
 PORT OF HOOD RIVER COMMISSION 
MEETING AGENDA 

Tuesday, May 7, 2019 
Marina Center Boardroom 

 
12:00 P.M. 

BUDGET COMMITTEE MEETING 
1. Call to Order 
2. Election of Officers   
3. Budget Officer’s Message 
4. Proposed Budget Review 
5. Budget Deliberations 
6. Action Items 

a. Move to Approve a Property Tax Levy at the Rate of $.0332 per Thousand of Assessed Value for FY 
2019-2020 

b. Move to Approve the FY 2019-2020 Budget as Amended 
7. Adjourn 

 
 

Immediately Following Adjournment of Budget Committee Meeting 
 

Regular Session  
 

1. Call to Order 
a. Modifications, Additions to Agenda 

 
2. Public Comment (5 minutes per person per subject; 30-minute limit) 

   
3.    Consent Agenda  

a. Approve Minutes of April 23, 2019 Regular Session (Maria Diaz – Page 3) 
b. Ratify Change Order No. 1 with Beam Excavating at Lower Mill (Anne Medenbach – Page 7) 

 
4.  Reports, Presentations and Discussion Items 

a. Leasing Policy Draft Review (Anne Medenbach – Page 13) 
b. Financial Report for the Quarter Ending March 31, 2019 (Fred Kowell – Page 37)  
c. Executive Director Review Process (Michael McElwee – Page 49)  
d. Bridge Replacement Project Update (Kevin Greenwood – Page 85) 

 
5.  Director’s Report (Michael McElwee – Verbal) 
 
6.  Commissioner, Committee Reports 

 
7.  Action Items 

a. Approve Lease Terms with Cloud Cap Technologies in the Wasco Building (Anne Medenbach – Page 101) 
 
8.  Commission Call 
 
 
9. Executive Session under ORS 192.660(2)(e) Real estate negotiations and ORS 192.660(2)(h) Consultation with legal 
counsel regarding current litigation or litigation likely to be filed. 
 
10. Possible Action    
  
11. Adjourn 
 
 



 
 
 
If you have a disability that requires any special materials, services, or assistance, please contact us at 541-386-1645 so we may 
arrange for appropriate accommodations. 
 
The chair reserves the opportunity to change the order of the items if unforeseen circumstances arise.  The Commission welcomes 
public comment on issues not on the agenda during the public comment period.  With the exception of factual questions, the 
Commission does not immediately discuss issues raised during public comment.  The Commission will either refer concerns raised 
during public comment to the Executive Director for a response or will request that the issue be placed on a future meeting 
agenda.  People distributing copies of materials as part of their testimony should bring 10 copies.  Written comment on issues of 
concern may be submitted to the Port Office at any time.     
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 Port of Hood River Commission 
Meeting Minutes of April 23, 2019 Regular Session 
Marina Center Boardroom 
5:01 p.m.                                                    
 
THESE MINUTES ARE NOT OFFICIAL until approved by the Port Commission at the next regular meeting.   
 

 
5:10 P.M. 

Regular Session 
 

Present:   Commissioners Hoby Streich (arrived at 6:38 p.m.), John Everitt, Brian Shortt, Ben Sheppard (via 
telephone from 5:10pm-6:40 p.m.); Legal Counsel Jerry Jaques; from staff, Michael McElwee, Fred 
Kowell, Kevin Greenwood, Genevieve Scholl, Anne Medenbach, Daryl Stafford, and Maria Diaz. 

Absent:  David Meriwether 
Media:   Emily Fitzgerald, Hood River News 
 
1.   CALL TO ORDER:  Commissioner Brian Short called the regular session to order at 5:10 p.m. 
 a. Modification, Addition to Agenda: 
  1. Table discussion item (c.) Executive Dierector Review Process to May 7, 2019 meeting 
  2. Table discussion item (e.) Hood River Marina Future Planning to May 7, 2019 meeting 
  3. Table Commissioners report – Urban Renewal Agency report to May 7, 2019 meeting 

4. Action Item (a) Approve Contract with Pageworks for Wayfinding and Interpretive Signage to 
be presented by Michael McElwee. 
5. Action Item (b) Approve Intergovernmental Agreement with Hood River County for Museum 
Lawn Irrigation be presented by Michael McElwee 

 
2.   PUBLIC COMMENT:  
a. Water Park- Bart Vervloet representing the Columbia Gorge Wind & Water Association. Vervloet spoke in 
opposition to the proposed aquapark that is being proposed at Nichols Basin. Vervloet reiterated that this would 
be the second time the CGWW Association would be opposing a water park in Nichols Basin. Vervloet’s opinion was 
that there is no infrastructure to support the crowds, raising the concern for safety. Vervloet also opposed of the 
Nichols Basin becoming an exclusionary area, and urged that public access to the entire basin should never be 
impeded. 

 
3.   CONSENT AGENDA:   

a. Approve Minutes of April 9, 2019 Spring Planning Work Session and Regular Session  
b. Approve Budget Committee Membership and Terms  
c. Approve Accounts Payable to Jaques Sharp in the Amount of $6,116  
Motion:  Move to Approve Consent Agenda 

 Move:  Everitt 
Second:  Sheppard 
Discussion:  None 

 Vote: Unanimous 
   

4.   REPORTS, PRESENTATIONS AND DISCUSSION ITEMS: 
a. Waterfront Wayfinding and Interpretive Signage Project Update - Genevieve Scholl reported on the Waterfront 
Wayfinding and Interpretive Signage project that was approved to move forward during the January 22, 2019 
meeting. Scholl detailed the development and ongoing efforts of project since 2015 and thanked former staff 
members and community partners that have work in collaboration on the project. Scholl presented a preliminary 
project design and proposed styles guides from Pageworks Design that included the type of content and locations 
for various types of signs as well as cost estimates for comprehensive signage plan. Scholl informed that expected 
installation time is September 2019 for two larger signs at each end of the pedestrian bridge and 12 small signs for 
the trail. 
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b. Community Support Initiative - Genevieve Scholl gave a short report on the Port’s “Community Support 
Initiative”, (CSI). Scholl noted the program’s intent has been to leverage Port activities to enhance local workforce 
development efforts by providing opportunities for students in high school and college to experience some aspect 
of the wide range of technical areas of Ports operations and to support specific projects that demonstrate the ways 
the Port provides tangible value to the community. Scholl familiarized Commissioners with steps Port staff takes to 
identify an actual project within the Port’s work plan that could use help and provide an opportunity for students 
and interns. Scholl highlighted staff-proposed intern projects including market research for BreezeBy Electronic 
Tolling System, safety procedures and protocol evaluation and documentation, and habitat restoration and 
landscape design for areas along the waterfront including Nichols Basin. Scholl asked for for input from 
Commissioners for additional projects they may want to include. Scholl also highlighted a concept for a new phase 
of the CSI that would allow a group of students within a school to work on a project for monies to go into the school. 
 
c. Building & Facility Naming list - Michael McElwee provided Commissioners with list of consistent place names 
for key Port properties and facilities. McElwee reported that President Streich suggested the Jensen Building be 
called the Luhr Building. Commissioner Everitt suggested to add raw land parcels on list. Commissioner Sheppard 
suggested further discussion regarding the removing of any significant names of the building that have had a 
historical impact in the community. Staff seeking for additional input and direction from Commissioners before 
finalizing this document for the record. 
  
d. Bridge Replacement Project - Kevin Greenwood summarized Bridge Replacement Project activities for the period 
of April 5-17, 2019. Greenwood started by informing Commission on the Schedule Change Log, noting any changes 
to the schedule. Greenwood noted a team meeting in Portland will be held on April 24, 2019. He highlighted that 
Chuck Green; Port consultant, will be attending this meeting and the May meeting with a purpose to gain a better 
understanding of the industry scheduling protocols. Commissioner Everitt requested to be able to attend team 
meeting as well. Greenwood noted the team is about 20% through the NEPA process and are scheduled to meet 
the Record of Decision by the end of 2020, but that a full schedule has not been received for the project. Greenwood 
intends to bring issues that would delay schedule to Commission with enough adequate time to discuss and 
understand issue presented. Greenwood continued with his report regarding his presentation during the Hood River 
City Council Meeting, he noted that he presented a variation of the Spring Planning presentation. He noted 
discussion on the Council for participation during Phase 3 of the Bridge Replacement funding. Greenwood reported 
one councilor suggestion for an iconic bridge.  He then provided a recap of the Community Survey and noted that 
theme of the discussion was that this effort was a continuation of the prior work and effort that had been done 
going back to 1999. Commissioner Everitt added that landscape is a theme topic for this working group. Greenwood 
added that comments will be worked into the NEPA report and emphasized the working group is a great opportunity 
for discussions but at the same time suggestions could set back and delay project.  Greenwood reported the working 
group suggested to meet once a quarter for updates on project. Greenwood noted the next working group meeting 
is scheduled for May 23, 2019 at Port of Hood River conference room. Greenwood lastly reported Mayor David 
Poucher would not be running for re-election and emphasized the loss of institutional knowledge.  
 
5.  Director’s Report: Michael McElwee commenced his report with noting that the Spring Planning Meeting was 
very positive and helpful, and reported that minor changes to the agenda would be done, but overall the model will 
be the same for next Spring Planning Meeting. McElwee reported the minutes for the Waterfront Recreation 
Committee meeting prepared by Daryl Stafford, Marina Manager were attached to meeting packet. McElwee briefly 
summarized the status of the C Dock main power line and noted contractors are working on a providing a full report. 
McElwee noted work on replacing the main power line A Dock is being done.  McElwee suggested that further 
development work for a proposed SUP/Kayak storage facility should be terminated and that staff is discussing 
alternative ides with Hood River Outrigger Canoe Club. McElwee noted a discussion to add a container would be 
supported by him, but a possible modification amendment to the concession agreement would need to be approved 
by the Commission. McElwee noted a couple topics that he felt were small but important to mention; the placement 
of a couple of art pieces for improvements to the public transit transfer area and one at the Port office building, 
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and the sea lion spotted at the Marina dock, preparation of agreement for placement on Barman site for bus shelter 
purchased by CAT. McElwee asked Anne Medenbach, Development and Property Manager, to report on several 
projects underway. Medenbach reported on the Chamber Building roof project with an expected completion by the 
end of the week, Groat Brothers are expected to start grading and seeding on April 23, 2019 per contract, Wetland 
submissions for airport is being submitted, fire hydrant and water services are being installed at Lower Mill property 
and preparation for bid documents for the re-roof of the Big 7 Building is being prepared. Lastly Medenbach 
reported discussion with the local tech companies at the airport to send proper notification to Port staff regarding 
test flights to be able to send to advisory committee and neighbors around the area. McElwee reported on the I-84 
Bridged Deck Replacement Project and detailing the construction impacts the community will have due to required 
one lane traffic in each direction to be closed and noted approved agreement contract with ODOT to allow access 
on the north side will be signed. McElwee finalized his report to explain that the full closure of the bridge from 9am-
3pm on Thursday April 25, 2019 due to the recommissioning the newly installed electrical system, which  required 
multiple lifts to obtain accuracy measurements in the skew instrumentation and the sequencing of the different 
lifts. McElwee noted all proper agencies have been notified of bridged closure and notice for public has been sent 
and finally advised work could not be done due during night due to safety reasons.  
 
6.  COMMISSIONER, COMMITTEE REPORTS:  
a. NONE 
 
7.  ACTION ITEMS:  
a. Approve Contract with Pageworks for Wayfinding and Interpretive Signage at the Waterfront- approve 
contract with Pageworks Design for design and project management services for implementation of the Hood 
River water Front Signage Plant not to exceed $22,521.60 plus reasonable reimbursable expenses.  

Motion:   Approve Contract with Pageworks for Wayfinding and Interpretive Signage at the Waterfront 
Move:  Everitt 

 Second:  Shortt 
Discussion:   None 
Vote: Unanimous 

 
b. Approve Intergovernmental Agreement with Hood River County for Museum Lawn Irrigation- Authorized 
Intergovernmental Agreement with Hood River County related to irrigation system maintenance at the Hood River 
County Historical Museum.  

Motion: Approve Intergovernmental Agreement with Hood River County for Museum Lawn Irrigation  
Move:  Shortt  

 Second:  Everitt 
Discussion:   None 
Vote: Unanimous 

 
c.  Approve Port Property Leasing Strategy Implementation Approach 
 

Motion:  None  
Move:  None  
Second:  None 
Discussion:   Due to significant and complicated changes to the Property Leasing Strategy Implementation, 

commissioners concur to bring action item for May 7, 2019 Commissioners Meeting due to two 
commissioners not present.  

