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3601 State Street
Salem, OR 97301
Re:
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5465 Turner Road Southeast
Salem, Oregon 97317
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Dear Ms. Wilder,
In accordance with your authorization (per the engagement letter found in the addenda of this report),
we have prepared an Appraisal of the above-referenced property.
The subject is the Mill Creek Correctional Facility (MCCF), a minimum-security prison located six miles
southeast of downtown Salem on 2,089 acres. The facility is a minimum-security work camp providing
inmate labor to the Oregon Department of Corrections, other state and local agencies, and private
industries throughout the Willamette Valley. Programs and services offered at MCCF include: cognitive
programs, substance abuse programs, education, transition programs, health services, work assignments,
and religious services. Governor Kate Brown is planning to close the facility in July 2021. According to a
January 2021 article from the Salem Reporter, the facility has 201 prisoners and 52 employees that will
be relocated.
As a part of the closure process, the Department of Corrections will declare the subject property to be
surplus. The surplus declaration begins a process of selling the asset.
The appraisers are aware of several state-mandated criteria regarding priority for potential offerors. The
appraisal question in this case, though, is not the value to a specific user or under a specific scenario.
Rather, it is to identify the Market Value of the property, under the Market Value definition provided in
this report. Key to that definition are the assumptions of unrelated, disinterested 3rd parties, neither
compelled to buy or sell. Those state rules are considered atypical motivations, so this report specifically
does not include any specific party or order of offers.
The subject portion consists of 390.5 gross acres and an estimated net site area of 351.4 acres. The subject
site is located in SE Salem, within City limits, just south of Corban University and the Mill Creek industrial
area. The majority of the site is located in the AE flood zone and has historically been utilized as
agricultural land. There are four separate potentially buildable areas totaling 127.38 net acres that
currently have some level of improvements located on the northern portion of the site along Turner Road.
According to the Marion County Assessor, there are 29 structures on the site, many of which are
barns/sheds that are nearing the end of their economic life. The main prison facility is a three-story,
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22,500 SF minimum-security prison built in 1929. The remaining structures have limited utility and would
be unlikely to be retained upon redevelopment of the larger site.
The subject is currently encumbered with two leases attributed to the site: a grazing lease through
February 2024 and an agricultural lease through September 2025. While considered relatively nominal,
the interim lease income would offset some future demolition costs of the majority of the subject’s
structures.
This appraisal report was prepared to conform with the requirements of the Uniform Standards of
Professional Appraisal Practice (USPAP), the Code of Ethics and the Standards of Professional Practice of
the Appraisal Institute, and applicable state appraisal regulations.
The global outbreak of a "novel coronavirus" known as COVID-19 was officially declared a pandemic by
the World Health Organization (WHO) on March 11, 2020, with the President of the United States
declaring the COVID-19 outbreak a national emergency on March 13.
The impact of the virus has created near-term instability in the capital and real estate markets. The
extent of the direct and indirect effects of this event on the national economy, the local economy, and
the market in which the subject property is located are only beginning to be reflected in commercial
real estate transactions. The reader should note the data and comparables used in this report are data
points that occurred in the past and there is projection risk associated with using lagging
indicators. While every attempt has been made to determine the impact on value of the subject
property, the associated risk may not yet be priced into the real estate market. Our conclusions have
been based on best available market evidence including interviews with market participants and
analysis of all relevant current market data.
Please reference the COVID-19 Disease overview in the Market Analysis section of the appraisal for
further discussion.
Note: Our estimate of market value is subject to the following Extraordinary Assumptions and/or
Hypothetical Conditions:
EXTRAORDINARY ASSUMPTION(S) AND HYPOTHETICAL CONDITION(S)
The val ues pres ented wi thi n thi s apprai s a l report are s ubject to the extraordi nary a s s umpti ons and hypotheti ca l
condi tions l i s ted below. Purs ua nt to the requi rement wi thi n Uniform Sta ndards of Profes s i ona l Appra i s al Practi ce
Sta ndards Rul e 2-2(a )(xi), i t is s ta ted here that the us e of a ny extraordi nary a s s umpti ons mi ght ha ve affected the
a s s i gnment res ults .
Extraordinary Assumption(s)
1. The As s es s or di d not report the s i ze of the s ubject's exis ti ng s tructures . We
ha ve es ti ma ted the s ize of the ma i n bui l di ng us i ng a eri al mea s uri ng tool s . A
profes s iona l meas urement by a l i cens ed a rchitect i s recommended.
2. The s ubject's unus able a reas i ncl udi ng ea s ements a nd the Mi ll Creek
wetla nd buffer were es ti ma ted us ing a eria l meas uri ng tools .
Hypothetical Condition(s)

Thi s apprai s a l empl oys no hypotheti ca l condi ti ons .
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Based on our inspection of the property and the investigation and the analysis undertaken, we have
concluded the following value opinion(s).
MARKET VALUE CONCLUSION(S)
Appraisal Premise

Interest Appraised

Date of Value

Value Conclusion

Ma rket Va l ue - As Is

Fee Si mpl e

Februa ry 9, 2021

$12,480,000

Ma rket Va l ue - Contri butory Va l ue of Hog Hi l l

Fee Si mpl e

Februa ry 9, 2021

$4,900,000

Ma rket Va l ue - Contri butory Va l ue of Ma i n
Bui l di ng a nd Economi c Si te
Ma rket Va l ue - Contri butory Va l ue of Fl ood Zone &
Pa s ture La nd

Fee Si mpl e

Februa ry 9, 2021

$680,000

Lea s ed Fee

Februa ry 9, 2021

$6,900,000

Based on recent market transactions, as well as discussions with market participants, a sale of the subject
property at the above-stated opinion of market value would have required an exposure time of
approximately 12-24 months for the subject site. Furthermore, a marketing time of approximately 12-24
months is currently warranted for the subject property.
This letter must remain attached to the report, which should be transmitted in its entirety for the value
opinion set forth to be considered valid. Our firm appreciates the opportunity to have performed this
appraisal assignment on your behalf. If we may be of further service, please contact us.
Sincerely,
BBG, Inc.

