
 
Ginosko Ecosystem: Modular Housing
Another Piece of the Housing Pie
Enhancing Communities with a Myriad of Residential Building Types
All Information Contained herein is Proprietary and Confidential Property of Ginosko Development Company
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Firm Overview
T h e  G i n o s k o  E c o s y s t e m
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F I R M  D I F F E R E N T I A T O R S

MI
4,76 UNITS

IL
444 UNITS

OH
30 UNITS

The Ginosko ecosystem of companies is currently the only vertically integrated minority-owned group in the 
country with a sole focus on affordable housing and modular manufacturing.  Development, Property Asset 
Management, and Fund Management all function within Ginosko Development Company; whereas design 
and other construction related endeavors function within Ginosko Modular and Ginosko Construction.
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Units are 
Produced Faster

Decreases “Time to Market” by 35%.1

Ø 75,000 unit affordable Housing SUPPLY 
SHORTAGE in Michigan.

Ø Decreases Neighborhood disturbances.
Ø Accelerates development processes.

More Units are 
Created Efficiently

Reduces the 
”Cost Burden” to 

Residents

Q: How Does Ginosko Modular Help Solve 
the Affordable Housing Crisis?

A:  Introduces advance manufacturing technology to the Affordable Housing Industry 

Same building costs 26% LESS!2

Ø Mitigates Seasonal work stoppages.
Ø Decreases environmental disturbance.

Cost Savings are Passed to the Renters.3

Ø Can reduce monthly rental costs by 15% in 
over 200 markets in the Midwest.

Source:
1 2022 Permanent Modular Construction Report: Modular Building Institute's Key Findings and Best Practices for Successful Modular Projects
2 Actual Project Bid Comparison.
3 CoStar
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Corporate Background
T h e  G i n o s k o  E c o s y s t e m
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MI
4,076 
UNITS

IL
444 UNITS

OH
30 UNITS

C O R P O R A T E  B A C K G R O U N D

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

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

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

Square Feet Owned 4 , 3 5 4 . 1 7 1

Properties Owned 3 9

Units Owned 4 , 6 2 5

Capitalized Value $ 5 8 7  M I L L I O N

Ginosko Development Company (GDC) is a real estate development firm specializing in quality affordable 
housing creation and preservation.

MI
4,076 
UNITS

IL
444 UNITS

OH
30 UNITS

NY
75 UNITS
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1 9 9 5

At 18 years old, Amin 
sold his house after 
mother passed away 

of cancer (Single-
Parent, Only Child)

1995 2024

2 0 0 2

Amin formed GDC 
while working as a Data Analyst 

(transitioned full-time to GDC in 2006)

2 0 0 5

Closed 1st Low-Income 
Housing Tax Credit (LIHTC) 

Deal: 175 units in Battle 
Creek, MI

2 0 0 6 - 2 0 1 0

Closed 7 Affordable 
Housing Deals: 690 Units

2 0 1 1 - 2 0 1 5

Closed 12 Affordable 
Housing Deals: 775 Units

2 0 1 6 - 2 0 2 1

Closed 9 Affordable 
Housing Deals: 1,270 Units

M A Y  9 ,  2 0 2 1

Launched 1st Institutional 
Fund (GDC Fund I, LP) with 

$40M Seed Investment 

Q 1 - 2  2 0 2 2

Closed 9 Affordable 
Housing Deals: 1,640 Units

J U N E  1 0 ,  2 0 2 2

Launched Modular 
Manufacturing Facility 

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

C O R P O R A T E  B A C K G R O U N D
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2 0 2 3

Closed 2 Affordable 
Housing Deals & secured 

large Housing Commission 
Project

Q 1  2 0 2 4

Closed 4 Affordable 
Housing Modular 

Manufacturing Deals: 
150 Units 
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What is Affordable Housing?
T h e  G i n o s k o  E c o s y s t e m
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METHODS TO ACHIEVE AFFORDABLE HOUSING

Naturally Occurring 
Affordable Housing

(NOAH)

- Housing costs for a 
family making 80% of 
Area Median Income 
(AMI) does not exceed 
30% of their gross 
income.
- Tends to happen in 
markets where:
-- Salaries exceeds 
housing costs by 333%.
-- Housing Supply meets 
(or exceeds) Demand.

 

Project Based Section 8

- The federal 
government simply 
pays the landlord 
rent equal to the 
difference between 
market rents and 30% 
of the low-income 
occupant’s gross 
income.