Vote: 
  

d. Approve Purchase of Foster Kalama Art Installation “Big River” at the Nichols Basin Plaza- authorize purchase 
of the sculpture “Big River” from the artist Foster Kamala not to exceed $8,000. 
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Motion:  Approve Purchase of Foster Kalama Art Installation “Big River” at the Nichols Basin Plaza not 
to exceed $8,000.  
Move:  Shortt 
Second:  Everitt 
Discussion:   None 
Vote: Unanimous 

 
8.  COMMISSION CALL: Commissioner Everitt reflected that during Spring Planning Meeting, he felt that the Port 
of Hood River industrial development area as unique and cannot be compared to other surrounding areas. 
Commissioner Shortt concurred with Commissioner Everitt’s observation on  the Spring Planning Meeting and 
added suggestion the Planning Meeting be a two-day meeting to allow topics to be discuss with more adequate 
time.  
 
9.  EXECUTIVE SESSION:  President Streich recessed Regular Session at 8:00 p.m. to call the Commission into 
Executive Session under ORS 192.660(2)(e) Real Estate Negotiations, ORS 192.660(2)(h) Consultation with legal 
counsel regarding current litigation or litigation likely to be filed. 
 
11.  POSSIBLE ACTION: None. 
 
 
 
12.  ADJOURN:  6:10 p.m. 

Motion: Motion to adjourn the meeting. 
 Move:  
 Second:  
 Discussion: None 
 Vote: Unanimous 
 MOTION CARRIED 

 
The meeting was adjourned at 6:10 p.m. 
        
      Respectfully submitted,              
        
 
      ___________________________ 
      Maria Diaz 
 
ATTEST: 
 
 
_________________________________ 
Hoby Streich, President, Port Commission 
 
 
_________________________________ 
John Everitt, Secretary, Port Commission 

(6)



Commission Memo 

Prepared by: Anne Medenbach 
Date:  May 7, 2019 
Re:  Beam Excavating Inc. – Change Order 

No. 1 

On April 1, 2019 the Port executed a contract with Beam Excavating Inc. to move a fire 
hydrant and install a water service at the Lower Mill. This contract was for $8,430.00 and 
therefor did not require Commission approval.  

When the contractor was moving the pipe, they encountered a large corrugated drainage 
pipe that was not on any plans and had not been found during Lower Mill excavation 
activities. This pipe was located in the path of the hydrant location.  

Staff consulted with both Beam and HRK engineering to determine the best way to address 
the issue. The resulting solution required that the new hydrant pipe go under the corrugated 
pipe. This required additional fittings, concrete and excavation.  

The work was completed as it was an existing contract and the estimated additional 
cost range was near $10,000. Contracts greater than $10,000 need to be approved by the 
Commission. In order to keep the project on schedule, the Executive Director authorized 
the work to proceed.

This is a small contract that did not require a public bid or a quote process. However, 
Staff did conduct a quote process to ensure competition.  

RECOMMENDATION: Ratify Change Order No. 1 with Beam Excavating Inc. in the amount 
of $2,232.84 for a total contract amount of $10,662.84.  
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Commission Memo 

Prepared by: Anne Medenbach 
Date:  May 7, 2019 
Re:  Lease Strategy  

For the past several meetings, the Commission has discussed a new approach to leasing of 
the Port’s commercial and industrial properties (“Lease Strategy”).  At the April 23, 2019 
meeting, the Commission identified specific goals for this Lease Strategy and directed staff to 
prepare a more detailed description, including specific implementation steps.    

Attached is a sample of the financial impact of the proposed Lease Strategy on one 
building. An estimate of the aggregate impact on all Port buildings is also provided. A draft 
letter that would be sent to tenants explaining the change and a roll out schedule is 
also attached.  

The Lease Strategy and the draft Lease Template are included for Commission review and 
input. Staff will seek final approval of the Lease Strategy and Lease Template at the May 21st 
meeting.  

RECOMMENDATION:  Discussion. 
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*pink = reimbursable rent
*blue = base rent

Personal services FY 2017-18 Base Rent FY 2017-18
Wages 33,185 Wages 33,185
Benefits and taxes 14,875 Benefits and taxes 14,875

subtotal 48,060 Depreciation 90,544
Debt service 0

Materials and services 4% return on costs 11,613 4% of costs
Elecric 48,572 Maintenance
Gas 5,939 Miscellaneous
Garbage 2,886 subtotal 150,217 actual costs 2017-18 3.57 sq'/yr
Water 9,065 263,331 act. revenue 2017-18 6.25 sq'/yr
Insurance 9,275
Maintenance 29,302 Reimbursable Rent
Miscellaneous 25,627 Electric 48,572
Professional services 1,552 Gas 5,939
Property taxes 19,496 Garbage 2,886

subtotal 151,714 Water 9,065
Insurance 9,275

Debt service 0 Maintenance 29,302
Miscellaneous 25,627

Depreciation 90,544 Professional services 1,552
Property taxes 19,496

subtotal 151,714 actual costs 2017-18 3.60 sq'/yr
83,592 act. revenue 2017-18 1.99 sq'/yr

Base rent 
per/sq'/yr

Base rent 
per/yr

Reimbursable 
rent per sq'/yr

Reimbursable 
rent per yr

Total rent  
per sq'/yr Rented sq'

Total rent  
per yr

Total rent  
per mnth

6.25 263,331 1.99 83,592 8.24 42,103 346,923 28,910
3.57 150,217 3.60 151,714 7.17 42,103 301,931 25,161
6.25 3.60 9.86 415,045 34,587

Increase 68,122 19.6% 5,677

Total Bldg. 
sq'

Occupied 
sq'

Halls and 
Bathroom

Load 
Factor

42,103 36,980 5,123 0.1385

Capital outlay 9,132 Capital outlay 9,132
* Neither Current nor Proposed scenarios capture any money for Capital outlay

Target
Recommended

Big Seven

Actual 2017-18 Proposed

Actual 2017-18
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Big 7 Jensen Maritime Halyard
Timber 

Incubator
Wasco

Marina 
Office

DMV

Old rent rate/ yr 8.24 8.67 6.10 21.87 8.69 14.03 15.15 19.31

New rent rate/ yr 9.86 9.33 6.84 23.09 10.58 17.01 18.79 20.50

New rent rate/ mnth 0.82 0.78 0.57 1.92 0.88 1.42 1.57 1.71

Increase % 19.7% 7.6% 12.1% 5.6% 21.8% 21.3% 24.0% 6.2%

Increase $/yr 68,112 35,879 28,414 24,188 18,941 44,292 20,926 2,762 total

Depreciation/ yr 90,544 108,008 46,913 111,551 25,563 84,590 21,494 1,336 total

Estimated Aggregate impact
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                       Port of Hood River                             Providing for the region’s economic future. 
     
 

INDUSTRIAL/COMMERCIAL FACILITIES  •  AIRPORT  •  INTERSTATE BRIDGE  •  MARINA 
 

1000 E. Port Marina Drive • Hood River, OR 97031 • (541) 386-1645 • Fax: (541) 386-1395 • portofhoodriver.com • Email: porthr@gorge.net 

        
Tenant Name         June 1, 2019 
Address 
Hood River, OR 98031 
 
Re: New lease structure for Port-owned properties 
 
[Tenant Business Name]  
 
Dear [Business Owner Name]:  
 
You have been a tenant in Port of Hood River buildings since [First Year of Lease], The Port values 
you as a tenant and hopes to continue to lease the [Property Address] property to you in the 
future. This letter is to inform you of coming changes to the Port’s leasing policies that will result 
in important changes to all Port tenant leases upon Lease expiration.   
 
The Port is an economic development agency that utilizes Port-owned lands and other assets to 
foster business development within the Port district, and a stable, livable economy throughout the 
Mid-Columbia. In addition, the Port owns and operates the Hood River Marina, the Ken Jernstedt 
Airfield, the Hood River-White Salmon Interstate Bridge, and many parks and open spaces along 
the Hood River Waterfront. As the Port prepares for the most significant change to its business 
structure, the replacement of the Bridge, operations and policies in all other business areas are 
being evaluated for self-sustainability and best practices. More so than ever before, the Port must 
ensure that each asset can stand on its own. 
 
To that end, the Port is now working to revise its property leasing policies and standard lease 
structure. Currently, the Port does not charge for common areas, maintenance, and other 
operating costs. Further, leases have been allowed to renew for 15-20 years with no check to 
market rates. As a result, many Port buildings operate at a deficit that is annually subsidized by 
Port revenue. In order to sustain these properties, provide improved maintenance services, and 
continue to foster new businesses and economic development, the Port Commission has directed 
staff to update the lease structure to recover all building operating costs and bring lease rates to 
market.  This may result in increased rents for you.   
 
Attached to this letter is a spreadsheet that outlines: 

• Your current lease term (renewals, expirations) 
• Your current lease rate 
• The proposed impact of the new lease on your rate 
• Your proposed new rate 

 
Your lease expires on [Month, Date, Year]. I would like to meet with you as soon as is convenient 
to discuss the new lease changes and any impacts to your business,  your needs, and how we can 
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                       Port of Hood River                             Providing for the region’s economic future. 
     

work together to move forward. The Port wants to ensure tenant businesses are not overly 
burdened with these changes and seeks to implement a timeline of changes to minimize negative 
impacts while achieving Port objectives.  
 
I will follow up this letter within the next few days to arrange a meeting time with you to address 
any questions you may have and to ensure I have a full understanding of how these changes will 
impact your business.  My phone number and email are below should you wish to contact me 
sooner.  
 
Sincerely,  
 
 
 
Anne Medenbach 
Development and Property Manager 
(541) 386-5116 
amedenbach@portofhoodriver.com  
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Roll out schedule

Date Action Responsible Party
7-May Input on Lease Strategy Commission

15-May Lease and Tenant impact spreadsheet finalized Staff
15-May Legal review of Lease completed Legal Counsel
21-May Approval Lease document Commission
22-May Send out tenant letters Staff

May 22-July Face to face meetings with all tenants Staff
1-Jun Lease study completion Consultant
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Port of Hood River 

2019 Lease Strategy 
DRAFT: May 2, 2019 

 

Goals 

1. Maximize recovery of operating costs including reserves (depreciation) 

2. Achieve a minimum 4% annual return on cost.   

3. Fully inform tenants well in advance of changes to lease  

4. Implement the strategy by 2023 based on expiration of existing leases. 

Lease Template 
For future lease negotiations, staff shall utilize the Lease Template (Attachment ‘A’.   Although 
each lease or renewal will be negotiated individually, all negotiations shall take place within 
the framework of the Lease Template and shall seek to achieve the terms outlined below:  

 
1. Recovery of Operating Costs  

 
a. Clearly define Port and tenant maintenance obligations.  
b. Clearly define square footage allocations using a load factor.  
c. Ensure that reconciliations fit current financial process.  
d. Ensure that Base rate includes all non-reimbursables.  
e. Ensure that all potential and current operating costs are included.  

 
2. Recovery of Depreciation    

 
a. Ensure that capital improvement replacement responsibilities are clearly 

outlined.  
b. Ensure that the reserve amount is sufficient to cover capital improvements 

that are the Port’s responsibility within 3 year timeframe.  
c. Create a separate reserve account for all leased buildings (aggregate).  
d. Analyze large capital improvements on a cost/benefits basis and ability to 

recoup costs through rate escalations.  
 

3. Achieve 4% return on all costs, excluding capital. 
  

a. Ensure that all costs are accounted for in initial rate set.  
b. Base 4% profit on existing costs and maintain it through annual CPI base rent 

adjustments 
c. Insure rates are consistent with market comparables.  
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4. Update standard clauses regularly to allow for longevity of the Lease document.

a. Ensure insurance coverages are adequate and flexible.
b. Ensure that all standard lease clauses conform with industry standards.
c. Ensure that lease terms do not go beyond 10 years so that terms, rates and

clauses can be updated on a scheduled basis.

Lease Negotiations  
Staff shall take the following steps in negotiating new leases: 

1. Expiring Leases.
a. Provide tenant with new Lease Template at least six months prior to lease

expiration.
b. Implement new rates immediately for tenants experiencing a less than 5%

total annual increase.
c. Rates for those with over a 5% increase will be phased in based on tenant

needs and staff recommendations.