Owen Ba rtel s , MAI
OR Certi fi ed Genera l Apprai s er
Li cens e #: C000870
503-478-1016
oba rtel s @bbgres .com

Sydni A. Ni col i ci
OR Certi fi ed Genera l Apprai s er
Li cens e #: C001356
503-478-1011
s ni col i ci @bbgres .com
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S UB JECT P ROPERTY
A E R I A L P H O T O GR A P H
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S UMMARY

OF

S ALIENT FACTS
PROPERTY DATA

Property Name

Mi ll Creek Correctional Fa ci li ty

Address

5465 Turner Road Southea s t
Sal em, Oregon 97317

Location

The s ubject s ite i s l ocated in SE Salem, wi thin City li mi ts , jus t s outh of Corban Uni vers i ty a nd
the Mi ll Creek i ndus tri al a rea. The s ite i s bounded by Turner Rd SE a nd Ga th Rd SE to the
north, the rai lroa d and Eas tla nd Ave to the wes t, the Ea s t Fork of Pringle Creek to the s outh,
and s outh of Jenni ches Lane to the ea s t. Mill Creek runs directl y through the middl e of the
s ite a nd is cons i dered unus able area . The majority of the s i te is l oca ted i n the AE fl ood zone
and ha s his torical ly been utili zed a s a gri cultural la nd. There are four potentia lly buildable
area s that currentl y ha ve s ome level of improvements l ocated on the northern portion of the
s ite a long Turner Road.

Property Description
County

Large-s ca le s ite wi th a gri cultural a reas a nd potentia l redevelopment a reas wi th exi s ti ng
correctional fa cil ity
Ma ri on

Parcel Number

R327913

Census Tract No.

18.03

Site Area
Potentially Buildable Areas
AE Flood Zone Area & Pasture

5,593,975 s qua re feet
11,416,205 s qua re feet

Mill Creek / Easement Unusable Areas 2,314,121 s qua re feet
Total
17,010,180 square feet
Zoning
PH; Publi c Hea lth
Flood Status

Year Built

(128.4200 acres )
(262.0800 acres )
(53.1249 acres )
(390.5000 acres)

Flood haza rd area s i dentifi ed on the Flood Ins urance Ra te Ma p are identified as a Special
Flood Ha za rd Area (SFHA). SFHA a re defined a s the area that wil l be inunda ted by the flood
event ha vi ng a 1-percent chance of being equa led or exceeded i n a ny gi ven yea r. The 1percent annual cha nce fl ood is al s o referred to a s the bas e fl ood or 100-yea r flood. SFHAs
are la beled a s Zone A, Zone AO, Zone AH, Zones A1-A30, Zone AE, Zone A99, Zone AR, Zone
AR/AE, Zone AR/AO, Zone AR/A1-A30, Zone AR/A, Zone V, Zone VE, a nd Zones V1-V30. Modera te
fl ood ha za rd area s , l abel ed Zone B or Zone X (s haded) a re a ls o s hown on the FIRM, and a re
the area s between the l imits of the ba s e flood and the 0.2-percent-annual -cha nce (or 500yea r) flood.
The main buil di ng was bui lt in 1929. The As s es s or di d not report the s ize or yea r bui lt for the
rema ining s tructures , mos t of whi ch a re ba rns or s heds tha t previous l y s upported a gri cul tural

Net Rentable Area

us e.
Accordi ng to the Marion County As s es s or, there a re 29 s tructures on the s i te. With the
excepti on of the mai n correcti onal fa ci li ty buil di ng, the exi s ti ng s tructures ha ve li mi ted
util ity a nd would be unli kel y to be reta ined upon redevelopment of the la rger s i te.
22,500 s quare feet

Overall Condition

Average/Fai r

Overall Quality

Average/Fai r

Overall Design/Functionality

Average/Fai r

Number of Buildings
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L EGAL D ESCRIPTION

RISK SUMMARY
Advantages

Challenges

1. The s ubject i s a l a rge-s ca l e s ite tha t woul d a ccommoda te s ubs ta ntia l development.
2. The s ubject i s a l rea dy l oca ted i n the Ci ty of Sa lem. Ba s ed on convers a tions with the
Sa lem Ci ty pla nni ng depa rtment, the s i te would be s ui ta bl e for a future ma s ter-pla nned
devel opment a nd a zoni ng cha nge from the current PH (Publi c Hea l th) zone is l ikely.
1. Mi l l Creek runs directl y through the mi ddl e of the s ubject a nd the buffer a l ong the creek
i s unus a bl e a rea . The ma jori ty of the s ubject i s currentl y i n the AE fl ood zone a nd future
devel opment woul d potenti a l l y requi re a ddi tiona l cos ts a s s oci a ted wi th
connectivi ty/a cces s a nd flood zone remedi a tion wi thin the s i te.
2. The recent COVID-19 i nfections ha ve crea ted nea r-term ri s k tha t ma y not be priced into
the rea l es ta te ma rket. The rea der s houl d note the da ta a nd compa ra bl es us ed i n this
report a re da ta poi nts tha t occurred i n the pa s t a nd there i s projecti on ris k a s s ocia ted wi th
us ing l a ggi ng i ndi ca tors . The opi ni on of va lue i s a s of a s peci fi c point in ti me a nd the va lue
ma y cha nge.

