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  REQUEST FOR QUALIFICATIONS:   

REAL ESTATE DEVELOPMENT CONSULTANT 

FOR EL CORAZON CULTURAL ARTS CENTER 

 Released February 28, 2013 

Section 1:  Introduction 

Taller Puertorriqueño (Taller) and LISC are issuing a Request for Qualifications (RFQ) to hire a 

consultant with expertise in real estate development, financing and project management to help 

advance the development of its proposed El Corazon Cultural Arts Center (the Center).   

Philadelphia LISC is providing funding to Taller and will work in partnership with Taller to bring 

the project to full financing and construction close.  Philadelphia LISC as part of its technical 

assistance to Taller will be coordinating the RFQ process.  

 

The consultant will evaluate the current status of the project, development funding sources, 

existing assessments, business plan and provide recommendations to address existing 

challenges and strengthen the project.   The project is anticipated to use New Markets Tax 

Credits, but the consultant may also explore alternative development or financing structures 

that may meet development goals.   The consultant will enter into a professional services 

agreement with Taller for an agreed upon fee based on estimated hours required to deliver the 

scope of services as defined below.   

 

The deadline to receive qualifications is March 17, 2014.  Questions should be directed to 

Carmen Febo, Executive Director of Taller at (215) 426-3311 (office), (267) 259-1624 (cell) or 

cfebo@tallerpr.org. 

 

Section 2:  Background 

Taller has created a vision for a center for culture and arts in Eastern North Philadelphia.  LISC 

has been providing in-house technical assistance to Taller to advance project feasibility. LISC 

views the arts as a catalyst to animate public spaces, rejuvenate commercial corridors, enhance 

public safety, and bring people of all backgrounds together to create a sense of community.   

Philadelphia LISC has been working in partnership with Taller to identify tools, provide funding 

support, and convene stakeholders to realize the community’s vision for an arts and culture 

center in the heart of the Latino community.     

 

For nearly four decades, Taller has served the Latino community providing entertainment, arts 

education, and socially conscious art exhibitions.  Taller intends to expand its mission and 

services through the proposed new facility, El Corazon Cultural Arts Center.   Currently planned 

at 24,000 square feet, the Center will be located at 5th and Huntingdon Streets in LISC’s targeted 

Sustainable Communities in Eastern North Philadelphia.  The Center will provide a multi-use 

meeting and performance space, offices, and educational classrooms with off-street parking. 

 

Taller has secured commitments of $6.5 million in City and State funds and an additional 

$115,000 in private capital funds out of an estimated $11.5 million project budget.  Taller is 

projecting the use of New Markets Tax Credits which would raise an estimated $3.25 million of 

additional equity; however, no allocations or equity investments have been secured.  An 
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additional $1.5 million of capital funds is estimated to be needed to close the project financing 

gap for a New Markets approach.   

 

Section 3:  Scope of Services  
The qualified consultant will establish a viable development plan for the Center that can be 

reasonably projected to close within 12-24 months.   The consultant will work to serve as project 

manager at this stage and guiding Taller through the decision-making process.   S/he will be 

expected to: 

 

1. Utilize the existing assessment completed by LISC to evaluate specific development 

options and New Markets Tax Credit financing structure.  

2. Review business plan to evaluate Taller’s plan for use of the expanded facility.  

3. Establish an overall capital development budget which identifies targeted funding 

sources to adequately fill the funding gap.  Undetermined capital sources will need to be 

limited to demonstrate viability in closing the gap. 

4. Establish complementary operating business model including consideration of leverage 

and rental sources to support debt.  An existing operating model exists, but may need to 

be revised based on development project. 

5. Work closely with Executive Director of Taller and LISC to establish bi-weekly project 

meetings/calls to track progress. 

6. Work with LISC and Taller to identify feasible strategy for project funding, gaps that 

need to be filled or technical issues to be addressed. 

7. Assist in establishing a Project Advisory Committee made up of funders and technical 

advisors.  This Committee is expected to meet every 4-6 weeks to assist in identifying 

support, problem-solve and help filling gaps in the proposed project. 

 

Key Deliverables 

1. The consultant will be expected to deliver a detailed feasibility plan for development of 

the project, building off of the work completed to date.  Depending on the results of the 

strategy, the consultant’s work may be extended to work closely with Taller Executive 

staff to move the project towards closing.  

2. Identify costs and sources to close the funding gap, and address any technical or 

financial weaknesses along with recommendations to fill the gaps. 

3. Mapping of a reasonable time frame to secure full funding and identify financial 

milestones required and critical path to bring the project to construction closing. 

 

Section 4:  Timeline 

It is anticipated that the initial assessment and feasibility activity will be completed within three 

months.    Depending on the initial outcomes, an additional three months of activity may be 

authorized to support Taller on the implementation of the feasibility plan.  The initial project 

schedule includes the following: 

 

Month 1:   Initial review and assessment of project feasibility 

Establish bi-weekly meetings with project partners, LISC and Taller  

Month 2:  Establish financing options and feasibility assessment for alternate 

scenarios 

Month 3:  Identify agreed upon plan, timeline, critical path, and recommended 

Action plan to achieve full funding 
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Section 5:  Project Oversight 

The consultant will represent Taller and will work in partnership with Taller and LISC to complete 

the proposed scope of work.   Taller has an existing contract with HACE to help manage parts of 

the development process and will continue to play an advisor role with the project. 

 

Section 6:  Submission of Qualification Package  

1. Provide cover letter signed by an authorized representative of firm. The signature will certify 

that all information contained in the qualification package is true and accurate. 

2. Provide a statement of qualifications and relative experience based on scope provided.   

3. Issue a statement of interest outlining why you should be selected for the project, your 

management approach, and what makes you uniquely qualified to perform the work.  

4. Provide examples of up to three (3) similar projects and references with contact 

information. 

5. Provide overall estimated cost with hourly rate schedule and any other additional costs or 

fees that would apply.    

Section 7:  RFQ Exhibits 

1. Business Plan 

2. Schematic Design 

3. Development Budget 

 

Section 8:  Selection Criteria  

Qualifications will be evaluated based upon the following selection criteria.    

1. Specialized expertise in real estate development and project management. 

2. Experience with the New Markets Tax Credit program.  

3. Record of ability to participate in a collaborative process involving a diverse set of 

stakeholders.   

4. Demonstrated experience of capital funding of similar facility developments.  

5. Knowledge and experience of working with the Latino community in Philadelphia and 

with arts organizations. 

6. Overall suitability to provide the required services within the timeframe required. 

7. Reasonable hourly rate and fee structure.  

 

 

Section 9:  Deadline for Submission 

Qualifications must be received no later than 4:00 PM on March 17, 2014.   Please send an 

electronic submission and two hard copies of the qualification package to Philadelphia LISC.     

 

Attn:  Dana Hanchin, Deputy Director  

Philadelphia LISC 

718 Arch Street, Suite 500S 

Philadelphia, PA 19106 

 

Email:  dhanchin@lisc.org 



 

Taller Puertorriqueño’s 
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Prepared by:  
 

Taller Puertorriqueño, Inc.  
Philadelphia, PA 

 
In Collaboration with: 

 

 V. Lamar Wilson Associates, Inc. 
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Executive Summary 
 
A. Market Strategy & Business Priorities 
 
This business plan integrates the findings of three separate analyses commissioned by Taller 
Puertorriqueño to assess the financial feasibility of developing a new, state-of-the art cultural center, 
to evaluate the strength of the market to support such a facility, and to identify key challenges and 
opportunities the organization is poised to respond to operate and sustain the programs and services 
delivered from the facility.  At various stages over the past several years, Taller retained professional 
and technical services to better enable it to test its view of and vision for the proposed El Corazón 
Cultural Center, a 24,000 square foot facility it plans to built on a 2.25- acre city site it provided for 
this purpose at 5th and Huntingdon Streets, in the heart of the Latin Barrio and at the entrance of 
the Golden Center (El Centro de Oro) 5th Street commercial district.  The chronology of the 
various analyses for this project and business plan is as follows: 
 

 2009 – Marketing and Feasibility study done in consultation with a team of consultants led by the 
firm of Wallace, Roberts and Todd, LLT and that included Eduardo Diaz, Surale Phillips, Rosales 
Communications, and Mastroieni and Associates, Inc.  

 

 2011 – Building Community Through Art Capital Campaign Brochure completed by Taller 
and Advancement Company with support from a City of Philadelphia Commercial Corridors 
grant. 

 

 2011 – Design of spreadsheets by Deloitte consulting for Taller to use to model and test the 
financial feasibility of operating the cultural center. 

 

 2012 – Financial Feasibility Analysis undertaken by V. Lamar Wilson Associates, Inc. using 
the spreadsheets developed by Deloitte. 

 
For nearly four decades, Taller has been growing with the community, creating programs for all age 
groups and reflecting the full range of Puerto Rican and Latin American cultural roots. Taller is now 
the largest and most established Latino arts and cultural organization in the Philadelphia region and 
the Commonwealth.  The organization provides innovative hands-on arts education classes, cultural 
enrichment programs, structured after-school tutoring and traditional dance classes. Taller hosts 
numerous events from informal readings and book signings to citywide festivals celebrating the arts 
and culture of both the Puerto Rican/Latino community and the broader spectrum of multinational 
cultures in Philadelphia. Taller provides services, programs and activities that few other institutions 
in the area can provide and they do it mostly at no cost to the residents.  
 
In order for Taller to enhance its competitive position in the market, it commissioned a formal and 
independent marketing and feasibility study to assess Taller’s market impact and research public 
opinion on its programs.  The study was completed in the fall of 2009 and referenced the following 
goals and principles underscoring the importance of the proposed El Corazón Cultural Center: 
 

Core Goals  
o Address the needs and desires of its audiences and expand its offerings that better enable it 

to fulfill its mission of preserving, developing and promoting Puerto Rican artistic and 
cultural traditions, as well as the quality representation of other Latin American cultures and 
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their common roots, grounded in the conviction that embracing one's cultural heritage is 
central to community empowerment. 
 

o Create a more visible space in a single location to accommodate the expansion of existing 
programs as well as introduce new programs for which there exists a demand in the 
community.1 

 
o Reach a broader audience, recognizing that the demographic composition of the community 

it serves continues to grow in number and shift in the marketplace. 
  

Guiding Principles  

 Grow with the community - The Latino community in the Philadelphia area continues to 
grow and, with this growth, so does its demand for quality, relevant, and accessible arts, and 
cultural and educational services.  

 

 Diversify with the community - The Latino community in the Philadelphia area continues to 
diversify, presenting some unique challenges and opportunities for Taller, as the 
community’s largest and most established Latino arts and cultural organization.  

 

 Address the market - The existing and potential market for Taller’s programs and services is 
ample and diverse, but, to respond to these opportunities, Taller must carefully examine its 
program offerings and commit to strategic marketing and excellent customer service.  

 

 Collaborate with ready partners - Collaborating has been the hallmark of Taller’s work. The 
current economic situation demands further serious exploration of collaborative approaches 
with local arts, cultural, educational and community development organizations. In addition, 
it creates some unique opportunities for improving program development, delivery and 
promotion.  
 

 Assess and adjust internally - The successful planning and operation of a new facility will 
require Taller to take a strategic self-assessment of all operations including programming, 
marketing, staffing, resource development and governance.  
 

 Catch the Wave! - Taller joins a growing number of Latino cultural centers which have 
recently renovated, are in the process of renovating or are developing new facilities. These 
facilities provide many lessons such as how to size, program, market, staff, operate and 
maintain spaces similar to those Taller is considering.  