2. New Leases
a. The new lease will be fully implemented for new tenants and/or new buildings.

3. Missed Lease Renewal Notification Periods
a. If one renewal option exists when notification period is missed, Tenant will be

allowed to continue under the existing lease until such time as that lease
expires. When that lease expires, tenant will go directly to full implementation 
of the new Lease with no rate phasing.

b. If more than one renewal option exists, then at the time of expiration, the
Tenant will sign a new lease with the Port.  The first term will equal the existing 
renewal option length and will allow the same total lease amount. Any
additional renewal terms will be at the new lease rate. Or the Tenant can
choose to not include additional renewal terms.

4. Staff shall consider utilization of the Draft Tenant Letter attached as Exhibit ‘B’.

Exhibits: 
A. Draft Lease document
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Port of Hood River Building Lease   Tenant 

 
Page 1 of 12- Revision 4-25-19 

LEASE 
 
THIS LEASE is entered into at Hood River, Oregon by and between PORT OF HOOD RIVER, an Oregon 
municipal corporation, hereinafter referred to as “Lessor,” and _________, an Oregon ________ 
Company, hereinafter referred to as “Lessee.” 
 

1. Leased Premises Description.  In consideration of the covenants of the parties, Lessor Leases to 
Lessee approximately _________ square feet of space in Lessor’s building commonly known as 
the _________ (“building”) located at _________, Oregon (“Leased Premises”).  The Leased 
Premises are identified in the attached “Exhibit A.” 
 
  Building Name:  
 Building Address:     

        Lessee Suite:  
  Leased Premises Useable Square footage:   
  

2. Leased Premises Square Footage and Load Factor.  Common areas are shared areas in the 
building that benefit each tenant. Each tenant must pay for their share of the Common Areas. 
Premises square footage is calculated by the square footage of the Lessee Suite plus the 
proportionate share of the Common Areas. The Proportionate Share is calculated using a Load 
Factor. The total Building square footage is _______. The total Common Area Square footage 
is_____.  
 
Load Factor Formula:  The total Building square footage (__________) / total Building square 
footage – Common Area square footage (__________________) = Load Factor 
(______________).  
 
Load Factor (___________) x Lessee Suite square footage (______________) = Leased Premises 
Square Footage or Rentable Square footage.  
 
Rentable Square Footage:  
 

  
3. Term.  The Lease term shall be for the period Effective on  _______________and continuing 

through ______________.  The Effective Date of the Lease is the date on which Rent payment 
begins. Commencement Date is the date which the Lease was fully executed. If not in default, 
and if Lessee pays Lessor all Additional Rent Lessee owes or may be responsible to pay under 
the terms of the Lease, Lessee has the option to extend the Lease for ______________ 
extension term(s) of ____________ years, through ____________,  provided Lessee gives Lessor 
written notice of Lessee's intent to renew the Lease for the additional term while the Lease is in 
effect. To be effective, Lessee’s notice to renew must be given to Lessor no later than 90 days 
prior to the Lease termination date.  

     
 Effective Date:  
 Lease Expiration Date:     
 Renewal Options:     

  Renewal Notice Requirement:  
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4. Allowed Use.  Lessee shall use the Leased Premises for _________.  The Leased Premises shall 
not be used for any other purposes without the written consent of Lessor. 
 

5. Rents 
The rents shall be and consist of Base Rent (herein called “Base Rent”) and Additional Rent 
(herein called “Additional Rent”). For purposes of this Lease, Base Rent and Additional Rent are 
referred to collectively as “Rent”.  
 
5.1 Base Rent.  Beginning on the Effective Date, Base Rent shall be payable in equal monthly 

installments in advance on the first day of each and every calendar month during the Term 
of this Lease, except to the extent otherwise specifically provide elsewhere in this Lease.  
However, if the Lease does not begin on the first day of a month, rental for the first month 
shall be prorated to reflect the actual number of days in that month that the Lease is in 
effect and shall be payable immediately. 

 
Suite # Rentable square 

Footage 
Rate per s.f. per month Monthly Base Rent 

    
 

5.1.1 Consumer Price Index (CPI). Starting on the first anniversary of the Effective Date,  
and occurring annually thereafter, including any extensions of this Lease, Base Rent 
will be adjusted by adding to the monthly rental amount payable during the 
previous 12-month period a percentage increase equal to the percentage change in 
the Consumer Price Index (CPI) for the most recent 12-month period for which a 
published CPI is available. However, in no event will the annual increase be less than 
1 percent or more than 5 percent. 

 
5.2 Additional Rent. Additional Rent shall be all other sums of money that shall become due 

from and payable by Lessee to Lessor under this Lease including without limitations, 
Operating Expenses as defined in Section 3.2.1 and Taxes and Assessments(as defined in 
Section 3.2.2).  
 
5.2.1 Operating Expenses. Operating Expenses shall include all costs for the operation, 

repair and maintenance of the Building, Building Common Areas and Exterior 
Common Areas and the real property on which they are situated. Operating 
expenses may include but are not limited to:  
 

5.2.1.1 All costs and expenses incurred by Lessor in maintaining and repairing the 
Building, the Building Common Areas and the Exterior Common Areas, including 
but not limited to:   

5.2.1.1.1 General Exterior Common Area maintenance and repairs of paved areas 
including; resurfacing, painting, restriping, cleaning, sidewalks, curbs, 
snow removal, storm systems, drainage systems and sweeping.  

5.2.1.1.2 Maintenance and repair of landscaping including plantings, irrigation 
and sprinkler systems, general landscaping maintenance.  

5.2.1.1.3 Services for interior common areas such as Janitorial, fire suppression, 
security and door locking system, elevator and HVAC maintenance.  
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5.2.1.1.4 General maintenance and repair of Building systems including plumbing, 
lighting and fixtures, siding and trim, flooring and fixtures and garbage 
service.  

5.2.1.2 All costs and expenses incurred by Lessor for Utility usage and provision that is 
not separately metered, including but not limited to: Electricity, gas, water, 
telecommunications and internet provided in suite, Interior and exterior 
Common Areas. 
 

5.2.1.3 Operating Expenses shall not include capital expenditures, as determined 
pursuant to Generally Accepted Accounting Principles, consistently applied, 
made in connection with the Building or Property or any equipment therein or 
theron, except for those (i) required to comply with laws enacted after the date 
of this Lease, and (ii) made for the purpose of reducing Operating Expenses.  

 
Rentable square 

Footage 
Rate per s.f. per month Monthly Estimated 

Additional Rent 
   

 
5.2.2 Taxes and Assessments. Lessee shall pay its proportionate share of all current 

assessments, real estates taxes, other taxes, fees and other charges levied or 
imposed by any governmental body against the Premises, the Building and the 
property on which it sits, either directly or indirectly, whether now customary or 
within the contemplation of the parties. Payment of the taxes shall be made as an 
Additional Rent charge. Lessee’s proportionate share of any Taxes shall be based 
only on that portion of the Taxes which is allocatable to the Premises during the 
Lease Term. Lessee shall pay directly all taxes levied on or with respect to Lessees 
personal property located on the Premises. [Note: Under current law, Port real 
property is exempt from property taxation during an upcoming fiscal tax year (July 1 
through June 30) unless a private party occupies such Port property on June 30. If a 
private party is in possession of Port property on June 30, that Port property is taxed 
for the entire subsequent fiscal tax year “as a result of Lessee’s occupancy.”] 
 

5.2.3 Annual Adjustment/reconciliations.  Within a reasonable time following the end of 
each fiscal year (end June 30) during the Term, Lessor shall furnish to Lessee an 
itemized statement certified as correct by Lessor, setting forth the total and actual 
Additional Rent for the preceding fiscal year, the estimated amount of Lessees share 
of such Additional Rent and the payments made by Lessee toward the actual 
Additional Rent. The three shall be reconciled. Should Lessees payments exceed the 
actual Additional Rent, then Lessor shall credit Lessee that over payment for the 
next fiscal year’s Additional Rent expenses. Should Lessees payments be deficient of 
actual Additional Rent, then Lessee shall pay for such deficiency in a lump sum 
within thirty (30) days after receipt of the itemized statement.  

 
The proceeding year’s Additional Rent will be based on the average of the preceding 
years actual expenses. The new monthly Additional Rent amount will be sent to 
Lessee in the annual itemized statement. Lessee will need to adjust the monthly 
payment every July 1 of the Term to coincide with the revised Additional Rent 
amount.  
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6. Common Areas. “Common areas” shall be defined as all areas and improvements provided by 
Lessor for the joint use or benefit of Lessees, their employees, customers, suppliers and other 
invitees. Use of available common areas shall be subject to like, non-exclusive use on the part of 
other Lessees who occupy space in the building or any addition thereto.  Lessee agrees that its 
usage of such common areas shall not interfere with or be inconsistent with the similar rights of 
other Lessees.  All common areas shall be subject to the exclusive control and management of 
Lessor.  Lessor shall have the right from time to time to establish, modify and enforce equitable 
rules with respect to all common areas, which Lessee agrees to abide by. Lessee understands 
and agrees that other Lessees may occupy the building.  This Lease grants to Lessee and to 
Lessee’s agents, employees, business invitees, customers and suppliers in connection with 
Lessee’s business in the Leased Premises the non-exclusive right to use and enjoy throughout 
the existence of this Lease all the “common areas” associated with the building.   
 
6.1 Exterior Common Areas include: public parking areas, access roads, driveways, entrances 

and exits, landscaped areas, and sidewalks, excepting those parking spaces that may be 
designated for use by other building Lessees.   

6.2 Building Common Areas include that interior Building space which is not available for lease 
to a third party and that is shared by Lessees and shall include, but is not limited to: entry 
areas, hallways, stairwells, mechanical, IT, electrical and janitorial closets, shared restrooms 
and elevators.  

 
7. Parking. Lessee shall have five (5) designated parking spaces located in the North parking lot on 

the 1st building level.  
 

8. Maintenance and Repair.  
 
8.1 Lessor Obligations. Lessor shall maintain the Property including:  (i) Exterior Common Areas 

(ii) Building (exclusive of the Premises), and (iii) any Building Common Areas, (including 
stairs, corridors, restrooms, exterior and interior windows, plumbing and electrical 
equipment serving the Building, roof and elevators), except for equipment specifically 
servicing the Premises (“Lessee’s Equipment”), in reasonably good order and condition 
except for damage occasioned by the act of the Lessee, which damage shall be repaired by 
Lessor at Lessee’s expense.  
 

8.2 Lessee Obligations. Lessee shall at all times during the Term at Lessees sole cost and 
expense, keep the Premises in good order, condition and repair. This obligation shall 
include, without limitation, the obligation to maintain, repair and replace as necessary: floor 
coverings, wall coverings and paint, casework, ceiling tiles, HVAC exclusively serving the 
Premises, Window coverings, light bulbs, ballasts and fixtures, locks and hardware and all 
Tenant Improvements.  

 
9. Insurance  
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9.1 Lessors Insurance.  During the Lease Term, Lessor shall maintain property insurance 
covering the Premises, the Building and the Land on which it sits. Such policy shall provide 
protection against “all risk of physical loss”. Lessor shall also maintain commercial general 
liability and property damage insurance with respect to the operation and management of 
the Premises. Such insurance shall be in amounts and with deductibles as Lessor deems 
appropriate. Lessor may, but shall not be obligated to, obtain and carry other form or forms 
of insurance as Lessor or Lessor’s mortgagees required.  
 

9.2 Lessees Hold Harmless Agreement. Lessee agrees to indemnify and save Lessor, Lessor’s 
Port Commissioners, officers, employees and agents harmless from any claims by any 
persons, firms, or corporations arising from business conducted on the Leased Premises or 
from anything done by Lessee at the Leased Premises, and will further indemnify and save 
Lessor harmless from all claims arising as a result of any breach or default on the part of 
Lessee under the terms of this lease, or arising from any willful or negligent act or omission 
of Lessee’s agents, contractors, employees, or licensees in or about the Leased Premises, 
and from all costs, counsel fees, and liabilities incurred in any action or proceeding brought 
thereon; and in case any action or proceeding is brought against Lessor by reason of any 
such claim, Lessee, upon notice from Lessor, covenants to resist and defend such action or 
proceeding by counsel.   

