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EBALDC is pleased to submit this final report for the 1110 Jackson Street development. Since applying for
this MTC Grant almost two years ago in March 2013, our project has come a long way. While the economic
conditions for development continue to improve, the need for increased affordable family housing around
transit nodes has sharpened dramatically. According to Trulia.com, by midyear 2014, Oakland had
experienced the third fastest yearonyear rent inflation in the country at 14.4%. A large multifamily
investment services firm estimates the Oakland/East Bay apartment vacancy rate at under 3% as of January
2015. The housing pressure on low and moderate income households (which never fully abated even in the
depths of the Recession) has come back with a vengeance. The number of evictions tracked by the City of
Oakland increased by 51% between 2007 and 2013, and showed signs of speeding up through the end of
2014. The 1110 Jackson Street development provides one small eddy of stability against the powerful
economic currents that are surging through our City.
Project Profile
Project Name:

1110 Jackson Street

Lead and Partner Organizations:

East Bay Asian Development Corporation (EBALDC)
Oakland Housing Authority (OHA)

Primary Contact Person:

Ener Chiu
EBALDC
echiu@ebaldc.org
1825 San Pablo Ave., #200
Oakland, CA 94612

Subgrant Program:

Housing the Workforce

Project Type:

Predevelopment Seed Funding

Total Grant Amount:

$45,000

Total Match:

Project has secured approximately$35 million in financing, including
over $3.1 million in predevelopment seed funding.

Geographic Coverage of Project:

Oakland, Alameda County, Bay Area Urban Areas

Brief Description:

1110 Jackson Street is a transit oriented, mixed use development
near Oakland Chinatown consisting of 71 affordable apartments and
4000 SF of commercial/retail space. Through this grant, the
following objectives were targeted:

Redesign of 11th and Jackson to reduce construction costs and
incorporate community benefit principles into the design and
programming.
Creation of alternative financing plan (including possible mixed
income structure) to deal with the loss of Redevelopment .
Communication of the results of targeted investment along public
transit corridors, and lessons learned about how mixeduse
buildings with affordable housing can have positive externalities to
the surrounding neighborhoods.
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Project Description
Goals and Objectives:
The seed funding for this project supported 4 key goals: 1) It facilitated meaningful engagement from
community stakeholders and our partner (OHA) in crafting programming for the site in a holistic Healthy
Neighborhoods framework. 2) It embodies the community benefit that we have advocated over the past six
years in our participation in the Lake Merritt BART Station Area Plan process. 3) We explored creative
financing for affordable housing and commercial uses in the postRedevelopment era. 4) It ensures that the
TOD that occurs in Chinatown will have some affordable component, which will slow the pace of
gentrification in the neighborhood.
Work Plan:
Below, this report outlines the deliverables that have been completed by following the outline of the Project
Budget and Schedule in Attachment B of the Grant Agreement.
1. Grant Administration and Project Coordination
a. Invoices and Progress Reports. This Final Report and the invoices attached with this draw
will serve as the update on this item.
2. Design Charrette and Community Meeting
a. Community and Stakeholder Outreach Plan. The Plan, which was submitted to MTC as part
of our July 2014 progress report, summarized the key stakeholder groups that EBALDC had
been working with on the Lake Merritt BART Station Area Plan process since 2009. EBALDC
partnered with those organizations to bring out more than 50 participants to a design
charrette in September 2013. We had a second meeting with community members on 23
October 2014 to brief stakeholders on how the comments they had made in the first
meeting influenced the design of the building, and to get additional feedback on how we
should market the commercial space in the building. A summary of that meeting is attached
with this final report.
b. Outreach materials for Charrette and Community Meeting. We included outreach materials
from the first community meeting in the July 2014 progress report. Because the followup
nature of the second meeting, we limited the invitees to the second community meeting to
stakeholders who had been invited to the first meeting. EBALDC hosted the second
community meeting, and AHS and APEN brought back the members who had participated in
the first meeting.
c. Agenda and materials for the October 2014 meeting are included in the deliverables
attached to this final draw request. We originally developed the followup agenda in
conjunction with our partner, Oakland Housing Authority.
d. Signin sheets and workshop summary for the October 2014 meeting are included in the
deliverables attached to the final draw request.
e. The updated conceptual plans that incorporated input from the September 2013 event were
included in our July 2014 progress report.
3. Cost Estimate and Financing Plan
a. The Memo on preliminary costs and sources was submitted as part of the Progress Report
from July 2014.
b. The Financing Plan was submitted as part of the Progress Report from July 2014.