 
B. Taller’s Community  & Basis for El Corazón 
 
Taller must position itself to grow and expand its programs and offerings to stay competitive, serve 
its mission and achieve its overall vision through the new El Corazón Cultural Center facility. Why is 
this new and state-of-the-art facility necessary? Because: 
 

o It has been operating out of two separate locations on North 5th Street that are two blocks 
apart, creating ongoing operational issues and public confusion as neither building is fully 
wheelchair accessible and/or meet code requirements that are prerequisites for program 

                                                        
1 See description of programs beginning on page 28. 
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expansion. Moreover, the gallery and classroom spaces are on the second floor and there are 
no cost-effective, reasonable opportunities to install elevators. 
 

o The demand for children’s programs is beyond Taller’s current space capacity, there is no 
space to drop off or pick up young children, and the lack of parking is a barrier to increased 
participation.  
 

o The current galleries are too long and narrow, prohibiting exhibition of large objects that 
should be viewed from a distance, and too small to accommodate larger school groups.  

 
o The low visibility of Taller’s buildings do not allow them to serve as magnets to attract and 

draw participation from what is the heart of the Latin Barrio, which lies at the entrance of 
the Golden Center (El Centro de Oro) 5th Street commercial district. 

 
C. Project Site 
 
The proposed site for Taller’s new facility is located at the corner of 5th and Huntingdon Streets. 
The green circle surrounding this location represents a 1-mile radius area of coverage, which is 
considered as a maximum travel distance by foot. There are a number of Latino-focused 
organizations in this area that provide some arts programming.  The diagram below illustrates the 
locations of cultural and non-cultural organizations, which are considered comparable to Taller’s 
proposed facility.  The magenta box identifies the Latino-focused institutions with leasable space 
within their facilities; a like-toned circle identifies the immediate area of influence.  
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Taller presently occupies two buildings at 2721 N. 5th Street and 2557 N. 5th Street (represented in 
blue in the plan shown below). Bisecting the path between the two properties is Lehigh Avenue, an 
over-sized east-west arterial road that severs connection between the Centro de Oro retail 
corridor—the area with the largest concentration of Latino-owned businesses, Latino organizations 
and bilingual community service organizations in the Delaware Valley—and Taller’s primary sphere 
of operation. As the following diagram illustrates, the new facility would play a major role in the area 
by acting as: an anchor to the Centro de Oro retail corridor encouraging its extension south; a hub 
to the cultural institutions in the area; a connector to the network of open spaces in the vicinity by 
way of its physical design; and a destination and home to the Latino community at large.  
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D. Building Design 
 
The current conceptual design for the proposed El Corazón Cultural Center is depicted in the 
rendering shown below as designed by Philadelphia’s Wallace Roberts & Todd architects (WRT). 
WRT is a national practice that offers services in planning, urban design, architecture, and landscape 
architecture with principles that aim to protect natural resources, promote social justice and 
economic well being, and create habitats that reflect local heritage, culture, and values. The principal 

architects are Antonio Fiol‐Silva and Modesto Bigas‐Valedón, who are currently redesigning the 
project to be constructed in one versus two phases, in part to generate increased economies-of-scale 
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and take advantage of potentially lower construction costs during what is now and is likely to be 
over the next couple years a recessionary economy.  

 
 

 The Proposed El Corazón Cultural Center 

 
The new facility will meet all ADA (American Disabilities Act) requirements and be fully compliant 
with applicable building codes, enabling Taller to be certified as a childcare service location. El 
Corazón features, as listed below, will enable the state-of-the-art center to meet the expanded 
community demand for services and provide Taller with a more reliable sources of revenue to 
support its mission:  
 

 Expanded gallery to showcase Taller’s permanent collection  

 250‐seat theatre/multi‐purpose space 

 Classrooms with state-of-the-art technology  

 Dance and theatre studios which can be combined as a 250‐seat presentation space 

 Contemporary, climate‐controlled space for the archives 

 Outdoor patio and light‐filled terrace 

 Expanded and more visible bookstore 

 Year‐round café 

    Administrative offices 

 100 parking spaces  
 
El Corazón will have the ability to show more than one simultaneous exhibition containing more 
works and larger objects, and accommodate larger groups.  There will be a more visible bookstore, 
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providing Taller the opportunity to expand its offerings and boost sales and net income.  Up-to-date 
climate control technology will enable the facility to manage utility costs and manage other operating 
costs. In general, the location and visibility of the new facility will serve as an attractive and 
architecturally significant gateway to El Centro de Oro.  The 2.25-acre site will have dedicated, on-

site parking that will meet the needs of parents dropping off children, mini‐buses that bring seniors 

to Taller from other service centers and residences, school buses that will have a safe drop‐off point, 
and visitors to evening programs.  It is important to note that throughout the two- to three- year 
construction period Taller would continue to own and operate its buildings so that all current 
programs can continue.  
 
The all new space is being designed to help increase current revenue streams and/or develop 
additional ones. For example, the market study revealed significant community demand for space for 
private events and parties. The event space at the nearby Concilio is booked two years in advance. 
At the northern end of El Barrio, Tierra Colombiana is equally crowded. The planned Taller event 
space will accommodate up to 250 people.  Likewise, a vendor already has expressed interest in 
renting space within Taller to open a café.  Taller is continuing to have conversations with several of 
the region’s most prominent restaurateurs with the hope of developing a destination dining spot. 
These spaces sustain the idea of the traditional “Terraza”, a family/community gathering space, a 
space for parties and performing arts, and a safe space to play.  The new El Corazón will be a source 
of pride, serving the region’s growing Latino population and educating the wider public about 
Latino cultural contributions.  
 

WRT’s team created a design that satisfies the needs of Taller’s expansion while addressing the 
findings of the market study and community surveys that were contained in that 2009 report. It is 
important to note that the design has emerged from the careful study of the fluid requirements of 
Taller’s programs, its wants and needs, the market demand for amenities, site constraints, area 
influences and consideration for the environment.  The physical design is necessary to be able to 
estimate construction costs, and potential operating costs and revenues. The design has been a 
working concept or idea—not a willful architectural gesture— intended to maximize the benefits of 
all the factors previously mentioned as well as provide Taller with the best possible home for its 
programs, students, personnel and visitors.  
 
The site plan below pinpoints the facility’s location at 5th and Fairhill Street along Huntingdon 
Street.  
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E. Spatial Features 
 

The 24,000 sf facility will provide space for the following uses: 
 
Multi-Purpose Performance Hall, 5,150 sf — 250 seats unfixed 
A flat floor, multi-purpose performance hall anchors the building in the site offering the most 
flexible, leasable and immediately needed space for Taller. The size, scale and flexibility of this space 
tracks with current best practices.  
 

 There exists a strong market interest for such a space in this area according to the 60% of 
survey respondents that indicate participation in Latino city- programmed events. More than 
80% of respondents are likely to go to Taller for programming/ activities and 11,000-40,000 
adults are buyers of music, dance, or theater in the trade area. This represents a very strong 
consumer demand that this space would satisfy and foster.  
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 Additionally, there exists a strong potential for collaborators in programming/presentations 
with over 140 different organizations in the broader market area. This also counts as a 
positive when considering the full rental capacity/utilization of the space.  

 
Gallery, 1,795 sf  
A gallery extends along 5th Street, reaching to hold the corner at Huntingdon. Its size and scale 
tracks comparably with best practices.  
 

 A strong market interest exists, illustrated by 65% of the community survey respondents 
who would like to see art gallery exhibitions and 85% of poll respondents who would 
consider attending a gallery opening/exhibit at Taller in a new facility. In the primary trade 
area there are 30,000 “museum visitors” which indicates a strong consumer demand for the 
visual arts.  

 
Classrooms, 600 sf — 7 classrooms, capacity 16/classroom  
Highly flexible suites of classrooms with the capacity to open and close according to need were 
developed for this facility. The design of these suites minimizes unnecessary space by creating 
adjoining, shared storage and workrooms while maximizing flexibility for various teaching and 
usability scenarios. Shared administrative spaces also decreases the number of partition walls and 
amount of materials needed in construction, which also reduces construction costs. Additionally, a 
specific art room suite is provided that includes a dedicated walk-through kiln room with access to 
storage for the fired art pieces. This room is generously sized with ample built-in display cases both 
inside and outside the suite. The classrooms sizes meet current demand for education programs with 
modest expansion and a manageable scale.  
 

 The trade area analysis compares favorably with similar geographic areas in Chicago and 
Dallas. There is a strong market interest in this space, illustrated by 58% of respondents who 
indicated that they want to see art classes for children, youth, and adults. 90% of poll 
respondents would bring kids for classes and 61% of respondents are interested in adult 
classes.  

 

 In addition, the demographic demand for this type of program is very strong with 43,000 
households in the immediate area having children; more than half of those are likely of 
Latino descent. Finally there are 17,000 individuals under the age of 10 in the immediate area 
and 60,000 individuals under the age of 10 in the combined trade area.  

 
Gift and Bookstore, 1,650 sf (increase of 774 sf)  
A larger, more visible gift and bookstore is located at the northeast corner of the site, closest to the 
Centro de Oro, in an effort to draw pedestrians and shoppers across Lehigh and down 5th Street.  
 
Other Spaces (Interior and Exterior) 
Entry, Cafe, Public Space  
Administrative Offices 
Children’s Play Area  
Plaza and Patio 
Archives  
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F. Market Study Findings 
 

Overarching 
 

In December 2007, the City of Philadelphia transferred to Taller a 2.25-acre parcel on the corner of 
5th and Huntingdon Streets.  Working with Wallace Roberts & Todd, LLC, a national collaborative 
practice of city and regional planners, urban designers, landscape architects, and architects 
headquartered in Philadelphia, as well as with Eduardo Diaz, Surale Phillips, Rosales 
Communications and Mastroieni and Associates, a detailed physical and market study was conducted 
of this property, as well as an analysis of community perceptions and needs.  More than 600 
community voices were heard.  The highlights and findings of the “Marketing and Feasibility Study” 
include: 
 

 A sizeable market from which to draw. There are approximately 350,000 individuals residing 
in the combined primary trade area, 100,000 of whom are Latino. 
 

 Opportunities exist to increase and diversify Taller’s current audience base as there is high 

in‐migration and growth by varied Latino populations within Metro Philadelphia and within 
both of Taller’s key trade areas. 

 

 Cultural Engagement in Taller’s primary target areas, is high—whether to validate cultural 
roots, or offer educational experiences for children 

 
Since the 2009 report that resulted from this study, Taller has been working to assure alignment of 
El Corazón community center goals with those of HACE neighborhood strategic plan that was 
funded by the Wells Fargo Regional Foundation and completed in 2010. Among the common 
priorities of each include:  
 

 Focusing on large‐scale, visible developments, which anchor the area and give neighboring 
homeowners, local and outside investors, the confidence to invest in additional business and 
residential projects. 

 

 Contributing to a broader effort in promoting a safe and secure community. 
 

 Collaborating with community residents and city officials to clear vacant homes and 
devastated blocks in order to eliminate safety and health hazards.  

 

 Creating and sustaining employment and business opportunities for residents and local 
businesses.  

 
Summary of Geodemographic Market Scan Results2 
 
Primary Trade Area 
 

                                                        
2 Geodemographic research uses geographic mapping combined with demographic data sets. Source: Scan/US 2008 Census 
Demographic Updates 
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 Taller reports that it reaches roughly 100,000 individuals annually through its various 
programs, and that its Cultural Enrichment Programs, including festivals and fairs, attract 
12,000 visitors to the area. Adding 10 additional events and attracting 2,000 more patrons to 
gallery exhibitions and performances, roughly 200 educational program participations, and, 
by extension, increasing retail traffic to an expanded book/gift store, appears to be feasible 
from a consumer market perspective.  

 

 Achieving increased market penetration will require that the organization have a significant 
and professional marketing-communications plan to drive new and continual activity in 
addition to grassroots community outreach. It may also require a significant amount of 
subsidized free programming or participation to capture more participation from its 
immediate trade area.  

 

 There are approximately 350,000 individuals residing in the combined primary trade area 
(includes immediate area and nine ZIP codes), 100,000 of whom are of Hispanic origin — 
50 percent of the population in the immediate trade area and 21 percent of the population in 
the primary trade area. The random public poll indicated that even with good awareness of 
Taller—80 percent among the Hispanic and Latino population—actual participation was 45 
percent. And, for non-Hispanics, awareness and participation were both low. Of non-
Hispanic respondents only 26 percent had heard of Taller, and of those, only 14 percent had 
attended.  