 
9.3 Lessees Insurance.  On or before the Effective Date of the Lease and thereafter during the 

Lease Term, Lessee shall provide Lessee with current certificates of insurance, including and 
additional insured endorsement ensuring coverage of  

 
(a). Commercial General Liability insurance covering the insured against claims arising out of 
Lessees operations, assumed liabilities or use of the Premises. The combined single limit 
shall not be less than One Million Dollars ($1,000,000) and per occurrence with a Two 
Million Dollar ($2,000,000) aggregate limit. Lessee agrees to keep the policy for the duration 
of the Lease Term.   The policy shall name Lessor as additional insured, and expressly include 
Lessor’s Port Commissioners, officers, employees, and agents as additional named insured. 
The policies shall state that the coverage is primary and will not seek any contribution from 
any insurance or self-insurance carried by Lessee and shall contain a clause that the insurer 
will not cancel or change the insurance without first giving Lessor at least fourteen days 
prior written notice.  The insurance shall be provided by an insurance company registered to 
do business in the State of Oregon, or by a company approved by Lessor.  
 
 (b). Property Damage insurance covering (a) all furniture, trade fixtures, equipment, 
merchandise and all other items of Lessees property on the Leased Premises and all 
alterations and other improvements and additions to the Premises whether owned or 
constructed by Lessee or Lessor pursuant to the Lease. Such insurance shall be written on an 
“all risks” of physical loss or damage basis, for the guaranteed replacement costs value new 
without deduction for depreciation of the covered items and in amounts that meet any co-
insurance clauses of the policies.  
 

9.4 Waiver of Subrogation.   If the Leased Premises or building where the Leased Premises are 
located are partially or destroyed by fire or other casualty, Lessor may decide to repair the 
Leased Premises or building, or not, in Lessor’s sole discretion. Lessor shall notify Lessee in 
writing of Lessor’s intent regarding repair within 30 days after the date of the damage. If 
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Lessor notifies Lessee that Lessor does not intend to repair the damage the lease shall 
terminate effectively at the date of the damage. If Lessor notifies Lessee that Lessor intends 
to repair the damage the lease shall continue, and Lessor shall return the Leased Premises 
or building to as good a condition as existed prior to the damage, in a prompt manner 
reasonable under the circumstances. If Lessee’s use of the Leased Premises is disrupted 
during Lessor’s repairs a reasonable portion of the rent shall be abated during the 
disruption. In no event shall Lessor be required to repair or replace Lessee's property 
including Lessee's fixtures, furniture, floor coverings or equipment. In no event shall Lessee 
be entitled to recover damages from Lessor related to destruction of the Leased Premises or 
building or related to repairs undertaken by Lessor. 

 
10. (Tenant Improvements. Lessor agrees to make improvements to the Leased Premises prior to 

Lessee’s right to occupy the Leased Premises, including a _________.  Lessor will use its best 
efforts to complete construction of the improvements prior to _________ [date], however, 
Lessor does not represent or warrant that the improvements will be completed by _________.  
The improvements Lessor intends to make prior to Lessee’s occupancy will be described in bid 
documents prepared by Lessor’s architect and/or engineer.  Lessor’s improvements may be 
modified by Lessor prior to or after commencement of construction.  Lessor’s improvements to 
the Leased Premises shall be deemed acceptable to the Lessee.  If Lessee requests Lessor to 
make Lessee improvement changes that will increase the construction cost or project soft costs, 
and Lessor in Lessor’s discretion agrees to make changes, Lessor and Lessee will promptly 
execute a written agreement describing the changes and agree how the costs will be paid.] 
 

11. Alterations. Lessee shall not make any alterations, additions, or improvements (“Alterations”) 
in, on or to the Premises or any part thereof without the prior written consent of Lessor. Lessor 
will not unreasonably withhold its consent to any Alterations provided (i) the Alterations are 
nonstructural, do not impair the strength of the Building or any part thereof, and are not visible 
from the exterior of the Premises; (ii) the Alterations do not affect the proper functioning of the 
Buildings Heating, Ventilation and Air Conditioning, mechanical, electrical, sanitary or other 
utilities, systems and services of the Building (“Building Systems”); (iii) Lessor shall have 
approved the final plans and specifications for the Alterations; (iv) Lessee pays Lessor a fee for 
Lessors indirect costs, field supervision or coordination in connection with the Alterations equal 
to five percent (5%) of the actual cost of such Alterations; (v) Materials used are consistent with 
existing materials in the Premises and Building and comply with Building Standards; and (vi) 
before proceeding with any Alteration, which will cost more than $10,000, Lessee obtains and 
delivers to Lessor a performance bond and a labor and materials payment bond for the benefit 
of Lessor, issued by a corporate surety licensed to do business in Oregon each in an amount 
equal to one hundred twenty five percent (125%) of the estimated cost of the Alterations and in 
form satisfactory o Lessor, or such other security as shall be satisfactory to Lessor. Unless all the 
foregoing conditions are satisfied, Lessor shall have the right to withhold its consent to the 
Alterations in Lessors sole discretion.  

 
12. Fixtures and Personal Property.   

Lessee shall not suffer or give cause for the filing of any lien against the Leased Premises. Lessee 
shall notify Lessor of, and shall defend, indemnify and save harmless, Lessor and any Superior 
Mortgagee from and against any and all construction gnad other liens and encumbrances filed in 
connection with Alterations, or any other work, labor, services or materials done for or supplied 
to Lessee.  
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Unless otherwise agreed in writing, all permanent improvements now located or hereafter 
placed on the Leased Premises during the term of the Lease, other than Lessee’s trade fixtures, 
equipment, and items related to Lessee’s equipment, shall be the property of Lessor, and shall 
remain on the Leased Premises at the expiration or termination of the Lease, provided that 
Lessor reserves the right within 30 days after the Lease term ends to require Lessee to promptly 
remove any improvements which Lessee has placed on the Leased Premises at Lessee’s 
expense, in a way which does not cause damage to the Leased Premises and repairs or restores 
the Premises to its original condition.  

 
At the expiration or earlier termination of the Lease term Lessee shall remove all furnishings, 
furniture, equipment, goods of any kind and trade fixtures from the Leased Premises in a way 
that does not cause damage to the Leased Premises. If Lessee fails to remove any personal 
property, this shall be an abandonment of such property, and Lessor may retain Lessee’s 
abandoned property and all rights of Lessee with respect to it shall cease; provided however, 
that Lessor may give Lessee written notice within 30 days after the Lease expiration or 
termination date electing to hold Lessee to its obligation of removal. If Lessor elects to require 
Lessee to remove personal property and Lessee fails to promptly do so, Lessor may affect a 
removal and place the property in storage for Lessee’s account. Lessee shall be liable to Lessor 
for the cost of removal, transportation to storage, storage, disposal, and other costs incurred by 
Lessor with regard to such personal property. 
 

13. Damage or destruction; Condemnation.  
13.1 Casualty. If the Premises or the Building are damaged by fire or another casualty, Lessor 

shall forthwith repair the same unless this Lease is terminated as permitted herein. Within 
forty-five (45) calendar days from the date of such damage, Lessor shall notify Lessee if the 
Premises or the Building is damaged more than twenty- five percent (25%) of the 
precasualty value, as reasonably determined by Lessor. (Damage more than 25% is 
considered “Major Damage”.) If Major Damage occurs, Lessor may elect to terminate the 
Lease or rebuild. If Lessor gives notice to Lessee, electing to rebuild, then within sixty (60) 
days of the date of the damage, then the Lease remains in full force and effect if the rebuild 
is complete within one hundred and eighty days (180). If Lessor elects by written notice to 
Lessor not to rebuild, then this Lease shall automatically terminate as of the effective date 
of such notice, the Rent shall be reduced by a proportionate mount based upon the extent 
to which Lessees use of the Premises is impaired, and the Lessee shall pay such reduce Rent 
up to the date of termination.  

13.2 Condemnation. If more than twenty- five percent (25%) of the Premises and/or Building 
shall be taken or appropriated under the power of eminent domain or conveyed in lieu 
thereof, Lessor shall have the right to terminate this Lease. If the Lease is terminated, Lessor 
shall receive all income, rent award or any interest Theron which may be paid or owned in 
connection with the exercise of such power of eminent domain or convey in lieu thereof, 
and Lessee shall have no claim against the agency exercising such power or receiving such 
conveyance, for any part of such. If Lessor elects not to terminate the Lease, Lessor shall 
receive any and all income, rent , award or any interest Theron paid or owed in connection 
with such taking, appropriation or condemnation.  

 
14. Signs. Lessee shall not erect or install any signs, flags, lights or advertising media nor window or 

door lettering or placards visible from outside the Leased Premises or visible from building 
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common areas without the prior written consent of Lessor, which consent shall not be 
unreasonably withheld.  Lessee agrees to maintain in good condition any signs or displays which 
are allowed.  

 
15. Lessor’s Access to Premises.  Lessor shall have the right to enter upon the Leased Premises at all 

reasonable hours after 24 hours oral notice (without notice to protect public health and safety 
in an emergency) to inspecting it, or to make repairs, additions or alterations to the premises or 
any property owned or controlled by Lessor.  E-mail from Lessor to Lessee (or Lessee’s on-site 
manager) may serve as notice of inspection of the Leased Premises. If Lessor deems any repairs 
reasonably required to be made by Lessee to be necessary, Lessor may give notice that Lessee 
shall make the same within 30 days (immediately in an emergency involving public health and 
safety), and if Lessee refuses or neglects to commence such repairs and complete the same in a 
timely manner, Lessor may make or cause such repairs to be made.  If Lessor makes or causes 
such repairs to be made Lessee agrees that it will, within 30 days, pay to Lessor the cost thereof. 
 
Lessor shall provide up to 5 access keys to the Leased Premises and up to 5 access cards. 
Additional keys or lost keys may be purchased from Lessor for $20 per key. Additional key cards 
may be purchased from Lessor for an additional $25 per card. Should a key be lost and a rekey 
be required by the Lessee, the Lessee will be responsible to pay for such a rekey.  
 

16. Entire Agreement; Amendments. This Lease contains the entire agreement of the parties with 
respect to the Leased Premises. No prior agreement, statement, or promise made by any party 
to the other not contained herein shall be valid or binding. This Lease may not be modified, 
supplemented or amended in any manner except by written instrument signed by both parties. 

 
17. Quiet Enjoyment.  From the date the Lease commences Lessee will have the right to use the 

Leased Premises consistent with this Lease without hindrance or interruption by Lessor or any 
other persons claiming by, through or under Lessor, subject, however, to the terms and 
conditions of this Lease.  The foregoing notwithstanding, Lessee agrees that Lessor may make 
improvements to the building and adjacent areas which may cause noise or otherwise 
temporarily disrupt Lessee’s quiet enjoyment of the Leased Premises.  

18. Waiver.  One or more waivers of any covenants or conditions by either party shall not be 
construed as a waiver of a subsequent breach of the same covenant or condition, and the 
consent or approval by Lessor to any act by Lessee requiring Lessor’s consent or approval shall 
not be construed as consent or approval to any subsequent similar act by Lessee. 

 
19. Assignment.  Lessee agrees not to assign or in any manner transfer this Lease or any estate or 

interest therein without the previous written consent of Lessor, and not to sublet the premises 
or part or parts thereof without like consent.  Lessor will not unreasonably withhold its consent.  
[This Lease will not be assigned, sub Leased, or otherwise transferred except with the consent of 
Lessor, which consent may be granted or denied in Lessor’s sole discretion. Any transfer of an 
ownership interest in Lessee of _________ percent (___%) or more will be deemed an 
assignment.] 

 
20. Default. Time is of the essence of performance of all the requirements of this Lease. If any rental 

or other sums payable by Lessee to Lessor shall be and remain unpaid for more than ten (10) 
days after the same are due and payable, or if Lessee shall fail to comply with any term or 
condition or fulfill any obligation of the Lease (other than the payment of rent or other charges) 
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within fourteen (14) days after written notice to Lessee specifying the nature of the default with 
reasonable particularity, or if Lessee shall declare bankruptcy or be insolvent according to law or 
if an assignment of Lessee's property shall be made for the benefit of creditors or if Lessee shall 
abandon the premises, then in any of said events Lessee shall be deemed in default hereunder.  
In the event of a default the Lease may be terminated at the option of Lessor.  If the Lease is 
terminated, Lessee’s liability to Lessor for rents and damages shall survive such termination and 
Lessor may re-enter, take possession of the premises, and remove any persons or property by 
legal action or by self-help with the use of reasonable force and without liability for damages.   
The foregoing remedies shall be in addition to and shall not exclude any other remedy available 
to Lessor under applicable law.   

