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May 15, 2019  
 
Zachary Bass, Airport Director 
Redmond Municipal Airport 
2522 SE Jesse Butler Circle 
Redmond, Oregon 97756 
 
RE: Market Rent Study of Air Side Sites Located at Roberts Field – 

Redmond Municipal Airport 
 
Dear Mr. Bass: 
 
At your request, I have completed a market rent study of the property 
identified above and provided the results within this document.  The 
purpose and intended use of this rent study is to estimate the annual fair 
market rent for improved air side properties located at the Redmond 
Municipal Airport.  The effective date of value is May 7, 2019.   
 
This rent study has been written to conform with the Uniform Standards 
of Professional Appraisal Practice (USPAP) set forth by the Appraisal 
Standards Board of the Appraisal Foundation and adopted by the State of 
Oregon Appraiser Certification and Licensure Board.   
 
In the course of research, I have completed a physical inspection of the 
subject property, as well as a study of comparable rentals.  Note that 
comparable ground leases located at airports outside of the Central 
Oregon region have not all been physically inspected by the appraiser; 
however, I have viewed Google maps of the individual airports.  Lease 
details have been verified by a knowledgeable party.  
 
Summary descriptions and conclusion comments are contained within the 
body of this report.  Reference to the entire enclosed rent study is required 
for a full understanding of the appraiser’s opinion of market rent.  
 
All factors believed to have an impact on the market rent producing 
capability of the improved air side sites located at the Redmond Airport 
have been examined.  Based on the rent study completed, it is my opinion 
that the annual rent per site should be: 
 
---Thirty-Six Cents per Square Foot per Year ($0.36/SF per Year)--- 

EXPERTS IN REAL ESTATE ANALYSIS

25 NW Hawthorne Ave.
Bend, Oregon 97703

Dana Bratton, MAI

Mike Caba, MAI

Jeremy Cowan

Cal Gabert

Nancy Gabert, SRA

Bend: 541.389.2233
fax: 541.389.6677

www.brattonappraisal.com



Zachary Bass, Airport Director 
Page Two 

The lease rate is based on a triple net basis and assumes that the tenant will pay 
utilities and operational expenses in the form of additional rent charges.     

Photographs of the subject property and maps of the Redmond area have been 
included in the body and addenda of this rent study to assist the reader of this 
document in visualizing the subject property and comparables utilized for this rent 
study.  Thank you for the opportunity to be of service. 

Sincerely, 

Jeremy L. Cowan 
State Certified General Appraiser #C-000889 (Exp. 4/19) 
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PRELIMINARY DATA 
 
 
PROPERTY LOCATION 
 
The subject property is identified as improved air side sites located at the 
Roberts Field - Redmond Municipal Airport, 2522 SE Jesse Butler Circle, 
Redmond, Oregon 97756.     
 
The leased sites within the airport property are located on Deschutes County 
Assessor’s Maps #15 13 00 - tax lot 1500 and #15 13 22 - tax lots 100 and 
200.  Note that other tax lots are incorporated within the Redmond Airport 
property; however, these acreages are buffered land that are not considered to 
be improved sites.  The map below highlights the property in relation to the 
city of Redmond.   
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LEGAL DESCRIPTION 
 
I was not provided with legal descriptions for the various parcels that 
comprise the air side sites at the airport.  The subject property encompasses 
improved parcels of land located on Deschutes County Assessor’s Maps #15 
13 00 - tax lot 1500 and #15 13 22 - tax lots 100 and 200. 
 
 
CLIENT AND INTENDED USER(s) OF THIS REPORT 
 
The client and intended user of this report is Zachary Bass, Airport Director, 
Redmond Municipal Airport, 2522 SE Jesse Butler Circle, Redmond, Oregon 
97756.   
 
 
PURPOSE AND INTENDED USE OF THE RENT STUDY 
 
The purpose of this document is to estimate the current fair market rent for 
improved air side sites at the Redmond Municipal Airport, in light of market 
conditions in effect on May 7, 2019.  
 
The intended use of this document is to assist the client in establishing a fair 
market rental rate for current and future ground leases.   Use of this rent study 
for any other purpose and by any other person or entity is not intended by the 
appraiser. 
 
 
PRIOR SERVICES DISCLOSURE 
 
Prior to accepting this assignment, the client was notified that the following 
services were performed by the appraisers within the three year period 
immediately preceding acceptance of the assignment, as an appraiser or in 
any other capacity: None provided.  
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SCOPE OF WORK 
 
The following steps were undertaken in arriving at a final estimate of market 
rent: 
 

1. The Degree to Which the Property Was Observed or Identified - 
On May 7, 2019, Jeremy L. Cowan, state certified appraiser #C-
000889 personally inspected the subject property.  The airport property 
was viewed from several angles and photos were taken.  The photos 
are presented in the addenda of the report.        

 
2. The Extent of Research into Physical or Economic Factors That 

Could Affect the Property - A review of the information with regard 
to the city of Redmond in general and the subject neighborhood in 
particular has been undertaken to determine recent trends of 
development, property values, and rents.  Bratton Appraisal Group 
LLC maintains files and tracks economic conditions throughout the 
Central Oregon region.  In addition, I have completed a number of 
appraisals/rent studies in this neighborhood in recent years and I am 
knowledgeable of the general state of the residential, commercial, and 
industrial marketplace.  

 
3. Extent of Data Research - I have researched competitive airports 

throughout the Western United States in the search for comparable 
rental data.  The primary focus of the search was for air side sites 
located inside the secure fence on FAA rated airports that are 
considered to be similar to the Redmond Municipal Airport (Part 139 – 
Class I).  This search was undertaken in an effort to document a fair 
market rental rate for improved air side sites located at the Redmond 
Municipal Airport.       

 
4. The Type and Extent of Analysis Applied to Arrive at Opinions or 

Conclusions - In order to arrive at a final estimate of market rent, I 
have compiled lease information in completing the comparative 
process, which included contrasting properties that are judged to be 
similar to the subject property.  Important variables noted include the 
fact that most leases are written to reflect an annual rent on a dollar per 
square foot ($/SF) basis.   
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5. Conclusion - In conclusion, this document is considered to be a 
professional consultation assignment that focuses on a market rent for 
the subject property.  This document has been written to conform with 
the Uniform Standards of Professional Appraisal Practice (USPAP) as 
set forth by the Appraisal Foundation and adopted by the State of 
Oregon.  Delivery of this rent study to the client should be perceived as 
the completion of the assignment.   

