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Request for Information:  
Risk mitigation and future operations of Pacific City State Airport 

Published: September 7, 2018 
Due by: October 16, 2018 

Point of Contact: Heather Peck, Planning & Programs Manager 
3040 25th St. SE 
Salem OR 97302 

Heather.peck@aviation.state.or.us 
503-378-3168
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Request for Information:  
Risk mitigation and future operations of Pacific City State Airport 

 
Information sought by the State Aviation Board: 
 
Motion by Aviation Board Member Mark Peters at July 19, 2018, State Aviation Board meeting:  
“I move to suspend all disposition activities and move forward with a request for information that seeks 
guidance on the future of Pacific City State Airport including how to mitigate existing risks and the future 
operations of the airport.”  
Motion seconded by Aviation Board Member Vince Granato and passed by a vote of 5 ayes to 1 nay. 
 
Background: 
 
Oregon Aviation Plan policy for state-owned airports: 
 
This section of the Oregon Aviation Plan was referenced by ODA staff during the July 19, 2018 board 
meeting discussion. 
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Pacific City State Airport: Overview (see also: Attachment A below) 
 
Pacific City State Airport (PFC) is located in Pacific City, Oregon, a coastal community near Bob Straub 
State Park. The Airport lies in a developed area with commercial structures to the east and residential 
structures to the west. The Airport lies south of Pacific Avenue. 
 
Pacific Avenue provides the only legal and physical access. Access is provided for pedestrians only. There 
is no public vehicle access to the Airport and no on-site vehicle parking on the Airport. The only vehicle 
parking is on-street parking on Pacific Avenue. There is no legal or physical access from the east, west, or 
south.  
 
The single north/south runway (14/32) is paved, 1875 feet long, and 30 feet wide. Runway 14 has a 300-
foot displaced threshold due to structures north of Pacific Avenue, leaving 1575 feet to land to the 
south. Aircraft are restricted to single wheel with maximum weight of 7000 pounds. The Airport is 
classified as Category V-Remote Access/Emergency Service. 
 
The Airport is further designated as a warning airport, meaning it does not meet dimensional standards 
and requires specific pilot knowledge, techniques and procedures. Specific warnings include obstruction 
encroachment and water on the runway due to high tides or storm surge. 
 
The Airport site is a long and irregular parcel. The easterly boundary is straight and parallel to the 
runway. The westerly boundary is irregular. The site widens midfield and narrows to the northern 
boundary with Pacific Avenue. The total area is 8.7 acres, as per Tillamook County Assessor. 
 
The Airport has minimal facilities and no services. There is an older restroom in fair condition. There is a 
small paved tie-down area west of the runway north midfield with seven tie-downs. There are two short 
paved taxiways between the tie-down area and the runway. There is no taxiway parallel to the runway. 
Aircraft must taxi on the runway to and from the south end of the runway. 
 
There are numerous residential structures abutting the Airport to the west and several commercial 
structures abutting on the east. The horizontal clearance from nearby structures is minimal, especially 
east of the runway.  A drainage ditch lies parallel to and east of the runway. 
 
Owners of abutting lands may obtain a permit for taxiway access from ODA for a nominal fee. The 
permit holder must construct and maintain improvements including drainage. There are only a handful 
of developed taxiways from the west side and none from the east. There are a few privately-owned 
hangars on the west side. 
 
The state park, beach, and several restaurants are a short walk via Pacific Avenue. 
 
Land acquisition, easements and deed restrictions 

This information is contained in the Appraisal Report March 2017, Attachment B. 
 
Board minutes: 

• October 19, 2017: Attachment C 
• January 18, 2018: Attachment D 
• May 17, 2018: This meeting included a discussion about Pacific City State Airport.  
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o Times: 00:01:50 to 00:11:57 in Audio 1; 00:59:05 to 01:07:14 in Audio 2; and an 
update/discussion about Pacific City State Airport (1:06:20 to 1:16:20 in Audio 1 

o Audio 1: 
https://www.oregon.gov/aviation/Aviation%20Board%202018/AVB_2018_05_17_Audio
%20Minutes%201.mp3  

o Audio 2: 
https://www.oregon.gov/aviation/Aviation%20Board%202018/AVB_2018_07_19_Audio
Minutes_2.mp3  

 
• July 19, 2018: This meeting included public comment about Pacific City State Airport 

(00:01:40 to 00:12:30 in Audio 1) and an update/discussion about Pacific City State Airport 
(1:30:38 to 2:04:25 in Audio 1). 
https://www.oregon.gov/aviation/Aviation%20Board%202018/AVB_2018_07_19_AudioMinute
s_1.mp3  

 
Community meeting, March 9, 2018  
 Pacific City State Airport FAQ: Attachment E 
 Audio recording of the meeting is available at this link:   

https://www.oregon.gov/aviation/Audio/PFC.m4a  
 
Current conditions: Maintenance Cost 
 
ODA has maintained the Airport since it was developed. ODA provided data showing actual maintenance 
costs for FY 2012 through FY 2017 (YTD). This period covers 5.5 years from July 2011 (beginning of FY 
2012) through December 2016. The reported expenses were: 

FY 2012  $2596 
FY 2013  $9892 
FY 2014  $2019 
FY 2015  $3016 
FY 2016   $9528 
FY 2017 (YTD)  $56876 

 
Maintenance expenses varied significantly from year to year. FY 2017 costs were associated with 
expanded pavement maintenance including fog seal and striping. Costs prior to 2017 were not project 
specific, but were associated with managing a small general aviation airport.  Expenses averaged 
approximately $15000 per year. This estimate is considered a reasonable estimate of future yearly 
expenses. 
 
In 2018, the Oregon Aviation Board approved the use of $60,000 for improvements to the airport.  
These improvements include, but are not limited to, flood gate repair, tree obstruction removal, ditch 
and culvert clean out, restroom repair. 

 
Rules for state procurement 
The Oregon Department of Aviation is required to conduct procurement under the Model Rules 
established in OAR 137, Divisions 45-48. These rules apply when ODA contracts goods and services.  
In addition, the ODA is accountable to the Federal Aviation Administration (FAA) and the US Department 
of Transportation for compliance with their rules for grant fund and asset administration. 

https://www.oregon.gov/aviation/Aviation%20Board%202018/AVB_2018_05_17_Audio%20Minutes%201.mp3
https://www.oregon.gov/aviation/Aviation%20Board%202018/AVB_2018_05_17_Audio%20Minutes%201.mp3
https://www.oregon.gov/aviation/Aviation%20Board%202018/AVB_2018_07_19_AudioMinutes_2.mp3
https://www.oregon.gov/aviation/Aviation%20Board%202018/AVB_2018_07_19_AudioMinutes_2.mp3
https://www.oregon.gov/aviation/Aviation%20Board%202018/AVB_2018_07_19_AudioMinutes_1.mp3
https://www.oregon.gov/aviation/Aviation%20Board%202018/AVB_2018_07_19_AudioMinutes_1.mp3
https://www.oregon.gov/aviation/Audio/PFC.m4a
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It is recommended that Proposals for provision of or collaboration for services consider compatibility 
with the rules and regulations under which the ODA and Pacific City State Airport must operate. 

Respondent is requested to address the following: 

• Individual or organization name, address, phone, email, point of contact.
o If an organization, please include organization documentation (Secretary of State

registration, for example) and background of the organization.
• Narrative of plans or concepts relative to short term risk mitigation projects and/or programs
• Narrative of plans or concepts relative to long term plan for sustained future operations
• Elements to include (but not limited to):

o Qualifications, knowledge and/or experience relative to airport maintenance and
operations

o Resources anticipated to implement concepts presented
o Oversight framework for short term, long term, or both
o Time frame anticipated
o Letters of support and/or partnership (please note that these letters are for information

only and do not bind the signer to a contractual agreement)

How to submit RFI: 
Format: 

• Print: double sided 8 ½ x 11, upper left hand corner staple only for binding.
• Electronic: PDF, maximum file size of 5MB (may break into two documents if needed to stay

under the limit).
Submission method: 

• In person: deliver during normal business hours to Oregon Department of Aviation, 3040 25th St.
SE, Salem OR 97302; in a sealed envelope clearly marked as Pacific City State Airport RFI.

• Delivery service: deliver by way of USPS, FedEx or other delivery service. ODA is not responsible
for any misdelivery. Address to Oregon Department of Aviation, 3040 25th St. SE, Salem OR
97302, Attn: Heather Peck, Pacific City RFI.

• Electronic: email the document with a Subject line of “Pacific City RFI” to Heather Peck at
heather.peck@aviation.state.or.us. Be sure attachments meet the file size limitation.

Deadline:  
Please submit so that the RFI is received in the ODA office no later than close of business October 16, 
2018. 

RFI Process: 
The RFI information will be collected and prepared for presentation to the State Aviation Board. A staff 
memo to the Board will be prepared to evaluate the completeness, feasibility, and additional resources 
the Board may need. 
RFI proposers will be invited to attend the November 15, 2018 board meeting. No presentations are 
planned but the Board may wish to ask clarifying questions. 
The State Aviation Board will receive the RFIs and Staff Memo in their Board Packet, which will be 
published on the ODA website. An agenda item will be planned for Board discussion and 
recommendations for next steps. 

