
 

   

 

DATE: November 14, 2018 

TO: Board of Commissioners 

FROM: Kimberly Branam, Executive Director 

SUBJECT: Report Number 18-41 

Approving Actions Associated with Adding the Build-Out of Certain Tenant 
Improvements to the Scope of Work of the Lents Commons Project 

BOARD ACTION REQUESTED AND BRIEF DESCRIPTION 

Adopt Resolution No 7290 

If approved, these actions by the Prosper Portland Board of Commissioners (Board) will authorize the 
Executive Director, on behalf of Prosper Portland, to complete the build-out of tenant improvements to 
the commercial space of Lents Commons, a mixed-use redevelopment project located at 5859 SE 92nd 
Avenue in the Lents Town Center Urban Renewal Area (URA); see an aerial in Attachment A.  Lents 
Commons offers 54 units of multifamily rental housing, 16 of which are affordable for households 
earning up to 60 percent of median family income, and up to 7,500 square feet of affordable 
commercial space in the heart of the Lents Town Center. 

Specifically, this resolution will: 

1. Increase the maximum authorized amount of the Prosper Portland Commercial Property 
Redevelopment Loan (CPRL) by $1,295,000 

2. In the Board’s capacity as sole member of the LLC, authorize the LLC to borrow up to this 
increased limit from Prosper Portland 

In a related item on the November 14, 2018 agenda, staff will request authorization from the Prosper 
Portland Board, acting as the Local Contract Review Board, to exempt construction of Lents Commons 
tenant improvements from low-bid solicitation.   

STRATEGIC PLAN ALIGNMENT AND OUTCOMES 

Lents Commons delivers on multiple Strategic Plan objectives, most notably by creating healthy, 
complete neighborhoods throughout Portland by “initiat[ing] redevelopment projects on a community-
serving, neighborhood scale in line with community-driven district action plans that are tailored to 
community-expressed priorities and opportunities.” 

In addition, completion of Lents Commons will continue implementation of the Lents Five-Year Action 
Plan by “concentrat[ing] investment along 92nd Avenue and stimulat[ing] development that positively 
changes the reputation and increases the vitality of the Lents Town Center.” 
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BACKGROUND AND CONTEXT 

Prosper Portland selected Williams/Dame & Associates, Inc. (WDA), through an October 1, 2014 Request 
for Interest, to develop a four-story mixed-use project that included market-rate housing, affordable 
housing, and ground floor commercial space in the Lents Town Center.  During the design phase for this 
effort, in 2015 WDA issued a competitive Request for Proposals (RFP) for both preconstruction and 
construction services, ultimately selecting Bremik Construction, Inc. (Bremik) due to its experience with 
Prosper Portland projects, history of delivering on Social Equity Policy objectives, and detailed project 
cost estimate. 

As the project financial returns, public benefits, and time commitments were refined and better 
understood, WDA elected to not proceed with the development beyond the design and permitting 
phase.  To continue momentum on the project and to deliver on the agency’s commitment to the Lents 
Five Year Action Plan, on June 8, 2016, the Prosper Portland Board through Resolution No. 7196 
authorized actions to transfer responsibility for completing construction and managing the project to 
9101 Foster, LLC.  Due to Bremik’s expertise from working with WDA and the project architect during 
design and pre-construction value-engineering, the Prosper Portland Board, acting as the Local Contract 
Review Board, also authorized Resolution No. 7197, which exempted the construction of the project 
from competitive bid, allowing Bremik to maintain progress and schedule with its sub-contractors. 

Since these actions, contractors have completed the majority of the work on the project, now known as 
Lents Commons.  The residential units, which were completed in spring 2018, are fully occupied.  Staff 
has been working with a broker to lease the four ground floor commercial tenant spaces.  All four spaces 
are eligible to be leased through Prosper Portland’s Affordable Commercial Tenanting (ACT) Program 
(see floorplans in Attachment B).  Staff are currently evaluating Letters of Intent from two potential 
tenants and have completed test fits and cost estimates for the interested parties.  To reduce the 
likelihood of losing the two interested tenants, better manage build-out costs during the design phase, 
and minimize design conflicts during construction, staff is seeking authorization to enter into a Sole 
Source Alternative Contract with Bremik and increase the CPRL to fund construction of tenant 
improvements.  

This action will provide the necessary funds to enter into a construction contract to complete the build-
out of the ground floor commercial spaces and accelerate the leasing of the remaining space.  In 
addition, Prosper Portland has approved tenant improvement grants of $40 per square foot for all four 
spaces, to give all commercial spaces the option of using the ACT Program (the original terms of the 
WDA development agreement only called for 50 percent of the commercial space to be leased as 
affordable commercial space).  

EQUITY IMPACT 

Prosper Portland’s Social Equity Policy, including the Business and Workforce Equity programs, will 
apply.  To date the project has performed well on both Business and Workforce Equity goals. The 
Business Equity goal is 20 percent, and the project achieved 37 percent for professional services and 23 
percent for construction.  For Workforce Equity, the project achieved 26 percent apprenticeship hours 
with 54 percent minority (goal 29 percent) and five percent female participation (13 percent goal).  The 
project is also on track to comply with Prosper Portland’s Green Building Policy and achieve LEED Gold 
standard. In addition, the Affordable Commercial Tenanting Program will support businesses that align 
with Prosper Portland’s Strategic Plan goals.  
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COMMUNITY PARTICIPATION AND FEEDBACK 

The Lents Retail Tenanting Advisory Committee (RTAC) oversees the Affordable Commercial Tenanting 
Program at Lents Commons and Oliver Station, another mixed-use project in the Lents Town Center.  
The Lents RTAC comprises small business owners, members of the Lents Grown Business Association, 
and small business advisors in the Lents community. The Lents RTAC has reviewed social equity, 
business type, and financial criteria for potential tenants and supports the increase in the CPRL to 
complete the construction and to have the option of leasing all four spaces as a part of the ACT 
Program.  

BUDGET AND FINANCIAL INFORMATION 

There are sufficient funds in the Lents Town Center fiscal year (FY) 2018/19 Adopted Budget and Five-
Year Forecast for this proposed action (see Attachment C).  The tenant improvement architect, 
Merryman Barnes Architects, and Bremik have provided cost estimates for the two spaces current in LOI 
negotiations; staff then used the per square foot costs for the two designed spaces to budget the costs 
for the remaining two spaces.  

RISK ASSESSMENT 

There are several inherent risks with construction projects, including cost overruns, scope changes, 
schedule delays, and contractor claims and liabilities.  To mitigate these risks, staff used conservative 
assumptions for commercial build-out costs.  There is also a risk that the tenants may not have adequate 
funds to contribute to tenant finishes; to mitigate this risk, staff is requesting funding levels to cover the 
full build out.  In addition, given general market conditions, and Lents-specific market conditions, Lents 
Commons may experience prolonged ground floor vacancy.  Since Prosper Portland intends to own 
Lents Commons as a long-term asset, this financial risk can be spread across a longer period of time.  
Furthermore, by building out the ground floor spaces, leasing may be accelerated and rents may be 
collected sooner. 

ATTACHMENTS 

A. Aerial Map of Lents Commons Site 
B. Ground Floor Commercial Space Floor Plan 
C. URA Financial Summary 
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Aerial Map Lents Commons Site 
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Tenant Improvement Spaces Lents Commons 

 

 

Approximate Demising Wall Plan, Ground Floor Tenant Improvement Spaces at Lents Commons 
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URA Financial Summary 

 
 


