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This document is intended to explain and supplement the Financial Portraits for 
each of the four recommended Mercado sites. 
 
Land Acquisition 
 
Reflects the cost for the price of the land itself. For the purposes of the proforma, 
the assessed value obtained from county/RLIS records  was used which 
encompasses any structures currently on the land. While this price may not be 
representative of the current market conditions and a potential sales price or 
negotiated price, it is a conservative estimate of what could be expected to be paid 
for the recommended sites.  
 
Demolition 
 
The demolition line item includes all work associated with the removal and clean 
up of structures currently erected at the sites. Demolition will be needed at the 
Sugar Shack site in order to construct a new building suitable for the Mercado 
and its expected uses. Minimal demolition will be needed at the Civic Drive and 
TriMet sites in Gresham. The North Portland Eagles site could potentially be 
redeveloped; however, demolition costs were inputted into the pro forma for 
evaluation purposes. Further analysis of the state of the building and its 
suitability for a Mercado at the North Portland Eagles site will be recommended 
for the next phase of the project and could be funded with a pre development 
grant. The current building should be inspected to determine reconstruction 
feasibility and a cost benefit analysis of redevelopment versus demolition with 
new construction should be determined for this site. Demolition costs for the pro 
forma were gathered using current demolition costs per square foot. The more 
conservative amount of $1.93 from the sources gathered was used for this project 
from actual costs identified by the Building Journal of previous demolition 
projects in the Portland area.       
 
Soft Costs 
 
Soft costs could encompass a wide range of costs on a non traditional project like 
the Mercado. Soft costs such as furnishings, Latino art and plants could be a large 
portion of this projects soft cost. Other necessary soft costs like permits and fees 
are a part of any development projects costs. Similar to other line items -- 
considering soft costs vary widely -- a conservative number of $ 20 was used in 
the project proforma for all sites recommended. A further explanation of other 
soft costs such as architect, engineering, mitigation, taxes, legal etc. are either 
excluded from the proforma or explained further in subsequent sections.   
 
Site Work 
 



Site work includes physical construction and improvements to the land and can 
include constructing roads, utilities and drainage facilities. These costs vary 
widely depending on the type of construction required and the current conditions 
of the site. A cost of $ 25 per square foot was used for site work in the proforma. 
This costs lies in the middle of pricing for simple site work such as the grading of 
earth to more complicated site work like utilities construction gathered from 
previous projects as found in the Building Journal publication. Again, costs of 
site work vary widely from project to project. Significant site work is expected at 
the Sugar Shack site and the TriMet site due to current conditions and traffic 
impact expected. The North Portland Eagles Site and Civic Drive site currently 
have better access and could require less site work.  
 
Hard Costs 
 
Hard costs are associated with constructing the building itself. This includes all 
material costs and direct labor costs. Hard costs are the most significant costs of 
this and most mixed-use/commercial development projects. Whether a building 
is redeveloped or built new, significant hard costs will be a major component of 
the project. Hard costs for the TriMet, Civic Drive and Sugar Shack sites were 
based on a building of 20,000 square feet. The North Portland Eagles site was 
based on 19,250 square feet, the existing building on the site.     
 
Project Funding 
 
All potential funding sources identified by Adelante Planning were used in a best 
case scenario of successfully obtaining these funds. Funds consist of grants, 
fundraising funds and loans (both private and public). As the projects continues, 
more potential funding sources will be identified and a better idea of realistic 
funding opportunities will be known. 
 
-- 
While this report is primarily qualitative, the proforma is meant to provide 
project stakeholders with a broad idea of what will be required to construct the 
Mercado. Construction costs were gathered from three commonly used sources in 
commercial construction and then averaged for a cost reflective of current 
development conditions ($175 / sf). The same was done for soft costs. These 
numbers were then multiplied by the constructible square footage. Funding 
opportunities were researched by Adelante Planning and a detailed report of 
those findings is found in the appendix (xxx). Those funding opportunities most 
likely to be obtained were used by the team in the proforma. A capital fundraising 
campaign will be recommended to Hacienda and the project TAC. 
 
 
The pro forma is meant to provide interested stakeholders an idea of the costs to 
build an indoor Mercado. Professional fees such as that of an architect are not 
necessarily included in these calculations and are bundled in to the soft costs at 
this point. Other costs of the project such as Carrying Costs are also not included, 



but bundled in with soft costs. Taxes and insurance are not a part of these 
calculations. Assumptions as to construction, material, labor, interest and 
financing costs have been made by the authors and may not be true and accurate 
of development norms.   
 
 
-- 
Overhead costs of doing business may exclude Latino immigrants from starting a 
small business. In particular, recent migrants may not have sufficient credit 
history to acquire traditional loans for standalone storefronts. A Mercado acting 
as a business incubator will assist in filling the gap currently experienced.  
 
 
The biggest expense in providing micro-enterprise incubator services is the 
construction of a building. Add to that land acquisition and any required site 
improvements and the capital for such a facility easily exceeds what many Latino 
immigrants in the Portland area are able to finance. Due to the diversity within 
the Latino community, this group tends to be more fragmented than other 
immigrant groups. In order to develop a Mercado benefiting the most people as 
possible, an organization such as Hacienda CDC must initiate these efforts and 
act as an umbrella organization to be able to go after as many relevant funding 
opportunities as possible. As shown in the surveys conducted by Adelante 
Planning, there is substantial interest and enthusiasm both for potential small 
business owners at the Mercado and for a sizeable customer base of the goods 
and services to be offered at the Mercado. 
 