Request for Information: Pacific City State Airport 
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Background documents 
 

Attachment A: Description of Pacific City State Airport, Oregon Department of 
Aviation: https://www.oregon.gov/aviation/Pages/Pacific-City.aspx  
 

 
 
Background Attachments B through E referenced above are included in the 
document titled: Pacific City State Airport 2018 RFI Reference Documents  

• Attachment B: Pacific City State Airport Appraisal, March 2017 
 Attachment C: Minutes State Aviation Board meeting, October 19, 2017
• Attachment D: Minutes State Aviation Board meeting, January 18, 2018 
• Attachment E: Pacific City State Airport FAQ, March 9, 2018 

 

https://www.oregon.gov/aviation/Pages/Pacific-City.aspx
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March 9, 2017 
 
Tracy May, P.E. 
Precision Approach Engineering 
5125 SW Hout St. 
Corvallis OR 97333 
 
RE:  Pacific City State Airport  
 Property ID: 12S02W09DA01308 

Property Appraisal 
 

Dear Mr. May, 
Here is the appraisal I completed of the Pacific City State Airport. 
 
Based on my analysis the market value of the Airport as of January 10, 2017 is 
estimated to be $10.00 plus other consideration. The other consideration is the 
requirement that the purchaser maintain the airport for public use. 
 
This conclusion is conditioned on some extraordinary assumptions described in the 
appraisal. These assumptions are thought to be correct. 
 
This appraisal report summarizes the research used to reach this estimate.  
 
Thank you for the opportunity to provide this appraisal. 
 
 
Sincerely, 
 
 
William N. Werner 
Certified General Appraiser C000223 
Will Werner LLC 
 
 
 
 
 
 

Will Werner LLC 
26330 SW 45th Drive 

Wilsonville, OR 97070 
Willwernerllc@frontier.com 

503-267-1536 
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APPRAISAL: INTRODUCTION 
 
Purpose of appraisal 
The purpose of this appraisal is to provide a current fair market value of Pacific City 
Airport (PFC) (the Airport) to assist the Oregon Department of Aviation (ODA). ODA 
will use the appraisal to make decisions regarding an offer to acquire the Airport. 
 
William N. Werner, State Certified Appraiser C000223 (the appraiser) has been retained 
by Precision Approach Engineering (PAE) to conduct this appraisal on behalf of ODA. 
 
Intended User 
The intended user is ODA. 
 
Appraisal Assignment-Type of Appraisal 
This appraisal is intended to follow the guidelines for a Complete Appraisal in a 
Summary Appraisal Report, as described in FAA AC150/5100-17 Change 6 (11/7/05).  
The appraisal is intended to meet current requirements of Uniform Standards of 
Professional Appraisal Practice (USPAP) following the Scope of Work described below. 
 
Scope of Work 
The appraiser took the following steps:  

1. Inspected the Airport and met with ODA and the potential purchaser.  
2. Reviewed title report. 
3. Analyzed vesting deeds and restrictions. 
4. Considered potential of creating income or redeveloping the site. 
5. Analyzed and concluded Highest and Best Use (HBU) 
6. Researched sales of publicly-owned airports in Oregon and Washington. 
7. Contacted WSDOT-Aviation and ODA personnel. 
8. Contacted other appraisers to seek sales data. 
9. Reviewed sale of a publicly-owned airport. 
10. Considered three standard approaches to appraise. 
11. Concluded and reported value. 

 
Property Interest 
The Property Interest to be appraised is fee interest in the land and in any site 
improvements, subject to the easements and restrictions of record, and subject to the 
requirement to maintain the Airport for continued public use. 
 
Definition of Fair Market Value (from FAA AC150/5100 p13) 
The most probable price which a property should bring in a competitive and open market 
under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, 
knowledgeably and assuming the price is not affected by undue stimulus. Implicit in this 
definition is the consummation of a sale as of a specified date and the passing of title 
from seller to buyer under conditions whereby: 
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1. Buyer and seller are typically motivated; 
2. Both parties are well informed or well advised, and each acting in what he or she 
considers his or her own best interest; 
3. A reasonable time is allowed for exposure in the open market; 
4. Payment is made in terms of cash in U. S. dollars or in terms of financial 
arrangements comparable thereto; and 
5. The price represents the normal consideration for the property sold unaffected by 
special or creative financing or sales concessions granted by anyone associated with 
the sale. 

 
Marketing Time 
The analysis and conclusion in this appraisal are not based on assumptions of marketing 
time. 
 
Personal property 
There was no personal property located on the Airport. This appraisal does not include 
valuation of any personal property. 
 
Appraisal Condition 
The title will be transferred with the condition that the Airport remains in public use as an 
airport. The purchaser will be responsible for maintenance. Title will revert to ODA if 
public use is not maintained. 
 
Subject inspection 
The appraiser inspected the Airport on January 10, 2017. ODA State Airports Manager 
Matt Maas and the potential purchaser Kurt Bruun accompanied the appraiser during the 
inspection. The contacts are summarized in the Contact Diary, below.  
 
The inspection was restricted to viewing from adjoining viewpoints due to flooding over 
most of the Airport. The inspection of the runway surface was also restricted due to 
flooding.  
 
Extraordinary assumptions 
An extraordinary assumption is an assumption that is thought to be correct. If the 
assumption is shown to be incorrect, the appraisal conclusion may need to be modified. 
 

1. ODA has not identified specific maintenance requirements following transfer of 
title. It is assumed that the purchaser will be required to provide reasonable 
maintenance comparable to that provided by ODA in recent years.  

2. The title policy identifies eleven tracts and two deed restrictions with reversion 
clauses. It does not identify which restriction applies to which tract(s). It is 
assumed that the restrictions pertaining to tie-down use apply to those tracts 
currently developed for tie-down use. 

3. It is assumed that all remaining tracts are restricted to airport use.  
4. There are no hazardous materials or contamination on site. The appraiser has not 

viewed an environmental site report. 
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5. Pavement and improvements not visible on the date of inspection are in good 
repair and were not damaged by flooding. (Pictures provided to the appraiser 
show the runway dry and in good repair on Sept. 27, 2016.)  

 
Ordinary Assumptions 
Are listed at end of report. 
 
Hypothetical Conditions 
A hypothetical condition is a condition that is known to be incorrect, and is used for 
analysis. There are no hypothetical conditions applied in this appraisal. 
 

 
PROPERTY DESCRIPTION 

 
General Description of Property 
Pacific City Airport is located in Pacific City, Oregon, a coastal community near Bob 
Straub State Park. See Exhibit 1 (Ex 1). See pics. The Airport lies in a developed area 
with commercial structures to the east and residential structures to the west. The Airport 
lies south of Pacific Avenue.  
 
Pacific Avenue provides the only legal and physical access. Access is provided for 
pedestrians only. There is no public vehicle access to the Airport and no on-site vehicle 
parking on the Airport. The only vehicle parking is on-street parking on Pacific Avenue. 
There is no legal or physical access from the east, west, or south. 
 
The single north/south runway (14/32) is paved, 1875 feet long, and 30 feet wide. 
Runway 14 has a 300-foot displaced threshold due to structures north of Pacific Avenue, 
leaving 1575 feet to land to the south. Aircraft are restricted to single wheel with 
maximum weight of 7000 pounds (Ex 2). The Airport is classified as Category V-Remote 
Access/Emergency Service (Ex 3).  
 
The Airport (PFC) is further designated a warning airport, meaning it does not meet 
dimensional standards and requires specific pilot knowledge, techniques and procedures.  
Specific warnings (Ex 4) include water on the runway due to high tides. The degree of 
flooding on the date of inspection occurs occasionally due to exceptionally high tides and 
weather events. 
 
The Airport site is a long and irregular parcel. The easterly boundary is straight and 
parallel to the runway. The westerly boundary is irregular. The site widens midfield and 
narrows to the northern boundary with Pacific Avenue. The total area is 8.7 acres per 
County Assessor (Ex 5). 
 
The Airport has minimal facilities and no services. There is an older restroom in fair 
repair. There is a small paved tie-down area west of the runway north midfield with seven 
tie-downs. There are two short paved taxiways between the tie-down area and the 
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runway. There is no taxiway parallel to the runway. Aircraft must taxi on the runway to 
and from the south end of the runway (Ex 1). 
 
There are numerous residential structures abutting the Airport to the west, and several 
commercial structures abutting on the east site. The horizontal clearance from nearby 
structures is minimal, especially east of the runway. A drainage ditch lies parallel to and 
east of the runway. 
 
Owners of abutting lands may obtain a permit for taxiway access from ODA for a 
nominal fee. The permit holder must construct and maintain improvements including 
drainage. There are only a handful of developed taxiways from the west side and none 
from the east. There are a few privately-owned hangars on the west side.   
 
The state park, beach, and several restaurants are a short walk via Pacific Avenue.  
 
Legal Description 
The site is an assemblage of eleven parcels. These are identified as Tract I through Tract 
XI in Exhibit A of the Owners Title Policy issued Jan. 10, 1953 by Title and Trust of 
Portland, Oregon (Ex 7 p2-p4).  
 