 

 It would be reasonable to expect that of the 45 percent of the 100,000 Hispanic population 
(45,000) likely to attend, Taller might capture 10 percent (4,500) with an aggressive and 
professional marketing-communications plan. With an estimated 4,500 individuals 
participating an average of 1.28 times per month (as indicated by the survey), this may yield 
roughly 70,000 interactions over the course of a year (4,500*(1.28*12)). Add to this total a 
conservative capture rate of 2 percent of the 14 percent of non-Hispanics (from the survey) 
that reside in the area and that may yield another 350 individuals (249,678 non-Hispanic 
population*.14*.02). These 700 individuals might be expected to produce an additional 
20,000 interactions per year based on the volume of participation indicated on the survey 
(700*(2.42*12)). Combined, the market may support 90,000 interactions, which is well within 
the goals of market expansion. However, this estimate does not take into account the type of 
interaction or activity, nor does it account for ability to pay admissions, fees, or rental 
charges.  

 

 The residential population in the immediate trade area has very low median income of 
$19,923. Income is somewhat higher in the primary trade area at $35,650. The majority of 
the population in the immediate trade area is Black, African American (42 percent), followed 
by multi-racial (35 percent) and the majority of the population in the primary trade area is 
White (41 percent), followed by Black, African American (37 percent).  
 

 More than 60 percent of households in the immediate trade area and 56 percent of 
households in the primary trade area are family households. Children and youth dominate in 
this area with 32 to 39 percent of the population in these geographic areas under the age of 
20. Median age in the immediate area is 29 and median age in the primary area is 33.  

 

 Of the labor force (individuals age 16 and older) in the immediate trade area, 36 percent are 
employed in the work force, 11 percent are unemployed, and 53 percent are not in the labor 
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force. Education is lower in the immediate area than in the primary trade area. Thirty-seven 
percent of individuals age 25 and older have no high school diploma or GED, 39 percent are 
high school graduates, and 10 percent has a college degree or higher. Within the primary 
trade area, 50 percent are employed, 8 percent are unemployed, and 42 percent are not in the 
labor force. Twenty-four percent do not have a high school diploma or GED, 40 percent are 
high school graduates, and 17 percent have a college degree or higher.  

 
Combined Secondary Trade Area  

 

 The secondary trade area (including portions of Camden, NJ) includes 44,279 residents of 
Hispanic origin. There is no metric to estimate reasonable participation from this trade area 
and current documented participation is low. However, typically a 2 percent return on 
significant marketing effort is considered a sound estimate; with a 2 percent capture rate of 
this target population, it might be reasonable to expect another 885 individuals participating 
from this area. The demographic characteristics are similar to the primary area with slightly 
fewer families, more White households, and higher incomes within the targeted secondary 
trade area and more family households, higher multi-racial and Black, African American 
households and lower incomes in the Camden, NJ area.  
 

 While the targeted secondary area is large and includes a mix of high density Hispanic 
population as well as high indexing consumers for the arts, only six percent of the total 
population is of Hispanic origin, limiting the potential in this extended area.3 Camden 
residents are more reflective of characteristics of Taller’s survey respondents, but with 
extremely limited income, low education, and high unemployment, distance and relevance of 
programming in the Centro de Oro neighborhood might be a barrier. There is very limited 
participation from the Camden area currently. Public transportation accessibility may be a 
leading issue.  

 
Immediate Area Daytime Population  

 

 There are 2,254 businesses with 32,636 employees within a one-mile radius of Taller. Two-
thirds of these individuals work in white-collar occupations and one third in blue-collar 
occupations. The majority works in medical and related health care services, followed by 
schools. This is strong daytime population from which to draw for lunchtime and after-work 
programming, or perhaps childcare or after-work activities for children of the working 
population.  

 
 Consumer Expenditures and Market Indexes  

 

 Consumer spending potential in the trade areas is measured through indexes compared to a 
national average of 100. In all spending categories that are measured, from housing to food 
to transportation and health care, market indexes are significantly below average in all areas 
except laundry. In the immediate area, consumer spending on general entertainment is 52 
percent below the national average and spending on entertainment fees and admissions is 
half the national average. Outside the immediate area, in the primary trade area, expenditures 
on general entertainment and fees are a bit higher (72 and 74), but still below the national 

                                                        
3 Note: this analysis was done in 2009 and the Latino population in Philadelphia grew from 8% based on 2000 Census to 12% in the 
2010 Census. 
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average of 100. However, a new study released in March 2009 by Wolf/Brown, sponsored 
by the Greater Philadelphia Cultural Alliance (GPCA) indicates that cultural engagement by 
the Hispanic and African American populations outpace that of Whites. But this is reflected 
primarily in the personal practice of arts and cultural activities, many of which are in the 
home and with children. This bodes well for Taller and leads to strategy development based 
on personal practice and pathways to personal creativity for building audiences of viewers 
and supporters. The goal of the GPCA in creating the Philadelphia Cultural Engagement 
Index is to double cultural participation in Greater Philadelphia by 2020. 2008 Market 
Indexes for live dance, live music, live theater, and museum visits are also below average 
within the primary trade area, but well above average in the targeted secondary trade area 
(except for in Camden, NJ). This suggests a split marketing-communications plan for two 
very different audiences of active participations, occasional visitors and supporters who have 
different needs, barriers and expectations.  

  
G.  Capitalization Strategy – Construction 
 
Presently, $6.5 million in City of Philadelphia and State of Pennsylvania commitments have been 
made.  Another $1 million will be pursued in additional City of Philadelphia funds.  This total of 
$7.5 million would cover approximately 80% of the costs of construction. While Taller awaits 
commitments for the balance of the construction, substantial cost savings will be achieved by having 
all the work done at the same time. To complete the entire project, an additional $2 million is 
needed as Taller's already $5 million grant committed by the State is required to be matched dollar-
for-dollar. The goal is to close the $2 million gap from a mix of potential tax credits, and gifts from 
foundations, corporations and individuals. Taller anticipates soliciting charitable funds offering 
“naming opportunities” for specific, dedicated spaces in the facilities; for example: 
  
 Opportunities    Potential Raise 

Auditorium/Multipurpose Room   $250,000 

Special Exhibition Gallery   $150,000 

Dance‐Theatre Studios   $150,000  
Permanent Collection Gallery   $100,000 
Plaza      $100,000 
Art Patio    $  50,000 
Art Studios (2) @ $25,000 each $  50,000    
Classrooms (2) @ $25,000 each $  50,000 
Ceramics Kiln Room   $  15,000 
Graphics Computer Lab  $  15,000 
Archives & Library   $  10,000 
Computer Corridor   $  10,000 
Plaza Signage    $    2,500 
Opening Events Program   $    1,000 
Booklet and Online   $    1,000 
Bricks (each)    $      100 

 
H. Financial Feasibility - Operations 
 
In early 2012, Taller Puertorriqueño, Inc. retained Deloitte Consulting to create spreadsheets to be 
used to help model and measure the financial performance of its proposed El Corazón Cultural 
Center facility. Taller met and worked with Deloitte to explain how the current facility operates and 
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how a new and larger one would serve its community.  The spreadsheets contain formulas that 
reflect and link data describing El Corazón’s projected program activities, service volume, fixed and 
variable costs, revenues to be generated from fee- and earned-income source, subsidies where 
relevant, and grant funds from Taller’s fundraising campaign targeted to its new facility. 
 
 

Taller, in collaboration with HACE, the well-established community development corporation that 
has served this Fairhill community, commissioned Lamar Wilson Associates, Inc., who specializes in 
financial packaging and organization business planning, to assist it in testing alternative scenarios of 
the center’s potential financial feasibility. Subject to favorable results indicating feasibility, Taller 
asked Wilson Associates to help it craft a business plan, incorporating those results and the findings 
from an independent market study completed in the fall of 2009. 
 
Facility Goals 
 
Among the goals Taller has established for the new facility, include increasing the present ratio of 
earned income to total revenue from approximately 51% to 60% by operating year 15, the 
recognized industry standard for a Score 2 audience-driven arts and culture organization.4  That ratio 
would require Taller to close the 49% operating gap through grant sources, sources that Taller views 
as “social investments” from business, industry, foundations and government that promise and 
deliver returns in the form of meaningful and measurable outcomes in the lives of program 
participants and impact at the neighborhood and communitywide level.  Using the financial health 
scoring criteria in the 2009 published report “Getting Beyond Breakeven” cited in the footnote 
below, Taller is poised through the proposed development and operation of the new state-of-the-art 
El Corazon facility to pursue, over time, to a Score 1 classification that is defined as follows5: 
 

Prospective / Score 1 / Audience-Driven Organizations 
Profile 

 can weather a prolonged downturn in external conditions  

 invest in new ideas 

 effectively address its continuing facilities needs  

 well positioned to define strategy and achieve mission  
 

Indicators 

 unrestricted net assets (net of investment in facilities) 

 6 months of operating cash 

 Meaningful operating reserves  
 

With Owned Facility 

 capital replacement reserves of 20% of building value  
 

Business Model Driver Considerations 

 have earned revenue less than 70% of [total] revenue 
 
Feasibility Analysis and Underwriting Assumptions 

                                                        
4 See: “Getting Beyond Breakeven - A Review of Capitalization Needs and Challenges of Philadelphia-Area Arts and Culture 
Organizations prepared by TDC and commissioned by the Pew Charitable Trusts and William Penn Foundation, p. 12” and the El 
Corazón 15-year operating pro forma in Appendix A, pages 35-40. 
5 Score 1 being the strongest and Score 4 being the weakest 
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Using the Deloitte spreadsheet models, Taller and Wilson Associates tested three options to project 
the financial performance of the El Corazón Cultural Center in its early operations and over a five-
year period, from start-up in 2016 through the year 2020; these options or scenarios include a: 
 

 Best-case based on an aggressive set of assumptions; 

 Worse-case based on the most conservative set of assumptions; and 

 Middle-case that served essentially as the midpoint between the two extremes.  
 
The most conservative of the three options will serve as the model to pursue as it will require that 
Taller essentially maintain its earned income to total revenue ratio, currently 51.9%, during the initial 
five-year operation of El Corazón, compared to 51.0% over the first trimester of operations (Years 1 
through 5).  This ratio is consistent with the recognized industry standard for Score 2 audience-
driven arts and culture organizations that Taller presently meets. Resource development and 
fundraising activities will proceed under that scenario’s underwriting assumptions, as well as ongoing 
work to refine and enhance internal operations, management functions, and governance and 
oversight necessary to increase earned income, strengthen current business lines, and protect the 
high value El Corazón capital asset.  
 
General Definitions 
 
The definitions and financial assumptions on which Table 1: Financial Status and Projections for the 
El Corazón Center are based are summarized below: 
 

Revenue Categories 

 Grants 
o donations from foundations, corporations and individuals  

 
o includes after-school program funding through the City of Philadelphia, Department 

of Human Services arts programs for at-risk children and youth, School District 
funded arts programs, and State Department of Welfare childcare subsidies 

 

 Earned Income 
o revenues generated from Taller’s visual arts and education programs, Cultural 

Outreach and Enrichment, the Eugenio Maria de Hostos Archives Center, the Julia 
de Burgos Books and Crafts Store Sales, café receipts, and membership dues 

 
 

Expense Categories 

 Percent utilization or usage of the facility from year to year 

 Current employees and associated fringe benefits 

 Potential new employees to meet increased program demand over time 

 Administrative costs and operating expenses (fixed and variable) 
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  Principal Assumptions  

Category Current Annual     Projected Annual 

Facility Utilization 
% of maximum capacity utilized post construction 

100% Year 1 - 60% 
Year 2 - 70% 
Year 3 - 80% 
Year 4 - 90% 
Year 5 - 95% 

  

Student Enrollment  
Cultural Awareness Program (CAP) 
Advanced Cultural Exploration (ACE) 
Youth Artists Program (YAP) 
 

Childcare Subsidies (Non-Summer Sessions) 
% Students Eligible 
Tuition Rate/Student without certificate 
Tuition Rate/Student with certificate 
 

Childcare Subsidies (Summer Sessions) 
% Students Eligible 
Tuition Rate/Student without certificate 
Tuition Rate/Student with certificate 

 
30 
15 
15 
60 

 
90% 
$400 

$2,466 
 
 

90% 
$450 
$795 

  
100 
  30 
  30 
160 

 
90% 
$400 

$2,466 
 
 

90% 
$450 
$795 

Earned Income  
School District of Philadelphia (SDP) 
Department of Human Services (DHS) 
City of Philadelphia (Summer) 
City of Philadelphia (After School – CIS) 
Tours & Workshops (Visitenos) 
Café Rentals 

 
$50,000 
$86,000 
$24,000 
$33,000 
$6,000 

$0 

 
$50,000 
$86,000 
$39,000 
$76,000 

                     $12,000 
                    $36,000 

Other Program Volume 
Art Gallery Exhibitions 
Banquet/Event Rentals 
Charter and Other School Contracts 
Hourly Rate Space Rentals 
Large Meeting Space Rentals 
Taller Memberships 

 
6 
0 
2 

50 
3 

250 

 
12 
4 
6 

150 
15 

500 

  Source: Taller Financial 2010, 2011 and 2012 statements (audited and unaudited) and program reports; projections of earned 
  income, program volume and business activities generated from the conservation spreadsheet option modeled and Taller. 