 
 
SPECIAL ISSUES 
 

1. The appraiser is not qualified to detect the presence of toxic or 
hazardous substances or materials which may influence or be 
associated with the property or any adjacent properties, has made no 
investigation or analysis as to the presence of such materials, and 
expressly disavows any ability or liability to do so.   

 
2. No structural improvements were valued within this rent study.  Only 

the underlying land was considered in the estimation of market rent.   
 
 
WORK FILE 
 
Bratton Appraisal Group LLC maintains a large data base of information 
dealing with real estate in the local market.  This data includes information 
on such items as sales, rents, costs, vacancies, expenses, absorption rates, 
capitalization rates, and other market factors.  A system is in place to collect, 
compile, maintain, and store this information.  This data is stored in various 
binders, folders, computer files, and cabinets, and where relevant, is 
considered to be part of the subject work file.  Among those items included 
in the work file are files identified as: 1) Expense, Absorption, and Cost 
Comparables, 2) Vacancy Information, and 3) Those dealing with 
comparable properties.  All such data is available for review by duly 
authorized parties upon request.   
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DEFINITION OF MARKET RENT 
 
The most probable rent that a property should bring in a competitive and 
open market reflecting all conditions and restrictions of the specified lease 
agreement including term, rental adjustment and revaluation, permitted uses, 
use restrictions, and expense obligations; the lessee and lessor each acting 
prudently and knowledgeably, and assuming consummation of a lease 
contract as of a specified date and the passing of the leasehold from lessor to 
lessee under conditions whereby: 
 

1. Lessee and lessor are typically motivated. 
2. Both parties are well informed or well advised, and acting in what they 

consider their best interests. 
3. A reasonable time is allowed for exposure in the open market. 
4. The rent payment is made in terms of cash in United States dollars, and 

is expressed as an amount per time period consistent with the payment 
schedule of the lease contract. 

5. The rental amount represents the normal consideration for the property 
leased unaffected by special fees or concessions granted by anyone 
associated with the transaction. 
 

(Appraisal Institute, the Dictionary of Real Estate Appraisal, Fourth Edition) 
 
 
COMPETENCY OF THE APPRAISER 
 
The appraiser has the appropriate knowledge and experience to complete this 
rent study competently.  I have prepared appraisals and rent studies in the 
Central Oregon market area in recent history and I am knowledgeable of 
local market conditions and supply and demand factors.  Bratton Appraisal 
Group LLC is a professional real estate appraisal firm employing appraisers 
licensed/certified by the State of Oregon.  Work load is assigned on an 
individual basis with decisions made in regard to individual appraisers 
completing assignments with which they have adequate experience and/or 
training.  The office profile emphasizes ongoing educational requirements 
with emphasis toward achieving professional designations with credible 
appraisal organizations. 
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PROHIBITED INFLUENCES 
 
The assignment was not based upon a requested minimum valuation, specific 
valuation or approval of a loan.  Employment of the appraiser was not 
conditioned upon the report producing a specific value or value within a 
given range.  Neither employment nor compensation is based upon approval 
of any related loan application.  The appraiser has no personal interest or 
financial investment in the subject property. 
 
 
PERSONAL PROPERTY 
 
Any personal property involved in the rent study has been excluded from the 
valuation of the real property.  Should a transaction which includes personal 
property of sufficient value to affect the market value of the real property be 
evident, a separate assessment of the personal property, fixtures or intangible 
items will be included with the report as a separate valuation. 
 
 
DELINEATION OF TITLE/SALES HISTORY 
 
The current owner of record is City of Redmond.  No prior sales on the 
underlying land have occurred in the past three years.  The property is not 
listed for sale.   
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REGIONAL AND CITY DATA 
 
 
Deschutes County is a Central Oregon county measuring 3,055 square miles 
in size.  It is situated in the central part of the State of Oregon.  The latest 
Portland State University census (July 1, 2018) indicates a total county 
population of 188,980 people.  Access in and through the county is generally 
via U.S. Highway 97 running in a north-south direction and via U.S. 
Highway 20 running in an east-west direction.  The economy of the county 
has generally been driven by tourism, ranching, and agriculture.  Mt. 
Bachelor provides a major ski resort that is a significant tourist draw, and 
there are major destination resorts in the county including Sunriver, Eagle 
Crest, and Pronghorn.  The many area golf courses and a burgeoning brewery 
industry are also significant factors in attracting tourists to the area.  The 
county seat is located in the city of Bend, and other major cities include 
Redmond, Sisters, and LaPine. 
 
The city of Redmond is the second largest city within Deschutes County, 
having a population estimate per Portland State University of 29,185 people 
(July 1, 2018).  The city is located near the center of the county at the 
intersection of U.S. Highway 97 and Oregon Highway 126.  It has a typical 
combination of commercial, industrial, and residential districts for a mid-
sized Oregon city.  Improvements located in the central core include 
commercial offices, banks, and restaurants.  Major shopping centers are 
located along significant highways throughout the community.  The city of 
Redmond is home to a branch of Central Oregon Community College; 
further, Oregon State University has recently constructed a new campus in 
the city of Bend to the south of Redmond that offers four year degree 
opportunities.  Bend and Redmond are also home to St. Charles Hospitals 
and numerous medical clinics. 
 
Redmond has municipal water and sewer systems and a regional airport.  
Commercial flights can be obtained at the Redmond Municipal Airport that is 
located on the southeast periphery of the city.  Flights from this airport are 
available to Portland, Seattle, Salt Lake City, Denver, Phoenix, San 
Francisco, Chicago, and Los Angeles. 
 
The following pages give additional information on the local area. 