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

PROPERTY HISTORY 4

As Is as of February 9, 2021

VALUE INDICATIONS
Not Developed

Value Conclusion - As Is

$12,480,000

Exposure Time

12-24 months

Marketing Time

12-24 months

As Is as of February 9, 2021

Not Developed

Value Conclusion - Contributory Value of Hog Hill

$4,900,000

Exposure Time

12-24 months

Marketing Time

12-24 months

Per Acre

$50,215

Per Acre

$30.22

Per Square Foot (NRA)

$32,857

Per Acre

As Is as of February 9, 2021
Value Conclusion - Contributory Value of Main Building and Economic Site

$680,000

Exposure Time

12-24 months

Marketing Time

12-24 months

Contributory Value Of Flood Zone & Pasture Land as of February 9, 2021
Value Conclusion - Contributory Value Of Flood Zone & Pasture Land

$6,900,000

Exposure Time

12-24 months

Marketing Time

12-24 months

P ROPERTY H ISTORY
The current owner, State of Oregon Department of Corrections is the long-time owner of the subject. To
the best of our knowledge and discussions with management, the subject property is not currently listed,
nor under a sales contract.
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S COPE

OF

W ORK
APPRAISAL INFORMATION

Client

Oregon Department of Corrections
3601 State Street,
Sal em, OR 97301

Date of Inspection

Thi s apprai s al report ma y only be rel ied upon by the cl ient and intended us er(s ) na med
herein Oregon Department of Corrections a nd the Sta te of Oregon Department of
Admi ni s trative Servi ces .
Thi s a ppra is a l is to be us ed for a s s et va lua ti on i n prepa ra ti on for a declaration of s urplus
property by the Depa rtment.
As Is Market Va lue (Fee Simpl e) as of Februa ry 9, 2021
As Is Market Va lue (Fee Simpl e) of the Contri butory Va lue of Hog Hill as of February 9, 2021
As Is Market Va lue (Fee Simpl e) of the Contri butory Va lue of Mai n Bui lding and Economi c Site
as of Februa ry 9, 2021
February 9, 2021

Marketing Time

12-24 months

Exposure Time

12-24 months

Owner of Record

Sta te of Oregon-Correcti ons

Most Probable Purchaser

Devel oper

Intended User(s)

Intended Use
Property Rights Appraised / Premise

Highest and Best Use
If Vacant

As Improved

Ma s ter-pl anned development with multi fa mi ly, s ingle-fa mi ly, and more li mi ted commercial
on the buil da bl e porti on of the s ite. Continued a gri cul tural us e i n the flood zone a rea until
redevelopment i s s upported by market.
Convers ion of the ma in building to a lterna tive us e s uch as offi ce or educati onal us e a nd
demoli ti on of the other s tructures to make way for redevel opment on the remai ni ng
buil da bl e portion of the s ite
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General and Market Data
Analyzed

Inspection Details

Property Specific Data
Requested and Received

Data Sources

SCOPE OF THE INVESTIGATION
 Regional economic data and trends
 Market analysis data specific to the subject property type
 Published survey data
 Neighborhood demographic data
 Comparable cost, sale, rental, expense, and capitalization rate
data
 Floodplain status
 Zoning information
 Assessor’s information
 Interviewed professionals knowledgeable about the subject’s
property type and market.
Owen Bartels, MAI conducted an interior and exterior inspection on
February 9, 2021. Tracy Wilder, Real Property Manager for the
Department of Corrections, accompanied Mr. Bartels on that
inspection.
Mr. Bartels and Ms. Wilder walked the interiors of the correctional
facility, the out-buildings, the small office, the warehouses, and
walked the agricultural acreage.
Evan Abramowitz, MAI conducted an on-site inspection on February
17, 2021 and viewed the property from public rights of way but did
not enter the site or the structures.
The appraisers conducted on-site inspections of the properties used
as comparables in this report.
PROPERTY DATA RECEIVED
Lea s es
Sa l e contra ct
Ti tl e report
La nd Sa l es
Lega l Des cri p on
Ta x Lot

Si te Si ze
Buil di ng Si ze
Ta x Da ta
Zoni ng Informa ti on
Fl ood Sta tus
Demogra phi cs Reports
Compa ra bl e La nd Sal es
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DATA SOURCES

As s es s or's Records
As s es s or's Records
As s es s or's Records
Pla nning Dept
FEMA
Spotl i ght
Appra is er's fi l es ; CoStar
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Most Probable Purchaser

Valuation Methods Utilized

VALUATION METHODOLOGY
To apply the most relevant valuation methods and data, the
appraiser must first determine the most probable purchaser of the
subject property.
The most probable purchaser of the subject "As Is" is a developer.
This appraisal employs only the Sales Comparison Approach. Based
on our analysis and knowledge of the subject property type and
relevant investor profiles, it is our opinion that this approach would
be considered necessary and applicable for market participants. The
subject's age makes it difficult to accurately form an opinion of
depreciation and tends to make the Cost Approach unreliable.
Furthermore, because the subject property is a specialized land use,
it is not typically marketed, purchased or sold on the basis of
anticipated lease income. Therefore, we have employed neither the
Cost Approach nor the Income Capitalization Approach to develop an
opinion of market value.