               
Shown in Table 1 below is the financial status of Taller’s overall operations over the past two fiscal 
years, including all of its program activities and business lines, compared to projections made for El 
Corazón covering the initial five years’ of operations. The projections were generated from the 
conservative option of the spreadsheet analyses modeled, the model to which Taller is committed.   
 

  Table 1: Financial Status and Projections       2010-12    5-Year Projection 

Annual Average   
--- Earned Income $461,713 $   628,051 
--- Total Operating Budget $888,882 $1,230,539 
--- Operating Gap to be Filled by Grants $427,169 $  602,488 
Earned Income as % of Total Budget 51.9% 51.0% 
Gap as % of Total Budget 48.1% 49.0% 
Increase in Earned Income Required  36.0% 
Increase in Grant Income Required  41.0% 

  Source: Taller Financial Statements; Wilson Associates, Inc. December 2012 
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Taller’s board and management team will use the time period during the three-year construction and 
reprogramming phase to achieve the financial goals under the: 
 

 Launch and complete a formal fundraising campaign to secure resource commitments 
required to close the 49% budget gap shown above;  

 

 Refine program areas, as may be needed, to generate earned-income to meet the required 
51% target, an effort that translates into an over 36% increase in earned income and a 41% 
increase in grants and charitable contributions; and  

 

 Reinforce the internal infrastructure, systems, and personnel to ensure that El Corazón 
remains a community asset, achieves its mission, and operates efficiently and cost-effectively. 

 

Below is a more detailed and year-to-year cash flow analysis of the projected performance of El 
Corazon over the initial five-year operating period 2016 through 2020. A 15-year pro forma is 
presented in Appendix A, pages 36 through 41. 
 

Operating Pro Forma 

REVENUES Year 1 Year 2 Year 3 Year 4 Year 5 Average 

Education Programs       
  Earned Income Non-Summer  $278,654   $323,444   $371,539   $416,329   $444,020   $366,797  
  Earned Income Summer  $43,536   $50,976   $58,140   $65,580   $69,480   $57,542  

  Cost of Non-Summer   $(25,333)  $(31,033)  $(37,240)  $(43,990)  $(49,076)  $(37,334) 

  Cost of Summer Semesters  $(30,613)  $(37,501)  $(45,002)  $(53,158)  $(59,213)  $(45,098) 

  Net Total   $266,244   $305,885   $347,438   $384,761   $405,211   $341,908  

       

Contracts and Rentals         

  Net Contract Revenue  $209,720   $209,651   $217,543   $217,378   $225,049   $215,868  

  Net Rental Revenue  $45,340   $49,960   $58,580   $69,200   $69,820   $58,580  

  Total  $255,060   $259,611   $276,123   $286,578   $294,869   $274,448  

         

  Net Bookstore/Gift Shop  $360   $255   $147   $36   $(79)  $144  

  Net Art Exhibition Income  $(11,846)  $(12,448)  $(17,507)  $(23,040)  $(29,083)  $(18,785) 

  Net Schomburg Symposium  $(6,300)  $(6,665)  $(7,048)  $(7,451)  $(7,873)  $(7,067) 

  Memories in the Making  $5,000   $4,685   $4,354   $4,007   $3,642   $4,338  

  Membership Dues  $28,710   $31,511   $33,262   $35,012   $36,763   $33,052  

  Archive Revenues  $10   $15   $15   $15   $15   $14  

  Total  $15,934   $17,353   $13,223   $8,579   $3,385   $11,695  

       

EXPENSES Year 1 Year 2 Year 3 Year 4 Year 5 Average 

  Salaries - Permanent Employees  $396,600   $408,498   $420,753   $433,376   $446,377   $421,121  

  Salaries - Potential Positions  $58,100   $59,843   $61,638   $63,487   $239,283   $96,470  

  Wages - Temporary Employees  $78,390   $96,324   $98,403   $100,527   $119,910   $98,711  

  Overtime (% of annual salary)  $1,128   $1,162   $1,196   $1,232   $1,701   $1,284  

  Payroll Taxes  $49,201   $52,113   $53,601   $55,133   $74,350   $56,880  

  Benefits  $89,127   $99,338   $110,778   $123,598   $188,535   $122,275  

  Staffing for Teacher Contracts  $61,200   $61,749   $62,322   $62,921   $63,546   $62,348  

  Payroll Taxes  $5,637   $5,687   $5,740   $5,795   $5,853   $5,742        
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  Total  $739,383   $784,713   $814,432   $846,070  
 

$1,139,554   $864,830  

           

  Utilities  $94,488   $99,212   $104,173   $109,381   $114,850   $104,421  

  Repairs & Maintenance Costs  $35,300   $37,065   $38,918   $40,864   $42,907   $39,011  

  Professional Fees  $26,384   $27,704   $29,089   $30,543   $32,070   $29,158  

  Equipment Leasing  $28,251   $29,664   $31,147   $32,704   $34,339   $31,221  

  Telephone  $8,855   $9,297   $9,762   $10,250   $10,763   $9,786  

  Insurance  $45,531   $47,807   $50,198   $52,708   $55,343   $50,317  

  Other  $92,111   $96,717   $101,552   $106,630   $111,962   $101,794  

  Total  $330,920   $347,466   $364,839   $383,081   $402,235   $365,708  

Net Cash 
 

$(533,065) 
 

$(549,330) 
 

$(542,488) 
 

$(549,233) 
 

$(838,324)  $(602,488) 

       

Total Earned Income  $537,238   $582,849   $636,783   $679,918   $703,466   $628,051  

Total Operating Expenses 
 

$1,070,303  
 

$1,132,179  
 

$1,179,271  
 

$1,229,151  
 

$1,541,789   $1,230,539  

Income/Expenses 50.2% 51.5% 54.0% 55.3% 45.6% 51.0% 
 

  Notes:        
  3-10% Annual Escalation of Revenues Years 1-5 based on categories 
  4-30% Annual Escalation of Revenues Years 1-5 based on categories      
  5% Annual Escalation of Expenses Years 6-15 to maintain >50% ratio of earned revenue to total expenses 
  3% Annual Escalation of Expenses Years 6-15 to maintain >50% ratio of earned revenue to expenses 
  The net from the bookstore/gift shop is minimal, however this busines activity is regarded as central to Taller’s mission.  The potential to increase its margins 
  over time through online sales, for example, and other techniques will be explored by Taller’s Store Committee.    
 
  Taller intends to sell its current facilities after it moves operations to El Corazon; net sales proceeds will be added to the current endowment and 
  interest generated from the corpus will be used to help support operations of the new facility.  An estimated $20,000 in annual interest-income 
  may be generated to support ongoing operations, a number that is not reflected in the revenue stream given the current and foreseeable weak real 
  estate market.      

 
Risk Management and Strategic Planning 
 
Taller’s management team and board will undertake a rigorous assessment of its systems and 
infrastructure, policies and procedures, and personnel to ensure when the doors to El Corazón open 
for business in 2016 that it has state-of-the-art capacity to operate its state-of-the-art facility.  To 
help inform and guide this work going forward, Taller has conducted an internal  “SWOT” analysis 
affirming organizational strengths to build on, organizational challenges to respond to, and 
organizational opportunities to explore. This process represents a proactive approach for managing 
the new facility, the organization's expanding programs, lines of business and market, and Taller's 
overall growth cycle. The chart below identifies the key components Taller’s board and senior 
management team will focus their combined attention on over the next year in particular and leading 
up to the grand opening of El Corazón to enhance organizational capacity, infrastructure and 
sustainability as a community service provider. 
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Categories Strengths Challenges  Opportunities 

Revenues Has adequate working capital to 
weather short downturns in the 
economy 
 

Has positive unrestricted net 
assets and 3 months of 
operating cash 
 

Can cover restricted cash 
accounts and has earned 
revenue greater than 50% of 
total revenue 

Sell the existing office and program 
facilities upon relocation to the new 
space and use the anticipated 
$500,000 in net proceeds to: 
-  Grow the current endowment 
beyond the current $72,000 corpus; 
and/or 
- Capitalize operating and 
replacement reserves 

Has strong, proven leadership 
at the executive and 
management levels of the 
organization 
 

Has proven leadership on the 
board of directors, including 
funders and senior level 
professionals to lead capital 
campaign 

Mission & Vision  Mission is being served through 
programs and initiatives having 
a long and storied history of 
success and productivity 

Use the new community center to 
highlight, broadcast and publicize: 
- Mission and Brand 
- Stories and Statistics 
- Impacts and Outcomes 

Use business plan to leverage 
resources -- earned income 
and charitable contributions -
- to build and operate the 
facility 

Business Strategies History of collaborating with 
other entities sharing common 
mission and goals  
 

Align evidenced-based best practices 
in arts and culture and community-
based services with education and 
neighborhood revitalization  
 

Engage stakeholders in thinking 
through appropriate cultural center 
roles and capital needed to sustain 
them as part of ongoing strategic 
planning activities.  

Reaffirm importance of 
documenting program 
outcomes through: 
- Use of industry recognized 
metrics to measure and 
evaluate performance  
- Anecdotes that illustrate the 
stories behind the statistics; 
- Longitudinal analysis of a 
cohort of program 
participants  

Public Relations & 
External Affairs 

Compelling organizational 
history, track-record and 
program and project portfolio  
 
 
 

Track record collaborating with 
public officials, business 
community, and sister agencies. 

Focus communications and 
marketing campaign to: 
- Promote services 
- Educate general public 
- Broaden constituency 
 

Attract high-profile spokesperson to 
lead/be face of capital and 
operations campaigns 

Retain PR firm to help define 
and remind the public of the 
Taller programs and their 
impact 
 

 
Use new facility to broadcast 
and publicize: 
- Mission and Brand 
- Stories and Statistics 
- Impacts and Outcomes 

Governance 
(See board list below) 

Board comprised of senior-level 
officers of non-profit and for-
profit businesses with strong 
technical and management skills 
 

- Standing Committees: 
Executive, Fundraising, Human 
Resources and External Affairs  

Form Facilities Committee to guide: 
- Property management functions 
(maintenance, capital improvements, 
security, etc.) 
- Asset management functions 
(financial performance/budget-to-
actual expenses. etc.) 
- Facility management strategies 

Partner with HACE in the 
area of property and asset 
management to take 
advantage of their expertise 
built through their own 
portfolio of real estate 
projects. 

 
Taller Board of Directors 
Edgardo Gonzalez, Board Chair - Legislative Assistant to PA State Representative Anthony Payton  

Maria E. Mills‐Torres, Board Secretary Educator, School District Philadelphia  

Elena Marie DiLapi, Board Vice‐Chair MSW, QCSW  
Ileana M. Helwig, MA, Board Treasurer - Chief Operating Officer, Children Crisis Treatment Center  
Rafaela Colon - Director of Marketing and Community Affairs, North Philadelphia Health Systems  
Deborah A. Finley, Ph.D. Interactive Communications, Inc.  