 
21.  Holdover. 

 If Lessee does not vacate the Leased Premises when the Lease term expires, Lessor shall have 
the option to treat Lessee as a Lessee from month to month, subject to all the provisions of this 
Lease except the provisions for term and renewal, and at a rental rate equal to one hundred and 
fifty percent (150%) of the daily prorated amount of the Rent for the last period prior to the 
date of expiration. Lessor may choose to lower the rental rate and will notify Lessee of such 
choice in writing once Lessee is Holding over.  Failure by Lessee to remove fixtures, furnishings, 
trade fixtures, or other personal property which Lessee is required to remove under this Lease 
shall constitute a failure to vacate to which this paragraph shall apply. If a month-to-month 
tenancy results from holdover by Lessee under this paragraph, the tenancy shall be terminable 
at the end of any monthly rental period on written notice from Lessor given to Lessee not less 
than 10 days prior to the termination date specified in Lessor’s notice. Lessee waives any notice 
which would otherwise be required by this Lease or by law with respect to month-to-month 
tenancy. 
 

22. Notices.  Whenever under this Lease a provision is made for notice of any kind, it shall be 
deemed sufficient if such notice to Lessee is in writing delivered personally to Lessee’s 
registered agent, to the person signing the Lease, or to Lessee’s on site manager who at the date 
of this Lease is _________, or sent by certified mail with postage prepaid to the address 
indicated on the signature page of this Lease; and if such notice is to Lessor, delivered personally 
to the Executive Director, 1000 E. Port Marina Drive, Hood River, OR 97031or sent by certified 
mail with postage prepaid to the address indicated on the signature page of this Lease.  Notice 
shall be deemed given on the date of personal delivery or if mailed, two business days after the 
date of mailing. 

 
23. Dispute Resolution. Any dispute involving this Lease may be resolved by court action or 

mediation if both parties agree. If the parties agree to use a mediator, they will each pay one 
half the costs of mediation. If mediation does not occur or does not result in a solution 
satisfactory to both parties, the dispute shall be resolved by arbitration. Any arbitration shall be 
in accordance with the rules of the Arbitration Service of Portland then in effect. The parties 
shall use a single arbitrator mutually agreeable to them. If they are unable to agree on an 
arbitrator, or a process to select one, either party may apply to the Hood River County Circuit 
Court to appoint an arbitrator. The award rendered by an arbitrator shall be binding on the 
parties and may be entered in the Hood River County Circuit Court. The prevailing party in court 
action or an arbitration proceeding, including any appeal therefrom or enforcement action, shall 
be entitled to recover their reasonable attorney’s fees and costs and disbursements incident 
thereto. 
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24. Authority to Execute. The persons executing this Lease on behalf of Lessee and Lessor warrant 

that they have the authority to do so. 
 
 
DATED this _____ day of _____________, 2017. 
 
 
 

       
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Lessee:  Lessor: Port of Hood River 
 
Signed: 

  
Signed: 

 

By:   By:  Michael McElwee 
Its:  Its:  Executive Director 
Address:  Address: 1000 E. Port Marina Drive 

Hood River, OR 97031 
Email/phone:  Email/phone:  (541) 386-1645 
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Exhibit A 
Premises Floor Plan 
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Exhibit B 
Building Site Plan and Parking 
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Commission Memo 

Prepared by: 
Date:  
Re:  

Michael McElwee  
May 7, 2019 
Executive Director Annual Review 

One goal on the Executive Director’s (ED) 2019 Work Plan is to obtain an assessment of 
the ED’s annual evaluation process and identify possible improvements or modifications 
for Commission consideration. Early this year, I sought assistance from Paul Hutter at the 
firm HR Answers. Mr. Hutter was provided with the full complement of materials and forms 
that are typically used for the ED annual evaluation and his assessment of our current 
process is attached.  

In sum, Mr. Hutter concluded that our current process is an acceptable best practice for 
evaluating the ED position. He does, however, suggest the Commission consider adding a 
360-degree review to the process. This could take the form of a Peer 360 Review through a 
proprietary process, or a Custom 360-degree review completed through Survey Monkey and 
administered by HR Answers. An example of the former is attached along with a cost 
estimate from HR Answers.  

Staff is seeking direction from the Commission about whether adding a 360 review to the ED 
annual review is desirable and, if so, which type.   

RECOMMENDATION:  Discussion. 
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March 22, 2019 
 
Michael McElwee, Executive Director 
Port of Hood River 
 
RE: Executive Summary: Evaluation of Performance Evaluation Systems 
 
Michael: 
 
In March of this year you had requested HR Answers to conduct a review and provide 
subsequent recommendations for the potential updates or improvements to: 
 

• Staff performance evaluation process, systems and format; 
• Executive Director performance evaluation process, system and format. 

 
Staff Performance Evaluations system: 
 
HR Answers conducted a review of all staff (less the Executive Director) performance 
evaluations processes and forms. The assessment identified that the annual process of 
delivering the evaluation to staff is sufficient, but that the format being used had room for 
improvement to better match industry best practice. 
 
The format for evaluation in use at the time of assessment is what is known as a “subjective” 
evaluation, where the performance measures being evaluated where not specific to the duties 
being performed by the employee.  As a result, HR Answer recommended, and then provided 
the changes to what is known as an “objective” evaluation system, whereby the employee is 
evaluated based upon the duties of the position. All positions evaluation forms were altered to 
reflect this change. 
 
No changes were recommended for the delivery of evaluations. 
 
Executive Director Evaluation System: 
 
In the process of this projects assessment, you provided HR Answers with an in-depth 
description of past and current methods for the evaluation by the board, of your position. The 
following is the current process: 

1. The Executive Director completes the Self-evaluation form, the same form that Board 
uses, to annotate and update the Directors annual Work Plan. 

2. The Director submits both the self-evaluation and the work plan to the Ports attorney, 
who makes copies and distributes to the Board along with a blank evaluation form. 
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3. The attorney intakes the evaluation forms from all Board members, summarizes the 
comments and averages the scores, and distributes all information to each Board 
member. 

4. Subsequently, the Board meets in Executive Session to discuss the evaluation. 
5. The Director then meets with the Board to discuss the evaluation. 

 
This process as described is an acceptable best practice in the evaluation by a Board, of its 
Director. As a result of this process, the Board gets a very good measure of the operational 
performance of its Director, which is specific to the organizations strategic goals and is 
measurable.  
 
360-Degree Peer Review: 
 
The only recommendation that was further suggested would be to consider a 360-degree-peer 
review. This would provide the board better insight into the Directors skill sets around 
leadership and staff management. There are two methods for a 360-Degree Peer Review that 
we would recommend: 

• Everything DiSC 363 for Leaders – when it comes to evaluating and then educating 
people on Emotional Intelligence, the DiSC products by Wiley are some of the best. 
Their 360-Degree Peer review in particular is a product specifically designed the 
accurately assess the leadership skills of managers and executives and then provide 
them the types of reflective feedback that is proven to assist in EI improvement. The 
process is rating by staff and peers is confidential and anonymous. The assessment is 
also very cost effective. Attached is a sample report for review by you and the board. 
 

• The other option is a custom 360-Degree process completed through SurveyMonkey. 
Generally, in its design, many of the same factors as found in the DiSC assessment are 
used to help define leadership skills. This process tends to be more in-depth as it must 
be designed in association with the organization and require more manipulation on the 
back end by us. As a result, this version is more expensive. 

 
That being said, a 360-degree-peer review has its limitations. In particular with regard to 
evaluation by staff and board members that do not directly interface with, or understand the 
Executive Directors position at the Port. Further discussion around this concept is warranted. 
Cost options for both can be provided. 
 
No additional recommendations were provided from this project. 
 
Respectfully, 
 
Paul H. Hutter 
 
Paul H. Hutter, SPHR 
Senior Consultant 
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Response to Request for Proposal 
for 

Executive Evaluation – 360 Degree Peer Review 
April 2019 

 

SECTION 1 – INTRODUCTION TO HR ANSWERS, INC. 
 
HR Answers, Inc. (HRA) is a regional consulting firm headquartered in Tigard, Oregon, with a branch 
office in Salem, Oregon.  It was founded in 1985 and is the largest independent human resources 
consulting firm in the Pacific Northwest.  In 2017, HRA cut 69 W-2's.  Our consulting staff includes 
both specialists and generalists who have more than 300 years of combined experience and a wealth of 
practical, tested solutions to offer our clients.  In addition, through our temporary staffing division, we 
have a flexible staff consisting of an additional 20 HR professionals.   
 
Our consultants are Professionals in Human Resources (PHR) or Senior Professionals in Human 
Resources (SPHR) certified by the Human Resources Certification Institute, Alexandria, VA.  Two of 
the staff members also possess CPC designations (Certified Professional Consultants) which are 
conveyed by the International Guild of Professional Consultants.   
 
We believe that our proposal will demonstrate our unique qualifications and the background and 
experience we would bring to any work for Port of Hood River, including: 
 

• We are a firm known and respected for both the quality of our work and the professional 
competence of our staff, thereby increasing the likelihood of favorable reception by 
employees to our interactions and recommendations. 

• We are noted for the quality of our deliverables, as hopefully is shown in the organization 
and presentation of this response to the Request for Proposal. 

• We have substantial experience in assisting Non-Profit organizations with a wide variety of 
human resources projects, including many surveys to solicit opinions regarding 
performance.  We use both traditional and customized approaches to fit the specific needs 
of the individual organization.   

• We place major emphasis on communicating and working closely with client project 
managers to achieve understanding, consensus, and ownership of the project results.  This 
is especially critical when communications need to be open and transparent because they 
are about performance. 

HR Answers is an Equal Opportunity Employer registered as a Woman-owned Business Enterprise 
(WBE) in the state of Oregon, and is committed to bringing about diversity in the workplace.   
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SECTION 2 
UNDERSTANDING YOUR NEEDS; DESCRIPTION OF SERVICES; FEES 

 
Our Understanding of Your Needs 
It is our understanding that Port of Hood River seeks to have a process for a formal performance 
and management style evaluation of the Port’s Executive Director.  Further, that a variety of 
different people and different relationships with the Port will be participants.   
 
Process 
HR Answers, Inc will employ one of two processes in the evaluation of the organizations Executive. 
Each process is followed with a comprehensive Executive Summary detailing the findings and 
providing recommendations. 
 
HRA’s recommendation is to use an electronic survey that would go via email to designated 
individuals as participants.  The survey would be designed to ask similar questions so that the 
feedback can be conserved as it relates to different populations. Should the Port desire, different 
questions can be asked of different groups without an increase in costs.  The survey platform is 
Survey Monkey.  This is the most economical solution for the Port.  We estimate 1.25 hours per 
participant at $180.00 per hour.  If there were 15 participants the cost would be $3,375.  If for some 
reason, a participant cannot provide electronic feedback, we would do a paper version of the survey 
instrument and input the data into the electronic format ourselves.    
 
Upon the completion of the data gathering process, we will draft an Executive summary of the 
findings and our recommendations for improvement or change as identified both by the results, and 
as identified by Management Best Practice.  HR Answers would meet with the Board to present the 
findings and Executive Summary, and to discuss the options around the findings. Cost included 
above. 
 
There is one other possible option for your consideration.  That is using a standardized survey 
process  (DiSC 363 product) which asks questions that are already determined by the survey 
publisher.  This is a reliable process which some organizations find effective.  This does not allow 
any customization, but does utilize questions that are commonly part of this process.  It cannot be 
completed on paper so participants must use the electronic means complete the survey.  The 
Executive Director receives a detailed report of findings as well as our executive summary with 
recommendations that can be shared with the Board.   This option requires a list of the participants 
and their “type of group” (supervisor, peer, subordinate, external) identified.  We manage the 
process of data collection to ensure all “raters” have participated. The system consolidates the input 
and generates a single consolidated report of findings.  Port of Hood River would need to decide on 
whether there is value in being able to ask questions that are pertinent to the Port, as opposed to 
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standardized question that are supposed to be appropriate for any organization.  The survey cost is 
$275.00 and the consulting time for administration, analysis, executive summary, Board 
presentation, and any other communication of the information gathered is estimated at 10 hours 
($160.00 per hour). The cost of this option is approximately $2,000.    This is one case where we 
believe the price is well worth the result.     
 

SECTION 3 
STAFF QUALIFICATIONS AND RESPONSIBILITIES 

 
A consulting firm is only as good as the people and expertise it brings to the specific project.  In this 
section, we identify the consultants who would specifically be working on the project.  The nature and 
timeliness of this project requires senior level personnel who have the expertise and experience to do 
the job right the first time. 
 