4. Final Project Report and Dissemination
a. This document serves as the Final Project Report.
b. A memo listing the venues where information on 1110 Jackson was shared has been
attached to this Final Report. We have done a presentation for MTC Housing Working
Group members, and we have presented findings to EBHO members, and internally to
EBALDC staff.
Role of Lead and Partners
EBALDC is the Lead on this project. Its responsibilities include: development tasks, securing entitlements,
hiring and managing design team and general contractor, securing private and public financing, community
engagement, property management.
OHA was a partner and had the following responsibilities: Land owner, provide land to project at a de
minimus cost, review all development programming and decisions, provide Section 8 vouchers for just under
half of the units.

Challenges and Outcomes
When EBALDC and OHA acquired site control of this parcel in 2011, we had envisioned building a seven or
eight story building with 99 residential apartments and up to 20,000 SF of medical clinic space, which would
be built out in partnership with Asian Health Services (AHS), which had received a sizable grant from the US
Department of Health and Human Services (HHS). Shortly thereafter, Governor Brown began the process of
dissolving Redevelopment Agencies across the state, and we were left holding a site that would not be able
to move forward in the new funding environment. At the same time HUD was considering suspension of
different streams of new development funding to Housing Authorities throughout the country. As a result,
our predevelopment for 1110 Jackson stalled, and AHS was forced to search for another site to locate their
clinic expansion, in order to keep within the time frame of their HHS grant. We were left without a partner
to tenant the large commercial portion of the building that had been contemplated. EBALDC and OHA
focused our development energy on projects that were further along and had most of the financing in place,
so that we could get those projects into construction before other commitments dried up.
The key outcomes for this grant period were to reconceptualize the development, create a project program
that affordable to the local population but still financially feasible to construct without Redevelopment
funding or additional support from OHA, and bring in ideas from the community to make this building even
more of a neighborhood asset. We accomplished all of these goals, and it was a testament to the focus that
this HUD/MTC grant catalyzed, at exactly the time when old streams of funding were being adapted in order
to be able to be paired with highly competitive and increasingly leveraged 9% tax credit funds.
The fact that we have a fully entitled project, won four competitive rounds of financing (CA HCD Infill
Infrastructure Grant, City of Oakland, County of Alameda HOPWA and the 9% TCAC award), with a projected
construction closing date in March 2015 and a projected building opening of Fall 2016 is an enormous
accomplishment. This run of successful financing applications was a literal sprint from Spring 2013 to Fall
2014, all while considering different affordability regimes (we considered the possibility of incorporating
marketrate units into the building at one point), and incorporating community participation and tangible
benefits was one of the most amazing rebirths of a project that our staff have been a part of.
The beneficiaries of this grant included our development team of EBALDC and OHA, and also the groups and
local and regional stakeholders that we were able to include in the design development of the project
including: local residents and patients organized by Asian Pacific Environmental Network and Asian Health
Services, as well as other neighbors and local landowners, local business representatives Lincoln Elementary
School, local elected officials, AC Transit, ABAG, and others. These individuals and organizations were able
to provide us feedback on our design and give us ideas for potential commercial tenants such that the
building will more closely reflect the desires and hopes of the people who it will impact most in our
neighborhood.