Wilma Guzman‐Perez, Human Resources Management  
Carmen I. Paris, MPH Health Care and Strategic Project Consultant  
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Benjamin Ramos, Former PA State Representative, Development & Business Consultant 
Brenda Torres, Project Manager, Philadelphia Gas Works, Co-owner Sammy’s Place   

Carmen Febo‐San Miguel, Executive Director  
 
Taller Senior Management Team 

Carmen Febo‐San Miguel, Executive Director  
Katherine Heilman, Development Associate - Fundraising   
Rafael Damast, Visual Arts Manager 
Rebecca Fabiano, Interim Education Director 
Dora Viacava, Outreach Director and Operations Oversight 
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I. Background and Context 
 
A. Taller Mission and History 
 
Taller Puertorriqueño, Inc. (Taller) was founded in 1974 by Latino artists and activists in the North 
Kensington area of Philadelphia and now stands as testament to the wealth of possibilities created 
when citizens see a need in their community and decide to meet it. Discouraged by the absence of 
outlets for Barrio youth desperate to channel their artistic talents its founders created a community-
based graphic arts workshop to provide cultural training alternatives to local youth.  For more than 
three decades, Taller has continued to be a vital resource for progress in the Barrio and the region. 
The organization is now widely recognized as a model that utilizes the arts as a vehicle for social 
change through social investments. 

In its evolution, Taller has grown from a grassroots, Puerto Rican graphic arts and cultural center to 
a comprehensive institution that celebrates the arts of Puerto Rico, Latin America and the 
Caribbean. Still dedicated to providing an outlet for neighborhood children, Taller continues its 
original purpose by providing after-school activities and programming rich in artistic and cultural 
discipline. Known as el Corazón Cultural del Barrio, The Cultural Heart of Latino Philadelphia, Taller 
Puertorriqueño promotes local and international artists while doing the daily work of transforming 
children’s artistic visions into reality. It now encompasses the Julia de Burgos Books and Crafts 
Store, the Lorenzo Homar Gallery, the Robert P. Hernández Theater, and educational classrooms 
along Philadelphia’s historically Latino North 5th Street commercial corridor. 
 
As a community-based cultural organization whose primary purpose is to preserve, develop and 
promote Puerto Rican arts and culture grounded in the conviction that embracing one’s culture is 
central to community empowerment, the organization is committed to work that promotes social 
justice and equality by: 

 Serving as an educational vehicle in the advancement of the Puerto Rican/Latino 
community’s pursuit of cultural identity and reaffirmation; 
 

 Striving for the continued development of the Puerto Rican/Latino community through the 
arts; 
 

 Preserving and promoting the contributions and accomplishments of all Puerto Rican 
communities and supporting the work of Latino artists of all disciplines; and 
 

 Supporting the increased understanding and appreciation of other cultures within the wider 
community. 

 
B. Project Overview 
 
Taller currently owns and occupies two, a three-story building at 2721 N. 5th Street and a two story 
building at 2557 N. 5th Street.  Combined, these real estate holdings encompass approximately 
10,000 gross square feet and serve as the organization’s office headquarters, program space, art 
gallery and bookstore. Bisecting the area between the two properties is Lehigh Avenue, an over-
sized east-west arterial road that severs connections between the Centro de Oro retail corridor – the 
area with the largest concentration of Latino-owned businesses, cultural organizations and bilingual 
community service organizations in the Delaware Valley – and Taller’s current facility from which its 

http://www.tallerpr.org/A/Julia-de-Burgos-Books-and-Crafts-Store.aspx
http://www.tallerpr.org/A/Julia-de-Burgos-Books-and-Crafts-Store.aspx
http://www.tallerpr.org/A/Lorenzo-Homar-Gallery.aspx
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vast array of arts, cultural and educational programs are delivered. 

 
Current Taller Headquarters/Program Space 

 

The organization is nearing the completion of a yearlong predevelopment phase for El Corazón, a 
proposed 24,000 square foot state-of-the-art facility to be built on a parcel situated at 2600 N. 5th 
Street in the Fairhill Neighborhood of eastern-north Philadelphia.  Architectural design and 
engineering plans are being finalized along with a corresponding development budget to be rolled-
out by Taller to potential public- and private-sector funders to secure commitments to begin 
construct of the facility in 2013.   
 

 
Site Location of the Proposed El Corazón Cultural Center 
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The project involves the construction of a building that will provide space for Taller’s education, 
visual arts, and outreach programs, including: 

- two classrooms that can accommodate 30 students each; 

- five art rooms of which four can accommodate 30 students each; 

- a ceramics studio that can accommodate 15 students; and 

- gallery space, bookstore, open area/atrium, and a café.  
 
Three of the art rooms will be flexible/multi-use rooms (dance studio and drama room) and can be 
joined with the atrium space to create a small performance/theater with capacity of up to 250 seats. 
The build-out is to be completed and all programs moved into the building 24 to 36 months from 
the start of construction.  There will also be open space for a garden and retail space on the site of 
the facility, which is expected to open July 1, 2015. 
 
Concurrent with the predevelopment and capital campaign phase for construction is a process Taller 
is leading to develop a business plan that is the focus of this report and that addresses the operating 
requirements, revenues and expenses associated with: 

- administering the programs the cultural center will offer; 

- maintaining the facility itself, including the physical space and building equipment;  

- managing the building as a capital asset in Taller’s overall portfolio; and 

- operating the business lines of Taller. 
 
The new El Corazón Cultural Center provides an opportunity for Taller to carry out its mission 
through innovation. The development and operations of El Corazon represent innovation in design 
and construction as a state-of-the-art facility and one that will greatly enhance Taller’s ability to 
scale-up its program activities and serve a larger number of children, youth and families, and the 
broader and diverse Latino community. Taller has demonstrated how a community-connected venue 
can influence and regularize cultural participation. The community (Puerto Rican and other), can 
learn to come to the new Taller as the place where they feel fully included and affirmed.   
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II. Financial Feasibility Analysis 
 
To help build the case for the El Corazón facility and grow a solid constituency for the cultural 
center operations and financial support, Taller retained Deloitte to create a spreadsheet to help 
model and measure the financial performance of the new facility based on different assumptions 
having to do principally with projected income and expenses, staffing patterns, and facility 
utilization.  Taller subsequently retained Lamar Wilson Associates who specializes in financial 
packaging and organization business planning to assist it in testing alternative scenarios of financial 
feasibility, effectively solving for operating and funding requirements in order for the facility to 
achieve Taller’s targeted ratio of earned income to total expenses of at least 60%.   That ratio would 
require Taller to close the 40% operating gap through grant sources, sources that Taller views as 
social investments from business, industry, foundations and government that promise and deliver 
measurable returns to funders as “social investors” in the form of the improved quality of life for 
program participants.   
 
Three scenarios are presented below that model the financial performance and impact of El 
Corazón in its annual operations and over a five-year period from its projected 2016 start-up: 
 

 A best-case scenario based on an aggressive set of assumptions; 

 A worse-case one based on a more conservative set of assumptions; and 

 A middle-case option that falls in between the two extremes. 
 
A. Financial Model  
 
This section of the report identifies the major categories and subcategories of revenues and expenses 
analyzed and used to develop the numbers shown in each of the three scenarios or options 
referenced above. 
 

Revenue Categories 

 Grant-based income 
o donations from foundations, corporate and individual donors that are regarded by 

Taller as “social investments” that guarantee a return on investment (“ROI) 
measured in terms of measurable and increased: 

- Social, emotional and cognitive development of program participants 

- Self-esteem and self-confidence of program participants 

- Skill-building in and appreciation of arts and culture  
 

o includes such categories as 

- After-school program funding through the City of Philadelphia 

- DHS sponsored arts programs for at-risk children and youth 

- School District funded arts programs 

- State Dept of Welfare Childcare subsidies 
 

 Earned- and service-based 
o revenues generated by Taller from operations of specific programs within very 

distinct lines-of-business defined as: 

- Visual Arts 

- Education Programs 
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- Cultural Outreach and Enrichment 

- Eugenio Maria de Hostos Archives Center 

- Julia de Burgos Books and Crafts Store Sales  

- Membership Dues 
 

Expense Categories 

 Current employees and associated fringe benefits 

 Potential new employees to meet increased program demand over time 

 Operating and general administrative 

 Utilities, insurance and professional services 
 
B. Financial Projections and Key Assumptions 
 
For purposes of modeling and analyzing the potential financial performance of the El Corazón 
facility overtime, three alternative scenarios or options are summarized in this section of the 
business plan and presented in Table 1: Financial Projections and Key Underwriting Assumptions.  
The underlying calculations, assumptions and worksheets to Table 1 are extremely large and 
intricate. For those reasons they are produced as a separate companion document: “Underlying 
Analysis of Alternative Revenue and Expense Scenarios”.  Each option in Table 1 takes into account 
different assumptions with respect to: 
 

Income projections as a function of: 

 Enrollment patterns in Center’s programs, student/child eligibility for government childcare 
subsidies; and corresponding grant-based program revenues 

 Percent utilization or usage of the facility 

 Earned income defined by book store, art gallery, gift shop and café receipts 
 

Expense Projections as a function of: 

 Staffing patterns required to operate programs 

 Administrative costs and operating expenses (fixed and variable) 
 
Due to the nature of the types of arts and culture programs carried out by Taller, and the limited 
capacity of these programs to be self-sufficient, operating deficits or gaps result and require outside 
sources to fill.  The financing gaps represent, in essence, fundraising challenges or goals that Taller is 
committed to meet through direct solicitation of grant-social investments from local, regional and 
national sources, including government, business, industry, and philanthropy. 
     
C. Resource Development and Fundraising Goals 
 
Taller’s goal, overall and with respect to El Corazón, is to generate and sustain sufficient capital to 
achieve the organization’s mission and program objectives over time.  In this context, the sources 
and uses of capital must lead to building and maintaining a strong balance sheet that demonstrates 
the organization’s and the facility’s financial strength through its economic performance, and 
evidenced by substantial net assets over liabilities. Taller’s balance sheet ultimately reflects the 
organization’s and the facility’s ability to access the cash necessary to cover the short- and long-term 
obligations of each, weather downturns in the external operating environment, and take advantage 
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of opportunities to innovate as they present themselves.  To those ends, the types of capital required 
to build and maintain healthy balance sheets include the following:6   
 

 Operating funds to cover  day-to-day expenses to run programs. 

 Working capital to fill cash-flow gaps that may arise from market downturns over time. 

 Operating reserves to protect against potential and unexpected downturns in the business.  

 Capital replacement reserves to offset the costs of replacing equipment, fixtures and 
components of buildings when they have outlived their anticipated “useful lives” (HVAC 
systems, roofs, water heaters, etc.). 

 Endowments that help ensure the longevity of organizations through investment earnings 
dedicated to ongoing costs in which the corpus is restricted and invested to generate interest 
income.7   

 
D.  Performance Modeling and Findings 
 
Taller’s goal for the business plan is twofold: to identify the financial requirements under which El 
Corazón is able to generate and sustain positive net cash flow in its early operations (Years 1 
through 5 or 2016 through 2020) to start, and to use that information to demonstrate to its board, 
institutional stakeholders, and potential funders the potential feasibility of this project from an 
operations standpoint. To accomplish the first, Taller’s senior management, with the support of 
Wilson Associates, inputted data into the spreadsheet designed by Deloitte to help model feasibility 
and assess potential performance outcomes for the facility. Alternative scenarios were used to test 
financial performance based on what is referred to in the following charts as aggressive, balanced 
and conservative assumptions, and the assumptions took into account and varied across specific 
factors, including: 

 Program income and other earned income from sales  

 Government subsidies and private grants 

 Staffing levels and personnel costs 

 General operating expenses 

 Annual trending of revenues and expenses  

 Facility space utilization rates 
 
As outlined below and shown in more detail in Tables 2 and 3, the findings modeled and shown in 
the “Conservative” category represents the scenario under which El Corazón is the most feasible in 
terms of generating the highest proportion of earned income (54.1%) and requiring the smallest 
increase in grant income (41.0%) relative to the organization’s current levels needed to sustain the 
new and larger facility over time. 
 