EXTRAORDINARY ASSUMPTION(S) AND HYPOTHETICAL CONDITION(S)
The val ues pres ented wi thi n thi s apprai s a l report are s ubject to the extraordi nary a s s umpti ons and hypotheti ca l
condi tions l i s ted below. Purs ua nt to the requi rement wi thi n Uniform Sta ndards of Profes s i ona l Appra i s al Practi ce
Sta ndards Rul e 2-2(a )(xi), i t is s ta ted here that the us e of a ny extraordi nary a s s umpti ons mi ght ha ve affected the
a s s i gnment res ults .
Extraordinary Assumption(s)
1. The As s es s or di d not report the s i ze of the s ubject's exis ti ng s tructures . We
ha ve es ti ma ted the s ize of the ma i n bui l di ng us i ng a eri al mea s uri ng tool s . A
profes s iona l meas urement by a l i cens ed a rchitect i s recommended.
2. The s ubject's unus able a reas i ncl udi ng ea s ements a nd the Mi ll Creek
wetla nd buffer were es ti ma ted us ing a eria l meas uri ng tools .
Hypothetical Condition(s)

Market Value

Thi s apprai s a l empl oys no hypotheti ca l condi ti ons .

DEFINITIONS
“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 and 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:


Buyer and seller are typically motivated;



Both parties are well informed or well advised, and acting in
what they consider their own best interests;



A reasonable time is allowed for exposure in the open
market;



Payment is made in terms of cash in U.S. dollars or in terms

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

SCOPE OF WORK 8

of financial arrangements comparable thereto; and


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.”

(Source: Code of Federal Regulations, Title 12, Chapter I, Part
34.42[g]; also Interagency Appraisal and Evaluation Guidelines,
Federal Register, 75 FR 77449, December 10, 2010, page 77472
As Is Market Value

As is market value is defined as, “The estimate of the market value of
real property in its current physical condition, use, and zoning as of
the appraisal date.”
(Source: Appraisal Institute, The Dictionary of Real Estate Appraisal,
6th ed. (Chicago: Appraisal Institute, 2015); also Interagency
Appraisal and Evaluation Guidelines, Federal Register, 75 FR 77449,
December 10, 2010, page 77471

Definition of Property Rights Fee simple estate is defined as, “Absolute ownership unencumbered
Appraised
by any other interest or estate, subject only to the limitations
imposed by the governmental powers of taxation, eminent domain,
police power, and escheat.”
Leased fee interest is defined as, “The ownership interest held by the
lessor, which includes the right to receive the contract rent specified
in the lease plus the reversionary rights when the lease expires.”
Leasehold interest is defined as, “The right held by the lessee to use
and occupy real estate for a stated term and under the conditions
specified in the lease.”
Lease is defined as: “A contract in which rights to use and occupy
land, space, or structures are transferred by the owner to another for
a specified period of time in return for a specified rent.”
Source: Appraisal Institute, The Dictionary of Real Estate Appraisal,
6th ed. (Chicago: Appraisal Institute, 2015)
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Applicable Requirements
This appraisal is intended to conform to the requirements of the following:


Uniform Standards of Professional Appraisal Practice (USPAP);



Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal
Institute; and



Applicable state appraisal regulations.

LEVEL OF REPORTING DETAIL

Standards Rule 2-2 (Real Property Appraisal, Reporting) contained in USPAP requires each written real
property appraisal report to be prepared as either an Appraisal Report or a Restricted Appraisal Report.
This report is prepared as an Appraisal Report. USPAP gives appraisers the flexibility to vary the level
of information in an Appraisal Report depending on the intended use and intended users of the
appraisal. This format summarizes the information analyzed, the appraisal methods employed, and the
reasoning that supports the analyses, opinions, and conclusions.
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S IGNIFICANT P ROFESSIONAL A SSISTANCE
It is acknowledged that Tyler Soo (Registered Appraiser Assistant License No. AA03435) provided
significant professional contribution to this appraisal in the categories indicated below, all under the
supervision of the persons signing.
Acknowledgement of Real Estate Appraisal Assistance:
Define the appraisal problem



Conduct preliminary analysis, select, and collect applicable data



Conduct an analysis of the subject property



Conduct highest and best use analysis



Estimate land value, including on-site improvements
Estimate value of the property using each of the following approaches to value:
Cost
Sales Comparison
Income Capitalization
Reconcile each value indication and reconcile the final value estimate
Report estimate(s) of value(s) as defined

Mr. Soo is a graduate of California Polytechnic State University with a Bachelor of Science in Business
Administration, concentrating in Finance.
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COVID-19 D ISEASE ; SARS-C O V-2 V IRUS
I N TR OD U C TI O N
As the pandemic has drug on, it has begun to be more of a known risk in real estate markets. This lessens
the speculative impacts on valuations conducted during this COVID-effected era. Still, it is important to
understand the state of the pandemic in order to better understand its effects on the marketplace. This
section provides a brief overview of the pandemic and its effects to set the stage for some judgements
relating to timing and price appreciation required for the valuation sections later in this report.

CDC
On January 30, 2020, the International Health Regulations Emergency Committee of the World Health
Organization (WHO) declared the outbreak a “public health emergency of international concern” (PHEIC).
On January 31, Health and Human Services Secretary Alex M. Azar II declared a public health emergency
(PHE) for the United States to aid the nation’s healthcare community in responding to COVID-19. On
March 11, WHO publicly characterized COVID-19 as a pandemic. On March 13, the President of the United
States declared the COVID-19 outbreak a national emergency.