 
 



STATE OF OREGON

Deschutes County

City of Redmond
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DESCHUTES COUNTY MAP 
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CITY OF REDMOND MAP 
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Population Estimates for Oregon and Counties

Preliminary 

Population 

Estimate July 

1, 2018

Certified 

Population 

Estimate July 

1, 2017

Population 

Change 

2017‐18

Percent 

Change 

2017‐18

Oregon 4,195,300 4,141,100 54,200 1.3% 

BAKER 16,765 16,750 15 0.1% 

BENTON 93,590 92,575 1,015 1.1% 

CLACKAMAS 419,425 413,000 6,425 1.6% 

CLATSOP 39,200 38,820 380 1.0% 

COLUMBIA 51,900 51,345 555 1.1% 

COOS 63,275 63,310 ‐35 ‐0.1% 

CROOK 22,710 22,105 605 2.7% 

CURRY 22,915 22,805 110 0.5% 

DESCHUTES 188,980 182,930 6,050 3.3% 

DOUGLAS 111,735 111,180 555 0.5% 

GILLIAM 1,985 1,995 ‐10 ‐0.5% 

GRANT 7,400 7,415 ‐15 ‐0.2% 

HARNEY 7,380 7,360 20 0.3% 

HOOD RIVER 25,310 25,145 165 0.7% 

JACKSON 219,200 216,900 2,300 1.1% 

JEFFERSON 23,560 23,190 370 1.6% 

JOSEPHINE 86,395 85,650 745 0.9% 

KLAMATH 67,960 67,690 270 0.4% 

LAKE 8,115 8,120 ‐5 ‐0.1% 

LANE 375,120 370,600 4,520 1.2% 

LINCOLN 48,210 47,960 250 0.5% 

LINN 125,575 124,010 1,565 1.3% 

MALHEUR 31,925 31,845 80 0.3% 

MARION 344,035 339,200 4,835 1.4% 

MORROW 11,885 11,890 ‐5 0.0% 

MULTNOMAH 813,300 803,000 10,300 1.3% 

POLK 82,100 81,000 1,100 1.4% 

SHERMAN 1,785 1,800 ‐15 ‐0.8% 

TILLAMOOK 26,395 26,175 220 0.8% 

UMATILLA 80,765 80,500 265 0.3% 

UNION 26,885 26,900 ‐15 ‐0.1% 

WALLOWA 7,175 7,195 ‐20 ‐0.3% 

WASCO 27,200 27,100 100 0.4% 

WASHINGTON 606,280 595,860 10,420 1.7% 

WHEELER 1,450 1,480 ‐30 ‐2.0% 

YAMHILL 107,415 106,300 1,115 1.0% 

Prepared by Charles Rynerson, Population Research Center

College of Urban and Public Affairs, Portland State University

November 15, 2018 www.pdx.edu/prc
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POPULATION CHART 
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SUPPORT BUSINESS • PROMOTE EMPLOYMENT 

 
 
  

Workforce & Economic Research Division

QualityInfo.org

March 26, 2019

February

2019

January

2019

February

2018

January

2019

February

2018
Labor Force Status

Civilian labor force 97,004 96,429 94,188 575 2,816

    Unemployed 5,087 5,474 4,793 -387 294

        Unemployment rate 5.2% 5.7% 5.1% -0.5 0.1

        Unemployment rate (seasonally adjusted) 4.5% 4.8% 4.2% -0.3 0.3

    Employed 91,917 90,955 89,395 962 2,522

Nonfarm Payroll Employment

Total nonfarm employment 85,010 84,460 82,050 550 2,960

Total nonfarm employment (seasonally adjusted) 86,840 86,530 84,010 310 2,830

    Total private 75,470 75,190 72,220 280 3,250

        Mining, logging, and construction 7,040 6,900 6,780 140 260

        Manufacturing 6,010 5,870 5,470 140 540

            Durable goods 3,590 3,560 3,530 30 60

        Trade, transportation, and utilities 15,880 16,110 15,510 -230 370

            Wholesale trade 2,000 1,990 1,960 10 40

            Retail trade 11,760 11,850 11,430 -90 330

            Transportation, warehousing, and utilities 2,120 2,270 2,120 -150 0

        Information 1,910 1,920 1,900 -10 10

        Financial activities 4,690 4,670 4,380 20 310

        Professional and business services 10,470 10,420 9,760 50 710

        Education and health services 13,850 13,740 13,510 110 340

        Leisure and hospitality 12,600 12,550 12,030 50 570

            Accommodation and food services 10,560 10,520 9,680 40 880

        Other services 3,020 3,010 2,880 10 140

    Government 9,540 9,270 9,830 270 -290

        Federal government 870 830 850 40 20

        State government 880 880 860 0 20

        Local government 7,790 7,560 8,120 230 -330

            Local education 4,380 4,250 4,840 130 -460

Bend-Redmond MSA (Deschutes County) Current Labor Force and Industry Employment

    --Change From--

The most recent month is preliminary, the prior month is revised. Prepared in cooperation with the U.S. Department of Labor, Bureau of 

Labor Statistics.

Civilian labor force includes employed and unemployed individuals 16 years and older by place of residence.

Employed includes payroll employment, self-employed, unpaid family workers, domestics, agriculture, and labor disputants.

Unemployment rate is calculated by dividing unemployed by civilian labor force.

Nonfarm Payroll Employment: Offical Oregon Series.  Data are by place of work and cover full- and part-time employees who worked or 

received pay for the pay period that includes the 12th of the month. The data exclude the self-employed, volunteers, unpaid family workers, 

and domestics.
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UNEMPLOYMENT RATES CHART 
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NEIGHBORHOOD ANALYSIS 
 
 

Through neighborhood analysis, an appraiser studies how value influences 
affect property.  A neighborhood is defined as a group of complementary 
land uses.  Factors such as social, economic, governmental, and 
environmental forces influence property value in the vicinity of the subject 
property which, in turn, directly affect the value of the subject property itself.  
Therefore, it is necessary to delineate the boundaries of the area of influence 
to conduct a thorough analysis.  These boundaries are identified by 
determining the area within which the four forces listed above affect all 
surrounding properties in the same way they affect the property being 
appraised.  Although physical boundaries may be drawn, the significant 
boundaries are those that fix the limits of influences on property values.  By 
coincidence, these limits may be physically observable. 
 
Location - The subject property’s neighborhood is considered to be the City 
of Redmond Municipal Airport.  The airport is located in the southeast 
quadrant of the community of Redmond.  This commercial airport recently 
expanded the existing terminal, upgraded the control tower and runways, and 
upgraded navigational systems.  The investment in the airport was 
significant.  Direct access to the airport is via a loop road known locally as 
Airport Way.  Secondary access to land areas on the north side of the airport 
includes Salmon Avenue and Veterans Way.  Redmond is equipped with 
Central Oregon's only commercial airstrip.  U.S. Highway 97, the major 
north-south arterial road through Central Oregon, is located along the 
extreme western boundary of the subject neighborhood and the Burlington 
Northern Railway runs parallel to the U.S. Highway 97 corridor.  This 
industrial development has transportation access from truck, rail, and 
airlines.  All city services are available to meet the needs of an expanding 
industrial development and major corporations have located structures in this 
area.  Each corporation has a large commercial warehouse/office building 
with asphalt pavement and landscape amenities.  Development has been 
completed in an orderly manner. 
 