Title 
Fee title is vested in the State of Oregon, for the use and benefit of the State Board of 
Aeronautics (Ex 7 Title Policy, Ex 8 Vesting Deeds). 
 
Encumbrances/Restrictions 
The site is encumbered by reversion clauses: 

1. If the State changes or abandons the intended use of constructing and maintaining 
a flight strip or airport the property shall revert to previous owners (Ex 7 p5) 

2. If the (parking area) shall cease to be used as a free parking area for planes (it) 
shall revert to abutting owners (Ex 7 p5). The tracts affected by this restriction are 
not identified in the title policy. It is assumed that the restricted tract(s) are those 
currently devoted to tie downs and parking.  
 

Title is further encumbered by a Utility Easement granted by Oregon to the Pacific City 
Sanitary District signed 2-1-78 and recorded 255-234. The easement affects a 25’ box on 
the northwest corner of the Airport (Ex 9). The easement is subordinate to the reversions 
and would terminate upon reversion.  
 
Zoning 
The Airport and contiguous properties are zoned PCW-AP Pacific City/Woods Airpark 
Zone (Ex 10). The Purpose is to support and encourage the continued operation and 
vitality of the Pacific City airport and to designate areas for uses including residential 
homes, aircraft hangars and aircraft related business, while promoting safety… 
It is acknowledged that the airport has adverse impacts to the surrounding 
area…however the community desires that the airport be maintained. [3.355 (1)] 
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The existing use as a public airport is a conforming use and a desired use. 
 
Neighborhood/Economy 
Pacific City is a popular destination for recreation and second homes along the Oregon 
Coast. The city provides tourist facilities and retail for this market. 
 
Assessment 
The entire airport property is assessed by Tillamook County Assessors (4S1030-00-0060, 
Account 307304) at $1,424,730 total for land and improvements (Ex 6). The parcel is 
nonassessable and exempt. It is unclear how this value was determined. The assessment 
is not considered indicative of current market value. 
 
Topography 
The Airport is level and slightly below grade of adjoining property to east, north and 
west. The lower grade was readily apparent on the date of inspection. Most of the Airport 
including the tie-down area had several inches of floodwater. The surrounding properties 
were slightly above flood level. 
 
Wetlands 
No information was obtained regarding wetlands. It is likely that parts of the site lie in 
wetlands. The existence of wetlands is not considered a factor that affects this appraisal 
assignment. 
 
Soils 
The appraiser did not review data on soil types. The adequate condition of the paved 
runway despite occasional flooding suggests that the soil can support the existing use.   
 
Hazardous Materials 
The appraiser has not reviewed any reports that analyzed the possible presence of 
hazardous material or contamination on the Airport. The appraiser was unable to view 
most of the surface for evidence suggesting presence of contamination or hazardous 
material. 
 
Utilities 
There are no known electrical service, water, or sewer serving the Airport.   
 
Sales History 
There are have been no sales of the Airport since it was developed around 1953. 
There are no current leases, and no known prior leases.  
 
Improvements 
Improvements include the paved runway, two paved taxiways connecting the runway to 
the tie down area, and seven tie downs. There is a restroom that could not be viewed 
during inspection due to flooding. There is one windsock west of the runway near the tie 
downs, and another at the south end, east of Runway 32 threshold. A drainage ditch  
(flooded during inspection) lies east of the runway. 
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A low wood-post-and-cable fence restricts unauthorized vehicles and pedestrians from 
entering from Pacific Avenue. There is no security fencing. A sign warns unauthorized 
vehicles and pedestrians not to enter. 
 
Runway 32 and 14 are so marked with painted numerals for identification from the air. 
There is no runway or taxiway lighting. There is no beacon or other navigation aid. 
 
Maintenance cost 
ODA has maintained the Airport since it was developed. ODA provided data showing 
actual maintenance costs for FY 2012 through FY 2017 (YTD). This period covers 5.5 
years from July 2011 (beginning of FY 2012) through December 2016. The reported 
expenses were:  

FY 2012   $2596 
FY 2013      9892 
FY 2014      2019    
FY 2015     3016 
FY 2016     9528 
FY 2017 (YTD)  56876 

 
Maintenance expenses varied significantly from year to year. Expenses averaged 
approximately $15000 per year. This estimate is considered a reasonable estimate of 
future yearly expenses. 
 
Highest and Best Use (HBU) general 
Highest and Best Use (HBU) is that use that meets four requirements. It is the use that is 
legally permissible, physically feasible, financially feasible, and most productive. In other 
words, the HBU is the most valuable use that is feasible. The HBU is usually analyzed 
under two conditions: as if vacant, and as improved. 
 
HBU as vacant 
The analysis of HBU as if vacant is a theoretical question for property that is already 
developed, such as the Airport. It asks what other potentially more-valuable use could be 
developed on the site, regardless of current development. 
 
The most significant factor is that the entire airport is deed restricted for airport use. 
Given the deed restrictions, the only potential development would be an airport, perhaps 
unpaved. However, it is unlikely that an airport would be built on this site today, due to 
financial feasibility and permitting and airspace restrictions, even though this use is 
permitted and even encouraged by zoning. This is not to say that development would be 
impossible. It means that the limited financial feasibility and the perceived risk of 
permitting would make development unlikely to attract the capital needed for 
development. 
 



Appraisal Pacific City Airport for PAE (ODA) 3-9-17 
William N. Werner C000223 
Page 8 of 16 
 

Without this potential the site would revert to its original owners. Reversion would 
become the only legally-permissible use. (This process would be complex given lot-line 
changes in those parcels since the 1950s, but that does not change this conclusion.) 
  
The HBU of the site as vacant is reversion to original owners. 
 
HBU as improved 
An airport is the only legally-permissible use for this site, whether or not that use is 
financially feasible. The current use as an airport demonstrates that this use is physically 
feasible. The current use is the HBU as improved. 
 
HBU conclusion 
The HBU is continued use as an airport. 
 
 

VALUATION 
 
Approaches to Value Overview 
Three methods or approaches to value are usually used to appraise real property. These 
are the sales comparison approach, the cost approach and the income approach. 
A variation of the sales comparison, the across-the-fence (ATP) approach is also 
discussed in this report. 
 
Sales Comparison Approach 
The sales comparison approach considers sales of comparable properties to estimate the 
value of a subject property. It assumes that a knowledgeable buyer would substitute 
equally desirable property if that property is more favorably priced, and that a seller 
would not obtain a price greater than the price of equally-desirable property. 
 
The appraiser found no sales, purchases, or transfers of comparable airports during the 
last ten years in Oregon or Washington. This is not a surprising result. The contemplated 
transfer of a publicly-owned airport to a private owner is unusual.  
 
There was one sale in Oregon in 2002: Beaver Marsh State Airport. Beaver Marsh State 
Airport (2S2) is located in Klamath County and has a 4500’ unpaved runway. ODA sold 
this airport to a private owner by bargain and sale deed (Ex 11a). The deed indicates that 
the consideration was $10,000 plus other non-monetary consideration. The deed requires 
that the purchaser maintain use as a public airport through 2032 (30 years). 
 
The buyer granted a Trust Deed to ODA for $55,000 (Ex 11b). The Trust Deed refers to 
Promissory Note (not found). The appraiser was unable to obtain any other documents or 
details about this 2002 transfer. It is assumed that the other consideration was primarily 
the obligation to maintain the airport for continued aviation use.  
 
Of note, ODA acquired the airport in 1964 for $1 with a similar reversion clause if the 
airport is no longer maintained as a public airport facility... (Ex 11a). 
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Although this sale is 15 years old, it has some relevance for this appraisal problem: 

1. The sale does show one precedent for the sale of a publicly-owned airport to a 
private owner. The sale, and the prior sale in 1964, included a reversion if the 
grantee fails to maintain public aviation use.  

2. The structure of the 2012 agreements, as can be determined from limited 
information, is similar to that contemplated for the sale of the subject Airport. 

3. The1964 transfer is similar to the 1950s transfers that created Pacific City Airport.  
ODA transferred the requirement to maintain the airport (the other consideration). 

 
ODA’s intent to transfer costs while maintaining public use was apparently successful. 
Beaver Marsh State Airport remains in public use in 2017, according to ODA rosters. It 
retains this name as a state airport while privately owned. 
 
Washington sales research 
The appraiser contacted Paul Wolf, State Airports Manager for WSDOT-Aviation, and 
Don Miller, WSDOT appraisal review. They reported that no sales of publicly-owned 
airports have occurred in recent years. No sales could be cited from any time period. The 
appraiser also contacted Jim Combs, and Timothy Holzhauer, Washington appraisers 
with experience in airport appraisal. Neither knew of any sales of airports. 
 
Other Sales Comparison Approach: Airparks 
While the sale of airports is rare, there are sales of airparks. Airparks are residential or 
commercial developments that provide taxiway access to a runway or other benefits to 
property adjoining the runway. Some airparks adjoin public airports while other airparks 
own the runway. 
 
The value of access to a runway can be found in the market, particularly in some 
residential communities. The runway is a component that adds value to these adjoining 
properties. Its value is primarily the value that it adds to these parcels. Without the 
adjoining parcels, its value is minimal. 
 
