and any and all rights and obliga�ons of Developer and AAHC are subject to the 
nego�a�on and full execu�on of a mutually acceptable agreement governing the JV and the Asset. 
 
  
    

Eisenhower State Land Development Company, 
LLC  
 
By: ___________________________ 
Name:               
Its:              

Ann Arbor Housing Development Corpora�on 
 
 
By: ___________________________ 
Name:               
Its:      

 







RESOLUTION 24-9 AAHDC  
 
 
Resolution to Adopt the FY25 Budget 

 
The Ann Arbor Housing Development Corporation has a July 1 to June 30 fiscal year.  
 
The primary sources of revenue in FY25 are from City Affordable Housing Millage funds 
($6,906,883), County Mental Health Millage rebate ($1,128,309), HUD EDI grant 
($1,000,000), Marijuana Rebate funds ($885,000 guestimate as City Council to approve 
May 20th), DDA ($800,000 guestimate to be approved after RFP response received) and 
MSHDA grant ($800,000).  
 
The AAHDC loaned a variety of funds to its Low-Income Housing Tax Credit properties 
(Maple Tower, River Run, West Arbor and Swift Lane). These loans are paid back only if 
there is net cash-flow at the end of the fiscal year. For FY25, it is estimated that the total 
net cash flow will be $50,000 and it is buried in several line items. The budget shows a 
revenue of $450,000 as loan interest payments, and expenses of $400,000 bad debt 
recovery. On paper, we have to record $450,000 in loan interest payments based on the 
amortization schedule, but the AAHDC is only paid the amount available each year from 
cash-flow. Since we are estimating that the cash-flow payment will be $50,000 and not 
$450,000, that leaves $400,000 in bad debt. This is ok and was purposely underwritten 
this way.  

 
Projected expenditures includes administrative costs such as audit fees, building 
expenses and miscellaneous board and staffing expenses. The largest expenses are 
capital expenditures and tenant service expenditures related to the millages and other 
grants. These are primarily pass-through expenditures to contractors.  
 
The City has agreed to paying the AAHC directly for staff time and operating costs that 
are directly related to administering the Affordable Housing Millage. Staff are now 
tracking their time to charge millage-related work to the millage and these revenues and 
expenses are included in the City’s financial statements, not the AAHDC.  

 
WHEREAS, The Ann Arbor Housing Development Corporation at its annual meeting must 
adopt a budget for FY25; and 

 
NOW THEREFORE BE IT RESOLVED THAT, that the Ann Arbor Housing Development 
Corporation Board adopts the proposed FY25 budget. 
 

 



Total Subtotals
 FY25 Proposed 

Budget 

TENANT INCOME
3110-00-000 Tenant Rent 9,600                

Tenant Rent 9,600               

 GRANT INCOME
3415-00-000 Other Government Grants 4,808,122                     1,980,000 
3415-11-000 City General Fund Revenue (929,733)                                    -   
3415-15-000 DDA Revenue 473,092              800,000        
3418-00-000 Grant Revenue 150,000                                     -   

Other Grants 2,780,000         

MILLAGE INCOME
3651-01-000           Affordable Housing Millage Revenue 12,294,793          6,906,883          
3651-02-000           Mental Health Millage Revenue 2,101,904           1,128,309          

Millage Income 8,035,192         

OTHER REVENUE
3610-00-000 Investment Income - Unrestricted 16,202                150,000           
3612-00-000 Loan Interest Revenue 392,938              450,000           
3650-00-000 Miscellaneous Other Income (2,346,718)          -                   
3650-00-000 Misc Income 22,200              
3651-03-000           Marijuana Rebate Fund Revenue 778,083              885,000            
3670-01-000  Donations 500                    -                   
3680-00-000           Developer Fees 250,000              150,000            

Other Revenue 1,657,200         

3999-00-000  TOTAL INCOME 12,481,992    12,481,992     

4000-00-000  EXPENSES

4100-99-000      Administrative Salaries
4110-00-000           Administrative Salaries 6,502                  7,192               
4110-50-000           Contract Employees-Admin 19,431                44,216             
4110-51-000           Contract Employees-Admin-OT
4110-60-000           Contract-Property Management 12,669                9,036               
4110-61-000           Contract Property Management-OT 129                    
4110-11-000           Temporary Help
4110-99-000      Total Administrative Salaries 38,731                60,444             