Improvements - Hangar buildings constructed at the Redmond Airport 
typically range from 4,000 – 5,000 square feet in size and are freestanding, 
steel frame/metal clad buildings with eave heights of 20 - 22 feet.  Most of 
the buildings were constructed in the mid 2000’s.  Hangar buildings have 
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been typically constructed for owner occupancy with the exception of multi-
tenant T-hangars that are owned by the City of Redmond.    
 
A large parcel of land that was owned by the City of Redmond has been 
subdivided and smaller parcels of industrial land are being sold and 
developed.  Two good quality, industrial flex buildings have also been 
constructed within this area and are considered high quality industrial space 
for the Redmond area. 
 
The Airport Business Center is a new, upscale industrial park for this market 
area.  It is being improved with good quality streetscape landscaping which 
enhances the appeal.  The developer has attempted to market this project for 
professional office buildings, as well as some industrial flex and 
manufacturing buildings.  This portion of the industrial area is moving 
toward a business park characteristic and is expected to offer more 
commercial office space in the future.  This is considered to be one of the 
first “business park” neighborhoods for the city of Redmond. 
 
Government - The subject neighborhood is zoned M-1 (light industrial) and 
M-2 (heavy industrial).  These zones allow for both commercial and 
industrial development.  Properties near the airport may also have Park 
Reserve-Open Space (OSPR) and Airport Control (AC) zones.  The OSPR 
zone is to preserve and provide for open space areas and the AC zone is to 
provide for safety and use of land coincident with the airport and prevent 
man-made or natural objects from encroaching into necessary aviation 
airspace.   
 
Available utilities within this area include City of Redmond sewer and water 
lines, natural gas lines, electricity, telephone, and TV cable.  The capacity of 
these services is adequate for existing users.  However, in many areas, city 
water and sewer lines have not been extended to serve platted sites and 
extension costs are important to analyze in discussing the feasibility of 
specific uses.  Airport Way, Veterans Way, and Salmon Avenue are asphalt 
paved roads built to Deschutes County standards that provide direct access to 
industrially zoned acreages.  SE 1st Street, Timber and Umatilla Avenues, 
and 4th and 6th Streets were recently improved to city standards with an 
asphalt paved road, concrete curbs, and gutters.  All roadbeds are constructed 
to allow surface waters to drain off roads into street side gutters.  The City of 
Redmond Road Department maintains roadbeds and plows snow. 
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Environmental - Area topography is level to gently rolling, with most sites 
on grade with the existing streets.  There are areas of large rock 
outcroppings, which is typical to the Central Oregon region.  Asphalt paved 
parking areas and landscape beds are generally sloped to provide for 
adequate drainage of surface waters.  Examination of Federal Emergency 
Management Agency flood/mud slide hazard boundary maps reveals that 
none of the subject neighborhood is located within an established flood/mud 
slide hazard area.  Native vegetation throughout the area consists of mature 
juniper trees and low growing sagebrush. In addition, some developer 
installed landscaping is located around the perimeter of existing industrial 
structures. 
 
No existing or potential adverse influences that would have a negative effect 
on the market value of properties in this neighborhood have been noted.  
 
Conclusion - In conclusion, the subject neighborhood is well located for the 
development of many types of industrial/commercial uses.  Growth trends in 
the subject neighborhood have stabilized, and the outlook for ownership of 
investment real estate is good at the present time. 

 
 

REDMOND AIRPORT DESCRIPTION  
 

 
Roberts Field - Redmond Municipal Airport (RDM) is owned and operated 
by the City of Redmond for the tri-county area.  The City of Redmond’s 
website reports that Redmond Municipal Airport is served by four air 
carriers;  American Airlines, Delta Airlines, Alaska Air, United and United 
Express, with daily direct flights to Denver, Los Angeles, Phoenix, Portland, 
San Francisco, Salt Lake City, and Seattle (seasonal flights to Chicago and 
Las Vegas).  RDM also serves air cargo and general aviation traffic, 
including extensive corporate and business travel.  The airport is home to the 
USDA Forest Service Redmond Air Center, Cascade Aviation Management, 
Life Flight, Butler Aviation, Les Schwab, Bonneville Power, and Henderson 
Aviation. 
 
Roberts Field was originally built in 1922 for use as a military airfield and a 
WWII bomber hangar is still in existence at the airport (utilized by Butler 
Aircraft).  At the end of the war the airport began commercial flights.  In its 
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current form, the airport consists of an approximate 140,000 square foot 
terminal that was expanded to the current size in 2009.  The terminal 
includes eight aircraft gates, ticket counters, FAA managed security 
checkpoints, baggage claims, and administration areas.  A second level was 
added that includes a restaurant and waiting areas.  The air terminal includes 
two runways, both of which will be repaved in the upcoming year, an ATC 
radar facility with recent upgrades and modifications, a parking lot that was 
expanded to facilitate over 1,000 cars, and a rental car parking facility.  The 
Redmond Airport has an Air Traffic Control (ATC) Tower that facilitates the 
use of commercial jet service at the airport.  In addition, this airport is the 
only facility in Central Oregon that offers precision instrument landing 
system (ILS) approach capabilities.     
 
Approximately 27 daily flights depart Redmond.  Passenger traffic has 
increased steadily in recent years following steep drops as a result of the 
recession of 2007/08.  New seasonal service to Chicago and Las Vegas begin 
in the summer of 2019.  
 
General aviation and commercial uses at the Redmond Airport provide an 
important financial impact to the city of Redmond.  There are numerous 
hangars and T-hangars that are owned by the city and leased to private 
parties.  In addition, ground leases are in place to private tenants.  These sites 
are primarily developed with executive box hangars or aviation related 
industrial buildings.  The majority of the leased sites are located at the north 
side of the airport or to the east.  The USFS Redmond Air Center operates on 
an approximate 50 acre site that is partially located “inside the fence” along 
the northeast boundary of the airport.  Sites offered for lease are improved 
with all utilities required for typical development.  These include water and 
sewer lines, electrical, natural gas, and telecommunications.  There is asphalt 
paving for aprons and taxiways.  Sites are generally level and do not require 
significant excavation work prior to development.  
 