The airpark model is relevant to this appraisal assignment. The subject Airport can be 
seen as the component that may add value to adjoining uses. However, it cannot capture 
that value as an airpark might. Any enhanced value cedes to other lands gratis. 
 
Other Sales Comparison Approach: Across-the-fence 
The across-the-fence approach to value (also known as at the fence) (ATF) is commonly 
used to value railroad rights-of-way and other corridors. The ATF approach estimates the 
value of each parcel adjoining the right-of-way to estimate how much that parcel could 
benefit from additional land sold from the right-of-way. These values are adjusted and 
summed to conclude a value of the corridor. 
 
Railroad corridors were formed from many parcels by several types of deeds. Some of 
these deeds included reversion clauses. If the railroad ceases to operate or is abandoned, 
title to that parcel reverts to the original ownership, gratis. The ATF method generally 
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assigns no value to reversion parcels because they are granted gratis, not sold. The 
sections of the right-of-way without reversion can be sold across the fence to the 
adjoining parcel that would benefit most (and pay the most). All parcels, with and 
without reversion add value to the corridor as long as that use continues and remains 
economic. 
 
The ATF method has relevance for this appraisal assignment. All of the 11 parcels that 
formed the Airport have reversion clauses and would have no value if an ATF method 
were used.  Any value of the Airport exists only with continued use. 
 
Income approach 
This approach utilizes the net operating income of income-producing property to estimate 
its market value. 
 
The Airport produces no cash income. There are no current leases. The appraiser found 
no evidence of prior leases. 
 
There is no feasible potential to produce income for several reasons: 

1. The deed restrictions require that any tie-down use be provided gratis. 
2. It is not physically or financially feasible to add services that could generate 

income. 
3. Taxiway access from adjoining properties is free (aside from nominal permit 

costs). 
4. There is no area for solar field development. 
5. Public gatherings (picnics, camping, or fundraisers) onsite are not feasible: 

a. The limited area and facilities do not support non-aviation activities.  
b. There is no public parking or vehicle access.  
c. Activities would likely conflict with adjoining residences.  

 
While the Airport cannot generate income, it will incur costs. ODA provided cost data for 
FY 2012-2017 (YTD) that averaged $15000 per year. This is considered a reasonable 
estimate of ongoing liability to maintain the Airport. 
 
The income approach suggests that the Airport has negligible economic value. An 
income investor would not be motivated to acquire this property. 
 
This conclusion is supported by a 2015 study by Oregon State University Policy Analysis 
Laboratory (OPAL): Cost Benefit Analysis for Potential Development Options for Hobby 
Field, Creswell. While Hobby Field generates some revenue from hangar rental and grant 
funding (p6), the study noted that that airport was “revenue neutral” for 2011 through 
2014. The costs of maintenance offset revenue.  One alternative considered was finding a 
private buyer. The study noted that no potential buyers were known and that it would be 
difficult to attract a private buyer. 
https://liberalarts.oregonstate.edu/sites/liberalarts.oregonstate.edu/files/opal/opal_creswel
l_2016.pdf 
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Cost approach  
The cost approach assumes that a knowledgeable buyer will pay no more for a developed 
property than the cost of constructing an equally desirable substitute. This approach 
estimates value by adding the costs of land, permits, design and construction, and 
adjusting the total for depreciation and other factors. 
 
The cost approach is useful for appraising newer developments that have economic value 
evident in the market. It is useful in providing an upper limit of value. A limitation of the 
cost approach is that depreciation must be estimated and deducted. Depreciation 
estimates are based on market data, and become less reliable for older developments.  
 
The cost approach would not lead to a credible result and is not utilized in this 
assignment. 
 
Reconciliation and valuation 
The appraisal considered traditional approaches to value: 

1. No sales of comparable airports during the last 10 years were found. The 2002 
sale of the Beaver Marsh Airport is old, and the details of terms cannot be 
confirmed. Nonetheless, that sale suggests a limited value for a public-use airport 
with the restriction of continued public use and the associated liability for 
maintenance. 

2. The airpark model suggests that an airfield is a component that adds value to 
adjoining land but does not have stand-alone value. 

3. The ATF approach if applied would suggest zero value.  
4. The cost approach is not applicable. 
5. The income approach indicates no economic value. 

 
Together, this analysis indicates negligible market value. The structure of the 2002 
Beaver Marsh Airport sale suggests the type of value for this transfer: a monetary amount 
plus other consideration. The other consideration in that sale is assumed to be the 
continued requirement to maintain that airport for public use. This structure applies to the 
proposed sale of Pacific City Airport. 
 
Conclusion 
The concluded value of Pacific City Airport is $10.00 plus other consideration. The 
other consideration is the requirement to maintain the Airport for continued use. 
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General Assumptions 
This appraisal is based in part on information and data obtained from sources cited in the 
report.  It is assumed that all said data and information is factual and accurate. The 
appraiser reserves the right to consider any new or additional data or information that 
may subsequently become available to revise opinions and conclusions, if such data and 
information indicate the need for change. The appraiser has made no survey of the 
property. Sketches and maps used in the appraisal reports are assumed to be accurate. It is 
assumed that there is no soil contamination on the Airport property, nor are there any 
other hazardous conditions that would impact on the property’s market value. 
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Certification 
I certify that, to the best of my knowledge and belief: 

 
1. The facts and data reported by the appraiser and used in the appraisal process  

 are true and correct. 

2. The analyses, opinions, and conclusions in this appraisal are limited only by the 
assumptions and limiting conditions stated in this appraisal report, and are my 
personal, 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 I have 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 is not contingent on an action or event resulting from the 
analyses, opinions, or conclusions in, or the use of, this report. 

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

8. I inspected the Airport site on January 10, 2017.   
9. No one provided significant professional assistance to the person signing this 

report. 
 
10. The value of the Airport as of January 10, 2017 is $10.00 plus other 

consideration, which includes the obligation to maintain the Airport for continued 
public use. 

 
 
 
________________________________________Date___________ 
William N. Werner 
Oregon State Certified General Appraiser C000223 
Expires January 31, 2018 
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William N. Werner 
Certified General Appraiser  
 

 
QUALIFICATIONS 

 
Experience 
Mr. Werner has 40 years of experience appraising and negotiating purchases of real 
property for public agencies in Oregon, Washington, and Alaska. He appraised and 
negotiated right-of-way purchases for Oregon Department of Transportation (ODOT) 
from 1972 to 1979 and from 1983 to 1990. He became a Certified General Appraiser in 
1992.  Mr. Werner launched Real Estate Services at David Evans and Associates, Inc. in 
1990 and managed this department through 2008. He hired and managed appraisers, 
reviewed appraisals, and recommended just compensation offers and settlements to 
public agencies. Mr. Werner formed a sole practice in 2008. 
 
Licenses 
State Certified General Appraiser (Oregon)   No. C000223 
Principal Broker (Oregon)     No. 900400083 
ODOT approved list of appraisers  
 
Education 
Northwestern University, BS, 1971 
Portland State University, MS, 1982 
 
Selected Clients  
Oregon University System 
Oregon Department of Aviation 
Roseburg Municipal Airport, Oregon 
Jackson County Airport Authority, Oregon 
University of Oregon 
Oregon Department of Justice 
Oregon Department of Transportation  
Washington Department of Justice 
Washington Department of Transportation 
Alaska Department of Transportation 
Bonneville Power Administration 
Port of Portland 
City of Portland 
Portland Development Commission 
Crook County, Oregon 
Union County, Oregon 
Marion County, Oregon 
Washington County, Oregon 
Multnomah County, Oregon
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 Contact Diary 
 

DATE  
 Owner: 

Oregon Department of Aviation 
Mathew Maass, State Airports Manager 
Potential Purchaser: Kurt Bruun 
Submitted by William N. Werner 
Certified General Appraiser C000223 

1/10/17 Met with Matt Maass at Pacific City Airport. Kurt Bruun, who has expressed 
interest in acquiring the Airport, joined us shortly. We viewed the airstrip together, 
first from the north (Runway 14) looking south. 
 
Almost all of the runway, taxiways, and tie-down areas visible from this viewpoint 
were submerged in several inches of water. The centerline was visible below the 
surface. Mr. Bruun, who said he owns a house west of Rueppell Avenue (not 
abutting the Airport) said the Airport flooded several times each year. He said the 
recent tide had crested at 9+ feet. We drove to the south end and observed that the 
entire width of the airport was submerged. The windsock east of runway 34 poked 
up from the water. 
 
The floodwater on the airstrip flowed directly to and from the Big Nestucca River 
just south of the airport.  We viewed a floodgate that was not fully functional. Mr. 
Bruun said that the floodgate would not prevent a tide of this magnitude from 
flooding the runway. 
 
We drove to the west side on Rueppell Ave and viewed the tie down area from the 
street across a vacant lot. (There is no legal or physical access from Rueppell Ave or 
from Brooten County Road on the east.) Most of the tie down area was also flooded. 
The water lapped close to the home sites that abut the Airport. 
We viewed the few improvements.  
 
I asked Matt questions about access agreements, leases, improvements, and ODA 
requirements for maintenance by a potential private purchaser. Matt said there were 
other privately-owned public-use airports in Oregon: Lenhardt and Twin Oaks. 
 