4140-00-000           Staff Training 2,162                  2,400               
4171-00-000           Auditing Fees 1,835                  2,000               
4182-00-000           Consultants 96,533                48,000             
4184-00-000      Contractor Expense - Admin 84,145                82,500             

ANN ARBOR HOUSING DEVELOPMENT CORP (aahdc)

Statement (12 months)
Period = Mar 2023-Feb 2024

Book = Accrual ; Tree = ysi_is



4190-01-000           Membership and Fees 45                      
4190-03-000           Advertising 361                    
4190-04-000           Office Supplies 181                    240                  
4190-20-000           Bank Fees 189                    1,200               
4190-22-000           Other Misc Admin Expenses 6,886                  30,000             
4191-00-000      Total Miscellaneous Admin Expenses 7,663                  
4199-00-000 Total Other Admin 231,069              166,340            

4200-00-000  TENANT SERVICES
4220-00-000      Resident Council -                     2,500               
4220-01-000      Other Tenant Svcs. 602,024              
4220-02-000      Tenant Services Support 2,345,674           2,951,799        
4230-01-000      Tenant Relocation 1,200                  -                   
4230-15-000      Sr Nutrition Program Expenses -                     -                   
4299-00-000 Total Tenant Services 2,948,898           2,954,299         

4310-00-000      Water 684                    4,800                  

4320-00-000      Electricity 1,292                  6,335                
4330-00-000      Gas 374                    4,000                
4399-00-000 Total Utilities 2,349                  15,135             

4410-50-000           Contract Employees Maintenance 6,580                  4,310               
4410-51-000           Contract Employees-Maint-OT 35                      

Total Maintenance Salary & Benefits 4,310               

4416-00-000      Contractor Expense - Maintenance 11,461                32,500             
4420-15-000           Locks & Keys 41                      
4430-06-000           Electrical Contract Costs 3,819                  
4430-09-000           Grounds Contract Costs 2,500                  
4430-29-000           Snow Removal Contract 10,000                
4430-32-000 Misc Other Contract Costs 385                    
4499-00-000 Total Maintenance Building 34,820                32,500             

4500-00-000  GENERAL EXPENSES
4510-00-000      Property Insurance 1,278                  
4510-20-000      Liability Insurance 1,904                  2,094               
4521-00-000      Misc. Taxes/Liscenses/Insurance 20                      40                     
4540-00-000      Affiliated Entities Support 41,394                
4570-01-000      Bad Debt Recovery 1,634,247           400,000           

Total Insurance/Other Expenses 402,134            

4525-00-001      Development Expense - General 4,195,325           8,668,639        
4525-00-002      Development Expense - Maple Tower 22,841                
4525-00-003      Development Expense - River Run 372,665              
4525-00-004      Development Expense - West Arbor 195                    
4525-00-005      Development Expense - Swift Lane 255,644              
4525-00-006      Development Expense - Colonial Oaks 119,258              
4525-00-007      Development Expense - Lurie Terrace 20,195                



4525-00-009      Development Expense - 121 Catherine 913,531              
4525-00-010      Development Expense - 350 S. Fifth Ave 80,970                
4599-00-000 Total Development Expense 7,659,466           8,668,639       

5000-00-000  NON-OPERATING ITEMS
5100-03-000      Depreciation -Furn,Equip,Machinery-Admin. 17,710                
5210-00-000      Operating Transfers OUT (2,353,007)          
5999-00-000  TOTAL NON-OPERATING ITEMS (2,335,298)          -                  

8000-00-000  TOTAL EXPENSES 8,541,304           12,303,801       12,303,801       

9000-00-000  NET INCOME 9,447,880           178,191          178,191           

Net Income w/o Non Operating Expenses (11,783,177)          178,191            8,846,830          
Net Operating Income from Summary 178,191            

Variance -                   



R-24-10 

Resolution to approve a tenant services contracts with Peace Neighborhood 
Center, SOS, Community Action Network, Avalon Housing, Huron Valley PACE, 

and Ozone House for FY25 

 
During the City’s annual budget process, the City budgets and allocates 40% of the 
County Mental Health Millage rebate and most of the Affordable Housing Millage to the 
Ann Arbor Housing Development Corporation. AAHDC millage funding commitments 
are subject to funding allocations from the City of Ann Arbor.  