All of the subject property is zoned M-1 (light industrial) with an OSPR, AC 
(Airport Control) and Airport-L overlay zoning.  The city of Redmond 
zoning ordinance states that M-1 zoned land is to be utilized to create and 
preserve areas for industrial uses and services supplying the needs of large 
segments of the area population.  Outright permitted uses within this zone 
include a variety of industrial warehouse/manufacturing buildings such as 
concrete manufacturing plants, lumber manufacturing, petroleum and plastic 
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products, stone cutting, repair garages, contractors’ yards, lumber yards, and 
trucking or freighting yards.  In addition, a wide variety of uses are also 
permitted with a conditional use permit.   
 
The subject also has an overlay zone of Park Reserve-Open Space (OSPR) 
and Airport-L (Airport Limited).  The OSPR zone is to preserve and provide 
for open space areas and the AC zone is to provide for safety and use of land 
coincident with the airport and prevent man-made or natural objects from 
encroaching into necessary aviation airspace.  The subject property is 
considered to be an appropriate use within the M-1 zone and OSPR and 
Airport-L overlay zones. 
 
City of Redmond water and sewer lines serve this property with an adequate 
size to accommodate large industrial development.  Fire hydrants are located 
in the vicinity and have adequate water pressure for fire flow.  Additional 
utilities include Cascade Natural Gas lines, Pacific Power Company electric 
power lines, CenturyLink telephone lines, and private television cable.  
Veterans Way and Highway 126 are asphalt paved streets that are improved 
to City of Redmond road standards.  Maintenance of all utilities and roads is 
expected to be completed through the appropriate municipal and/or private 
crews. 
 
In conclusion, the airport is centrally located in a region that is experiencing 
positive growth trends.  The Central Oregon region is typically the fastest 
growing in the state and Deschutes County ranks as one of the fastest 
growing counties in the nation.  Passenger traffic continues to rebound with 
additional flights being added to serve new cities.  The airport has recently 
been upgraded and modernized and now ranks as the fourth largest 
commercial airport in the state.  Many large hotels and resorts provide shuttle 
service to the airport and recognize this airline travel as a valuable 
commodity in promoting the Central Oregon region.   
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HIGHEST AND BEST USE 
 
 
The Dictionary of Real Estate Appraisal, 5th edition, copyright 2010, by the 
Appraisal Institute defines highest and best use as “The reasonably 
probable and legal use of vacant land or an improved property that is 
physically possible, appropriately supported, financially feasible, and that 
results in the highest value.  The four criteria the highest and best use must 
meet are legal permissibility, physical possibility, financial feasibility, and 
maximum productivity.” 
 
The highest and best use must meet four tests which are as follows: 
 

1. Physically possible use.  What uses of the site in question are 
physically possible? 

2. Legally permissible use.  What uses of the site are permitted by 
zoning and deed restrictions? 

3. Financially feasible use.  What possible and permissible uses will 
produce the highest net return or the highest present worth? 

4. Maximally Productive Use.  Among the feasible uses, what use 
will produce the highest net return or the highest present worth? 

 
The highest and best use of the land or site if vacant and available for use 
may be different from the highest and best use of the improved property.  
This is true when the improvement is not an appropriate use, but it makes a 
contribution to the total property value in excess of the value of the site. 
 
The following tests must be met in estimating highest and best use.  The use 
must be legal and probable, not speculative or conjectural.  A demand for the 
use must exist and it must yield the highest net return to the land for the 
longest period.  These tests are applied to the improved and vacant property.  
To arrive at an estimate of highest and best use, the subject site is analyzed, 
1) as though vacant and available for development, and 2) as presently 
improved (if applicable). 
 
Only the underlying land has been valued.  The highest and best use of the 
land located at the Redmond Airport (if vacant) is for development with 
aviation-related uses.   
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VALUATION PROCESS (MARKET RENT) 
 
 
This report has been written in an effort to estimate a current market rent for 
ground parcels located “inside the fence” at the Redmond Municipal Airport.  
It should be clearly noted that structural improvements are valued within this 
rent study.  The method for determining a fair market rent includes a survey 
of similar sized commercial and non-commercial airports located throughout 
the Western United States.  Airport officials have been interviewed and 
questions regarding the underlying land leases have been asked.  The lease 
rates and terms have been studied and compared with the subject in an effort 
to determine an appropriate annual fair market rent for all sites located 
within the fenced area of the airport.     
 
The ground lease rates apply to sites that are fully improved with all 
necessary utilities for development.  A leased parcel typically includes the 
hangar footprint as well as side setbacks (5’ – 10’) from the building, 
parking areas, and an apron area at the rear of the structure.  Lease rates are 
typically written on 10 - 30 year terms with some type of renewal option.  
Upon expiration of renewal options, improvements will either revert to the 
ownership of the airport’s controlling entity or leases will be extended.  
Lease rates often increase annually at rates of 1% - 3% or by the CPI 
(consumer price index) and are adjusted periodically through market rent 
studies performed by independent third parties.   
 
Particular attention is focused on airports that offer commercial service; 
however, large non-commercial airports that have active rental markets have 
also been included.  All data has been confirmed by an individual 
knowledgeable of the rent negotiation and/or listing data, and important 
market variables for each comparable are summarized and analyzed in the 
table presented on the following page.  
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Ground Rent Comparables 
# Tenant/Location 

Lease 
Rate 

Commercial 
Service 

Year  
Set  

Basis Comments 

 
Redmond Municipal Airport 
2522 Jesse Butler Circle 
Redmond, Oregon  

$0.36/sf* Yes NA  Triple Net 
*Lease rate projected for subject 
property.  Part 139, Class I airport.   

1 
Bend Municipal Airport 
63136 Powell Butte Hwy. 
Bend, Oregon 

$0.35/sf No 2019 Rate Triple Net 

Lease terms are typically over 20 years 
with no reversion.  Annual escalations 
based on CPI or 3%.  Non-commercial 
airport.   

2 
Aurora State Airport 
23115 Airport Road 
Aurora, Oregon 

$0.30/sf No 2019 Rate Triple Net 

Non-commercial, state owned airport that 
is tower approved.  All leases at the 
airport are smaller in size, with a 
standard rent rate of $0.30/sf.   