I noted that the deed restriction for the parking area requires free parking. I said that 
I assume this applies to the entire area currently developed to parking and tie down, 
although the 1953 title policy did not identify to which of the 11 donated tracts this 
applied. I asked Mr. Bruun what motivated him to offer to purchase. He said he was 
interested in seeing the airport remain active. He has no hopes to generate income. 
He noted that the maintenance requirements would cost several thousand dollars per 
year. 
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I asked Matt and Kurt if there were specs for the maintenance requirement. We will 
look or perhaps write them. I confirmed that the Airport would revert to ODA if the 
purchase discontinued operations (not to abutting landowners with rights of 
reversion).  
Matt agreed to send most recent operating costs. 
 
Matt said there was a transfer Beaver Marsh Airport from ODA to a private owner. I 
said I would request more details. We noted that Port of Portland transferred Mulino 
Airport to State of Oregon (ODA) but noted that this was public agency to agency 
and dissimilar from this contemplated transfer to private buyer. 

1/13/17 Matt provided operating statement. 
2/6/17 Talked with Paul Wolf (WSDOT-Airports) and Don Miller (WSDOT appraisal 

review). No sales.  
2/6/17 Contacted Jim Combs and Timothy Holzhauer, Washington appraisers with 

experience in airport appraisal. Neither knew of any sales of airports. 
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​Pacific City State Airport

    

Department of Aviation

About Us

Contact Us

Oregon Airport System

Employment

Statutes and Rules

Reports

Links

Registration & Licensing

State Aviation Board

Forms

Home

​Pacific City
(PFC)
Pacific City State Airport was
built in 1953 by the Board of
Aeronautics on land donated
by private owners as part of
the State's coastal airport
system.  The airport is located
within the community of
Pacific City, opposite the
Robert W. Straub State Park,
along the coast of the Pacific
Ocean.

The airport provides access to
the Pacific Ocean and several
State parks where camping is
available.  The airport is part
of the State's coastal airport
system, situated in between
Tillamook Airport,
approximately 25 miles north,
and Siletz Bay State Airport,
approximately 25 miles
south.  Pacific City State
Airport is designated as a
Level 4 airport.

Location: 6355 Pacific Avenue, Pacific City, OR 97135
Lat/Long: 45-11.99N / 123-57.74W
CTAF: 122.9
Elevation: 5’
Lighting: None
Runway: 14/32
Length: 1,875’
Width: 30’
Surface: Asphalt
Transportation: None
 
 
 
 
 
 
 
 
 
 
 
Food:            Fat Freddy’s                      Pelican Pub & Brewery              Los Caporales
                    6320 Pacific Ave.               33180 Cape Kiwanda Dr.           35025 Brooten

Department
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OREGON.GOV
State Directories
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Oregon Administrative Rules
Oregon Revised Statutes
Oregon - an Equal Opportunity
Employer
About Oregon.gov

WEB SITE LINKS
Text Only Site
Accessibility
Oregon.gov
Browser Support
Privacy Policy
Site Map
Web Site Feedback

PDF FILE ACCESSIBILITY
Adobe Reader, or equivalent, is required to view
PDF files. Click the "Get Adobe Reader" image
to get a free download of the reader from
Adobe.

                    6320 Pacific Ave.               33180 Cape Kiwanda Dr.           35025 Brooten
Rd.
                    Pacific City, OR 97135        Pacific City, OR 97135              Pacific City, OR
97135
                    (503)965-6012                  (503)965-7007                        (503)965-6999
 
Lodging:        Pacific City Inn                  The Inn at Pacific City              Inn at Cape
Kiwanda
                    35280 Brooten Rd.             35215 Brooten Rd.                   33105 Cape
Kiwanda Dr.
                    Pacific City, OR 97135        Pacific City, OR 97135              Pacific City, OR
97135
                    (503)965-6464                  (503)965-6366                        (888)965-7001
 
                   Vacasa Rentals of Pacific City
                   Multiple Locations
                   Pacific City, OR 97135
                   (503)208-9861
 
                       
Remarks: Warning Airport – Recommend contact Dept. of Aviation (503)378-4880 prior to
use.  Hang-gliding, ocean beaches and Cape Kiwanda State Park.  Phone at Texaco station.

Help us improve! Was this page helpful? Yes No
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Airport FAA 
Identifier

Runway 
Designation

Runway 
Length

Runway 
Width Surface Single Wheel Double Wheel Double 

Tandem
Alkali Lake R03 18/36 6,100 ft. 150 ft. Gravel
Aurora UAO 17/35 5,004 ft. 100 ft. Asphalt 30,000 pds. 45,000 pds.
Bandon S05 16/34 3,600 ft. 60 ft. Asphalt 12,000 pds.
Cape Blanco 5S6 14/32 5,100 ft. 150 ft. Asphalt 115,000 pds. 185,000 pds. 340,000 pds.
Cascade Locks CZK 06/24 1,800 ft. 30 ft. Asphalt 4,000 pds.
Chiloquin 2S7 17/35 3,735 ft. 60 ft. Asphalt 10,000 pds.
Condon 3S9 07/25 3,500 ft. 60 ft. Concrete 12,000 pds.
Cottage Grove 61S 15/33 3,200 ft. 60 ft. Asphalt 15,000 pds.
Crescent Lake 5S2 13/31 3,900 ft. 30 ft. Asphalt
Independence 7S5 16/34 3,000 ft. 60 ft. Asphalt 12,500 pds.
Joseph 4S3 15/33 5,200 ft. 60 ft. Asphalt 12,500 pds.
Lebanon S30 16/34 2,877 ft. 50 ft. Asphalt
McDermitt 26U 16/34 5,900 ft. 60 ft. Asphalt 12,500 pds.
McKenzie Bridge S06 06/24 2,600 ft. 90 ft. Turf
Mulino 4S9 14/32 3,600 ft. 100 ft. Asphalt 12,500 pds.
Nehalem Bay 3S7 15/33 2,350 ft. 50 ft. Asphalt
Oakridge 5S0 09/27 3,610 ft. 47 ft. Asphalt
Owyhee Reservoir 28U 13/31 1,840 ft. 30 ft. Dirt
Pacific City PFC 14/32 1,875 ft. 30 ft. Asphalt 7,000 pds.
Pinehurst 24S 04/22 2,800 ft. 30 ft. Asphalt
Prospect 64S 02/20 4,000 ft. 50 ft. Asphalt
Rome REO 03/21 6,000 ft. 150 ft. Asphalt
Santiam Junction 8S3 06/24 2,800 ft. 150 ft. Gravel
Siletz Bay S45 17/35 3,300 ft. 60 ft. Asphalt 11,000 pds. 
Toketee 3S6 11/29 5,350 ft. 60 ft. Dirt
Toledo 5S4 13/31 1,750 ft. 40 ft. Asphalt
Wakonda R33 16/34 2,000 ft. 50 ft. Turf
Wasco 35S 07/25 3,450 ft. 60 ft. Asphalt 12,500 pds.

See Warning Airports

State of Oregon Airports
Runway Weight Limits

Maximum Aircraft Weight



Category I - Commercial Service Airports Category IV - (Continued)
Eastern Oregon Regional @ Pendleton* Mulino - Portland

Eugene - Mahlon Sweet Field* Prineville
Klamath Falls International* Seaside Municipal

Portland International* Siletz Bay State
Redmond Municipal - Roberts Field* Sisters Eagle Air   (private)

Rogue Valley International - Medford* Sportsman Airpark
Salem McNary Field* Sunriver 

Southwest Oregon Regional* Wasco State

Category II - Urban General Aviation Airports Category V - 
Astoria Regional Remote Access/Emergency Service Airports

Aurora State Alkali Lake State
Bend Municipal Arlington Municipal

Corvallis Municipal Beaver Marsh   (private)
McMinnville Municipal Cape Blanco State

Newport Municipal Cascade Locks State
Portland - Downtown Heliport Chiloquin State

Portland - Hillsboro Country Squire Airpark   (private)
Portland - Troutdale Crescent Lake State

Scappoose Industrial Airpark Davis Field   (private)
Enterprise Municipal

Category III - Regional General Aviation Airports George Felt   (private)
Ashland Municipal - Sumner Parker Field Lake Billy Chinook   (private)

Baker City Municipal Lake Woahink SPB (Private
Bandon State Lakeside Municipal

Burns Municipal Malin
Columbia Gorge Regional - The Dalles McDermitt State
Grant County Regional - Olgivie Field McKenzie Bridge State

Grants Pass Memaloose USFS 
Hermiston Municipal Miller Memorial Airpark

LaGrande / Union County Monument Municipal
Lake County Nehalem Bay State

Ontario Municipal Oakridge State
Roseburg Regional Owyhee Reservoir State

Tillamook Pacific City State
Paisley

Category IV - Local General Aviation Airports Pinehurst state
Albany Municipal Powers Hayes Field

Boardman Prospect State
Brookings Rome State

Chehalem Airpark   (private) Sandy River   (private)
Christmas Valley Santiam Junction State

Condon State - Pauling Field Silver Lake USFS
Cottage Grove State - Jim Wright Field Skyport   (private)