PAUL H. HUTTER, SPHR - SENIOR CONSULTANT & PROJECT LEAD 
 
Paul is a Senior Consultant with over 20 years of human resources experience in both the private 
and public sectors, 15 of which has been in consulting.  Paul is certified as a Senior Professional in 
Human Resources (SPHR) through the Human Resources Certification Institute.  Paul's expertise 
lies within a full range of human resource services; chiefly among them, organizational and 
management development, and has extensive knowledge and understanding of industry best 
practice in adult learning, organizational and management development and Human Resource 
management for all sizes of organizations. In addition, Paul’s skills include, Human Resource 
system management, project planning, training, staffing and recruitment, organizational design, 
labor contract negotiations, and corporate level strategic planning.  Paul has extensive experience 
working with executive, management and staff in group settings and one-on-one meetings to 
explain and exchange information or facilitate discussions.  Paul’s expertise in this area has 
provided him the opportunity to provide this level of service to hundreds of clients. 
 
 

SECTION 4 
REFERENCES 

 
HR Answers works with dozens of Not-For-Profit organizations to provide a plethora of services.  
Given our lengthy relationship with Port of Hood River, we are not providing references as part of 
this proposal, but would be happy to do so if the Associates wishes. 
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SECTION 5 
FEE PROPOSAL 

The cost of our services identified above is based on an estimate of the time required to carry out all 
of the steps necessary for the required work.  The hourly rates shown below. 

 Principal & Senior Consulting .......................................... $180/hour 
 Administrative support ...................................................... $ 90/hour 
Should these numbers change, we are prepared to discuss any adjustment in our fees resulting from 
any additional work requested.  It is our policy to discuss our fees with clients in order to meet all 
budget requirements for the work.  We would happily work with Port of Hood River to ensure that 
your financial situation is considered.   
 

SECTION 6 
PROJECT TIME TABLE 

 
HR Answers, Inc. has the capacity, and full intentions to commit to meeting the timelines as defined 
by One Community Health for this project. 
 
Based on your schedule, we can complete all assessment work within 30 days of beginning the 
process assuming timely responses to the question review process and the participants’ completion 
of the survey.    The size of our staff allows use of several consultants on any task if required to 
meet a client timeline.  
 

SUMMARY 
 
We believe HR Answers, Inc. is eminently qualified to carry out the work required to bring this 
study to a successful and acceptable conclusion.  Our many years of consulting experience with 
organizations provide us with insight that other firms may not possess.  In particular, we would like 
to emphasize our many years of working together with Port of Hood River.   
 
Because of the size of our firm, we can assure you that all work will be completed on schedule.  It 
has been our experience that client organizations often want project work to proceed as quickly as 
possible; however, they find that other issues or urgent situations can intrude on the project work.  
We have found that we can make up about 50% of any client delay which minimizes time lost. 
 
We would welcome the opportunity to conduct this work for Port of Hood River and we invite you 
to contact us with any questions or desire for additional information. 
 
 
Proposal provided by Paul H. Hutter, Senior Consultant – HR Answers, Inc. 
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Project Director Report 
May 7, 2019 

 1 

The following summarizes Bridge Replacement Project activities from April 18-May 3, 2019.  

FINAL ENVIRONMENTAL IMPACT STUDY (FEIS) 

REQUEST TO INCREASE MEETING FREQUENCY 
ODOT/FHWA are requesting more frequent meetings. The ODOT/FHWA Management 
team has requested monthly meetings and the ODOT Cultural Resource team is 
requesting twice monthly meetings. These meetings are helpful to ensure technical work 
is being completed on schedule and to provide a feedback loop for clarification and next 
steps. These extra meetings were not included in WSP’s scope. The Project Team is 
looking at the overall affect of these meetings on the Project Management task item. If 
any changes to the budget or scope are required, the Project Team will present a report 
to the Commission/Executive Director. 
 
AGENCY COORDINATION PLAN 
As noted last month, invitation letters were distributed to a number of local, state and 
federal agencies, including a number of northwest tribes. The letters asked each agency 
whether they would like to be a “Cooperating” or “Participating” agency. Lead agencies 
consult with Participating agencies on certain milestone deliverables/decisions. The 
Agency Coordination Plan states the project milestones as well as other roles and 
responsibilities. Participating agencies aren’t typically given access to the EIS until it’s 
published. Cooperating agencies will review administrative drafts of the EIS before it’s 
published. Cooperating status typically requires more work by the agency. Responses are 
due May 4th. Here is a list as of Friday (5/2) on the agency statuses: 
 
COOPERATING 
Bureau of Indian Affairs (BIA) 
US Coast Guard (USCG) 
WSDOT 
 
 
 
 
 
 
 
 
 
 

PARTICIPATING 
Environmental Protection 

Agency (EPA) 
Hood River County 
Klickitat County 
Oregon Dept. of State Lands 

(DSL) 
Oregon Historic Preservation 

Office (SHPO) 
Oregon Marine Board 

(OSMB) 
SW Washington Reg. 

Transportation Council 
(RTC) 

DECLINED 
Wash. Dept. of Natural 

Resources (DNR) 
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PROPERTY SURVEYS 
As part of the EIS technical work, environmental surveys will need to be conducted on 
public and private property on both Oregon and Washington sides. The Oregon side is 
relatively easy to obtain permissions as the land is owned by the Port, ODOT, and DM 
Stevenson Ranch (Best Western). The Washington side is more challenging because the 
three alternatives touch down in different locations. The municipal parcels will be 
relatively easy to obtain permission but there are 16 parcels owned by ten different 
private owners. The Port will be attempting to obtain permission from the landowners to 
conduct pedestrian reconnaissance, cultural resources survey including shovel testing, 
and wetland surveys. All sites will be returned to original conditions. If we are unable to 
gain access to the subject properties, then the WSP field crews will observe as much as 
possible from the property boundary. Mitigation for conducting surveys prior to 
construction will need to be assessed as well. Ultimately all property having ground 
disturbance during construction will need to be surveyed. 
 
COLUMBIA RIVER GORGE NSA (CRGNSA) PRE-APPLICATION MEETING 
The Project Team is working with the CRGNSA Commission and staff to prepare a memo 
for NSA Pre-application. Typically, a project will have 15-30% design complete before 
formally applying for an NSA permit. Though the abutments of the bridge are exempt 
from NSA regulations since they’re located within urban areas, the bridge span will be 
required to proceed with NSA planning rules. The Team will be meeting with NSA staff to 
review and clarify the criteria that are included in the Gorge management plan. Once the 
criteria are properly defined, the design treatments will be more easily considered with 
further clarification. As an aside, Federal Highway Administration (FHWA) guidelines also 
requires a technical report on the bridge aesthetics. The Team will look to coordinate 
requirements of the FHWA work as closely as possible to the NSA criteria. 
 
OTAK NEPA ADVISOR PEER REVIEW REPORT 

Chuck Green, the Port’s NEPA advisor, will be meeting with the Project Team at their 
April and May monthly meetings and will attend the May 21st Commission Meeting to 
give a brief peer review report on progress. The purpose of his brief presentation is to 
give a critique of the project’s progress. I have used Chuck extensively in understanding 
the industry scheduling protocols. Following is a sample of topics that could be discussed 
during his report: 
1. Satisfaction with schedules and milestone tracking. 
2. What are some of the differences between a NEPA project and a typical 

construction project? 
3. Where are the risks for schedule or budget changes on a project like this? 
Chuck is planning on handing out a simple one or two page memo with his thoughts and I 
anticipate the agenda item lasting about 10-15 minutes depending on questions. 
 
LEGISLATIVE UPDATE 

OREGON PORTS DAY IN SALEM 
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With assistance from Miles Pengilly, Thorn Run Partners, I attended an Oregon Public 
Ports Association (OPPA) legislative update meeting/reception in Salem on May 1st. We 
met with local Reps. Anna Williams, Daniel Bonham and Sen. Chuck Thomsen. Also met 
with the Chairs of the respective Transportation Committees, Rep. Caddie McKeown 
(Coos Bay) and Sen. Lee Beyer (Springfield). Along with networking with other port 
representatives, we also crossed paths coming out of Sen. Thomsen’s office with Mayor 
Blackburn and CM Fuller who were also touching base with legislators. Main message 
was appreciation for HB2017, NEPA progress, discussing possible opportunities with 
WSDOT re-engagement with the I-5 replacement and other association-related issues. 
 
WASHINGTON LEGISLATIVE SUMMARY 
The Washington legislature finished last week and, though there was no funding for a 
new bridge, HB 1160 (“Transportation Bill”) did make reference to a new WSDOT project 
office that will be opening in Vancouver. Section 306 references that the new office will 
study different governance structures for the joint administration of the bridges over the 
Columbia… 

“The work of this project office includes, but is not limited to, 
the reevaluation of the purpose and need identified for the 
project previously known as the Columbia river crossing, the 
reevaluation of permits and development of a finance plan, the 
reengagement of key stakeholders and the public, and the 
reevaluation of scope, schedule, and budget for a reinvigorated 
bistate effort for of the Interstate 5 Columbia river bridge. When 
the finance plan for the project, the department shall assume that 
some costs of the new facility may be covered by tolls. The 
project office must also study the possible different governance 
structures for a bridge authority that would provide for the joint 
administration of the bridges over the Columbia river between 
Oregon and Washington. As part of this study, the project office 
must examine the feasibility and necessity of an interstate 
compact in conjunction with the national center for interstate 
compacts.” – HB1160 (Sec. 306)(24)(c) 

 

MEETING/OUTREACH SCHEDULE 

• CRGNSA Exec. Dir. Meeting, 5/6. To discuss board presentation. 
• SW Washington Regional Transportation Council Board Meeting, 5/7 
• ODOT EIS, 5/10 
• CRGNSA Board Presentation, 5/14 
• ODOT Cultural Resources, 5/20 
• Coast Guard Industry Breakfast, Portland, 5/16 
• Klickitat County Transportation Meeting, Bingen, 6/5 
• Hood River Rotary Bridge Update Presentation, 6/6 
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I hereby certify that the charges invoiced are true and correct and include only such charges as were 
directly incurred in the performance of the work on the project, have not been previously submitted, 
and are in accordance with the terms and conditions of the Agreement.
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Budget Current Invoice
Previously 
Invoiced

To-Date 
Invoiced

Amount 
Remaining

Financial % 
Complete

Physical % 
Complete

Perfomance 
Ratio 

(Phys/Fin)

0 Direct Expenses $271,914.00 $107.16 $4,606.04 $4,713.20 $267,200.80 1.73% 3.00% 1.73
DE Direct Expenses $271,914.00 $107.16 $4,606.04 $4,713.20 $267,200.80 1.73% 3% 1.73

1 Project Management $382,625.00 $14,751.72 $103,890.66 $118,642.38 $263,982.62 31.01% 28.40% 0.92
1.1 Project Management and Coordination $277,955.00 $10,616.49 $75,462.28 $86,078.77 $191,876.23 30.97% 27% 0.87
1.2 Client Progress Meetings $68,105.00 $2,154.19 $20,181.43 $22,335.62 $45,769.38 32.80% 38% 1.16
1.3 Consultant Team Coordination Meeting $26,773.00 $1,981.04 $7,750.82 $9,731.86 $17,041.14 36.35% 27% 0.74
1.4 Change Control $8,074.00 $0.00 $0.00 $0.00 $8,074.00 0.00% 0% n/a
1.5 Risk Management $1,718.00 $0.00 $496.13 $496.13 $1,221.87 28.88% 30% 1.04

2 Public Involvement $278,002.00 $10,586.16 $96,067.68 $106,653.84 $171,348.16 38.36% 41.04% 1.07
2.1 Public Involvement Plan and Task Coo $41,553.00 $873.42 $19,822.25 $20,695.67 $20,857.33 49.81% 55% 1.10
2.2 Stakeholder Interviews $20,615.00 $0.00 $18,619.47 $18,619.47 $1,995.53 90.32% 100% 1.11
2.3 Media Releases, Fact Sheets, and eNe $16,257.00 $528.36 $3,979.21 $4,507.57 $11,749.43 27.73% 30% 1.08
2.4 Social Media, Digital Ads and Videos $8,265.00 $0.00 $2,338.29 $2,338.29 $5,926.71 28.29% 30% 1.06
2.5 Project Website Support $24,770.00 $3,765.73 $3,185.72 $6,951.45 $17,818.55 28.06% 30% 1.07
2.6 Bridge Replacement Advisory Committ $58,568.00 $2,078.80 $10,801.78 $12,880.58 $45,687.42 21.99% 20% 0.91
2.7 Stakeholder Working Groups $0.00 $0.00 $0.00 $0.00 $0.00 n/a 0% n/a
2.8 Public Open Houses $52,321.00 $1,141.50 $23,230.94 $24,372.44 $27,948.56 46.58% 50% 1.07
2.9 Public Comments $10,776.00 $0.00 $1,121.80 $1,121.80 $9,654.20 10.41% 13% 1.25
2.10 Community Outreach Events $19,482.00 $1,207.05 $7,211.70 $8,418.75 $11,063.25 43.21% 45% 1.04
2.11 Environmental Justice $16,961.00 $555.69 $3,317.24 $3,872.93 $13,088.07 22.83% 30% 1.31
2.12 Status Reports $8,434.00 $435.61 $2,439.28 $2,874.89 $5,559.11 34.09% 32% 0.94