Replicability and Dissemination
Whenever we plan for a new project, we strive to make the neighborhood around our site healthier and
more inclusive than it was before we got involved. This approach means that we may bring different
practices to different neighborhoods. In neighborhoods where there is less business activity or where the
housing stock is dilapidated or blighted, we may seek to construct a building that seeks to work off the
existing assets of the neighborhood and catalyze some small sparks of economic activity. In neighborhoods
like Chinatown, where there are already large scale public and private investments in transitrich corridors,
the concern is that an area may gentrify too quickly and displace a lot of longtime residents. So our goal is
to build strong enclaves of affordability. The lessons that we have learned regarding how to go about a
development planning process that involves community and regional stakeholders can be applied more
broadly. However, in modeling different affordability regimes, we found that a midsize city with nonSan
Francisco rents does not lend itself to a mixed income 80/20 or 50/50 marketrate/affordable project, and
that the only way to build this kind of project was to do it as a 9% tax credit project and to be ready for other
gap financing to kick in. Thus, we did not uncover a new way of financing affordable housing. However,
this is the first project that EBALDC has done where we have mixed 9% tax credits with State HCD funds, so
there will be some lessons in how we go about closing the financial transaction.
Over the course of the grant period, we developed a new project proforma for the development, a
memorandum that documented to our development partner the relative costs and benefits of highrise vs.
midrise development, as well as the financing strategies that made sense for this type of development.
Doing this work allowed us to participate in discussions with City staff and stakeholders regarding the City’s
market studies, and their expectation for how developers might contribute community benefits and
community design standards in future developments.
We shared information about the progress of 1110 Jackson at various community and development
oriented meetings over the course of the grant period. Please see the summary of these events, including
agendas or meeting minutes attached to this report. Locations/groups shared with include: Chinatown
Coalition meetings, East Bay Housing Organizations – Oakland Committee meetings, City of Oakland
Downtown Development Feasibility Panel in a joint presentation with AECOM and Strategic Economics, and
at MTC for the Housing the Workforce Subcommittee.
EBALDC is happy to share our lessons learned with other groups interested in developing and advocating for
affordable housing in transit rich neighborhoods. However, we prefer to share some of the information in a
more selective fashion. For instance some of our development proformas are not necessarily appropriate to
share with a wide audience. Upon reference though, we are happy to talk through numbers and
assumptions that we made in developing a financial program that was feasible to build.

Recommendations and Next Steps
There are a host of lessons that we have learned over the course of the grant period. The most important
were:
Increasing density in a neighborhood by a moderate amount is more cost effective and less risky for
development, and results in better planned communities.
Mixing marketrate units in with affordable units results in a less feasible project in most midsize markets
with urban construction costs.
Welldesigned buildings that meaningfully incorporate community concerns are less likely to provoke NIMBY
reactions. However, the design charrettes cannot be an open forum for any kind of grievance. Questions put
out by the developer for public input need to be specific, take into account local context and development
constraints, and if design changes are proposed, the developer needs to account for their response to the
request. Follow ups explaining what changes were incorporated and why other changes were not
incorporated are a great opportunity to make participants feel heard and understood.

1110 Jackson is currently nearing the end of its predevelopment stage. The project will start construction in
April 2015 and is projected to be complete in Fall 2016. The project schedule is summarized below:
• Jan 2015: Arch complete construction drawings
• Feb 2015: Bidding Construction work
• Mar 2015: Construction permits received
• Mar 2015: Close construction financing
• Apr 2015: Start construction
• Early 2016: Commercial coldshell complete
• Spring 2016: Start residential leaseup activities
• Fall 2016: Complete construction
• Late 2016: Complete residential leaseup
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EBALDC – Healthy Neighborhoods Approach
Our buildings are not stand alone entities. They exist within a
g
context,, and we have the opportunity
pp
y to use them to
neighborhood
impact multiple social determinants of health.
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1110 Jackson Neighborhood Context
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1110 Jackson Neighborhood Context
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1110 Jackson Site Plan
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1110 Jackson Initial Project Programming
• 99 affordable family apartments
• 20,000 SF clinic space
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Total Dev Cost: $51.7 M

1110 Jackson Reconceptualization
•
•
•
•
•
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What can we afford?
Most economical construction type: wood frame
Financing type: 9% tax credits
5 stories, 65 – 80 units
Considered mixing in market rate housing

1110 Jackson Revised Project Programming
•
•
•
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71 affordable family apartments
5,000 SF commercial space
Total Dev Cost: $
$38.2 M

1110 Jackson – Community Design Input Meeting
• September 2013 – Charrette with 50 participants
• Key questions to solicit input:
– Streetscape: how should the building interact with the
sidewalk and the street?
– What should be programmed into the common area and
community
i space??
– What should be programmed into the commercial space?
– How can this building improve public safety?

• Set the example to public officials about how
developers should build locally sensitive projects.
projects
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1110 Jackson – Community Design Input Meeting
• Key Feedback:
–
–
–
–
–
–
–
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Building exterior lighting should augment street lighting
Study street seating
Tree species should account for nesting habits of birds
Propose scramble street crossing
Entries should be designed to minimize hiding places
Trash pickup on 11th Street, not 12th
P f b
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bay windows
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b l i

