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In the modern landscape of public infrastructure and large-scale commercial development, project delivery

methods have evolved beyond the traditional Design-Bid-Build (DBB) model to address complexities in scheduling,
budgeting, and risk management. The Construction Manager/General Contractor (CM/GC) delivery method has
emerged as a preferred strategy for complex projects, such as the Multhomah County Health Department
Headquarters and municipal improvements in the City of Lake Oswego. This technical analysis explores the
intricacies of CM/GC, with a specific focus on the Guaranteed Maximum Price (GMP)contract structure, its
amendments, and the regulatory frameworks that govern these high-stakes agreements.

The Theoretical Framework of CM/GC Project Delivery

The CM/GC project delivery method is a collaborative approach that integrates the contractor into the design phase
of a project. Unlike the sequential nature of DBB, where a project is fully designed before a contractor is selected,
CMI/GC allows the Owner to hire a Construction Managerduring the early design stages. This professional
serves as a consultant during the pre-construction phase and as a general contractor during the construction
phase.

Pre-construction Services and Value Engineering

One of the primary benefits of the CM/GC model is the provision of pre-construction services. During this phase,
the contractor works alongside the architect and owner to provide:

¢ Constructability Reviews: Identifying potential construction hurdles in the design before they manifest in the
field.

» Cost Estimating: Providing real-time market data to ensure the design remains within the project's financial
constraints.

¢ Scheduling: Developing phased construction timelines that can allow for early site work or long-lead
equipment procurement.

¢ Value Engineering: Analyzing materials and methods to achieve the project goals at a lower cost without
sacrificing quality.

Anatomy of the Guaranteed Maximum Price (GMP) Contract

The core financial mechanism of the CM/GC model is the Guaranteed Maximum Price (GMP). Under a GMP
contract, the contractor agrees to complete the project for a price that does not exceed a specified limit. This limit
includes the estimated cost of work, the contractor’s fee, and various contingencies.

Mathematical Components of a GMP

A GMP is typically calculated using a detailed breakdown of costs. The formula can be represented as follows:
GMP = (COW) + (GCs) + (CC) + (OC) + (Fee)
Where:

¢ COW (Cost of Work): The direct costs associated with physical construction, including labor, materials, and



equipment.

¢ GCs (General Conditions): Indirect costs necessary for project execution, such as site supervision, temporary
utilities, and safety equipment.

¢ CC (Contractor Contingency): A fund reserved for unforeseen costs within the defined scope of work (e.g.,
weather delays or minor errors in estimation).

¢ OC (Owner Contingency): A separate fund managed by the owner for scope changes or major unforeseen
site conditions.

* Fee: The CM/GC'’s profit and home-office overhead, usually expressed as a percentage of the COW.

The Amendment Process: Managing Scope and Cost Evolution

As evidenced by Amendment No. 11 and Amendment No. 8in the Multhomah County project data, GMP
contracts are not static. They are frequently modified to reflect refined designs or changes in project scope. An
amendment to a GMP contract typically formalizes the transition from a preliminary estimate to a binding maximum
price once the design reaches a sufficient level of maturity (often at 60% or 90% Construction Documents).

Technical Comparison: Delivery Models in Public Infrastructure

To understand the strategic value of CM/GC, it is essential to compare it against other common delivery methods
such as Design-Bid-Build and Design-Build.



Feature

Risk Allocation

Contractor Selection

Cost Certainty

Collaboration

Schedule

Design-Bid-Build (DBB)

High for Owner

Lowest Responsive Bid

Known at bid opening

Low (Adversarial potential)

Sequential (Longer)

CM/GC

Shared between Owner
and CM

Best Value / Qualifications

Known at GMP agreement

High (Partnering)

Overlapped (Faster)

Design-Build (DB)

Shifted to DB Team

Best Value / Qualifications

Known early in design

Highest (Single Entity)

Highly Overlapped (Fast-

track)

Procedural Execution and Special Provisions in Multhomah County

Public sector projects, particularly those under Multhomah County Special Provisions, require rigorous
adherence to administrative rules and procurement ethics. The use of Bid Lockerand other
platforms ensures transparency in how subcontracts are awarded under the CM/GC umbrella.

e-procurement

Environmental and Quality Control Requirements

Technical specifications within these contracts often include strict environmental protocols. For instance, the
management of stockpiled materials is a critical component of site logistics. The requirement for the County or
their Representativeto collect samples in the stockpile area before and after placement ensures that the soil has
not been contaminated during the construction process. This is vital for maintaining the integrity of the project site
and complying with state environmental regulations.