3 

McNary Field – Salem 
Airport 
2990 25th Street SE 
Salem, Oregon 

$0.34/sf Not Currently 2019 Rate Triple Net 

Part 139, Class IV airport with no 
commercial flight service at this time.  30 
year leases with reversion.  2.5% annual 
escalations.   

4 

Mahlon Sweet Field - 
Eugene Airport 
28855 Lockheed Drive 
Eugene, Oregon 

$0.36/sf  
Yes – 2nd 

largest in state 
2018 Triple Net 

Part 139, Class I airport.  Commercial 
airport.  Rate for commercial uses.  Non-
commercial use is $0.33 per square foot.   

5 
Corvallis Municipal Airport  
5695 SW Airport Avenue 
Corvallis, Oregon 

$0.31/sf No 2018 Triple Net 

Category 2, non-commercial, 
uncontrolled tower airport.  Reversion 
clause at lease expiration; however, 
leases are typically renewed.  Lease rate 
set in 2018 and escalates annually by 
CPI.  Not physically inspected.      

6 
Redding Municipal Airport 
6751 Woodrum Circle 
Redding, California 

$0.37/sf Yes 2014 Triple Net 

Towered, Part 139 airport.  Annual 3% 
increases in rent.  Typical lease with 
option is 20-30 years, airport enforces 
reversion clause.  Not physically 
inspected.   

7 
Walla Walla Airport 
310 A Street 
Walla Walla, Washington 

$0.266/sf Yes Unk.  Triple Net 
For ground leases of one acre or less.  
Lower rate for larger parcels.  Not 
physically inspected.    

8 
Medford Airport 
1000 Terminal Loop Pkwy 
Medford, Oregon 

$0.28/sf 
Yes – 3rd 

largest in state 
Unk. Triple Net 

Towered, Part 139 airport.  Lease rates 
adjust annually by CPI.  Type B spaces, 
which have shorter terms and reversion, 
are set at $0.55 per square foot.  

9 
Hillsboro Airport 
3355 NE Cornell Road 
Hillsboro, Oregon 

$0.41/sf No 2019 Rate  Triple Net 

Non-commercial airport owned by the 
Port of Portland.  Highest lease rates in 
state (outside of PDX).  Two runways, 
serves corporate aviation.  Lease rate was 
set by a rent survey completed in 2018.   

 
Maps that show the location of all the rent comparables are included on the 
following pages. 
 



GROUND RENT COMPARABLES MAP – OREGON & CALIFORNIA 
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Analysis - I have confirmed lease details with individual airport managers 
during telephone conversations made in the search for comparable lease 
data.  The comparables are discussed in relation to the subject in the 
following text.  
 
Comparable #1 – Bend Municipal Airport 
This non-commercial airport serves general aviation enthusiasts and some 
corporate aviation.  It does not offer commercial air service.  The airport is 
owned and operated by the City of Bend and is located approximately three 
miles east of the city limits.  It includes one runway but there is not an air 
traffic control tower at this time.  Due to significant growth at the airport 
discussions have begun in regard to constructing a tower.  The current lease 
rate for the airport is $0.35 per square foot and this was established by a 
2015 rent study with rent increases in place on an annual basis.  Leases are 
generally written for 20-30 years with renewals.  The airport manager (Gary 
Judd) reports that leases are generally extended upon expiration.  This airport 
provides a good comparison to the subject.  The location is superior; 
however, the Redmond Airport notes superior services and a lease rate 
slightly above $0.35 per square foot is believed to be appropriate.   
 
Comparable #2 – Aurora State Airport 
This airport serves general and corporate air traffic and is generally 
considered to be one of the largest non-commercial airports in Oregon.  The 
airport notes a non-precision instrument approach with a single runway.  All 
leases within the airport are set at a rate of $0.30 per square foot on a triple 
net basis.  The lease term is typically 25-30 years with a reversion; however, 
leases are often renewed if improvements are maintained in good condition.  
The Redmond Airport offers superior amenities when compared to this 
airport.  The lease rate of $0.30 per square foot is judged to be a low 
indicator.   
 
Comparable #3 – McNary Field, Salem Airport 
This airport is owned and operated by the City of Salem.  It is well located 
approximately two miles southeast of the downtown corridor.  The airport is 
equipped for commercial air service; however, since the termination of Delta 
flights to Salt Lake City, there is currently no commercial air service at the 
airport.  The airport does offer precision instrument approaches.  The leases 
were re-set in 2015 and escalated annually.  The current 2019 lease rate is 
$0.35 per square foot.  The leases typically increase by 2.5% annually.  
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Leases are written for 20 year terms with a 10 year option and a reversion 
clause upon termination.  However, the leases can be extended further if 
improvements are maintained.  This airport offers similar amenities as the 
subject and the current rate of $0.35 per square foot provides a good 
indicator for the subject, although the Redmond location is slightly superior 
due to proximity to the recreational amenities and resorts of the Central 
Oregon region.  This comparable has been considered in selecting a market 
rent for the Redmond Airport.   
 
Comparable #4 – Mahlon Sweet Field, Eugene Airport 
This commercial airport is owned and operated by the City of Eugene, 
Oregon.  The airport is the second largest commercial airport in the state and 
offers daily flights to a number of large metropolitan areas in the Western 
United States.  It has an operating air traffic control tower.  The airport 
facilities manager was interviewed regarding current ground lease rates and 
it was reported that current rates for commercial uses are set at $0.36 per 
square foot.  The rate was set in 2018.    Lease terms are typically 10 years 
with a 10 year option.  There is a reversion at the end of the lease; however, 
the airport remains open to offering 5 year renewal options.  Strong weight 
has been placed on this lease comparable when selecting a market value for 
the subject due to the similarity in amenities offered.  
 
Comparable #5 – Corvallis Municipal Airport 
The Corvallis Airport is identified as a Category 2, non-commercial and 
uncontrolled tower airport.  The airport is owned by the City of Corvallis.  
The airport manager was interviewed and it was reported that the current rate 
for air side leases is $0.31 per square foot.  The current lease rate was set in 
2018 and escalates by CPI annually.  The lease terms are typically 30 years 
with renewal options.  Although there is a reversion at the termination of the 
lease, the airport manager revealed that it is airport policy to extend leases 
rather than take ownership of improvements.  The leases escalate annually 
by the CPI.   
 