Creswell Hobby Field Stark's Twin Oaks   (private)
Florence Municipal Toketee State

Gold Beach Municipal Toledo State
Illinois Valley Gold Beach Municipal 

Independence State Vernonia Municipal
Joseph State Wakonda Beach State

Ken Jernstedt Airfield
Lebanon State

Lenhardt Airpark   (private)
Lexington 

Madras City-County
Myrtle Creek Municipal

Public Use Airports (97)

* = existing scheduled commercial air service
private = privately owned
Italics  = NPIAS airports

william werner
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TILLAMOOK County Assessor's Summary Report
Real Property Assessment Report

2015
June 8, 2016 3:21:17 pm

Account #
Map #
Code - Tax #

Mailing Name
Agent

Mailing Address

Prop Class
RMV Class

MA SA NH Unit

Tax Status
Acct Status
Subtype

Deed Reference #

Legal Descr

Appraiser

SALEM, OR 97302-1125

OREGON, STATE OF

2201-307304
4S1030-00-00600 
307304

ACTIVE
NONASSESSABLE

NORMAL

See Record

See Record

GIL SMITH

961
201 07 30001 5415-1

3040 25TH ST SE

Sales Date/Price See Record
In Care Of % (DEPT OF AVIATION)

FOR ASSESSMENT YEAR

Situs Address(s) Situs City
ID# 6355  PACIFIC AVE  COUNTY

Code Area AV RMV RMV Exception CPR %
Value Summary

MAV
2201

Impr.
Land

Impr.
Land

220,120
1,204,610

0
0

Code Area Total 0 1,424,730 00

Grand Total 0 1,424,730 00

Code
Area ID# RFD

Plan
Zone Value Source TD% LS Size Land Class Irr Class Irr Size

Land Breakdown
Ex

2201 1 R C-1 Commercial Site 100 A 8.71
2201 OSD - AVERAGE 100

Grand Total 8.71 0.00
Improvement BreakdownCode

Area ID#
Yr
Built

Stat
Class Description TD%

Total
Sq. Ft. MS Acct #Ex%

Trended
RMV

2201 1 560 Public - Misc. Buildings 095 220,120

0Grand Total 220,120
Exemptions/Special Assessments/Potential LiabilityCode

Area Type
2201

EXEMPTION:
Amount 0STATE GOVERNMENT 307.090

Reappraisal for 2008. This property is exempt and the MAV is set to zero. gbs 11/28/07 11/28/11 Commercial stat class
conversion to 560. KF

Comments:

Page 1 of 1
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SECTION 3.335  PACIFIC CITY/WOODS AIRPARK (PCW-AP) ZONE

(1) PURPOSE:  The purpose of the PCW-AP zone is to support and encourage the
continued operation and vitality of the Pacific City airport and to designate areas
for uses including residential homes, aircraft hangars and aircraft related
businesses, while promoting safety in the airport area.  Land that is suitable for
the PCW-AP zone is contiguous to the Pacific City Airport.  It is acknowledged
that the airport has adverse impacts to the surrounding area, i.e. noise and prop-
wash, however, the community desires that the airport be maintained.

(2) USES PERMITTED OUTRIGHT:  In the PCW-AP zone, the following uses
and their accessory uses are permitted outright, subject to all applicable
supplementary regulations contained in this ordinance.

(a) One or two-family dwelling.

(b) Aircraft hangars.

(c) Aircraft fueling facilities.

(d) Landing strip and taxiways.

(e) Commercial or retail establishments only if dependent upon or related to
aircraft and related components.  Shall meet standards in Section 3.337
(4)(a) or (b).

(f) Aircraft navigational aids.

(g) Home offices or occupations according to the provisions of Section 4.140
of this ordinance. Home occupation signs shall be unlighted and limited to
2 square feet.

(h) Bed and breakfast enterprises.

(i) Signs, subject to Section 4.020 except a sign shall not exceed 30 square feet
identifying a non-residential use.

(j) Public park and recreation uses.

(3) USES PERMITTED CONDITIONALLY:  In the PCW-AP Zone, the
following uses and their accessory uses are permitted subject to the provisions of
Article 6 and the requirements of all applicable supplementary regulations
contained in this ordinance.

(a) Planned Development subject to Section 3.080, which may include a
temporary real estate office.
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(b) Cottage industries.

(c) Foster family homes accommodating six or less children or adults.

(1) STANDARDS:  Land divisions and development in the PCW-AP zone shall
conform to the following standards, unless more restrictive supplemental
regulations apply:

(a) For a single family dwelling, the minimum size for lots shall be 5,000
square feet.  A two-family dwelling shall require 2,500 square feet
additional area.

(b) The minimum lot width shall be 50 feet; on a corner lot, the minimum
width shall be 65 feet.

(c) The minimum lot depth shall be 75 feet.

(d) The minimum front yard shall be 20 feet.

(e) The minimum side yard shall be 5 feet; on the street side of a corner lot, it
shall be 15 feet.

(f) The minimum rear yard shall be 20 feet; on a corner lot it shall be 5 feet.

(g) The maximum building height shall be in conformance with the Pacific
City Airport Overlay.  A survey shall be submitted with a building permit
application to determine compliance with Section 3.210 Pacific City
Airport Obstruction Overlay Zone (PAO) maximum building height
requirements.  Maximum building height shall be 35 feet unless the
Airport Overlay Zone requires lesser height.

 (h) All uses shall meet off-street parking requirements as provided in Section
4.030.

(j) Creation of new lots or parcels, and construction on existing lots or
parcels, shall only be allowed if water availability and sewer service or
adequate on-site sanitation are provided, as follows:

(1) Confirmation of water service availability from the water district,
or evidence of an alternative functioning domestic water supply,
shall be provided to the Department prior to approval of residential
construction or other development requiring potable water.
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(2) If sewer service is available, as defined in OAR 340-071-160(5)(f),
hookup to the sewer system shall be required prior to approval of a
building permit for a structure containing plumbing fixtures or
otherwise requiring sanitary waste disposal.

(3) If sewer service is not available, as defined in OAR 340-071-
160(5)(f), approval(s) for on-site sanitation disposal shall be
required for:

(i)  each lot or parcel prior to lot or parcel creation through
partition or subdivision process; in some cases on-site
sanitation may require larger lot sizes than the minimum
allowed by the zone;

(ii) building permit approval for a structure containing
plumbing fixtures or otherwise requiring sanitary waste
disposal.

PRIOR TO PREPARING PLANS FOR DEVELOPMENT WITHIN THIS ZONE
YOU ARE ADVISED TO CHECK THE TILLAMOOK COUNTY LAND USE
ORDINANCE FOR ADDITIONAL REGULATIONS THAT MAY APPLY.
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Facing south from midfield 
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Midfield facing west. Centerline visible. 
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Midfield facing northwest. 
 

 
Runway 14 threshold. Facing south. 
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Facing southwest from Pacific Ave. Utility easement fence to right. Tie down area in 
distance. 

 
 
Facing east from Rueppell Ave. Restroom north of tie down area (submerged). Private 
land in foreground. 
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Facing southeast from Rueppell Ave. North windsock. 
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Facing east from Rueppell Ave. Flooded runway in distance. 
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Facing east from Rueppell Ave, midfield. Private land in foreground. 

 
Facing east from Rueppell Ave. Some flooding on private land in foreground.  
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Facing north. Runway 32 submerged. South windsock to right. 
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Facing west from south end of runway. Water draining to Big Nestucca River.  
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Oregon State Aviation Board 
Meeting Minutes 

 
 
October 19, 2017   __                                                                        Pendleton, OR 
Pursuant to notice made by press release to newspapers of general and local circulation 
throughout the state and mailed to persons on the mailing list of the Aviation Board, a meeting of 
the Oregon State Aviation Board was held on October 19th at Pendleton Airport. 
 
Board Members Present:  Martha Meeker, Chair, Keith Washington, Mary Rosenblum, Doug 
Ferguson and Vince Granato. 
 
ODA Members Present:  Director, Mitch Swecker; State Airports Manager, Matthew Maass; 
Planning Manager, Heather Peck; Fiscal Manager, Kristen Forest; Administrative Specialist, 
David Astorga; Fiscal Analyst, Nohemi Ramos 
 
______________________________________________________________________________ 
 
 

CALL TO ORDER – INTRODUCTIONS 
 
The meeting started at 12:00 pm.  State Aviation Board, ODA Staff and public introductions 
were made. 
 

Item 2 – Approval of Consent Agenda 
 
ACTION ITEM – Approval of Minutes from September 21, 2017 meeting 

     Next Board Meeting to be held in January of 2018, location tbd 
                 Director’s Calendar 
 
Motion to approve by: Vince Granato   
Motion 2nd by: Mary Rosenblum 
Motion passed unanimously 

 
Item 3 - Public Comments 

 
Jake Jacobs, ORAVI discussed ORAVI meeting schedule with aviation board.   
Some Discussion Followed. 
 
Robb Corbett, City of Pendleton, City Manager thanked the ODA for their time in Pendleton and 
discussed his first time contacting the ODA reflecting the help provided to him. 
 