3 Project Delivery Coordination $19,440.00 $0.00 $0.00 $0.00 $19,440.00 0.00% 0.00% n/a
3.1 Project Delivery Coordination $19,440.00 $0.00 $0.00 $0.00 $19,440.00 0.00% 0% n/a

4 Tolling/Revenue Coordination $0.00 $0.00 $0.00 $0.00 $0.00 0.00% n/a
4.1 Tolling/Revenue Coordination $0.00 $0.00 $0.00 $0.00 $0.00 n/a 0% n/a

5 Environmental $1,046,102.00 $22,757.34 $145,618.27 $168,375.61 $877,726.39 16.10% 17.83% 1.11
5.1 Environmental Study Plan and Coordin $38,626.00 $536.63 $16,684.64 $17,221.27 $21,404.73 44.58% 45% 1.01
5.2 Agency Coordination $115,512.00 $10,355.20 $35,695.64 $46,050.84 $69,461.16 39.87% 40% 1.00
5.3 Methodology Memoranda $28,246.00 $2,572.05 $22,955.30 $25,527.35 $2,718.65 90.38% 90% 1.00
5.4 Technical Report, Technical Memorand $266,994.00 $4,918.77 $32,300.49 $37,219.26 $229,774.74 13.94% 15% 1.08
5.5 ESA Section 7 Compliance $33,681.00 $0.00 $0.00 $0.00 $33,681.00 0.00% 0% n/a
5.6 Cultural / NHPA Section 106 Complian $94,111.00 $1,752.24 $3,496.67 $5,248.91 $88,862.09 5.58% 10% 1.79
5.7 Section 4(f)/Section 6(f) $21,595.00 $352.33 $0.00 $352.33 $21,242.67 1.63% 2% 1.23
5.8 Draft EIS Re-Evaluation $48,384.00 $1,917.78 $34,274.13 $36,191.91 $12,192.09 74.80% 95% 1.27
5.9 Supplemental Draft EIS $165,337.00 $352.34 $211.40 $563.74 $164,773.26 0.34% 1% 2.93
5.10 Responses to Comments on the 2003 $76,199.00 $0.00 $0.00 $0.00 $76,199.00 0.00% 0% n/a
5.11 Mitigation Plan $25,668.00 $0.00 $0.00 $0.00 $25,668.00 0.00% 0% n/a
5.12 Final EIS $95,877.00 $0.00 $0.00 $0.00 $95,877.00 0.00% 0% n/a
5.13 Record of Decision, Notice of Availabil $29,562.00 $0.00 $0.00 $0.00 $29,562.00 0.00% 0% n/a
5.14 Administrative Record $6,310.00 $0.00 $0.00 $0.00 $6,310.00 0.00% 0% n/a

6 Engineering $790,196.00 $35,612.92 $52,136.57 $87,749.49 $702,446.51 11.10% 12.99% 1.17
6.1 Engineering Coordination $147,696.00 $4,465.00 $20,971.84 $25,436.84 $122,259.16 17.22% 20% 1.16
6.2 Land Survey $14,740.00 $0.00 $3,980.00 $3,980.00 $10,760.00 27.00% 50% 1.85
6.3 Geotechnical $174,924.00 $0.00 $0.00 $0.00 $174,924.00 0.00% 0% n/a
6.4 Hydraulics $30,851.00 $1,116.88 $183.49 $1,300.37 $29,550.63 4.22% 5% 1.19
6.5 Civil $157,499.00 $29,180.87 $21,587.28 $50,768.15 $106,730.85 32.23% 35% 1.09
6.6 Bridge $150,796.00 $850.17 $5,413.96 $6,264.13 $144,531.87 4.15% 6% 1.44
6.7 Wind Analysis $0.00 $0.00 $0.00 $0.00 $0.00 n/a 0% n/a
6.8 Architecture and Simulations $73,695.00 $0.00 $0.00 $0.00 $73,695.00 0.00% 0% n/a
6.9 Cost Estimating $39,995.00 $0.00 $0.00 $0.00 $39,995.00 0.00% 0% n/a

7 Transportation $153,962.00 $11,389.26 $69,584.93 $80,974.19 $72,987.81 52.59% 57.89% 1.10
7.1 Methodology Memorandum $12,930.00 $0.00 $7,785.98 $7,785.98 $5,144.02 60.22% 75% 1.25
7.2 Data Review and Collection $15,760.00 $0.00 $11,308.30 $11,308.30 $4,451.70 71.75% 100% 1.39
7.3 Existing and Future No Build Condition $42,275.00 $0.00 $42,068.26 $42,068.26 $206.74 99.51% 100% 1.00
7.4 Build Alternatives Analysis Update $29,116.00 $11,389.26 $7,424.17 $18,813.43 $10,302.57 64.62% 70% 1.08
7.5 Transportation Technical Report $28,629.00 $0.00 $0.00 $0.00 $28,629.00 0.00% 0% n/a
7.6 Tolling/Revenue Coordination $25,252.00 $0.00 $998.22 $998.22 $24,253.78 3.95% 4% 1.01

8 Permit Assistance $205,759.00 $19,186.94 $42,496.73 $61,683.67 $144,075.33 29.98% 31.41% 1.05
8.1 Permit Plan and Coordination $27,552.00 $956.41 $17,218.82 $18,175.23 $9,376.77 65.97% 70% 1.06
8.2 In-water Permits for Geotechnical Inve $17,201.00 $0.00 $0.00 $0.00 $17,201.00 0.00% 0% n/a
8.3 US Coast Guard Permit $121,142.00 $14,253.21 $20,716.63 $34,969.84 $86,172.16 28.87% 30% 1.04
8.4 Columbia River Gorge National Scenic $16,700.00 $3,355.26 $2,866.57 $6,221.83 $10,478.17 37.26% 40% 1.07
8.5 U.S. Army Corp of Engineers Permits $23,164.00 $622.06 $1,694.71 $2,316.77 $20,847.23 10.00% 10% 1.00
8.6 Washington State Permits – Reserved $0.00 $0.00 $0.00 $0.00 $0.00 n/a 0% n/a
8.7 Oregon State Permits – Reserved $0.00 $0.00 $0.00 $0.00 $0.00 n/a 0% n/a
8.8 Washington Local Agency Permits (Cit $0.00 $0.00 $0.00 $0.00 $0.00 n/a 0% n/a
8.9 Oregon Local Agency Permits $0.00 $0.00 $0.00 $0.00 $0.00 n/a 0% n/a

Totals $3,148,000.00 $114,391.50 $514,400.88 $628,792.38 $2,519,207.62 19.97% 21.40% 1.07

(90)



 

File 80516AA 

April 25, 2019 

 

Mr. Kevin Greenwood 

Hood River Bridge Replacement Project Director 

Port of Hood River 

1000 E. Port Marina Drive 

Hood River, OR 97031 

 

Subject:  Hood River Bridge Replacement Project – Environmental Studies, Design and Permitting 

  Contract No. 2018‐01 

  Progress Report #8: March 1, 2019‐March 31, 2019 

   

Dear Mr. Greenwood:   

This progress report summarizes the services performed during this reporting period, issues 

encountered, and decisions or actions pending for all active tasks. The enclosed invoice includes details 

on all labor and expense billings. A set of charts are also provided to compare project budget to actual 

costs by major tasks. 

 

I.  Major services performed during this period: 

 Submitted draft environmental methodology memoranda; advanced other environmental 

planning documents through ODOT, WSDOT and FHWA reviews 

 Met with the US Army Corps of Engineers, US Coast Guard, Gorge Commission and Lower 

Columbia River Harbor Safety Committee 

 Advanced design and transportation analysis 

 Please see following table for detailed progress summary by task 

II.  Issues encountered:  

 US Coast Guard requested the replacement bridge provide 90 feet of vertical clearance. 

 Historic/cultural resources and tribal consultation schedule is experiencing delay as more 

coordination is being conducted with ODOT staff to develop Section 106 strategy and 

implementation protocols. 

III.  Decisions or actions pending: 

 Confirmation is needed from the USCG that the current bridge design provides adequate 

vertical and horizontal clearance for its vessels. A meeting is being scheduled to discuss 

possible options. 

 A cost‐to‐complete will be conducted in July/August to reallocate budget among tasks as 

needed; in the meantime, a scope/budget change log will be updated to identify out‐of‐

scope work. 

 

Sincerely, 

WSP USA, Inc. 

 

 
Angela J. Findley, PMP 

Project Manager
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Detailed Progress Summary by Task 

Work Performed: March 1‐31, 2019 

      2 

TASK	1.	PROJECT	MANAGEMENT		
1.1 Project	Management	and	Coordination	

Work Performed this Month: 

 Coordinated with Port and project team.  

 Updated the detailed project schedule. 

 Prepared a schedule change log to support presentations to the Port’s Board of 

Commissioners meetings. 

 Obtained a signed copy of the scope and budget reallocation request. 

 Prepared February invoice packet. 

 

Work Scheduled for Next Month: 

 Continue coordination with Port and project team. 

 Update the detailed project schedule. 

 Update the schedule change log. 

 Prepare March invoice packet. 

1.2 Client	Progress	Meetings	
Work Performed this Month: 

 Prepared for and facilitated a client progress meeting on March 22. 

 Prepared and distributed the action items log. 

 

Work Scheduled for Next Month: 

 Prepare for and facilitate client progress meeting on April 24. 

1.3 Consultant	Team	Meetings	
Work Performed this Month: 

 Prepared for and facilitated a consultant team meeting with project task leads on March 

14and March 28. 

 

Work Scheduled for Next Month: 

 Prepare for and facilitate Consultant team meeting on April 11. 

1.4	 Change	Control	(Task	has	not	started)		

1.5	 Risk	Management	
Work Performed this Month: 

 No activity this period. 

 

Work Scheduled for Next Month: 

 Update Risk Management Plan as needed. 
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Work Performed: March 1‐31, 2019 

      3 

TASK	2.	PUBLIC	INVOLVEMENT	
2.1	 Public	Involvement	Plan	and	Task	Coordination	

 Work Performed this Month: 

 Coordinated with Port and Consultant team to implement the Public Involvement Plan. 

 

Work Scheduled for Next Month: 

 Continue coordinating with Port and Consultant team to implement the Public 

Involvement Plan. 

2.2	 Stakeholder	Interviews	–	Task	Complete	

2.3	 Media	Releases,	Fact	Sheets	and	eNewsletters	
Work Performed this Month: 

 No activity this period. 

 

Work Scheduled for Next Month: 

 No activity planned. 

2.4	 Social	Media,	Digital	Ads	and	Videos	
Work Performed this Month: 

 No activity this period. 

 

Work Scheduled for Next Month: 

 Coordinate with Port on social media content as needed. 

2.5	 Project	Website	Support	
Work Performed this Month: 

 Summarized website updates for Port to post on the website. 

 

Work Scheduled for Next Month: 

 Coordinate with Port on website updates and troubleshooting. 

2.6	 Bridge	Replacement	Advisory	Committee	(now	called	the	EIS	Working	Group)	
Work Performed this Month: 

 Coordinated with Port to finalize notes of Meeting #2. 

 

Work Scheduled for Next Month: 

 Coordinate with Port to begin planning for Meeting #3. 

2.7	 Stakeholder	Working	Group	–	Task	Closed	(not	used)	

2.8	 Public	Open	Houses	
Work Performed this Month: 

 No activity this period. 

 

Work Scheduled for Next Month: 

 No activity planned. 
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Detailed Progress Summary by Task 

Work Performed: March 1‐31, 2019 

      4 

2.9	 Public	Comments	
Work Performed this Month: 

 No activity this period. 

 

Work Scheduled for Next Month: 

 No activity planned. 

2.10	 Community	Outreach	Events	
Work Performed this Month: 

 Developed a presentation board for community outreach events. 