Six non-profit services providers currently provide direct services to Ann Arbor Housing 
Commission residents and voucher participants (Peace Neighborhood Center, SOS, 
Community Action Network, Avalon Housing, Huron Valley PACE, and Ozone House). 
This work is necessary to increase housing stability, increase family health and increase 
financial independence. Funding these services is critical for the AAHC to provide 
housing to low-income households, including but not exclusively: 

• Mental Health Support 
• Medical Care 
• Substance Abuse Recovery Support 
• Domestic Violence 
• Conflict Resolution 
• Parenting and Child Welfare 
• Youth and Community Center Programs  
• Education and Employment Support 
• Coordination of Entitlements 
• Money Management and Financial Literacy 
• Assistance with Basic Needs 
• Legal Services 
• Child Care 
• Transportation 
• Security 
• Household Maintenance and Activities of Daily Living 
• Connections to Mainstream Services and Community Resources 
• Tenancy Problems and Lease Violations 
• Guest Monitoring and Support 
• Meet regularly with property manager to address problems and 

coordinate plans  
• Review and evaluate program outcomes and monthly/quarterly reports 
• Ensure tenant targeting commitments are maintained at turnover 

through coordination  
with HAWC for tenant selection     

• Develop budget and identify resources for ongoing funding for tenant 



programs 
 

Attached is the funding chart and formula for funding each agency. The entire County 
Mental Health millage received by the AAHDC is contracted with local nonprofits, 
however since it is insufficient to cover all of the contracts, the Affordable Housing 
millage provides the balance of the funding. The Affordable Housing Millage can only be 
used to provide services funding to properties that had capital investments through the 
millage. Miller Manor, Lurie Terrace and Siller Terrace all utilized Affordable Housing 
Millage funds for development projects and therefore the services provided at these 
properties by Avalon, Huron Valley PACE and Peace are eligible. The AAHDC 
purchasing policy does not require a competitive bidding process for tenant services 
contracts. However, the AAHDC board must approve contracts over $250,000.00. 

RESOLVED, That the Ann Arbor Housing Development Corporation board appropriate 
money from the FY25 County Mental Health Millage budget, Affordable Housing 
Millage, and Swift Lane services fund to the following with funds available until 
expended without regard to fiscal year. 

• Avalon    $562,000  
• Peace    $365,000  
• CAN     $250,000  
• Huron Valley PACE   $86,600  
• Ozone    $32,000  
• SOS    $90,000 

 
 
 
 
 
 

 



Contracts with Service Providers for AAHC properties and Voucher programs FY25 (July 2024 to June 2025)
Primarily County Mental Health Millage

$2,000 /unit subsidized housing staff on-site office
as of 4. 2024 $1,000 /unit subsidized housing staff off-site office
property information $100 /unit unsubsidized on-site

$2,000 /unit homeless service provider, in addition to on-site staff (can be same or different provider)
Primary Site provider + homeless service provider can be the same or a different provider

Agency Property Primary On-site Primary Off-Site Homeless Total Funding
Avalon Miller 106 0 59 $330,000
Avalon State Crossing 28 0 21 $98,000
Avalon West Arbor 26 0 18 $88,000
Avalon GBC 0 0 0 $0
Avalon Seventh 0 1 1 $3,000
Avalon Baker 0 0 0 $0
Avalon Maple Meadows 0 0 0 $0
Avalon Main 0 6 3 $12,000
Avalon Broadway 0 19 6 $31,000
Total Units Total Units 160 26 108 $562,000

Agency Property Primary On-site Primary Off-Site Homeless Total Funding
Peace Baker 64 0 30 $188,000
Peace Maple Meadows 29 0 17 $92,000
Peace West Arbor 26 0 0 $52,000
Peace Hillside Manor 0 6 0 $6,000
Peace Siller Terrace 0 16 1 $18,000
Peace S. Seventh 0 7 0 $7,000
Peace W. Washington 0 2 0 $2,000