The Role of Transportation Management Plans (TMP)

Large-scale construction in urban environments, such as the Multnomah County Health Department or City of
Lake Oswego projects, necessitates a comprehensive Transportation Management Plan (TMP). A TMP, as
referenced in the ODOT FTP data, outlines how traffic (pedestrian, vehicular, and freight) will be managed during
construction. This includes:

 Traffic control devices and signaling.
 Public notification strategies.

e Staging area locations for heavy machinery.
* Emergency access routes.

Financial Governance and Revenue Frameworks

The financial backing for CM/GC projects often involves complex multi-jurisdictional agreements. As noted in Title 5
Revenue and Finance documents, water revenues from the City of Portland and other water purveyors may be
pooled to fund regional infrastructure. This requires the CM/GC to maintain Open Book Accounting.

Open Book Accounting and Auditing

In a GMP environment, the owner has the right to audit the contractor's costs. Any savings realized (where the
actual cost is less than the GMP) typically revert back to the owner or are shared based on a pre-negotiated
percentage. This incentivizes the CM/GC to operate efficiently while providing the owner with financial transparency.



Case Study Analysis: Multnomah County Health Department Headquarters

The construction of the Health Department Headquarters (Contract No. 4400001553) serves as a prime example of
the CM/GC model in action. By utilizing Attachment 10 to the GMP Amendment, the county was able to define
the specific scope for the interior fit-out and specialized medical systems after the initial shell and core were
underway.

Strategic Outcomes

1. Early Site Readiness: The CM/GC was able to begin excavation and foundation work while the internal
medical office layouts were still being finalized by the designers.

2. Budget Control: Through successive amendments, the GMP was refined as the market costs for materials
like structural steel and specialized medical equipment fluctuated.

3. Local Participation: The CM/GC model allows for scoring criteria that include participation from Minority,
Women, and Emerging Small Businesses (MWESB), a priority for Multhomah County.

Operational Challenges and Mitigation Strategies

While the CM/GC model offers numerous advantages, it is not without operational risks. Understanding these
failure modes is crucial for a Senior Technical Writer and Project Manager alike.

Managing Scope Creep

Because the contractor is involved during design, there is a risk that the scope will expand beyond the original
budget before the GMP is even set. Mitigation:Implement a strict change-control process during the pre-
construction phase and conduct frequent estimate reconciliations between the Architect and the CM/GC.

Defining the "Cost of Work™"

Disputes often arise regarding what constitutes a reimbursable cost versus a non-reimbursable overhead cost.
Mitigation: Clearly define the Schedule of Values and General Conditions items in the initial contract. Use
standard industry forms (such as AIA A133) as a baseline, but customize them with the Special Provisions
required by the local jurisdiction (e.g., Multnomah County or Lake Oswego).

The Future of Project Delivery in the Pacific Northwest

The reliance on CM/GC in regions like Multnomah County and Clackamas County underscores a shift toward
higher accountability and collaborative risk-sharing. As technical procurement evolves, tools like Bid Lockerand
integrated project management software will further streamline the amendment process and financial reporting.

Ultimately, the success of a CM/GC project hinges on the strength of the relationship between the Owner, the
Designer, and the Contractor. By establishing a clear GMP, adhering to rigorous special provisions, and maintaining
transparent financial practices, municipalities can deliver complex facilities that serve the public interest while
managing the fiscal responsibility entrusted to them by taxpayers. The documentation found in municipal agenda
packets and historical records confirms that while delivery methods change, the need for detailed, technical, and
audited project management remains constant.
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