 

Work Scheduled for Next Month: 

 Begin planning for next round of community outreach events; investigate school events 

and other venues to engage the community. 

2.11	 Environmental	Justice	
Work Performed this Month: 

 Began planning for next round of EJ outreach events. 

 

Work Scheduled for Next Month: 

 Continue planning for next round of EJ outreach events. 

2.12	 Status	Reports	
Work Performed this Month: 

 Prepared and submitted a final April status report on March 12. 

 

Work Scheduled for Next Month: 

 Prepare the May status report. 

TASK	5.	ENVIRONMENTAL	
5.1	 Environmental	Study	Plan	and	Coordination	

Work Performed this Month: 

 Coordinated with environmental team and other leads to progress environmental tasks. 

 Incorporated Port’s review comments and submitted the Final Environmental Study Plan 

to the Port. 

 

Work Scheduled for Next Month: 

 Continue coordination with environmental team and other disciplines. 

 Prepare for and hold an environmental technical report kick‐off meeting. 

5.2	 Agency	Coordination	
Work Performed this Month: 

 Prepared draft and final notes for the February 27 meeting with WSDOT; distributed to 

Port and WSDOT 

 Prepared draft, revised draft and final invitation letters to cooperating/participating 

agencies; coordinated with FHWA to distribute. 

 Prepared draft letters to the BIA and tribes for review. 
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      5 

 Prepared for and facilitated a NEPA coordination meeting with ODOT and FHWA on 

March 15; distributed meeting notes on March 29. 

 Prepared for and attended a meeting with the Columbia River Gorge Commission, Hood 

River County and the Port on March 26. 

 Prepared a draft and revised draft Notice of Intent for FHWA review. 

 

Work Scheduled for Next Month: 

 Revise the charter for FHWA, ODOT, WSDOT, Port and WSP roles/responsibilities in 

delivering NEPA per comments received. 

 Finalize the meeting notes for the tribal coordination  

5.3	 Methodology	Memoranda	
Work Performed this Month: 

 Completed and submitted draft methodology memoranda for Port and ODOT review.  

Work Scheduled for Next Month: 

 Submit draft methodology memoranda to WSDOT for review 

 Incorporate ODOT, WSDOT and Port comments; submit a revised draft methodology 

memo for FHWA review; incorporate FHWA comments and submit final memo. 

5.4	 Technical	Reports,	Memoranda	and	Study	Updates	
Work Performed this Month: 

 Begin preparing for technical work, developing data collection plans, conducting 

literature review 

 

Work Scheduled for Next Month: 

 Hold a technical report kick‐off on April 22. 

 Continue conducting technical work, developing data collection plans, conducting 

literature review, and preparing reports. 

5.5	 ESA	Section	7	Compliance	(Task	has	not	started)	

5.6	 Cultural/NHPA	Section	106	Compliance	
Work Performed this Month: 

 Determined a State of Oregon Archaeological Permit is not needed. 

 Prepared for, attended and facilitated a cultural resource coordination meeting with 

ODOT on March 15. 

 

Work Scheduled for Next Month: 

 Revise the Draft Area of Potential Effects (APE)/Methodology Memo for historic/cultural 

resources for Port and ODOT review; include a baseline scan of historic and cultural 

resources. 
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Work Performed: March 1‐31, 2019 
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5.7	 Section	4(f)/Section	6(f)	Evaluation		
Work Performed this Month: 

 Began technical analysis to prepare the Section 4(f)/6(f) evaluation. 

 

Work Scheduled for Next Month: 

 Continue technical analysis to prepare the Section 4(f)/6(f) evaluation. 

5.8	 Draft	EIS	Re‐Evaluation	
Work Performed this Month: 

 Began finalizing the Draft EIS Re‐evaluation. 

 

Work Scheduled for Next Month: 

 Submit the Draft EIS Re‐evaluation to FHWA for signature. 

5.9	 Supplemental	Draft	EIS	
Work Performed this Month: 

 Began developing project maps/descriptions to support the EIS and technical reports. 

Work Scheduled for Next Month: 

 Continue developing project maps/descriptions to support the EIS and technical reports. 

5.10	 Responses	to	Comments	(Task	has	not	started)		

5.11	 Mitigation	Plan	(Task	has	not	started)	

5.12	 Final	EIS	(Task	has	not	started)	

5.13	 Record	of	Decision	(Task	has	not	started)	

5.14	 Administrative	Record	(Task	has	not	started)	

TASK	6.	ENGINEERING	
6.1	 Engineering	Coordination	

Work Performed this Month: 

 Coordinated with Consultant team to support environmental, agency coordination and 

permitting tasks with design‐related information. 

 

Work Scheduled for Next Month: 

 Continue providing design support to establish a design footprint for the environmental 

technical analysis 

6.2	 Land	Survey	
Work Performed this Month: 

 Aerial imagery collected on March 19; began post‐processing. 

 

Work Scheduled for Next Month: 

 Complete post‐processing and prepare base map files. 
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6.3	 Geotechnical		
Work Performed this Month: 

 No work this period. 

 

Work Scheduled for Next Month: 

 Begin coordination for in‐water work permits for geotechnical investigations. 

6.4	 Hydraulics		
Work Performed this Month: 

 Evaluated Solmar Hydro XYZ data for possible use in the project hydraulic model. 

 Completed bathymetric field survey on March 31. 

 

Work Scheduled for Next Month: 

 Complete post‐processing of data; submit data. 

 Begin hydraulic modeling. 

6.5	 Civil	
Work Performed this Month: 

 Continued refining roadway temporary and permanent impact footprint. 

 Continued refining stormwater temporary and permanent impact footprint. 

 

Work Scheduled for Next Month: 

 Continue refinement as needed to support Task 5 

 Coordinate with ODOT and WSDOT design staff on bridge approaches and other 

roadway and pedestrian/bicycle connections. 

6.6	 Bridge	
Work Performed this Month: 

 Continued refining Bridge temporary and permanent impact footprint. 

 Investigated the extent that the current bridge design supports a 90‐foot vertical 

clearance.  

 

Work Scheduled for Next Month: 

 Continue refinement as needed to support Task 5. 

 Develop exhibits to convey 90‐ and 80‐foot vertical navigation prisms. 

6.7	 Reserved	

6.8	 Architecture	and	Simulations	
Work Performed this Month: 

 No work this period. 

 

Work Scheduled for Next Month: 

 Begin review of existing material and Columbia River Gorge guidelines and development 

of architectural concepts. 

(97)



Detailed Progress Summary by Task 

Work Performed: March 1‐31, 2019 

      8 

6.9	 Cost	Estimating	(Task	has	not	started)	

TASK	7.	TRANSPORTATION	
7.1	 Methodology	Memorandum	

Work Performed this Month: 

 No activity. 

 

Work Scheduled for Next Month: 

 Finalize memo as part of the Transportation Report. 

 Close task. 

7.2	 Data	Review	and	Collection	–	Task	Complete	
  

7.3	 Existing	and	Future	No	Build	Conditions	–	Task	Complete	

7.4	 Build	Alternatives	Analysis	
Work Performed this Month: 

 Continued developing the future build conditions. 

 

Work Scheduled for Next Month: 

 Complete analysis the future build conditions. 

 Close task. 

7.5	 Transportation	Technical	Report	
Work Performed this Month: 

 No work this period. 

 

Work Scheduled for Next Month: 

 Begin developing the technical report. 

7.6	 Tolling/Revenue	Coordination	
Work Performed this Month: 

 No activity this period. 

 

Work Scheduled for Next Month: 

 No activity planned. 

TASK	8.	PERMIT	ASSISTANCE	
8.1	 Permit	Plan	and	Coordination	

Work Performed this Month: 

 Continued to update plan as information is gained. 

 

Work Scheduled for Next Month: 

 Continue to meet with state and local agencies and/or update plan as needed. 
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8.2	 In‐water	Permits	for	Geotechnical	Investigations		

Work	Performed	this	Month:	
 No work performed this period. 

 

Work Scheduled for Next Month: 

 Begin developing permit application materials for in‐water geotechnical investigations. 

8.3	 US	Coast	Guard	Permit	
Work Performed this Month: 

 Continued preparing the Navigation Impact Report. 

 Logged and analyzed vessel survey responses. 

 Developed and gave a presentation to the Lower Columbia River Harbor Safety 

Committee on March 13. 

 Attended and facilitated a meeting with USACE and USCG on March 14. 

 

Work Scheduled for Next Month: 

 Continue preparing the Navigation Impact Report. 

 Continue logging and analyzing vessel survey responses; follow up with non‐responders. 

 Coordinate with USCG to schedule a follow‐up meeting to discuss options to provide 90‐

foot vertical clearance for USCG vessels. 

8.4	 Columbia	River	Gorge	NSA	Permit	
Work Performed this Month: 

 Prepared for a meeting with the Columbia River Gorge Commission and local agency 

staff on March 26. 

 

Work Scheduled for Next Month: 

 Schedule a follow‐up meeting with Columbia River Gorge staff, including the US Forest 

Service and Hood River County. 

8.5	 US	Army	Corps	of	Engineers	Permits	
Work Performed this Month: 

 Prepared for a meeting with USACE and USCG on March 14. 

 Prepared a draft letter of no objection from the Port regarding the non‐Federal sponsor 

of the river reach surrounding the Hood River Bridge; incorporated Port’s review 

comments. 

 

Work Scheduled for Next Month: 

 Prepare and distribute draft notes from the joint USACE and USCG meeting. 

 Submit a final letter of no objection from the Port regarding the non‐Federal sponsor of 

the river reach surrounding the Hood River Bridge; coordinate with USACE to obtain a 

response. 
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Commission Memo 

Prepared by: Anne Medenbach  
Date:  May 7, 2019 
Re:  Cloud Cap Technologies Terms Approval 

Staff has been working with Cloud Cap Technologies for over a year regarding a new lease 
wherein they would take full occupancy of the Wasco building. Staff has reached final 
negotiations with Cloud Cap’s realty team and the final proposed terms are attached.  

Cloud Cap is owned by a national company, UTAS, which has a long approval process. Cloud 
Cap’s lease expires June 30. It is not possible to have the Lease Document approved on May 
21st because the Port is still finalizing a Lease Strategy of which this Lease will be a part.  

Staff proposes that the Commission approve the Lease terms (attached) on May 7th. These 
have been approved by Cloud Cap and will be the basis for the Lease document. By 
approving the terms now, Cloud Cap can move through the approval process with staff and 
our respective legal counsel with plenty of time before Lease expiration.   

RECOMMENDATION:  Approve Lease Terms for Cloud Cap Technologies Inc. in the Wasco 
Building.  
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Cloud Cap Technology Lease Terms 

May 3, 2019 

1. Location: 205 Wasco Loop 
2. Existing and Available Square footage for Lease:  

a. 5,395 sf- currently occupied by Cloud Cap 
b. 4,844 currently occupied by Renaissance, likely vacating June 30, final expiration and 

latest vacation date is August 31, 2019 
3. Square footage available for Lease as of August 1, 2019 

a. 1073 sf Pacific Source 
b. 310 MCACC 
c. 207 CRY Consulting 

Cloud Cap will be taking ALL space in the building as the above leases expire. Common area will also be 
included for a total rentable square footage of 14,857 to be confirmed with a floor area survey prior to 
Lease execution.  

4. Base rate will be $0.98/sf + annual CPI increases and will be assessed on the entire 14,857 sf.  
5. Term will be one four (4) year term with two (2) year extension options for a total of 8 years.  
6. Maintenance Item responsibilities:  

a. Port Responsibilities to be passed through as Additional Rent: Electric, Gas, Water,  
HVAC maintenance, elevator maintenance, gorge net ER phone & Elevator lines, 
landscape maintenance, snow removal and parking lot maintenance, building system 
electrical issues, plumbing fixture replacement and repair.   
 

b. Tenant direct pay responsibilities: Garbage, janitorial, internet, door security, light 
replacement, fixture electrical and plumbing maintenance.  

 

7. Tenant improvement allowance: $5.00 per sf of all useable space or $59,145. Tenant 
Improvement allowance will need to be utilized no later than July 1, 2020.  

8. Estimated Additional rent amount based on 2017/18 reconciliations:  
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9. Existing CAD drawings retained by the Port will be given to Cloud Cap prior to Lease execution.  
 

10. Real Estate Fees per Port policy  
 
 

a. 3% of anticipated lease revenue payable to the Port for the first three years.  

b. 2% of anticipated lease revenue payable to the Port for the remainder of the term up to 
10 years upon exercise of each renewal option.  
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