  Table 2:  Financial Projections and Key Underwriting Assumptions 
 
  Assumptions 

 Aggressive Balanced Conservative 
Facility utilization (year 1 to year 5) 85% to 100% 73% to 98% 60 to 95% 

Year new staff on payroll 2016 (year 1) 2018 (year 3) 2020 (year 5) 
 

                                                        
6 As described in the report “Getting Beyond Breakeven - A Review of Capitalization Needs and Challenges of Philadelphia-Area Arts 
and Culture Organizations” prepared by the managing consulting firm TDC and commissioned by The Pew Charitable 
Trust and The William Penn Foundation in 2009, 
7 See Appendix B, page 42, for description of Taller’s endowment and endowment growth projections. 
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 Financial Status and Projections 

 2010-12 Actual   Aggressive     Balanced Conservative 
Annual Average     

--- Earned Income $   461,713 $     811,861  $    756,787  $    628,051  
--- Total Operating Budget $   888,882 $  1,497,192  $ 1,409,254  $ 1,230,539  
--- Operating Gap to be Filled by Grants $   427,169 $    685,332 $   652,467 $   602,488 

     
Earned Income as % of Total Budget 51.9%           54.2%           53.7%            51.0% 

Gap as % of Total Budget 48.1%           45.8%           46.3%            49.0% 
     

Increase in Earned Income Required  75.8 % 63.9% 36.0% 
Increase in Grant Income Required            60.4%         52.7% 41.0% 

 

Education Program 
 

   

Student Enrollment     

CAP 30 100 100 100 
ACE 15 30 30 30 

YAP 15 30 30 30 

Total 60 160 160 160 

Average Percent Facility Use by Year     

Year 1  85% 73% 60% 

Year 2  90% 80% 70% 

Year 3  95% 88% 80% 

Year 4  95% 93% 90% 

Year 5  100% 98% 95% 

Net Income Projections 
 
  $(685,332)  $(652,466)  $(602,488) 

 
       

Timing of New Staff   Year 1 Year 3 Year 5 

     

Ratio of Earned Income to Total Expenses 
         
51.9% 54.2% 53.7% 51.0% 

Ratio of Grant Revenue to Total Expense 
         
48.1% 45.8% 46.3% 49.0% 

 
    

Fundraising Potential     

Large Foundations   $374,367   $374,367   $374,367  

Business & Industry   $473,000   $473,000   $473,000  

Total   $847,367   $847,367   $847,367  
 
% of Foundation and Corporate Fundraising Goal 

 
   

Required to Fill Operating Gap  80.9% 77.0% 71.1% 
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III. Program Descriptions and Lines of Business 
 
This section of the plan describes the programs that constitute Taller’s principal programs and 
businesses and enterprises are currently in operation and that will be offered in the new and larger 
facility.  Nearly every program will serve a larger group of children and youth.  It is anticipated that 
meeting rooms, and spaces dedicated for the bookstore, art gallery and café will serve a larger and 
broader clientele, audience and patrons, providing services and generating income to offset fixed and 
variable business costs. 
 
A. Program Areas8 
 
Cultural Exploration Program   
 
Providing innovative hands-on arts education classes, this program opens a world of cultural 
discovery and understanding for younger participants. The Cultural Exploration Program, or CEP, 
introduces students to renowned local artists, performers, and educators who guide children on this 
journey of self-discovery. Children leave Taller’s educational programs assured that the artistic and 
cultural history of the Latino community is their own and well equipped to make their own 
contributions to their neighborhoods and beyond. The program encourages children’s self-
expression through classes in different disciplines such as folkloric dance, salsa, drama, ceramics, 
painting, and printmaking.  CEP has two components to accommodate the needs based on the age 
and developmental differences of  participants; they are: Cultural Awareness Program (CAP, serving 
ages 5-10) and Advanced Cultural Exploration (ACE, serving ages 11-15).  

 

 
Angie and Kids Reading Program 

                                                        
8 See Appendix C, page 44 for a description of Taller’s earned-income activities. 
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The year-round program serves up to 50 students each semester and an additional 50 during the 6-
week all day summer camp. The after-school component runs Monday through Friday from 3:00 to 
6:00 p.m. Each group participates in structured homework help, supporting reading, writing and 
math skills Monday through Thursday. On Fridays, students participate in game-oriented learning 
incorporating critical thinking, collaboration and public speaking skills.  
 
Youth Artist Program 
 
The Youth Artists Program (YAP) is a two-year professional art-training program for high school 
sophomores, juniors, and seniors. With the guidance of artist mentors, this portfolio-building 
program offers a select group of high school students a unique opportunity to develop their artistic 
skills. Our program equips young artists with the tools they will need to thrive in a competitive arts 
world. YAP students visit art galleries and professional studios in addition to participating in 
workshops with professional local artists across several disciplines. In the course of their studies, 
students develop a solid portfolio of their work they can then use to apply to some of the region’s 
leading arts colleges and universities. Through art education, students also explore topics relevant to 
their social and cultural interests such as hip-hop, Puerto Rican and Latino social awareness, and 
interracial relations. Participants must have a talent for or serious interest in pursuing a higher 
education or career in the arts. To ensure quality instruction, the program presently accepts 14 
students each year. Students make a two-year commitment so the program can fully foster their 
professional development. 
 

 
YAP Film Students 

 
Visítenos: A Cultural Encounter 
 
Visítenos, which has been provided in collaboration with other community organizations such as 
Raíces Culturales Latinoamericanas, offers visiting groups and K-12 grade students and their 
teachers fun, practical, and tangible learning experiences aimed at promoting self-understanding, 
self-respect, and appreciation for cultural diversity. At least two weekly 1½-hour classes are offered 
to groups of up to 30 participants with a curriculum that meets criteria outlined in the Philadelphia 
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School District Visual Arts Standards and Multicultural Competencies complementing school based 
programs. Tactual, visual, movement and manual experiences engage participants in creative 
exploration of different Latino cultures through videos of traditional dances, music records, and 
hands-on experiences with vejigante masks, drawing and painting, dance, T-shirt decorating, and 
more. Participating teachers receive examples of lesson plans along with information on further 
workshops, educational materials, and communications regarding future events. Tours are arranged 
ahead of time and are tailored to the specific requests of the group coordinator.  Currently this 
program serves over 3,000 unduplicated participants and over 10,000 encounters yearly with the 
potential for significant growth in the new facility. 

 

 
Visítenos Julia de Burgos 2009-10 

 
Memories in the Making 
 
Wouldn't you pick up a paintbrush if art were the only way you could communicate?  Alzheimer's 
patients are doing just that, even if they have never painted before. One of the greatest tragedies 
associated with Alzheimer’s disease is the loss of the ability to communicate. At a time when people 
are most in need of support and assurance, the disease robs them of the ability to communicate their 
confusion and fears, as well as their hopes and wishes. "Memories in the Making" (MIM) is an 
innovative art therapy program that enables persons with dementia (PWD) to express themselves 
through art. This special art therapy program was first piloted in Orange County, California and has 
been implemented in Philadelphia since 2001 to serve individuals with dementia from the 
Hispanic/Latino community for whom linguistic and cultural differences also present additional 
barriers to services. 
 
The Delaware Valley Chapter of the Alzheimer’s Association joined efforts with Taller to meet this 
need. The program conducts weekly watercolor painting workshops for a group of up to ten 
participants. The group meets under the combined guidance of a visual artist (trained by the 
Alzheimer’s Association to work with individuals with memory loss and dementia), a Latino 
Outreach Specialist from the Alzheimer’s Association and Taller’s Outreach Coordinator.  
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Successful art exhibitions and celebrations of Memories in the Making are held in Taller’s and other 
galleries.  
 
Eugenio Maria de Hostos Archives Center 
 
The Eugenio Maria de Hostos Archives is a resource center that includes a varied collection of 
books, periodicals, articles, oral histories and research, focusing on Latino culture and history. 
Today, some of these materials are out of print, which makes this a unique resource of information 
that is hard to come by in any other local institution.  As the role and population of Latino origin 
has expanded in this region and in the U. S. society there has been an increasing demand for data 
and information on Latino culture. The Archives are assets to the community and to the rest of the 
city by providing this vital information. The Archives Center is managed by Taller and is presently 
housed at the Free Library of Philadelphia, Lillian Marrero Branch, at 6th and Lehigh Avenue, and at 
Taller's facilities.   

 

 
Yasmin Hernandez Reception – 2008  

 
Taller Puertorriqueño, Inc. has two educational kits available to the public. The Art Collection 
includes a series of slides from original silk-screens in Taller’s permanent art collection and focuses 
on cultural history and cultural identity. The Puerto Rican Artifacts kit was developed from slides of 
various handmade objects—including jewelry, musical instruments and Taíno artifacts—and focuses 
on the three races that constitute the Puerto Rican population.  The kits are detailed grade-specific 
curriculums (grades k-4, 5-8, 9-12) providing teachers a script, discussion topics, questions and 
activities relating to the corresponding slides on each of the two themes.  Lessons within each 
packet include age-appropriate craft projects. Each teacher packet was thoroughly researched and 
offers supplemental materials for study, for learning about community resources in North 
Philadelphia, and a bibliography. The kits are self-contained packages for easy use and 
implementation in an educational setting, and the text includes information about the history, 
culture, art, geography, and social transformations of, in this case, Puerto Rico. Each curriculum was 
made to meet Philadelphia School District guidelines and standards. 
B. Businesses and Enterprises  
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Julia de Burgos Books & Crafts Shop 
 
Bearing the name of one of Latin American’s greatest poets, Taller Puertorriqueño’s Julia de Burgos 
Books and Crafts Store pays tribute to de Burgos’ ardent commitment to women’s rights and the 
rights of Afro-Latino writers and poets while featuring an extensive assortment of Latino literature, 
including a children’s book section, and reference material from throughout the Americas and 
Caribbean. 

Taller Puertorriqueño’s Julia de Burgos Books and Crafts Shop is the region’s greatest destination 
for original Latino artwork, crafts, handmade jewelry and collectibles, serving as the only bilingual 
bookstore of its kind in the Pennsylvania, Delaware and South Jersey region. From bilingual 
children’s books and cookbooks, classics by Marquez and Neruda, historical accounts of Latino 
migration, and vejigante masks made from paper maché or coconut, the Julia de Burgos Books and 
Crafts Store is sure to add to the worth of your library, the colors in your art collection, and the 
nourishment of your espíritu Latino.  

 
Julia de Burgos Store – R. Kennedy 
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B. Marketing Plan 
 
Working with Wallace Roberts & Todd, LLC, a national collaborative practice of city and regional 
planners, urban designers, landscape architects, and architects headquartered in Philadelphia, as well 
as with Eduardo Diaz, Surale Phillips, Rosales Communications and Mastroieni and Associates, a 
detailed physical and market study was conducted of this property, as well as an analysis of 
community perceptions and needs.  More than 600 community voices were heard.  The highlights 
and findings of the “Marketing and Feasibility Study” include: 
 

 A sizeable market from which to draw. There are approximately 350,000 individuals residing 
in the combined primary trade area, 100,000 of whom are Latino. 
 

 Opportunities exist to increase and diversify Taller’s current audience base as there is high 

in‐migration and growth by varied Latino populations within Metro Philadelphia and within 
both of Taller’s key trade areas. 

 

 Cultural engagement in Taller’s primary target areas, is high—whether to validate cultural 
roots, or offer educational experiences for children 

 
Since the 2009 report that resulted from this study, Taller has been working to assure alignment of 
El Corazon community center goals with those of HACE neighborhood strategic plan that was 
funded by the Wells Fargo Regional Foundation and completed in 2010. Among the common 
priorities of each include:  
 

 Focusing on large‐scale, visible developments, which anchor the area and give neighboring 
homeowners, local and outside investors, the confidence to invest in additional business and 
residential projects. 

 

 Contributing to a broader effort in promoting a safe and secure community. 
 

 Collaborating with community residents and city officials to clear vacant homes and 
devastated blocks in order to eliminate safety and health hazards.  

 

 Creating and sustaining employment and business opportunities for residents and local 
businesses.  

