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History of EBALDC

• Asian Resource Center



In 1976, EBALDC acquired and renovated an 
underutilized warehouse in Oakland Chinatown, 
which became the Asian Resource Center; a multi-
service center to house local social services and 
businesses. 
This 1924 building is home to various non-profit 
agencies, retail businesses, medical facilities, and an 
art gallery. 
The Asian Resource Center Art Gallery is located in 
the ground floor lobby and is open to the public as 
a purpose of highlighting local artists and to 
promote cross-cultural exchange through art, 
culture and educational projects.



78% of the 48,680 square foot building is occupied by nonprofit 
organizations and is exempt from property tax. 

The property has no debt, and it generated $120,600 of net 
income in 2015.



Swan’s Market



Swan’s Market was built in several stages from 1917 –
1940 and encompasses an entire city block in the Old 
Oakland neighborhood. Swan's Market was a major 
shopping destination for all of the East Bay for over 60 
years and remains an important downtown landmark.

The renovation of this historic downtown Oakland 
complex includes a new fresh food market hall, 
restaurants, street oriented retail, commercial office 
space, 20 market-rate cohousing condominiums, and 18 
affordable rental apartments.



The 60,000 sq. ft. market includes restaurants, a butcher 
shop, a fish market, various retails stores, and both for-
profit and non-profit office space. There is a farmers market 
adjacent to the market on Fridays. 

The project was re-financed and rehabilitated with New 
Market Tax Credits in 2013, and reached 100% occupancy in 
March 2016

During 2016, the market is scheduled to generate net 
income of $99,000 with $64,000 of cash flow after reserve 
deposits.



Preservation Park







Preservation Park is a Victorian neighborhood in downtown 
Oakland that is a unique collection of historic residences 
transformed into the City’s most innovative workplace and event 
center.

Five of the sixteen buildings are original to the site, and the 
other 11 were relocated there when the 980 Freeway was built. 

In 2005, EBALDC became part of a partnership with the tenants 
at the park, and New Market Tax Credits were used to 
rehabilitate the buildings.  



Total Commercial Portfolio

Total square feet:  293,500

Total projected cash flow for 2016: 

$757,340



EBALDC’s Commercial Planning Goal 

• Make our commercial portfolio more 
intentional and more mission aligned

• Fits with our Healthy Neighborhood initiative

• What business contribute to the health and 
well being of our neighborhood?



Market at Lion Creek Crossing

• There was a small vacant retail space at Lion 
Creek Crossing ( HOPE VI project at Coliseum  
Gardens) in Oakland.

• The area is considered a food desert.
• A resident proposed to open a small grocery 

store in the site. He had no prior experience in 
the grocery business.

• The store is so successful that they rented the 
last retail space at Swan’s Market.



Ownership Structures

Condominium structure
Separate parcels

Separate owners

Housing is built on air rights parcel above 
ground-floor commercial



Advantages

• Funds are not co-mingled

• Keep operating expenses separate

• Qualifies for New Market Tax Credits and 
other sources for commercial development.



Master Lease

• Sponsor master leases commercial space from 
owner ( limited partnership)

• Advantages:
 Lender may require if commercial revenue is required 

to fill funding gap. Sponsor guarantees rent payment 
to owner. 
 Revenue is not co-mingled with residential revenue
 Part of cost of building shell may be included in 

eligible basis (true for following structure as well)



Ownership

• Housing and commercial space are one parcel 
under one ownership.

• Can be used if lender is not relying on 
commercial revenue for underwriting.

• Commercial revenue can be used to fund 
deficit in operation of housing units.



Know Your Market

• Conduct market research for rental rates and 
vacancy rates in your market.

• Do not rely on commercial revenue to fill a 
funding gap in a residential project. 

• In many markets, ground floor retail is very hard 
to lease.



• City may require certain uses that don’t fit the 
market.

• Be prepared with market data when 
negotiating with lenders. 

• Pre-lease if possible to satisfy lenders.



Funding Sources

• New Market Tax Credits-

• The New Markets Tax Credit (NMTC) was 
designed to increase the flow of capital to 
businesses and low income communities by 
providing a modest tax incentive to private 
investors.

• Seven year low-interest loans plus equity.

• The program has been extended for five years.



New Market Tax Credits

• Seven year low-interest loans plus equity.
• Loan must be re-financed after 7 years.
• Program used for job creation/incubator 

projects.

• The program has been extended for five years



Local Government

• Many local governments have an Office of 
Economic Development.

• Will fund commercial development to 
stimulate job growth.



CDFIs

• Community Development Financial Institutions

• CDFIs are nonprofit lenders that work for 
financial, social, and political justice. 

• These mission-driven financial institutions serve 
communities and individuals that mainstream 
finance sees as too risky or not credit worthy 
enough for financing



Northern California Community Loan 
Fund:

• Based in San Francisco, CA

• Has lending program for:
 nonprofit and alternative businesses 
 food-based enterprises that benefit low-income 

people



Research CDFIs in your area

• Opportunity Finance Network

• The leading national network of CDFIs in the 
United States

• http://ofn.org



Tenant Improvements

• Who pays for them: Landlord or Tenant?
• What is the typical TI allowance in your 

market?
• Landlord can finance TIs that are more than 

the TI allowance.
• Landlord can advance the additional costs and 

amortize over the length of the lease.



Tenant Improvements
• Who does them?  Tenant or Landlord
• Landlord can manage the TI project and 

charge an admin fee. 
• If tenant does the TIs, landlord must make 

sure that all the ducks are in a row with the 
contractor, etc.

• Potential liability issues for landlord.
• Have attorney and insurance broker review 

all leases and other documentation.



War Stories

• Ground floor retail:

• Leaks from above 
• Noise from below

• Broker fees ( new leases and renewals)
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