Comparable #6 – Redding Municipal Airport 
This is a towered, Part 139 airport that is located in Redding, California.  It 
is owned and operated by the City of Redding.  The airport currently offers 
commercial air service with daily flights to San Francisco.  The airport 
facilities representative was interviewed and it was reported that new air side 
leases at the airport started at $0.32 -$0.34 per square foot on a triple net 
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basis (2014 rate) and escalate at 3% per year for a current annual rate of 
$0.37 - $0.39 per square foot.  Leases are written for 5-10 year terms with 
options totaling up to 20-30 years and a reversion at the termination of the 
lease.  This comparable provides a very strong indicator of market rent for 
the Redmond Municipal Airport.   
 
Comparable #7 – Walla Walla Regional Airport  
This is a smaller commercial airport that serves the northern Oregon and 
southern Washington area with commercial air service to Seattle, 
Washington.  The airport is owned by the Port of Walla Walla and notes a 
tiered leasing schedule based on the size of the property.  For smaller sites, 
the current lease rate is $0.266 per square foot on a triple net basis.  Based 
on the amenities offered, the Redmond Airport should achieve a higher rent.   
 
Comparable #8 – Rogue Valley International Airport 
This regional commercial airport is located in Medford, Oregon.  This 
airport is the 3rd largest commercial airport in Oregon and offers flights to 
many of the same locations as the Redmond Airport.  The current lease rate 
is $0.28 per square foot on a triple net basis for typical ground leases.  There 
are some spaces that are leased at $0.55 per square foot and these spaces 
note shorter lease terms with reversion clauses in place.  This airport is 
comparable to the subject and a rent rate within the range presented above is 
appropriate for the subject property.   
 
Comparable #9 – Portland-Hillsboro Airport 
This non-commercial airport primarily serves corporate aviation for the 
Portland metro region.  The airport is owned and operated by the Port of 
Portland; however, there is no commercial air traffic.  The airport is 
improved with two runways, FAA traffic control tower and has precision 
instrument approach.  The current lease rate is $0.41 per square foot and this 
rate was set by a 2018 rent survey.  Lease terms range from 20-30 years with 
a reversion fee required to extend leases.  This airport is considered to be 
slightly superior to the subject due to the clientele that utilizes this private 
airport.  This is the operation base for tech companies such as Intel who 
operates daily shuttle flights to other campuses around the country.  Other 
heavy corporate users include Nike and Oregon Health Sciences.  This is the 
second largest airport in the state in terms of number of landings and take-
offs.  Ground lease rates at the Redmond Airport are expected to be lower 
than $0.40 per square foot.   
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Conclusion - I have surveyed a large number of airports throughout Oregon, 
Washington, and California in an effort to find market data applicable to the 
subject property.  The most applicable data has been presented in the Rent 
Comparable grid shown above.  Greatest weight has been placed on 
Comparables #3, #4, and #6, which are all current rents of similar quality 
airports that offer or have the capability of commercial air service.  
Comparable #1 is also strongly considered due to the fact that it is located in 
close proximity to the subject in Bend and notes similar locational 
influences.  These four comparables range from $0.34 - $0.37 per square 
foot and this narrow range provide the best comparison for the subject. 
Comparable #9 is judged to be a high indicator due to the Portland metro 
region influence.  All rents were established in 2018 or are the actual 2019 
rent rates and thus are reflective of current market conditions.   
 
Based on the comparable data presented above, it is my opinion that a fair 
market rent for the air side sites located at the Redmond Airport is $0.36 per 
square foot on an annual basis.   
 

Market Rent = $0.36 per Square Foot, Annually 
 

Basis:  Triple Net – All expenses, including the real estate taxes, liability 
insurance premiums, utilities, maintenance, and management are to be paid 
by the tenant.   
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CERTIFICATE OF RENT STUDY 

I certify that, to the best of my knowledge and belief: 

1. The statements of fact contained in this report are true and correct.
2. The reported analyses, opinions and conclusions are limited only by the reported assumptions and

limiting conditions, and are my personal, impartial and unbiased professional analyses, opinions
and conclusions.

3. I have no present or prospective interest in the property that is the subject of this report, and no
personal interest with respect to the parties involved.

4. I have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment.

5. My engagement in this assignment was not contingent upon developing or reporting
predetermined results.

6. My compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

7. My analyses, opinions and conclusions were developed, and this report has been prepared in
conformity with the Uniform Standards of Professional Appraisal Practice.

8. I have made a personal inspection of the exterior and interior of the property that is the subject of
this report.  Unless otherwise noted in the report, I have physically inspected at least the exterior of
any rent and/or sale comparables from the street.

9. No one provided significant professional assistance to the person(s) signing this report.
10. I certify that, to the best of my knowledge and belief, the reported analyses, opinions and

conclusions were developed, and this report has been prepared in conformity with the
requirements of the Code of Professional Ethics and the Standards of Professional Appraisal
Practice of the Appraisal Institute.

11. I certify that the use of this report is subject to the requirements of the Appraisal Institute relating
to review by its duly authorized representatives.

12. Prior to accepting this appraisal assignment, the client was notified that the following services
were performed by the appraiser within the three year period immediately preceding acceptance of
the assignment, as an appraiser or in any other capacity:  None provided.

_________________________________ 
Jeremy L. Cowan 
State Certified General Appraiser #C-000889 (Exp. 4/21) 
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RENT COMPARABLE #1 
BEND MUNICIPAL AIRPORT 

63136 POWELL BUTTE HWY, BEND, OREGON 

RENT COMPARABLE #2 
AURORA STATE AIRPORT 

23115 AIRPORT ROAD, AURORA, OREGON 



 

  

 
RENT COMPARABLE #3 

MCNARY FIELD – SALEM AIRPORT 
2990 25TH STREET SE, SALEM, OREGON 

 
RENT COMPARABLE #4 

MAHLON SWEET FIELD – EUGENE AIRPORT 
28855 LOCKHEED DRIVE, EUGENE, OREGON 



 

  

 
RENT COMPARABLE #5 

CORVALLIS MUNICIPAL AIRPORT 
5695 SW AIRPORT AVENUE, CORVALLIS, OREGON 

   
RENT COMPARABLE #6 

REDDING MUNICIPAL AIRPORT 
6751 WOODRUM CIRCLE, REDDING, CALIFORNIA 



 

  

 
RENT COMPARABLE #7 

WALLA WALLA AIRPORT 
310 A STREET, WALLA WALLA, WASHINGTON 

   
RENT COMPARABLE #8 

MEDFORD AIRPORT 
1000 TERMINAL LOOP PKWY, MEDFORD, OREGON 



BEND COMPARABLE #9 
HILLSBORO AIRPORT 

3355 NE CORNELL ROAD, HILLSBORO, OREGON 





ASSUMPTIONS AND LIMITING CONDITIONS 

1. The legal description used in this report is assumed to be correct.  The appraiser assumes no 
responsibility for matters of a legal nature affecting the property appraised or the title 
thereto, nor does the appraiser render any opinion as to the title, which is assumed to be 
good and marketable.  All existing liens, encumbrances and assessments have been 
disregarded, unless otherwise noted, and the property is appraised as though free and clear, 
under responsible ownership and competent management.