 

 
Phased market (temporary to permanent) 

In order to maintain the momentum that has been experienced through the 
initial planning stages, it is recommended that an interim Mercado be established 
with the help of Hacienda CDC. An interim Mercado would allow those vendors 
that are enthusiastic about the Mercado to receive hands on experience as the 
permanent Mercado is being planned and developed. 
 
It is sometimes difficult to grasp the concept of a project that is five to ten years 
in the future before it is to be constructed. It is especially true for segments of the 
population not familiar with planning efforts in the US or with multimillion 
dollar projects. An interim Mercado will help motivate vendors to continue 
planning for their respective businesses while at the same time serve to spread 
the word about the Mercado to the community and the Portland region. If the 
interim Mercado is successful, it would provide the developers of the permanent 
Mercado more quantitative data to use in acquiring funding for the Mercado. 
 
Adelante Planning has identified a site in Gresham that can serve as an interim 
Mercado for vendors this summer. The City of Gresham is preparing for major 
infrastructure work along SE 188th Avenue. The entire roadway on SE 188th 



between SE Stark and E Burnside will be closed for the duration of the summer, 
2011. The interim Mercado would also be a great use of underutilized/unutilized 
space. This can prove to be an innovative planning idea that will more effectively 
use space without burdening infrastructure or using public monies.  
 
 
 

 
Build to suit vs. Redevelopment 

Due to the uniqueness of this project, a build to suit option is preferable over 
redevelopment. The surveys and case studies suggest that the Mercado will be 
used by the community for various events and social activities. Making use of the 
available space will be of utmost importance. Leasing of such a Mercado may be 
too restrictive on the vendors, particularly as Hacienda along with the vendors 
will need to establish guidelines of operations and individual lease contracts to 
vendors. 
 
 

 
Gross and Rental Square footage of sites 

Baum and Spitzer recommended in 1995 that public markets be larger (over 
50,00 square feet) in order to attract a wide scale of consumers. However, in 
2003 the Partnership for Public Spaces (PPS) identified three successful public 
markets based not only on profits but on realization of goals of the project for 
vendors and impacts to the community as whole. These markets had between 
eight and fifty stalls, closer to what Hacienda envisions and the Workshop 
identified as number of participant vendors. Success is defined by vendors that 
are able to move from the public market to their own space and sustain their 
businesses. This usually occurs within a three year time spam (UCLA). 
 
In looking at several studies of other ethnic markets around the country, 
particularly the Minneapolis example and those case studies compiled by Lum in 
his UCLA thesis, a Mercado size of approximately 20,000 square feet is ideal. 
This size allows for enough mix of services and products to attract a wide range of 
customers, but is also small enough to effectively manage the facility and provide 
effective small business services to existing vendors.  
 
Common space, in particular a shared kitchen at the Mercado will reduce the 
amount of rentable square footage. It is estimated that 12.5 % of the market will 
be used as common space for operating the Mercado. A building size of 20,000 
square feet provides a gross rental space of approximately 17,500 square feet and 
up to 30 stalls for vendors to sell their goods and services when considering all 
other storage and maintenance uses of the building. 
 
 
 
 



 

 
Feasible rent to vendors  

A look at case studies around the country uncovered that leases over one year in 
length could be problematic to vendors of ethnic markets1. Rents must also be 
charged in a simple fashion that is easily enforced and kept track of. An attempt 
at Mercado La Paloma in Los Angeles to charge rents based on sales proved to be 
inefficient to collect and unpopular with vendors. A fixed rent allows for vendors 
to effortlessly keep records of their expenses and realize more profits when they 
make more sales. Rents of $1 to $3 per square foot have been found to produce 
enough interest from aspiring entrepreneurs2

    

. It also allows for entrepreneurs to 
make profit if they run a successful stall and requires enough contribution from 
them to get a sense of the rents they will be paying once they are graduated from 
the Mercado and must seek business space on their own.  Rents are to be charged 
at about $1 to $3 according to the UCLA case studies. This will be based on 
visibility and foot traffic expected at locations within the Mercado. 

Partnerships with several groups, organizations and institutions will be required 
in order to provide adequate services to the vendors. A list of potential 
partnerships is provided in the appendix (xxx). 
 
Design and other important features of implementing a Mercado were not 
included in the proforma. The Mercado design will employ a public involvement 
process where by vendors and customers will make many of those choices. An 
interest among design professionals has been prevalent during the initial 
planning phase undertaken by Adelante Planning. The goal would be to build on 
this enthusiasm for the project and utilize design professionals to create a design 
with very little expense to the project or at pro bono rates. Other assistance from 
professional services could be obtained through a pre development grant 
currently being offered by the city of Gresham should the Mercado be built in 
Gresham. This could also include a more specialized market analysis and further 
detail regarding financial information, especially operation costs, potential sales 
volumes and expected vendor profits and required Mercado subsidies. 
 
Revitalization and gentrification in the Portland areas minority communities is 
happening as exemplified by a recent Oregonian article. This limits opportunities 
Latino immigrants may have in establishing roots in these places. In order to give 
Latino immigrant entrepreneurs a fighting chance to become self sufficient 
business owners, well planned opportunities must be directly targeted at this 
community. This takes a specialization and interest not easily found in the 
planning field. Adelante Planning outlines many strategies based on research and 
case studies to successfully implement a Mercado. A Mercado is a strategic 

                                                 
1 Mercado La Paloma Case Study 
 
2 UCLA thesis on ethnic market 



planning approach to be inclusive of Latino immigrant populations and other 
minorities, particularly in gentrifying locations of the metropolitan area. 
 
The authors would like to sincerely thank Neil Richardson and Abe Farkas for 
their invaluable assistance in developing pro forma to guide the project in a 
direction to allow awareness of the resources required to develop a Mercado. 
 
 