Total Units 119 31 48 $365,000

Agency Property Primary On-site Primary Off-Site Homeless 
CAN Hikone 29 0 7 $72,000
CAN Green- Baxter 23 0 6 $58,000
CAN Creekside Court 32 0 22 $108,000
CAN Upper Platt 0 5 2 $9,000
CAN Oakwood 0 3 0 $3,000

Total Units 84 8 37 $250,000

Agency Property Subsidized Market Rate Homeless Funding
Huron Valley PACE Lurie Terrace 30 106 8 $86,600
Total Units 30 106 8 $86,600

Agency Property FUP Voucher Homeless 
Ozone Hikone 0 0 $0
Ozone vacant set-aside 0 3 $6,000
Ozone Miller 0 1 $2,000
Ozone $3K/voucher 8 0 $24,000
Total Units 8 4 $32,000

Agency Voucher Program Participants Eviction Prevention
SOS $1K/voucher 90 $90,000
Total Units 90 $90,000

Homeless 205

Mental Health Millage $1,128,309
  Affordable Housing Millage $242,291
Swift Lane Services Fund $15,000
TOTAL FY25 FUNDING $1,385,600

PNC Siller Terrace $18,000

Huron Valley PACE Lurie $50,000

Avalon Miller Manor $174,291

Affordable Housing Millage $242,291



Resolution 24-11 
 
Resolution to Approve the First Amendment to the Ann Arbor Affordable Housing 
Millage Fund Grant Agreement Between the City of Ann Arbor, the Ann Arbor 
Housing Commission, and the Ann Arbor Housing Development Corporation 
 
Attached for your consideration is a resolution authorizing the First Amendment to the 
Ann Arbor Affordable Housing Millage Grant Agreement with the Ann Arbor Housing 
Commission (“AAHC” or Commission”), and the Ann Arbor Housing Development 
Corporation (AAHDC”), a Michigan non-profit corporation, whose sole member is the 
Commission (the “Grant Agreement Amendment”). 
 
On November 3, 2020, the voters of the City approved a millage to annually levy a tax 
of up to one mill on all taxable real and personal property in the City for the purpose of 
building, maintaining, and acquiring new affordable housing units (“Millage”).  Revenues 
from the Millage are included in the annual budget within the AAHC’s budget.  The 
annual budget includes staffing costs, IT costs, affordable housing expenditures and 
affordable housing services. 
 
On June 20, 2023, City Council approved the original Ann Arbor Affordable Housing 
Millage Grant Agreement (“Grant Agreement”), #R-23-207, which annually grants to the 
AAHDC the revenue from the Millage, subject to annual appropriations, less the 
annually budgeted expenses allocated to fund staff time spent working on affordable 
housing-millage related activities, and the administrative operating costs related to 
Millage-funded projects.   In addition, the Grant Agreement outlines the roles and 
responsibilities of administration of the Millage, including compliance with the City 
Charter, Section 8.25. 
 
On May 20, 2024, City Council approved the Resolution Authorizing Issuance of 2024 
Capital Improvement Bonds for the 121 Catherine Street Affordable Housing 
Development is also on the agenda for City Council’s consideration.  The Grant 
Agreement Amendment is necessary in that it permits the City to retain the necessary 
funds from the grant to pay the debt service on the 2024 Capital Improvement Bonds 
issued for the 121 Catherine Street project and on any additional Bonds that may be 
issued by the City on behalf of the AAHC or AAHDC. 
 
Whereas, Since FY22, the Ann Arbor Housing Commission (AAHC) has been 
administering the City’s Affordable Housing Millage through the Ann Arbor Housing 
Development Corporation (AAHDC), a Michigan non-profit whose sole member is the 
AAHC; 
 
Whereas, On June 20, 2023 City Council approved the Ann Arbor Affordable Housing 
Millage Fund Grant Agreement between the City of Ann Arbor, the Ann Arbor Housing 
Commission, and the Ann Arbor Housing Development Corporation via #R-23-207; 
 
Whereas, The Grant Agreement granted the Millage to the AAHDC, based on an annual 



appropriation less the annually budgeted expenses allocated to fund staff time spent 
working on affordable housing-millage related activities, and the administrative 
operating costs related to Millage-funded projects; 
 
Whereas, City Council approved the Resolution Authorizing Issuance of 2024 Capital 
Improvement Bonds for the 121 Catherine Street Affordable Housing Development; and 
 