 

Informative and Review Items 
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Item 4 – MWVESB Brief 

 
 
Heather Peck: Ms. Peck, ODA, Planning Manager discussed the MWVESB and disadvantaged 
business enterprise (DBE) plan with the aviation board.  An updated DBE plan was presented to 
the board outlining the requirement of holding public meetings that provides an opportunity for 
all potential contractors to attend.  Ms. Peck explained that this may be a challenge as Oregon 
state airports are scattered throughout the state.  The use of teleconferencing systems may be 
used to allow an opportunity for all to attend.   Ms. Peck provided a structural breakdown of the 
federally mandated DBE Plan. 
 
Some discussion followed. 
 

Item 5 – COAR Update 
 

 
Nohemi Ramos: Ms. Ramos, ODA Staff discussed the ASAP program and provided an update 
of the first COAR cycle to the aviation Board.  Ms. Ramos mentioned that due to other airports 
dropping out, additional projects were able to be funded at airports including Sun River, Twin 
Oaks and Enterprise.  Director Swecker and the Board plan to amend the COAR application to 
include language regarding outstanding debt obligations.  Ms. Ramos also reported the current 
status of the second (2017-2018) COAR cycle to the Board.   
 
Some discussion followed 
 
 

Item 6 – Executive Session 
 

Per ORS 192.660(2)(e) To Deliberate Real Property Transactions and 192.660(2)(f) To Consider 
Written Advice from Attorney 

 
 

Item 7 – Vote – Airport Real Estate Transaction  
 

Matthew Maass: Mr. Maass, ODA, State Airports Manager presented recommendations from 
the Oregon Department of Justice for the Pacific City Transfer.  The current deed for Pacific City 
State Airport contains a reversionary clause stating that if the airport were to cease operations as 
a public use airport it would then revert back to the original owners.  However a superseding 
clause will state that if Pacific City were ever to stop operating as a public use airport it would 
then be transferred back to the ODA so that it may continue to operate as an airport. 
 
 
ACTION ITEM – Airport Real Estate Transaction – Pacific City State Airport Transfer 

 
Motion to approve by: Vince Granato   
Motion 2nd by: Doug Ferguson 
Motion passed unanimously 
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Item 9 – Vote – Limitation Increase for McDermitt State Airport 

(For scheduling purposes this item was moved up) 
 
Mitch Swecker: Director Swecker briefed the Board on the request for additional funds for a 
Limitation increase for the McDermitt Other Fund and Federal Fund Capital Construction 
Appropriations and discussed the factors contributing to the limitation increase.  Director 
Swecker requested that the Board vote on the limitation increase for McDermitt State Airport for 
$579,319. 
 
Board Member Vince Granato requested that the financial resources piece of the draft mission 
statement be made to emphasize the concept of effectively managing financial resources versus 
just providing them to the agency to allocate towards aviation projects. 
 
Some discussion followed 

 
 

ACTION ITEM – Limitation Increase for McDermitt State Airport 
 
Motion to approve by: Doug Ferguson   
Motion 2nd by: Keith Washington 
Motion passed unanimously 

 
 

 
Item 10 – Director’s Update 

 
 
Mitch Swecker: Director Swecker provided an update to the aviation board of the Corragio 
Group meetings.  The ODA Director also presented the Governor’s State of Oregon 
Proclamation making October 2017 Aviation Appreciation Month.  In addition to this 
information, an update of ODA happenings was provided. 

Some discussion followed 

 

Item 11 – Planning Division Update 
(For scheduling reasons this item was not presented) 

 

Item 12 – Operations Division Update 

(For scheduling purposes this item was moved up) 
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Matthew Maass: Mr. Maass, ODA, State Airports Manager provided an update of the 
operations division.  Mr. Maass discussed his recent trip with Board Member Doug Ferguson to 
Owyhee Reservoir State Airport and provided an update of the airport’s runway condition to the 
aviation board. 
 
 

 
Item 13 - Administrative Division Update 

 
 

Kristen Forest: Ms. Forest, ODA, Financial Manager provided an explanation of the ODA’s 
key performance measures.  Ms. Forest reviewed each KPM with the aviation board.  Discussion 
followed regarding changing some KPM’s to reflect the current state of the agency.  Next Ms. 
Forest reviewed customer satisfaction and board best practice survey responses with the Board. 
 
Some discussion followed suggesting that questions contained within the surveys and key 
performance measures should be changed during the next board meeting. 

 
 
 
 
 
 

Chair, Martha Meeker adjourned meeting at 3:00 pm. 
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Oregon State Aviation Board 

Meeting Minutes 
 

 
January 18, 2018   _  __                                                               Portland, Oregon 
Pursuant to notice made by press release to newspapers of general and local circulation 

throughout the state and mailed to persons on the mailing list of the Committee, a meeting of the 

Oregon State Aviation Board was held on January 18, 2018, at the Portland International Airport 

(PDX). 

 
Board Members Present:  Doug Ferguson, Martha Meeker, Brian Whiteside, Mary 

Roseenblum, Vince Granato 

 

ODA Members Present:  Director, Mitch Swecker; State Airports Manager, Matthew Maass; 

Planning Manager, Heather Peck; Fiscal Manager, Kristen Forest; Administrative Specialist, 

Mary Bornstedt; Administrative Specialist, David Astorga; Program Coordinator, Matt Lawyer; 

Aviation Planner, Jeff Cairnes; Planning & Program Administrative Coordinator, Cathy Clark 

 

Guest Presenters:  Michael Kosmala, Mike Maynard, Sarah Reich 

 

______________________________________________________________________________ 

 

 

CALL TO ORDER – INTRODUCTIONS 

 

The meeting started at 11:01 am                                                       Self introductions were made. 

 

 

Item 2 – Approval of Consent Agenda 

 

ACTION ITEM – Approval of Consent Agenda. 
 

Motion to approve by: Brian Whiteside 

Motion 2nd by: Mary Rosenblum 

Motion Passed unanimously 

 

 

Item 3 - Public Comments: 
 

John Dunlap: Mr. Dunlap expressed his concerns about our timing in the windsock repairs at 

Pacific City and his disapproval of ODA sale of Pacific City State Airport to a private party to be 

used as a public airport. Mr. Dunlap made accusations that McDermitt, Alkali, Rome and 

Chiloquin State Airports will close. Matt Maass informed him that his assumptions were 

incorrect and that there was no closure of any airport planned. 
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Jake Jacobs: Provided a brief summary of events on behalf of ORAVI.  Mr. Jacobs also 

provided an update for AUVSI Cascades, identifying organizational changes and updates. 

 

Neal White: Provided public comment regarding Pacific City.  Mr. White provided insight 

regarding the airport and spoke of economical ways to help reduce liability. 

 

 

Informative and Review Items 

 

Item 4 – Pacific City Discussion 
 

Matthew Maass: Mr. Maass, ODA, State Airports Manager provided a summary of meetings 

held in Pacific City regarding the public use airport.  The meetings were not specific to the ODA.  

Meetings were well attended where public concerns were heard.  Mr. Maass explained that the 

transfer of the airport is an ongoing issue, and that no action had been taken at this point.  

Director Swecker stated that he is seeking more public involvement with the Pacific City 

decision. Director, Mitch Swecker requested that Mr. Maass clarify the public comments made 

by Mr. Dunlap regarding the Pacific City windsock repairs and the airport closure accusations. 

Mr. Maass corrected any misinformation that had been released regarding Pacific City, 

McDermitt, Alkali, Rome and Chiloquin State Airports.   

Clarification was provided where ODAwill not close any of its airports.  

Chair, Martha Meeker asked that Mr. Kurt Bruun explain his plan for Pacific City State Airport. 

Mr. Bruun explained that he currently owns an airport in Central Oregon. He frequently uses the 

Pacific City State Airport to visit his beach home and that he owns his own construction 

company. Mr. Bruun explained that his construction company built his airport in central Oregon 

and maintains that airport. He stated that a benefit to owning his own construction company is 

that he plans to use his employees as maintenance, whereas ODA only has one fulltime 

maintenance man to tend to 28 airports. Mr. Bruun expressed that his interest is in always having 

the Pacific City runway in good condition and open for use to the public. He has no intention of 

putting any restrictions on the airport. Mr. Bruun further explained how he intends to better the 

Pacific City Airport. Chair, Meeker requested that toward the end of the discussion a written plan 

be introduced to the board outlining how to make the Pacific City airport better regardless of 

who owns it. Mr. Maass presented a map of Pacific City showcasing airport maintenance 

projects that may be completed. Some discussion followed between ODAand the Aviation 

Board.  

Board Member Vince Granato suggested that a timeline be placed on the Pacific City State 

Airport Transfer. Director Swecker proposed that the suggested timeline be set to the end of June 

2018. Chair Meeker agreed to the proposed timeline of June 2018. Chair Meeker suggested that 

in the interim ODAhold more than one public meeting. 
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Item 5 - Director’s Update 
 

Mitch Swecker, ODA Director:  Director Swecker briefed the board on the Aurora State Airport 

Constrained Operations, Cascade Locks State Airport, potential new Board Member, and UAS 

Integration Pilot Program (IPP).  