 
Summary of Geodemographic Market Scan Results9 
 
Primary Trade Area 
 

 Taller reports that it reaches roughly 100,000 individuals annually through its various 
programs, and that its Cultural Enrichment Programs, including festivals and fairs, attract 
12,000 visitors to the area. Adding 10 additional events and attracting 2,000 more patrons to 
gallery exhibitions and performances, roughly 200 educational program participations, and, 
by extension, increasing retail traffic to an expanded book/gift store, appears to be feasible 
from a consumer market perspective.  

                                                        
9 Geodemographic research uses geographic mapping combined with demographic data sets. Source: Scan/US 2008 Census 
Demographic Updates 
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 Achieving increased market penetration will require that the organization have a significant 
and professional marketing-communications plan to drive new and continual activity in 
addition to grassroots community outreach. It may also require a significant amount of 
subsidized free programming or subsidized participation to capture more participation from 
its immediate trade area.  

 

 There are approximately 350,000 individuals residing in the combined primary trade area 
(includes immediate area and nine ZIP codes), 100,000 of whom are of Hispanic origin — 
50 percent of the population in the immediate trade area and 21 percent of the population in 
the primary trade area. The random public poll indicated that even with good awareness of 
Taller—80 percent among the Hispanic and Latino population—actual participation was 45 
percent. And, for non-Hispanics, awareness and participation were both low. Of non-
Hispanic respondents only 26 percent had heard of Taller, and of those, only 14 percent had 
attended.  

 

 It would be reasonable to expect that of the 45 percent of the 100,000 Hispanic population 
(45,000) likely to attend, Taller might capture 10 percent (4,500) with an aggressive and 
professional marketing-communications plan. With an estimated 4,500 individuals 
participating an average of 1.28 times per month (as indicated by the survey), this may yield 
roughly 70,000 interactions over the course of a year (4,500*(1.28*12)). Add to this total a 
conservative capture rate of 2 percent of the 14 percent of non-Hispanics (from the survey) 
that reside in the area and that may yield another 350 individuals (249,678 non-Hispanic 
population*.14*.02). These 700 individuals might be expected to produce an additional 
20,000 interactions per year based on the volume of participation indicated on the survey 
(700*(2.42*12)). Combined, the market may support 90,000 interactions, which is well within 
the goals of market expansion. However, this estimate does not take into account the type of 
interaction or activity, nor does it account for ability to pay admissions, fees, or rental 
charges.  

 

 The residential population in the immediate trade area has very low median income of 
$19,923. Income is somewhat higher in the primary trade area at $35,650. The majority of 
the population in the immediate trade area is Black, African American (42 percent), followed 
by multi-racial (35 percent) and the majority of the population in the primary trade area is 
White (41 percent), followed by Black, African American (37 percent).  
 

 More than 60 percent of households in the immediate trade area and 56 percent of 
households in the primary trade area are family households. Children and youth dominate in 
this area with 32 to 39 percent of the population in these geographic areas under the age of 
20. Median age in the immediate area is 29 and median age in the primary area is 33.  

 

 Of the labor force (individuals age 16 and older) in the immediate trade area, 36 percent are 
employed in the work force, 11 percent are unemployed, and 53 percent are not in the labor 
force. Education is lower in the immediate area than in the primary trade area. Thirty-seven 
percent of individuals age 25 and older have no high school diploma or GED, 39 percent are 
high school graduates, and 10 percent has a college degree or higher. Within the primary 
trade area, 50 percent are employed, 8 percent are unemployed, and 42 percent are not in the 
labor force. Twenty-four percent do not have a high school diploma or GED, 40 percent are 
high school graduates, and 17 percent have a college degree or higher.  
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Combined Secondary Trade Area  
 

 The secondary trade area (including portions of Camden, NJ) includes 44,279 residents of 
Hispanic origin. There is no metric to estimate reasonable participation from this trade area 
and current documented participation is low. However, typically a 2 percent return on 
significant marketing effort is considered a sound estimate; with a 2 percent capture rate of 
this target population, it might be reasonable to expect another 885 individuals participating 
from this area. The demographic characteristics are similar to the primary area with slightly 
fewer families, more White households, and higher incomes within the targeted secondary 
trade area and more family households, higher multi-racial and Black, African American 
households and lower incomes in the Camden, NJ area.  
 

 While the targeted secondary area is large and includes a mix of high density Hispanic 
population as well as high indexing consumers for the arts, only six percent of the total 
population is of Hispanic origin, limiting the potential in this extended area. Camden 
residents are more reflective of characteristics of Taller’s survey respondents, but with 
extremely limited income, low education, and high unemployment, distance and relevance of 
programming in the Centro de Oro neighborhood might be a barrier. There is very limited 
participation from the Camden area currently. Public transportation accessibility may be a 
leading issue.  

 
Immediate Area Daytime Population  

 

 There are 2,254 businesses with 32,636 employees within a one-mile radius of Taller. Two-
thirds of these individuals work in white-collar occupations and one third in blue-collar 
occupations. The majority works in medical and related health care services, followed by 
schools. This is strong daytime population from which to draw for lunch-time and after-
work programming, or perhaps child care or after-work activities for children of the working 
population.  
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Appendix A 
15-Year Cash Flow 

 

Operating Pro Forma (Years 1-5)      

 Year 1 Year 2 Year 3 Year 4 Year 5 

REVENUES      

Education Programs      
  Earned Income Non-Summer Semesters  $278,654   $323,444   $371,539   $416,329   $444,020  

  Earned Income Summer Semesters  $43,536   $50,976   $58,140   $65,580   $69,480  

  Cost of Non-Summer Semesters Excluding Staffing  $(25,333)  $(31,033)  $(37,240)  $(43,990)  $(49,076) 

  Cost of Summer Semesters Excluding Staffing  $(30,613)  $(37,501)  $(45,002)  $(53,158)  $(59,213) 

  Net Total  (In-house classes only)  $266,244   $305,885   $347,438   $384,761   $405,211  

      

Contracts and Rentals      

  Net Contract Revenue  $209,720   $209,651   $217,543   $217,378   $225,049  

  Net Rental Revenue  $45,340   $49,960   $58,580   $69,200   $69,820  

Total Net Contract and Rental Revenues  $255,060   $259,611   $276,123   $286,578   $294,869  

      

  Net Bookstore/Gift Shop Income / (Expenses)10  $360   $255   $147   $36   $(79) 

  Net Art Exhibition Income / (Expenses)  $(11,846)  $(12,448)  $(17,507)  $(23,040)  $(29,083) 

  Net Schomburg Symposium Revenues / (Expenses)  $(6,300)  $(6,665)  $(7,048)  $(7,451)  $(7,873) 

  Total Memories in the Making Revenues / (Expenses)  $5,000   $4,685   $4,354   $4,007   $3,642  

  Membership Dues  $28,710   $31,511   $33,262   $35,012   $36,763  

  Archive Revenues  $10   $15   $15   $15   $15  

Total  $15,934   $17,353   $13,223   $8,579   $3,385  

        

EXPENSES      

  Total Salaries and Wages for Permanent Employees  $396,600   $408,498   $420,753   $433,376   $446,377  

  Total Salaries and Wages for Potential Positions  $58,100   $59,843   $61,638   $63,487   $239,283  

  Total Wages for Temporary Employees  $78,390   $96,324   $98,403   $100,527   $119,910  

  Overtime (% of annual salary)  $1,128   $1,162   $1,196   $1,232   $1,701  

  Payroll Taxes  $49,201   $52,113   $53,601   $55,133   $74,350  

  Benefits  $89,127   $99,338   $110,778   $123,598   $188,535  

  Staffing for Teacher Contracts  $61,200   $61,749   $62,322   $62,921   $63,546  

  Payroll Taxes  $5,637   $5,687   $5,740   $5,795   $5,853  

Total  $739,383   $784,713   $814,432   $846,070   $1,139,554  

        

  Total Utilities  $94,488   $99,212   $104,173   $109,381   $114,850  

  Total Repairs & Maintenance Costs  $35,300   $37,065   $38,918   $40,864   $42,907  

  Total Professional Fees  $26,384   $27,704   $29,089   $30,543   $32,070  

  Equipment Leasing  $28,251   $29,664   $31,147   $32,704   $34,339  

  Telephone  $8,855   $9,297   $9,762   $10,250   $10,763  

  Insurance  $45,531   $47,807   $50,198   $52,708   $55,343  

  Other  $92,111   $96,717   $101,552   $106,630   $111,962  

Total  $330,920   $347,466   $364,839   $383,081   $402,235  

                                                        
10  The net from the bookstore/gift shop is minimal; however, this business activity is regarded as central to Taller’s mission.  The potential to increase 

its margins over time through online sales, for example, and other techniques will be explored by the organization’s Store Advisory Committee.    
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Net Cash  $(533,065)  $(549,330)  $(542,488)  $(549,233)  $(838,324) 

      

Total Earned Income  $537,238   $582,849   $636,783   $679,918   $703,466  

Total Operating Expenses  $1,070,303   $1,132,179   $1,179,271   $1,229,151   $1,541,789  

Income/Expenses 50.2% 51.5% 54.0% 55.3% 45.6% 

      

Notes:       

3-10% Annual Escalation of Revenues Years 1-5 based on categories     

4-30% Annual Escalation of Revenues Years 1-5 based on categories     

5% Annual Escalation of Expenses Years 6-15 to maintain >50% ratio of revenues to expenses    

3% Annual Escalation of Expenses Years 6-15 to maintain >50% ratio of revenues to expenses    
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Operating Pro Forma (Years 6-10) 

 Year 6 Year 7 Year 8 Year 9 Year 10 

REVENUES      

Education Programs      
  Earned Income Non-Summer Semesters  $466,221   $489,532   $514,009   $539,709   $566,695  
  Earned Income Summer Semesters  $72,954   $76,602   $80,432   $84,453   $88,676  
  Cost of Non-Summer Semesters Excluding Staffing  $(50,548)  $(52,065)  $(53,627)  $(55,236)  $(56,893) 
  Cost of Summer Semesters Excluding Staffing 

 $(60,989)  $(62,819)  $(64,704)  $(66,645)  $(68,644) 

  Net Total  (In-house classes only)  $427,637   $451,250   $476,110   $502,282   $529,834  

      

Contracts and Rentals        
  Net Contract Revenue  $236,302   $248,117   $260,523   $273,549   $287,226  
  Net Rental Revenue 

 $73,311   $76,977   $80,825   $84,867   $89,110  

Total Net Contract and Rental Revenues  $309,613   $325,093   $341,348   $358,416   $376,336  

        
  Cost of Non-Summer Semesters Excluding Staffing  $(81)  $(84)  $(86)  $(89)  $(91) 

  Net Art Exhibitions Revenues  $-     $-     $-     $-     $-    

  Net Schomburg Symposium Revenues  $-     $-     $-     $-     $-    

  Total Memories in the Making Revenues  $3,824   $4,016   $4,216   $4,427   $4,649  

Annual Membership Dues  $38,601   $40,531   $42,558   $44,686   $46,920  

Archives Revenues  $16   $16   $17   $17   $18  

Total  $42,360   $44,480   $46,705   $49,041   $51,495  

      

EXPENSES      

  Total Salaries and Wages for Permanent Employees  $459,768   $473,561   $487,768   $502,401   $517,473  

  Total Salaries and Wages for Potential Positions  $246,462   $253,856   $261,471   $269,315   $277,395  

  Total Wages for Temporary Employees  $123,508   $127,213   $131,029   $134,960   $139,009  

  Overtime (% of annual salary)  $1,752   $1,804   $1,858   $1,914   $1,971  

   Total Payroll Taxes:  $76,580   $78,878   $81,244   $83,681   $86,192  

   Total Benefits  $194,191   $200,016   $206,017   $212,197   $218,563  

   Staffing for Teaching Contracts:  $65,453   $67,416   $69,439   $71,522   $73,668  

   Total Payroll Taxes:  $6,028   $6,209   $6,395   $6,587   $6,785  

Total  $1,173,741   $1,208,953   $1,245,221   $1,282,578   $1,321,055  

        