Housing Choice Voucher 
Program 

-The federal 
government gives a 
“coupon” to the 
low-income occupant 
who finds their own 
housing in private 
homes and apartment 
buildings.

 - That “coupon” pays 
the difference between 
market rents and 30% 
of the occupant’s  gross 
income.

Low-Income Housing Tax 
Credits

(LIHTC)

- The federal 
government essentially 
provides the equity 
to a landlord for the 
development of a low-
income apartment 
community.

- The landlord promises 
to keep the rents low 
enough (for at least 15 
years) so that a low-
income family is not 
paying more than 30% 
of their gross income.

Public Housing

(Multi-Family)

- The federal 
government pays the 
operating 
expenses of an 
apartment community 
that is owned by a local 
quasi-governmental 
entity. 
 - The apartment 
community then has 
the ability to lease 
units to low-income 
occupants for 30% of 
their gross income.

Rental Assistance 
Demonstration

(RAD)

- The federal 
government 
converts the 
operating expenses of 
an apartment 
community that is 
owned by a local quasi-
governmental entity 
into rental revenue.
 - This allows the quasi-
governmental entity 
along with a traditional 
landlord to obtain a 
mortgage (and LIHTC’s) 
to renovate the 
functionally obsolete 
apartment community 
on behalf of low-
income occupants.

Affordable Housing is generally defined as housing on which the occupant is paying no more 
than 30% of gross income for housing costs, including utilities.1

• An occupant is considered “low-income” if they make less than 80% (and in some programs 60%) of an Area’s Median Income (AMI).
• An occupant is considered “Cost Burdened” when they pay more than 30% of their gross income on housing costs including utilities.

Source:
1 HUD.gov
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Source:
1 Michigan Statewide Housing Plan & United for ALICE and Michigan Association of United Ways, ALICE in Michigan: A Financial Hardship Study, 2021, https://static1.squarespace.com/static/52fbd39ce4b060243dd722d8/t/6058ddc11252e23b5e62146b/1616436677469/2021ALICEReport_MI_FINAL-3-15-21.pdf/.
2 lbid.
3 Housing Crisis Solution Coalition (HCSC), 2021: NLIHC tabulations of 2020 5-Year ACS PUMS.
4 MSHDA FOIA Data (1/18/22 and 7/1/222 Supplemental 9% LIHTC Funding Rounds)

Currently, the State of Michigan’s Affordable Housing ecosystem lacks the  
appropriate funding to address current demand.

For every 100 Renter Households in Michigan:3

• There are only:
• 36 affordable and available units for 30% AMI Households.
• 68 affordable and available units for 50% AMI Households.

In 49 of Michigan’s 83 counties, residents spend more 
than 57% of their income on housing and 
transportation. 2

48% of Michigan Renters pay too much for housing 
(Cost Burdened) and 28% of Michigan Renters 
reported extremely low incomes in 2019.1 Worse 
now.

Without other resources, MSHDA’s only plausible solution was 
to:”4

• Borrow 9% LIHTC’s from future years to pay for “Today’s 
Pandemic Related Cost Crisis”

Ginosko Modular’s Specific Target Market:
Ginosko Modular primarily focuses its new construction efforts on the Low to Moderate Income Housing.
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Source:
1 National Low Income Housing Coalition – Out of Reach, 2022
2 Housing Crisis Solution Coalition (HCSC), 2021: NLIHC tabulations of 2020 5-Year ACS PUMS

G I N O S K O  M O D U L A R

Ginosko Modular| 11



G I N O S K O  M O D U L A R 12G I N O S K O  M O D U L A R

“We need to 
build an average 
of 328,000 new 
apartments per 
year at a variety 

of price points to 
keep up with 

demand.”

328,000 Units
Per Year

Housing Coalition 
Solutions
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Source:
1 Imagining construction’s digital future (https://www.mckinsey.com/capabilities/operations/our-insights/imagining-constructions-digital-future)

G I N O S K O  M O D U L A R
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Why?

Labyrinth of Data Architecture
• From spreadsheets, to data warehouse to 

data lakes, built on top of asset-, contractor-, 
project- and portfolio-management systems, 
overlaid by payroll, insurance claims, audit 
logs, and more.