Whereas, The Grant Agreement Amendment permits the City to retain the necessary 
funds from the grant to pay the debt service on the 2024 Capital Improvement Bonds 
issued for the 121 Catherine Street project and any additional Bonds issued by the City 
on behalf of the AAHC or AAHDC; 
 
RESOLVED, That the Ann Arbor Housing Development Corporation approve the First 
Amendment to the Ann Arbor Affordable Housing Millage Fund Grant Agreement 
between the City of Ann Arbor, the Ann Arbor Housing Commission, and the Ann Arbor 
Housing Development Corporation; 
 
RESOLVED, That the Secretary-Treasurer be authorized and directed to execute the 
Grant Agreement Amendment, consistent with this resolution; and 
 
RESOLVED, That the Secretary-Treasurer be authorized to take any necessary action 
to implement this resolution. 
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FIRST AMENDMENT TO THE 
ANN ARBOR AFFORDABLE HOUSING MILLAGE FUND  

GRANT AGREEMENT  
BETWEEN THE CITY OF ANN ARBOR,  

THE ANN ARBOR HOUSING COMMISSSION, AND  
THE ANN ARBOR HOUSING DEVELOPMENT CORPORATION  

 
This First Amendment to the Affordable Housing Millage Fund Grant Agreement (“Amendment”), is entered 

into this _______ of __________, 2024, between the City of Ann Arbor, a Michigan municipal corporation, whose 
address is 301 E. Huron Street, Ann Arbor, Michigan 48103 (“City”), the Ann Arbor Housing Commission, a 
Michigan public body corporate, with offices at 2000 S. Industrial Hwy., Michigan 48104 (the “Commission”) and the 
Ann Arbor Housing Development Corporation, a Michigan non-profit corporation (“AAHDC” or “Grantee”) 
(individually “Party” and collectively the “Parties”). 
 
 
The Parties agree that paragraph 1 of the original Grant Agreement is replaced in its entirety with the following, to 
permit the City to withhold from the Grant those funds required for payment of debt service on bonds issued by the 
City on behalf of the AAHC/AAHDC. The new language is underlined: 

1. GRANT.  City agrees to grant the Millage funds to the AAHDC, less any  expenses to pay debt 
service on bonds issued by the City on behalf of the AAHC or AAHDC, to fund the staff salaries and benefits for 
those City employees working for the Commission, who are assigned to implement the Millage, working full-time 
on eligible affordable housing development projects, other staff time spent working on affordable housing-millage 
related activities, and the administrative operating costs related to Millage-funded projects, including but not 
limited to insurance premiums, municipal service charges and IT charges for purposes specified herein, plus a fifty 
percent (50%) contingency of the total budgeted salaries, benefits, and administrative operating costs for 
unbudgeted items that may occur, including but not limited to, pay raises, severance payments, and any additional 
administrative operating costs related to the Millage (the “Grant”). After the close of each fiscal year, the City may 
disburse to the AAHDC any unspent contingency funds related to salaries, benefits, administrative operating costs. 
 Should the costs incurred by the City for salaries, benefits, operating costs, and contingency funds exceed the 
amount retained by the City in any fiscal year, the AAHDC shall reimburse the City for these costs.  Grant 
payments will be made from the Millage subject to annual appropriations and may vary from year to year.  

 
Signatures appear on the following pages. 
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FOR THE CITY OF ANN ARBOR 

 

By _________________________________ 
Christopher Taylor, Mayor 

By ________________________________ 
Jacqueline Beaudry, City Clerk 

This ___ day of __________, 2023 

 

Approved as to substance: 

 

By ________________________________ 
Milton Dohoney Jr., City Administrator 

By __________________________________ 
Marti Praschan, Chief Financial Officer 

 

Approved as to form and content: 

 

By _________________________________ 
Atleen Kaur, City Attorney 
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FOR THE ANN ARBOR HOUSING COMMISSION 

 

By: _________________________________ 
Jennifer Hall 
Executive Director  

FOR THE ANN ARBOR HOUSING DEVELOPMENT CORPORATION 

 
 
By: _________________________________ 

Jennifer Hall 
Executive Director, Ann Arbor Housing Commission, Its Sole Member  
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