Director Swecker briefed the board on the dissolution of SOAR Oregon and the three (3) FAA 

approved UAS Test Ranges in Oregon: Tillamook, Warm Springs, and Pendleton. SOAR 

acquired a $3 million grant to fund range managers and associated staff of which approximately 

$950,000 is left. Business Oregon approached ODAto take over the financial administration of 

those ranges. SOAR Oregon is set to dissolve by January 31, 2018.  On January 25th 

ODAmanagement staff will meet with Business Oregon to discuss metrics. 

Director Swecker provided a summary of the UAS Integration Pilot Program to the board.  At 

the request of Senator, Betsy Johnson and Business Oregon, ODAhas applied to be the lead for 

the State of Oregon for the presidential executive order. Director Swecker explained that the 

decision by the FAA will be made between March and May 2018 and expressed his optimism for 

approval. In addition ODAsubmitted for a High Impact Opportunity Project Grant from Business 

Oregon.  

Board Member Vince Granato asked for clarification about who will be handling the financial 

rules, metrics and oversight of SOAR. Some discussion followed between ODAand the Aviation 

Board. 

 

Item 6 – Finance/Admin Division Updates 

Sarah Reich, EcoNW:  Provided an overview of the study conducted of rural air service. Some 

discussion followed between the ODA, EcoNW, and the Aviation Board.  

 

 

Item 7 – Vote – Receive Funds, UAS Test Range Funding  

 

(For scheduling purposes this item was moved up) 

 

Director, Mitch Swecker: Director Swecker briefed the board in agenda item 5 regarding the 

dissolution of SOAR Oregon. Business Oregon approached ODAto take over the financial 

administration of SOAR. On January 25th ODAmanagement staff will meet with Business 

Oregon to discuss metrics. The board was asked to approve the acceptance of unexpected SOAR 

funds and the financial administration over the three (3) FAA approved UAS Test Ranges in 

Oregon: Tillamook, Warm Springs, and Pendleton. 
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ACTION ITEM – Approval to Receive Funds, UAS Test Range Funding 
 

Motion to approve by: Vince Granato 

Motion 2nd by: Brian Whiteside 

Motion Passed unanimously 

 

 

Item 8 – Vote - $1M High Impact Opportunity Project Grant 

 

(For scheduling purposes this item was moved up) 
 

Director Mitch Swecker: Director Swecker explained in agenda item 5 that ODAsubmitted for 

a High Impact Opportunity Project Grant from Business Oregon with the intent allocating these 

funds towards UAS test range and IPP activities. The board was asked to approve the acceptance 

of the $1 million High Impact Opportunity Project Grant, if awarded. 
 

ACTION ITEM – Approval of $1M High Impact Opportunity Project Grant 
 

Motion to approve by: Mary Rosenblum 

Motion 2nd by: Doug Ferguson 

Motion Passed unanimously 

 

 

 

Item 9 – Finance/Admin Division Updates 

(For scheduling reasons this item was not presented) 

 

 

Item 10 – Break 

 

Martha Meeker released meeting at 1:24 pm for break. 

 

The meeting continued at 1:30 pm.                                                        

 

Item 11 – Vote – ODA One Page Strategic Plan - Coraggio 
 

Michael Kosmala, Coraggio: A summary of previous strategic meetings and findings were 

provided to the Board.   

 

ACTION ITEM – Approval of ODA One Page Strategic Plan 
 

Motion to approve by: Mary Rosenblum 

Motion 2nd by: Brian Whiteside 

Motion Passed unanimously 
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Item 12 – Planning Division Update 

 

Matt Lawyer, Planning: Provided an update of COAR. Critical Oregon Airport Relief Program 

(COAR) grants are funded with the Fuel Tax increase established by HB 2075 in the 2015 

Legislative session with the purpose of assisting sponsors with their FAA AIP grant match, 

emergency preparedness and economic development. Mr. Lawyer provided an overview of the 

2017 – 2018 COAR grant cycle.  Mr. Lawyer discussed the financial standing of the grants from 

ODA. Some discussion followed between ODAand the Aviation Board. 

Item 13 – Oregon Aviation Plan Update – Jviation 

 

(For scheduling purposes this item was moved up) 

 

Mike Maynard, JVIATION:  Mr. Jeff Caines, ODA, opened item 13 with requests for the 

Board to review the Oregon Aviation Plan (OAP) chapters two and four and refer any questions 

through Heather and Mitch where questions will be fielded to the correct staff from there.  Mr. 

Caines provided a brief background of the OAP and how the OAP will be used.  Mr. Maynard 

provided an overview of the OAP to the board and identified key characteristics, team members 

and initial results of the plan.  Some discussion followed between ODAand the Aviation Board.  

 

 

Item 14 – Executive Session  

 

Per ORS 192.660(2)(e) To deliberate Real Property Transactions-Discuss Bandon State Airport 

Property Acquisition  

 

Item 15 – Approval of 2018 – 2019 SOAR Projects 

 

Matthew Maass: Mr. Maass, ODA, State Airports Manager provided a summary  of the 2018 – 

2019 SOAR projects to the Aviation Board for their approval. 

 

Some discussion followed  

 

ACTION ITEM – Approval of 2018 – 2019 SOAR Projects 
 

Motion to approve by: Doug Ferguson 

Motion 2nd by: Brian Whiteside 

Motion Passed unanimously 

 

    

Chair, Martha Meeker adjourned meeting at 3:00 pm. 
 



Is ODA closing the Pacific City State Airport?
No, ODA is not closing the Pacific City State Airport.  Pacific City State Airport has deed 
restrictions on the airport that prevent it from being used as anything other than an airport. 

Is the Pacific City State Airport going to stay public use if it is transferred?
Yes, the Pacific City State Airport would stay a public use airport. ODA intends to place lan-
guage in the deed transfer that would state that the airport must remain a public use airport 
in perpetuity. 

Why does liability keep coming up in the discussion? 
Pacific City State Airport is a non-standard airport with narrow runways and is encroached 
upon by the homes and businesses surrounding it. Pacific City State Airport is a safe airport; 
however, it requires that a pilot be highly skilled to use it safely. Private owners may more 
readily mitigate liability and better establish liability protection. 

How does staffing affect ODA’s decision on how they operate airports?
ODA owns and maintains 28 airports with five employees in the Airport Division and limited 
volunteers. Because of  the strict budget and low staffing, ODA has to be very strategic about 
airport visits to maximize their time at each of the state airports.  As an example, when plan-
ning a trip to Pacific City, ODA will also visit Siletz Bay State Airport and Nehalem Bay State 
Airport during the same trip.  ODA uses this strategy for planning work at all airports. 

Interested Buyer approaches ODA

ODA Research - Airport options

Aviation Board Vote - Approval of ODA to proceed to surplus

Aviation Board Update - Public Comments & Insights

Potential Transfer of Airport Complete

ODA Research - Public Comments

Has ODA already decided on new ownership?
No, ODA has not already decided on new ownership. As a state agency, ODA must follow the 
Oregon surplus process, which is a lengthy process that exists to ensure transparency, fair 
and equitable redistribution of surplus property. This will likely include a Request for Applica-
tion (RFP) process to ensure that the potential new owner has the knowledge and resources 
to maintain Pacific City State Airport as a public use airport.

What stage of the potential transfer is ODA?

Surplus Process

For more information regarding the Pacific City State Airport, please contact 
Matt Maass, State Airports Manager and Deputy Director for the Oregon 
Department of Aviation at (503)378-2523.


	Request for Information:
	Risk mitigation and future operations of Pacific City State Airport
	Request for Information:
	Risk mitigation and future operations of Pacific City State Airport
	Information sought by the State Aviation Board:
	Background:
	Pacific City State Airport: Overview (see also: Attachment A below)
	Land acquisition, easements and deed restrictions
	Board minutes:
	Community meeting, March 9, 2018
	Current conditions: Maintenance Cost


	Respondent is requested to address the following:
	How to submit RFI:
	Format:
	Submission method:
	Deadline:

	RFI Process:
	Background documents
	Attachment A: Description of Pacific City State Airport, Oregon Department of Aviation: https://www.oregon.gov/aviation/Pages/Pacific-City.aspx
	Background Attachments B through E referenced above are included in the document titled: Pacific City State Airport 2018 RFI Reference Documents

	Pacific City State Airport RFI 2018 Reference Documents.pdf
	Attachment B: 01-Pacific City Airport FINAL Appraisal Final 170309
	Ex 1 Pacific City Airport aerial and stats
	Ex 2 Runway weight limit
	Ex 3 Public Use airports by category
	Ex 4 PFC warnings
	Ex 5a PFC assessors map
	Ex 5b Assessors map adjoining properties
	Ex 6 Assessors statement
	Ex 7 Title Policy
	Ex 8 Vesting Deeds
	Ex 9 Utility Easement
	Ex 10 Zoning
	Ex 11a Beaver Marsh Airport deeds
	Ex 11b Beaver Marsh Airport trust deed
	Ex 12 Maintenance expenditure
	Pacific City Airport Draft Appraisal Report-Photos

	Attachment C: Oregon State Aviation Board Meeting Minutes 10.19.2017
	Attachment D: Oregon State Aviatin Board Meeting Minutes 01.18.2018
	Attachment E: Facific City State Airport FAQ, 03.09.2018