  Total Utilities  $118,296   $121,845   $125,500   $129,265   $133,143  

  Total Repairs & Maintenance Costs  $44,195   $45,520   $46,886   $48,293   $49,741  

  Total Professional Fees  $33,032   $34,023   $35,044   $36,095   $37,178  

Equipment Leasing  $35,370   $36,431   $37,524   $38,649   $39,809  

Telephone  $11,086   $11,418   $11,761   $12,114   $12,477  

Insurance  $57,003   $58,714   $60,475   $62,289   $64,158  

Total Other  $115,320   $118,780   $122,343   $126,014   $129,794  

Total  $414,302   $426,731   $439,533   $452,719   $466,301  
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Net Cash  $(808,433)  $(814,861)  $(820,592)  $(825,558)  $(829,691) 

      

Total Earned Income  $779,610   $820,823   $864,163   $909,739   $957,665  

Total Operating Expenses  $1,588,043   $1,635,684   $1,684,755   $1,735,297   $1,787,356  

Income/Expenses 49.1% 50.2% 51.3% 52.4% 53.6% 
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Operating Pro Forma (Years 11-15) 

 Year 11 Year 12 Year 13 Year 14 Year 15 

REVENUES      

Education Programs      
  Earned Income Non-Summer Semesters  $595,029   $624,781   $656,020   $688,821   $723,262  
  Earned Income Summer Semesters  $93,110   $97,765   $102,654   $107,786   $113,176  
  Cost of Non-Summer Semesters Excluding Staffing  $(58,599)  $(60,357)  $(62,168)  $(64,033)  $(65,954) 
  Cost of Summer Semesters Excluding Staffing 

 $(70,704)  $(72,825)  $(75,009)  $(77,260)  $(79,577) 
  Net Total  (In-house classes only)  $558,836   $589,364   $621,496   $655,314   $690,906  

      

Contracts and Rentals      
  Net Contract Revenue  $301,588   $316,667   $332,500   $349,125   $366,582  
  Net Rental Revenue 

 $93,565   $98,244   $103,156   $108,314   $113,729  

Total Net Contract and Rental Revenues  $395,153   $414,911   $435,656   $457,439   $480,311  

      
  Cost of Non-Summer Semesters Excluding Staffing  $(94)  $(97)  $(100)  $(103)  $(106) 

  Net Art Exhibitions Revenues / (Expenses)  $-     $-     $-     $-     $-    

  Net Schomburg Symposium Revenues / (Expenses)  $-     $-     $-     $-     $-    
  Total Memories in the Making Revenues / 
(Expenses)  $4,881   $5,125   $5,381   $5,650   $5,933  

Annual Membership Dues  $49,266   $51,729   $54,316   $57,032   $59,883  

Archives Revenues  $18   $19   $19   $20   $21  

Total  $54,071   $56,776   $59,617   $62,599   $65,731  

      

EXPENSES      

  Total Salaries and Wages for Permanent Employees  $532,997   $548,987   $565,457   $582,420   $599,893  

  Total Salaries and Wages for Potential Positions  $285,717   $294,288   $303,117   $312,210   $321,577  

  Total Wages for Temporary Employees  $143,179   $147,475   $151,899   $156,456   $161,149  

  Overtime (% of annual salary)  $2,031   $2,091   $2,154   $2,219   $2,285  

   Total Payroll Taxes:  $88,777   $91,441   $94,184   $97,009   $99,920  

   Total Benefits  $225,120   $231,874   $238,830   $245,995   $253,375  

   Staffing for Teaching Contracts:  $75,878   $78,154   $80,498   $82,913   $85,401  

   Total Payroll Taxes:  $6,988   $7,198   $7,414   $7,636   $7,865  

Total  $1,360,687   $1,401,508   $1,443,553   $1,486,859   $1,531,465  

      

  Total Utilities  $137,137   $141,252   $145,489   $149,854   $154,349  

  Total Repairs & Maintenance Costs  $51,234   $52,771   $54,354   $55,984   $57,664  

  Total Professional Fees  $38,294   $39,442   $40,626   $41,844   $43,100  

Equipment Leasing  $41,003   $42,233   $43,500   $44,805   $46,149  

Telephone  $12,852   $13,237   $13,634   $14,043   $14,465  

Insurance  $66,083   $68,065   $70,107   $72,210   $74,377  

  Total Other  $133,688   $137,699   $141,830   $146,084   $150,467  

Total  $480,290   $494,699   $509,540   $524,826   $540,571  
 
 
 
 
      



 41 

Net Cash  $(832,916)  $(835,155)  $(836,323)  $(836,333)  $(835,088) 

      

Total Earned Income  $1,008,061   $1,061,051   $1,116,769   $1,175,353   $1,236,948  

Total Operating Expenses  $1,840,977   $1,896,206   $1,953,092   $2,011,685   $2,072,036  

Income/Expenses 54.8% 56.0% 57.2% 58.4% 59.7% 
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Appendix B 
 

Description of Taller Endowment and Endowment Growth Goals 
 

 Build up its $72,000 endowment to over $500,000 in net income through the sale of its 
current offices and community facility space; add net sales proceeds to the current 
endowment and use interest income generated from investment of the corpus to help 
support operations of the new facility, an amount approximating $20,000 annually at today’s 
interest rate. This number is not reflected in the revenue stream given the current and 
foreseeable weak real estate market. 
 

 Launch a fundraising campaign to generate multi-year support for arts and culture 
programming that, similar to such activities in every other American city -- including 
Philadelphia – is not entirely sustainable through user fees and event attendance. 
 

 As part of the fundraising campaign, prepare and rollout an “investment prospectus” for El 
Corazon to leverage private and public equity from business and industry, government, 
philanthropic institutions and private individuals by promising a social return on capital in 
the form of outcomes for Taller program participants that include high-achievement and 
performance in the areas of: 

o social, emotional and cognitive development as individuals 
o self-esteem, confidence and positive expression as citizens  
o skill-building in and appreciation of arts and culture  

 

 Include in the prospectus Taller’s commitment to invest its own equity in El Corazón in the 
form of: 

o the value of its existing endowment ($72,000) 
o the value of net revenues from the sale of its offices estimated to be valued at 

approximately $500,000+ 
o in-kind contributions to the endowment in the form of the documented and audit-

recognized value of Taller staff time expended but not compensated for in 
predevelopment and development activities associated with El Corazón 
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Appendix C 

  
Description of Taller Earned-Income Activities 

 

 After school funding through the City of Philadelphia funds just 20 slots.  With more 
capacity this number can grow to at least 40.  Taller has been funded since its beginning in 
2002. 
 

 DHS (Department of Human Services) is a contract through prevention to support art 
programs for at-risk children and youth, which has been in place for over 7 years now. 
 

 School District-funded programs have grown from $15,000 to $50,000 annually and support 
arts programs in schools and visits to Taller. 
 

 Store income has been flat but Taller has reduced expenses significantly and is looking at 
focusing on growing sales. 
 

 Taller only charges for one event per year, which generates about $1,000 on average. 
 

 Taller is increasing the frequency of renting out space: on average renting space 4 
times/month that is generating approximately $1,200 annually ($300 per month). 
 

 Membership fee income has grown to over $30,000 in 2012; Taller has invested in a new 
database and is working so this will continue to expand. 
 

 New initiatives will include increased income from higher subsidies from childcare 
certifications, net rental income from the new café; and a much-expanded ability for space 
rentals including parking. 
 

 Other possibilities Taller will explore to enhance earned income potential include: 
o open space-food cultivation 
o developing an education program for youth in culinary arts tied to the café. 
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Appendix D 
 

Excerpts from:  
Getting Beyond Breakeven - A Review of Capitalization Needs and Challenges of Philadelphia-Area Arts 
and Culture Organizations, by TDC and Commissioned by The Pew Charitable Trusts and the William Penn 
Foundation, 2009 
 

 A true strategic business plan articulates a mission and vision that demonstrates an 
organization’s value proposition, and it analyzes four elements in order to build a 
comprehensive roadmap to sustainability:  

 

- competitive position in the market (market study) 
 

- quantification of and demonstrated ability to garner necessary resources (current and 
recent fundraising and income-generating success)  

 

- capitalization strategy (formal plan scrutinized and vetted by principal stakeholders and  
governing board) 

 

- potential risks (mitigated by operational, governing and policy interventions)  
 

 To be valid, these analyses must be informed and supported by external data. In the 
organizational profiles on page 13, we have shown how TDC thinks about the internal and 
external research that organizations may need to pursue to inform their strategic planning 
processes.  

 

 TDC’s classification system defined four scores, from one being strongest to four weakest: 
 

The strongest organizations (Level 1) had the ability to meet their financial obligations, 
weather downturns, invest in new ideas, and were best positioned to achieve their missions: 

- weather a prolonged downturn in external conditions  

- invest in new ideas 

- effectively address its continuing facilities needs  

- is well positioned to define strategy and achieve mission  
 

 For audience-driven organizations, the strongest have earned revenue greater than 70% 
of [total] revenue 

 
The next strongest organizations (Level 2): 

- has adequate working capital 

- can weather a short downturn in conditions 

- needs outside investment to pursue new ideas 

- can address some facilities needs but relies on infusions of capital to address larger needs  
 

 For audience-driven organizations, the strongest have earned revenue greater than 50% 
of [total] revenue 
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Development Budget

Sq. Ftge 24000 (of bldg improvements)

Sources
 
Source Amount  Status
Cultural Corridor Fund 1,500,000$                                                                            Secured
RACP* 5,000,000$                                                                           Secured
Capital Campaign 100,000$                                                                              Secured to date
Foundations & Corporations 291,000$                                                                               Projected Fundraising 
Funding Gap 1,070,000$                                                                           Projected Fundraising 
New Markets Equity Raise 
(projected) 3,324,000$                                                                           Approx $11mm 

allocation needed
Total 11,285,000$                                                                         
*Requires $5,000,000 Bridge loan from a lender

Total Per sf
Acquisition Acquisition costs 1$                              0$                                

Title & closing fees 35,000                          1$                                
Total Acquisition 35,001$                     1$                                

Hard Costs Structures 7,418,949$                309$                            
General conditions - Staffing 364,418                        15$                              
General conditions - Rehab 39,683                          2$                                
Permit Allowance 13,300                          1$                                
Insurances 78,363                          3$                                
Mercantile Tax 39,574$                     2$                                
Construction contingency 397,714                        17$                              
Construction Fee 278,400                        12$                              
Payment & Performance Bond 55,000                          2$                                
Total Hard Costs 8,685,401$                362$                            

Soft Costs Architectural fees 555,026$                   23$                              
Construction administration 145,600                        6$                                
Construction period utilities 67,000                          3$                                
Title insurance/closing costs 35,000                          1$                                
Insurance/builder's risk 35,000                          1$                                
Geotechnical study 15,000                          1$                                
Appraisal 10,000                          0$                                
Legal fees 35,000                          1$                                
Civil Engineering/Storm Water Management Plan 50,000                          2$                                
Survey & Lot Consolidation 35,000                          1$                                
Financing fees construction line of credit 50,000                          2$                                
Plan and Cost review/Inspections 15,000                          1$                                
Lender Legal fees 25,000                          1$                                
construction period interest 165,000                        7$                                
Development Consultant 122,191                        5$                                
Market Study 123,874                        5$                                
Phase I Environmental Assessment 2,300                            0$                                
Phase II Scope 19,240                          1$                                
Environmental Remediation - Site Specific Safety Plan 10,000$                     0$                                
project management 60,000$                     3$                                
Insurance Escrow 45,000$                     2$                                
Real Estate Tax Escrow 35,000$                     1$                                
holding costs 10,000$                     0$                                
Soft Cost contingency 80,000$                     3$                                
Total Soft Costs 1,745,231$                73$                              

New Markets Fees Legal 235,000$                   10$                              
Modeling 50,000$                     2$                                
NMTC allocatee Fee and Expense Resrve 514,000$                   21$                              
Plan review/3rd party independent assessments 20,000$                     1$                                
Total Fees 819,000$                   34$                              

TOTAL COSTS 11,284,633$              470$                            