C O ST A R | M A R C H 1, 2021
The process for writing this column every week generally starts with updating a set of charts tracking highfrequency data on the economy and then discussing what they mean. The narrative direction for the week
is born out of your authors’ ongoing Microsoft Teams chat, trading charts back and forth, sending quotes
from Federal Reserve speeches, talking markets.
That process last week led to something of a landmark event for CoStar Economy: We’re feeling quite
optimistic on the economy for the first time in a long time. Let’s explain why.
First, let’s check in on the most important graph for the economy: COVID-19 infection rates. This has been
the graph to watch for nearly a full year as we are approaching the anniversary of the quarantine. As fast
and furious as the rise in coronavirus infection rates was to close out 2020, they have come down just as
quick. For the West and Midwest in particular, positive test rates are as low as they have been since the
pandemic began.
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This is great news as the third wave of cases clearly affected economic and job growth, with net negative
job growth over the months of December 2020 and January 2021. It appears that activity picked up quickly
as the spread began to subside, almost concurrently. Some of our favorite high-frequency indicators are
showing very strong signs that things are starting to get better. And quickly. Data from the reservation
service OpenTable on restaurant traffic, below in red, is already back to its highest levels since the summer
of 2020, when massive rehiring of leisure, hospitality and entertainment workers was driving monthly jobs
gains into the millions. Credit and debit card spending, as measured by Affinity Solutions in blue, is also
clearly rising in 2021 and currently stands at pandemic highs — even though the trend is pretty volatile.
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While restaurant traffic is still down a hefty 40% from a year ago, a combination of vaccinations, healthier
restaurant practices and possibly herd immunity effects are pushing activity higher much faster. With
Johnson & Johnson’s single-shot vaccine getting very positive news last week, this dynamic of increasing
in-person activity should accelerate through the spring.
Consumer spending has been on an absolute tear as well, for all the reasons mentioned above but more
importantly because of the fiscal stimulus enacted at the close of 2020. The chart below measures total
personal income growth against personal income without emergency fiscal stimulus. Personal income in
January 2021 skyrocketed to levels not seen since $1,200 checks were sent out in April 2020. While this
time around the checks were only $600, these government benefits completely overshadowed the
income growth weakness that began in December as hiring slowed to a standstill.
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With incomes boosted once again, and more freedom for individuals to move around and spend money,
we can say with confidence this is the most optimistic backdrop we’ve had since the start of the crisis. The
bond market has noticed this too, with 10-year U.S. Treasury rates hitting 1.6% briefly before falling back
to close the week just below 1.5%. These are levels not seen since February 2020. Federal Reserve
Chairman Jerome Powell stuck to his dovish script in front of Congress this past week, indicating
“monetary policy is accommodative and it continues to need to be accommodative. ... Expect us to move
carefully, patiently, and with a lot of advance warning.”
We feel compelled to offer a few reminders. First, rising long-term bond yields aren’t necessarily a bad
thing! It’s less important to know that yields are rising than it is to know why they are rising. In this case,
they are rising because economic growth is picking up. As of this writing, the Atlanta Fed’s GDPNow
forecast for gross domestic product growth for the first quarter of 2021 is near 9%. That’s a good thing
and will help make up the shortfall in GDP from pre-pandemic levels as well as assist in putting the roughly
10 million people without jobs back to work.
Second, the level of interest rates matters, not just the direction. The worry is that fast-rising interest
rates will choke off economic growth. Does anyone here think 1.5% or even 2% interest rates are
restrictive, hovering around zero when adjusted for inflation? As we wrote last week, housing market
tailwinds will occur even at higher mortgage rates. Both mortgage and Treasury yields remain lower than
at any level ever prior to 2020.
Lastly, the Fed has held strong in its conviction to keep short-term interest rates low until a rebound in
the economy and labor market is well underway. The two-year Treasury rate agrees with them. While
rates at points further out the curve have risen sharply, the two-year has barely budged and remains at

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

COVID-19 DISEASE; SARS-COV-2 VIRUS 15

only 0.14% as of this writing. That tells us that the Fed won’t be raising rates anytime soon to slow down
the economy. That means the yield curve has been steepening quickly. Bizarrely, this has been pointed
out as a bad sign for growth, or at least a reason to worry that growth will be crimped by higher interest
rates. In fact, a steepening yield curve has been a clear leading indicator for an improving economy coming
out of a recession. The move steeper over the last few weeks has been fairly sharp, but it’s actually just
catching levels typically seen when coming out of a recession.
The yield curve tracks consumer and business sentiment indices quite closely. If this is an indication of
anything, it’s of more strength to come.
We don’t want to miss the forest through the trees here: there is still a long, long way to go before
cumulative conditions return to where we were a year ago, and millions upon millions are still out of work.
But if these trends keep up, and especially if new stimulus passes, that could happen quite quickly. As our
opening quote suggests, many households and industries were broken in 2020. The world itself broke, in
a way. But it appears that we are healing, and becoming stronger in those broken places.
The Week Ahead …
Next week is all about jobs, with an update on employment in February to be released on Friday. As
activity remained depressed as of early February, the report is unlikely to capture the optimism we
discussed above. But we will continue to keep a close eye on hiring of employment service employees, a
reliable leading indicator for broader hiring, as well as the working conditions for long-term unemployed
and disaffected workers.
Secondary to the jobs report, but still important and perhaps more forward-looking, are the Institute for
Supply Management surveys. Business confidence has been strong in light of improved vaccine news, and
look to continue that way as the ISM manufacturing index is released on Monday and ISM services index
on Wednesday.

A P P LE : D IR E C T I ON R E Q U E ST S | M A R C H 1, 2021
Requests for walking and driving directions from Apple’s navigation tool, Maps, has shown a material
recovery since the bottom in April although transit remains well below pre-covid levels. In any event
Americans’ mobility has improved greatly.
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O P E N T A B LE : R E S TA U R A N T B OO KI N GS | M A R C H 2, 2021
U.S. restaurant bookings have increased off the April lows but remain much lower than pre-covid.
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STR: H OTE L O C C U P A NC Y | F E BR U A R Y 20, 2021
U.S. weekly hotel occupancy reached its highest level since late October, according to STR‘s latest data
through 20 February.