2. No survey of the property has been made by the appraiser and no responsibility is assumed 
in connection with such matters.  Sketches in this report are included only to assist the 
reader in visualizing the property.  If further verification is required, a survey by a 
registered surveyor is advised.

3. Information, estimates and opinions furnished to the appraiser, and contained in the report, 
were obtained from sources considered reliable and believed to be true and correct.  No 
responsibility for accuracy of such items furnished the appraiser can be assumed by the 
appraiser.

4. Unless otherwise noted herein, it is assumed that there are no encroachments, zoning, or 
restrictive violations existing in the subject property.  It is assumed there is full compliance 
with all applicable federal, state and local environmental regulations and laws unless non-
compliance is stated, defined and considered in the appraisal report and that all applicable 
zoning and use regulations and restrictions have been complied with, unless a non-
conformity has been stated, defined and considered in the appraisal report.

5. The appraiser will not be required to give testimony or appear in court because of having 
made this appraisal, with reference to the property in question, unless arrangements have 
been previously made therefore.

6. The appraiser assumes that there are no hidden or unapparent conditions of the property, 
subsoil, or structures, which would render it more or less valuable.  The appraiser assumes 
no responsibility for such conditions, or for engineering which might be required to 
discover such factors.

7. Subsurface rights (mineral and oil) were not considered in completing this appraisal.

8. The statements of value and all conclusions shall apply as of the dates shown herein.

9. The appraiser has no present or contemplated future interest in the property which is not 
specifically disclosed in this report.

10. If this report is placed in the hands of anyone other than the client, the client shall make such 
party aware of all limiting conditions and assumptions of the assignment and related 
discussions.  The appraiser is in no way responsible for any costs incurred to discover or  



correct any deficiency in the property.  In the case of limited partnerships or 
syndication offerings or stock offerings in real estate, the client agrees that in case of 
lawsuit (brought by lender, partner, or part owner in any form of ownership, tenant, or 
any other party), any and all awards, settlements, or cost, regardless of outcome; the 
client will hold Bratton Appraisal Group LLC completely harmless. 

11. The appraiser is not qualified to detect the presence of toxic or hazardous substances or
materials which may influence or be associated with the property or any adjacent properties,
has made no investigation or analysis as to the presence of such materials, and expressly
disclaims any duty to note the presence of such materials.  Therefore, irrespective of any
degree of fault, Bratton Appraisal Group LLC and employees shall not be liable for any
costs, expenses, damages, assessments, or penalties, or diminution in value, property
damage, or personal injury (including death) resulting from or otherwise attributable to
toxic or hazardous substances or materials, including without limitation hazardous waste,
asbestos material, formaldehyde, or any smoke, vapors, soot, fumes, acids, alkalis, toxic
chemicals, liquids, solids, or gasses, waste materials or other irritants, contaminants, or
pollutants.

12. Disclosure of the contents of this appraisal report is governed by the by-laws and
regulations of the Appraisal Institute.  The party for whom this appraisal report was
prepared may distribute copies of this appraisal report, in its entirety, to such third parties as
may be selected by the party for whom this report was prepared; however, selected portions
of this appraisal report shall not be given to third parties without the prior written consent of
the signatories of this appraisal report.  Reliance on any portion of the report independent of
others, may lead the reader to erroneous conclusions regarding the property values.  Further,
neither all nor any part of this appraisal report shall be disseminated to the general public by
the use of advertising media, public relations media, news media, sales media or other
media for public communication without the prior written consent of the signatories of this
appraisal report.  This applies particularly to value conclusions and to the appraiser and the
firm with which he is connected.



Jeremy Cowan  
Oregon State Certified General Appraiser 

#C000889 

Jeremy.cowan@brattonappraisal.com 

(541) 389-2233 

25 NW Hawthorne Avenue, Bend, OR 97703 

Jeremy provides excellence in research, 

analysis, and communication of appraisal 

conclusions for investment grade real estate. 

Jeremy has a deep understanding of real estate 

evaluation techniques and his professionalism 

has earned him the respect of leading appraisal 

firms and review appraisers. His resume 

includes appraisals of numerous office 

buildings, retail centers, mini storage 

complexes, motels and mixed use commercial properties.  In addition to 

appraising investment grade properties in Central Oregon, Jeremy can 

provide appraisal services in the Southern Oregon region. 

EDUCATION 

Bachelor of Science in Chemistry – Northwest Nazarene College, Nampa, 

ID – 1996 

Attended 200+ classroom hours applying specifically to the real estate 

appraising profession.  A summary of recent courses and seminars includes: 

RECENT CONTINUING EDUCATION 

Appraisal of Self-Storage Facilities 

Appraisal of Owner-Occupied Commercial Properties 

Central Oregon Economic Outlook 2009 

Defining Market Value and How to Adjust for Concessions 

Current Legal and Market Trends 

Subdivision Valuation 

Rates & Ratios: Making Sense of GIMs, OARs, and DCF 

Advanced Sales Comparison and Cost Approaches 

Expert Witness Testimony 

The Uniform Appraisal Dataset 

The National USPAP Update Course 

 



Experience 

2007-Current/ Oregon State Certified General Appraiser 

Bratton Appraisal Group LLC/ Bend, OR 

Specializing in income property narrative appraisal reports throughout 

Central and Southern Oregon. 

2002-2007/ Registered Appraiser Assistant 

Bratton Appraisal Group LLC/ Bend, OR 

Assisting in income property narrative appraisal reports. 
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