Siloed Sourcing
• Siloed design, sourcing, procurement, 

labor, and warehousing teams, without 
cross-functional visibility into project 
planning

Thousands of Raw Materials
• Each subject to supply chain 

disruptions, shortages, and delays.

Conflicting Crew Schedules
• The need to balance these raw 

materials against hundreds of 
conflicting crew schedules, which 
in turn are complicated by labor 
shortages

Construction Projects are typically finished 20% later than scheduled, at 80% over budget.1. The 
reasons for these delays and increased costs include:

Fragmented Landscape of 
Contractors
• With a complex web of contracts and 

negotiations.

Highly Complex 
Project Plans
• A competing portfolio of built assets, 

each with highly complex project 
plans, each subject to delays that 
hinder work orders
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What is Modular 
Manufacturing?

T h e  G i n o s k o  E c o s y s t e m
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Ginosko Modular Produces:
ü Standardized modules (”Lego Blocks”) of an apartment building in an off-site factory located in Romulus, Michigan. 
ü Connects those Lego Blocks on-site at a final destination.  
ü A different and more efficient process to assemble the materials and components of a building.  When implemented 

effectively this approach has been shown to result in a higher-quality building, delivered in a shorter time frame, with 
more predictable costs, and fewer environmental impacts.

G I N O S K O  M O D U L A R
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1. 2.

3. 4.

Design approval by the end-user and any 
regulating authorities.

Assembly of Modular components in a controlled 
environment.

Transportation of modules to a final destination. “Button-Up” of modular units to form a finished 
building.

G I N O S K O  M O D U L A R

Ginosko Ecosystem| 16



P r o j e c t  A p p r o a c h

GDC utilizes a methodical proprietary data-driven approach to assess, plan and execute its projects:
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P r o j e c t  A p p r o a c h

GDC utilizes a methodical proprietary data-driven approach to assess, plan and execute its projects:
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G I N O S K O  M O D U L A R
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The Solutions
“Ah-Ha” Moments for Modular Manufacturing!

Time Savings:
1. In Michigan, modules are approved at the State Level.
• Once modules are approved, all building configurations are approved.

2. Design Savings in terms of not needing variances to zoning and setback waivers.
3. Decreases construction interest savings
4. Terms in your Operating Agreement get better:
• Deliver Credits faster

• Mitigates your risk on a downward adjuster
• Increases you chances to receive a timing upward adjustment

Construction Cost Savings:
1. Level of Design 450 Savings
2. Less Internal Construction Contingency Fluff
3. Avoid Davis Bacon wages on over 50% of construction costs

Other Unique Opportunities:
1. Opens the door to other gap dollars as you build to Zero-Emission standards, which is easier for a 

Modular Manufacturer to do.
2. Take those construction cost savings and pass it onto the residents, which lower vacancy rates and 

increases you cash flow.

F I R M  D I F F E R E N T I A T O R S
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Appendix
T h e  G i n o s k o  E c o s y s t e m

Ginosko Ecosystem| 21



A P P E N D I X

Renderings of Ginosko 
Modular Buildings

T h e  G i n o s k o  E c o s y s t e m
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A P P E N D I X
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A P P E N D I X
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A P P E N D I X
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A P P E N D I X
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A P P E N D I X
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A P P E N D I X
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A P P E N D I X
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A P P E N D I X
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A P P E N D I X
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A P P E N D I X
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Units are 
Produced Faster

Decreases “Time to Market” by 35%.1

Ø 75,000 unit affordable Housing SUPPLY 
SHORTAGE in Michigan.

Ø Decreases Neighborhood disturbances.
Ø Accelerates development processes.

More Units are 
Created Efficiently

Reduces the 
”Cost Burden” to 

Residents

Q: How Does Ginosko Modular Help Solve 
the Affordable Housing Crisis?

A:  Introduces advance manufacturing technology to the Affordable Housing Industry 

Same building costs 26% LESS!2

Ø Mitigates Seasonal work stoppages.
Ø Decreases environmental disturbance.

Cost Savings are Passed to the Renters.3

Ø Can reduce monthly rental costs by 15% in 
over 200 markets in the Midwest.

Source:
1 2022 Permanent Modular Construction Report: Modular Building Institute's Key Findings and Best Practices for Successful Modular Projects
2 Actual Project Bid Comparison.
3 CoStar
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16900 Wahrman Road | Romulus, MI 48174 | 248.513.4900 | GinoskoModular.com