Popular leisure markets in Florida, with leftover demand from the long holiday weekend, posted the
week’s highest levels. Among STR-defined markets, the Florida Keys reached 93.5% occupancy, followed
by Fort Lauderdale (80.1%). Miami saw the highest occupancy (75.8%) among the Top 25 Markets.
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Additionally, displaced Texans pushed week-over-week occupancy gains across STR-defined markets in
the state. Texas’ occupancy added almost a point to overall U.S. occupancy for the week. Top 25 Markets
with the lowest occupancy levels for the week included Minneapolis (32.0%) and Oahu
Island (32.8%). Aggregate data for the Top 25 Markets showed slightly lower occupancy (47.0%) but
higher ADR (US$107.07) than all other markets.

TSA: A IR T R A V E L | M A R C H 2, 2021
According to data from the Transportation Security Administration, air travel is down about 55% from the
same period a year ago, at which time air traffic figures do not appear to have been affected by covid.

Percent Change from Previous Year (same weekday)

TSA Passenger Throughput (Year over Year Change)
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M OR T GA GE B A N KE R S A S SO C I A TI O N : H O M E

P U R C H A SE S

| F E BR U A R Y 5, 2021

Mortgage applications to purchase a home have accelerated in the second half and the housing market
remains healthy and active. Home purchases spur economic activity.
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I N I T I A L J OB LE S S C LA IM S |F E BR U A R Y 25, 2021
On March 26th initial jobless claims showed an increase in unemployment by 3.1 million persons for the
week of March 16th-20th, setting a record that would be broken the following week at 6.9 million. All
weekly claims reported since March 26th are higher than any historical figure prior to COVID-19. The
following chart illustrates the weekly initial jobless claims in 2020 and into 2021.

Jobless claims fell sharply last week despite severe winter storms that swept across Texas and other parts
of the South, the Labor Department reported Thursday. First-time filings for unemployment insurance
totaled 730,000 for the week ended Feb. 20, well below the Dow Jones estimate of 845,000.
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.
The total also represented a substantial decrease from the 841,000 the previous week, a number that was
revised lower by 20,000. Despite the decline to the lowest since Nov. 28, it was still well above anything
the U.S. labor market had seen prior to the Covid-19 pandemic.
Continuing claims also fell, decreasing 101,000 to 4.42 million, the lowest since March 21 but also much
higher than the pre-pandemic norm.

.

BUREAU

OF

L A B OR

AND

S T A TI S TI C S | F E BR U A R Y 5, 2021

The US unemployment rate (U-3) has declined to 6.3% in January from an April 2020 high of 14.7%. These
improvements in the labor market reflected the continued resumption of economic activity that had been
curtailed in March and April due to the coronavirus (COVID-19) pandemic and efforts to contain it. In
January, notable job gains in professional and business services and in both public and private education
were offset by losses in leisure and hospitality, in retail trade, in health care, and in transportation and
warehousing,
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GDP F OR E C A ST S
The following chart summarizes GDP forecasts from various economists and institutions. Please note the
annualized figures are the quarterly change multiplied by four.
2020 GDP Forecasts
Annualized
Source
CNBC/Moody's Consensus
Mortgage Bankers Association
Goldman Sachs
Atlanta Fed GDP Now
Actual

Date
3/1
2/19
2/9
3/1

Q1
-----5.0%

Q2
-----32.8%

-----1.3%

-----8.2%

2021 GDP Forecasts
Annualized
Q3
----33.4%

Q4
----4.0%

Full Year
-----3.5%

Q1
5.0%
4.8%
-10.0%
--

Q2
8.5%
5.1%
----

Q3
7.0%
7.2%
----

Q4
-6.4%
----

1.3%
1.2%
-2.5%
--

2.1%
1.3%
----

1.8%
1.8%
----

-1.6%
---

Full Year
6.0%
5.9%
6.8%
--

Change from Previous Quarter
CNBC/Moody's Consensus
Mortgage Bankers Association
Goldman Sachs
Atlanta Fed GDP Now
Actual

----8.4%

----1.0%

------

While Q2 was beyond painful, the worst is behind us and Q3 was outstanding. The fourth quarter was
strong and the outlook for 2021 is much improved. High growth rates are expected into 2022.

R E N T C O L LE C T I ON S
The following chart from NAREIT summarizes rent collections by property type showing retail the most
affected. This table shows the estimated REIT rent collections as a share of typical rent collections. A total
of 34 equity U.S. REITs were included in the survey sample across six property sectors. NAREIT
discontinued the publication in September as most property types had stabilized.
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The following chart illustrates deferrals and forebearances granted.
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NMHC tracks multi-family collections which are summarized in the following chart.

N A R E IT /T R E P P : CMBS D E L I N QU E N C Y | M A R C H 2021
In February, the Trepp CMBS Delinquency Rate generated its largest improvement since the beginning of
the pandemic. After two huge jumps in the reading in May and June of last year, the rate has now declined
for eight consecutive months. The Trepp CMBS Delinquency Rate in February was 6.80%, a decline of 78
basis points from the January number, which is the biggest drop over the last eight months. The
percentage of loans in the 30 days delinquent bucket is 0.58% – down 16 basis points for the month.
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U R B A N L A ND I N S TI TU T E : R E A L E S T A TE E C ON O M I C F OR E C A S T | O C TO BE R 2020
ULI compiled forecasts from 43 economist/analysts at 37 real estate organizations. The key findings are
noted as follows.
Transaction Volume
Commercial real estate transaction volume reached $593 billion in 2019, a post-Great Financial Crisis
peak. Volume is expected to be about 50% lower in 2020 with a forecast of $300 billion. Forecasts for ‘21
and ’22 show growth to $400 billion and $500 billion, respectively.
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CRE Pricing
The RCA Commercial Property Price Index (CPPI) has experienced strong growth over the last nine years,
staying consistently above 6 percent annually. Prices are expected to drop by 2% in 2020, remaining at
that level with no change in ‘21 and then resuming growth in ‘22 with a 4% growth rate.

CRE Returns
NCREIF total returns in 2020 for the industrial sector in 2020 are expected to be positive, the only sector
for which this is the case. Still, at 4.5%, this is a significant decline from industrial returns in 2019 of 13.4%
and well below its long-term average of 10.4%. Apartment returns for 2020 are expected to be flat, while
office and retail returns for 2020 are both forecast to be negative, at -2% and -9.9%, respectively. Industrial
total returns are forecast to continue to increase in ‘21 and ‘22, at 6.2% and 10%, respectively, not yet
returning to the recent growth rates experienced prior to the pandemic. Apartment and office total
returns are forecast to turn positive in ’21, at 4% and 0.3%, respectively and continuing to gain strength
in ’22, at 6.0% and 4.3%, respectively. Retail total returns are expected to further decline in 2021 by 4.0%,
and then experience positive growth in 2022 of 2%.
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Rent Growth
Commercial property rent growth differs widely by property type, as well. In 2020, industrial rent growth
is forecast to be 1.0%, while apartments, office and retail are forecast at -2.5%, -2.4%, and -4.0%,
respectively. In ‘21, both the industrial and multifamily sectors experience positive growth, at 2.1% and
0.1%, respectively, while office rental rate growth is -1.0% and retail is -2.8%. By ‘22, positive rental growth
is forecast for all sectors, ranging from 3.3% in the industrial sector to 1.9% in the office sector. The
exception is the retail sector that plateaus in ‘22..

Vacancy
Change in vacancy and availability rates differ widely by property type. In 2020, industrial availability is
forecast to move up 50 basis points, while apartments are forecast to move up 100 basis points and both
office and retail are forecast to move up 200 basis points. In ’21, industrial availability is expected to
reverse direction and notch down slightly, apartment vacancy notches up slightly, and both office and
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retail vacancy rates continue to increase, albeit more moderately. In ’22, all sectors show slight
improvement, with the exception of retail which remains unchanged over ‘21.

Hotel Occupancy
Hotel occupancy rates, according to STR, were steadily improving over the last ten years, coming in at
66.1% in 2019, above the twenty-year average. The occupancy forecast for the full 2020, 49.1%, reflects
the sector’s relative strength in the few months prior to the pandemic, the near halt during the initial
phases of the pandemic, and then some level of return to travel the balance of the year. Rates are forecast
to improve over subsequent forecast years, increasing to 57.1% in ‘21 and 62.1% in ’22.

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

COVID-19 DISEASE; SARS-COV-2 VIRUS 28

Hotel RevPar
Following seven years of above-average hotel revenue per available room (RevPAR) growth, the RevPAR
growth rate dipped to the long-term average in ‘17 and ’18, and then experienced minimal growth, 0.8%,
in 2019. RevPAR is forecast to drop 35% in 2020. Growth is expected to begin recovery in ‘21 at positive
15%, and continue in ‘22 at 10%. Given the steep decline in ‘20, the growth rates in the subsequent
forecast years will not yet be sufficient to bring RevPAR to 2019 levels.

M C K I N SE Y & C OM P A N Y | O C T OBE R 30, 2020
The following from McKinsey & Company illustrates the many possible scenarios for the economic impact
of the COVID-19 crisis. With a strong public health response and the stimulus package the most likely
scenarios are A1 through A4. Other, more extreme scenarios can also be conceived, and some of them
are already being discussed (B1–B5 in Exhibit 3). One can’t exclude the possibility of a “black swan of black
swans”: structural damage to the economy, caused by a yearlong spread of the virus until a vaccine is
widely available, combined with the lack of policy response to prevent widescale bankruptcies,
unemployment, and a financial crisis.
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If Scenario A1 occurs, McKinsey & Company projects US GDP will return to pre-crisis levels in the third
quarter of 2022. If Scenario A3 occurs, McKinsey & Company projects US GDP will return to pre-crisis
levels in the first quarter of 2021.

O TH E R F E D E R A L , S TA TE

AND

L OC A L C ON SID E R A T I O N S

The federal government, states and municipalities have enacted legislation to lessen the economic impact
of COVID-19. Landlords’, owners’ and tenants’ rights may be affected by such legislation. Many states and
cities issued shelter-in-place orders forcing most residents to remain indoors except for essential needs
like groceries and essential businesses. Several states have proposed legislation that would forgive rent
and/or would allow termination of contracts. These issues should be closely monitored as they could place
downward pressure on value.

F OR C E M A JE U R E
Force majeure clauses are contract provisions that excuse a party’s inability to perform its obligations
under the contract if an unforeseeable event prevents such performance. Most leases have similar
clauses. We are not experts with regard to force majeure contacts and laws. Should COVID-19 become
accepted in the US as a force majeure event there may be additional risk for landlords.

C O N C LU S I ON
COVID-19 infections and overall economic implications are the primary concern of US and international
investors; however, as vaccines are becoming more available and GDP growth rates have rebounded the
worry among investors has been greatly reduced. Strong economic growth is expected throughout 2021
and into 2022 as rates are expected to remain near historical lows. Given recent bond yield increases,
investors have expressed worries over upward pressure on interest rates; however, rates remain well
below historical norms.
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Medium and long-term outlooks are favorable and interest rates are expected to remain low into 2023,
which could bode well for commercial real estate. Over the short-term hotels, restaurants and non-credit
retail have taken the brunt of the declines while industrial, self-storage and multi-family have been the
least affected. Office demand has faced downward pressures due to remote working trends and elevated
levels of unemployment, which are declining. We will continue to interview market participants regarding
changes in market conditions.
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R EG IONA L A NA LYSIS
The subject is in the Salem, OR Metropolitan Statistical Area, hereinafter called the Salem MSA, as defined
by the U.S. Office of Management and Budget. The Salem MSA is 1,923 square miles. Its population of
438,980 ranks 144th out of the nation’s 382 metropolitan statistical areas.
The overall economic health of the region is important in setting the stage for valuation judgements. This
section provides a brief overview of some of the more salient features of the regional demography and
economic position. Trends or averages noted herein are not intended to be reflective of any particular
property, but rather to show directions and magnitudes of pricing and changes over time.
Since 2009, Oregon has consistently been among the top ranked “inbound” states in the nation.1 While
most of the State’s population growth has gone to the Portland MSA, Salem maintains a crucial
demographic edge that will help the MSA maintain growth in the future. “The largest age cohorts in Salem
today are all younger than 20 years old.”2 As the following decades unfold, today’s youth in Salem will
become tomorrow’s economic engines.
Up through 2019 Salem experienced job growth in stride with the national economy. In 2019, the Salem
MSA’s total year-over-year job growth was 1.3%. Leading areas of job growth were construction, which
improved by 8.4%, and professional and business services which improved by 5.7%. On the other hand,
manufacturing declined by 0.4% and education and health services declined by 0.5%.3 Post-recession,
manufacturing growth has been hampered by employers seeking to replace workers with technology.

P O P U LA T I ON
The Salem MSA is estimated to have a population of 551,785 in 2021. Between 2010 and 2021 its
population increased by an average of 0.9 % per year. Oregon grew at a rate of 1.0% per year during the
same time period. The Salem MSA added an average of 8,896 residents per year over the 2010-2021
period.
Looking forward, the Salem MSA's population is projected to increase by 5,207 people per year between
2020 and 2026, or 0.9%. Oregon’s is projected to increase at a rate of 1.0% per year during this time
period.
POPULATION TRENDS

Salem MSA
Oregon

Population
2010 Census
498,405
3,831,074

Source: Environics Analytics

United Van Lines
Oregon office of Economic Analysis
3 Bureau of labor statistics
1
2
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2021 Estimate
551,785
4,281,747

2026 Projection
577,822
4,491,795

Compound Ann. % Chng
2010 - 2021
2021 - 2026
0.9%
0.9%
1.0%
1.0%
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E M P L OY M E N T
At the end of 2021 total employment in the Salem MSA was 186,493 jobs. Between 2010 and 2021,
employment rose by 17,874 jobs, or 10.6% increase over the entire period. There were gains in
employment in nine out of the past ten. Although the Salem MSA's employment rose over the last decade,
it underperformed Oregon, which experienced an increase in employment of 11.7% or 209,682 jobs over
this period.
A comparison of unemployment rates is another way of gauging an area’s economic health. Over the past
decade, the Salem MSA unemployment rate has been slightly higher than that of Oregon, with an average
unemployment rate of 6.4% in comparison to a 6.2% rate for Oregon. A higher unemployment rate is a
negative indicator, although the difference is small.
The most recent data shows that the Salem MSA unemployment rate is 5.8% in comparison to a 6.0% rate
for Oregon.

Year
2010
2011

EMPLOYMENT TRENDS
Total Employment (Year End)
%
Salem MSA
Change
Oregon
168,619
1,794,730
168,335
-0.2%
1,804,002

2012
162,537
2013
165,998
2014
172,394
2015
179,882
2016
186,375
2017
189,495
2018
190,787
2019
193,502
2020
186,493
Overall Change 2010-2020
17,874
Avg Unemp. Rate 2010-2020
Unemployment Rate - December 2020

-3.4%
2.1%
3.9%
4.3%
3.6%
1.7%
0.7%
1.4%
-3.6%
10.6%

1,758,815
1,771,555
1,833,334
1,909,296
1,975,823
2,011,131
2,018,316
2,031,743
2,004,412
209,682

Unemployment Rate (Ann. Avg.)
%
Change
0.5%
-2.5%
0.7%
3.5%
4.1%
3.5%
1.8%
0.4%
0.7%
-1.3%
11.7%

Salem MSA
10.7%
10.0%

Oregon
10.1%
9.2%

9.6%
7.8%
6.2%
5.3%
4.2%
4.0%
4.2%
3.1%
5.8%

8.6%
7.3%
6.1%
5.1%
4.3%
4.1%
4.2%
3.4%
6.0%

6.4%
5.8%

6.2%
6.0%

Source: Bureau of Labor Statistics and Economy.com. Employment figures are from the Current Employment Survey (CES).
Unemployment rates are from the Local Area Unemployment Statistics (LAUS). The figures are not seasonally adjusted.

It should be noted that the 2.7% increase in unemployment is mainly due to the COVID-19 pandemic. The
levels of unemployment in Salem and throughout the country are now higher. We do not have data on
the current levels of employment in the Salem MSA.
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E M P L OY M E N T S E C T OR S
The composition of the Salem MSA job market is depicted in the following chart, along with that of
Oregon. Total employment for each area is broken down by major employment sector, and the sectors
are ranked from largest to smallest based on the percentage of Salem MSA jobs in each category.
EMPLOYMENT SECTORS - 2020
Government

17.4%
15.5%

Educ. and Health Services
11.1%
11.1%

Retail Trade
9.3%

Leisure and Hosp. Services

7.7%

Manufacturing
Construction

5.5%
4.1%
5.3%
3.3%
3.4%
3.2%
3.4%
2.4%
3.9%

Financial Activities
Transportation/Utilities
Other Services
Wholesale Trade

Mining

11.2%

9.0%

Prof. and Bus. Services

Information

24.4%

15.4%

12.8%

10.2%

7.1%

0.8%
1.8%
0.1%
0.1%

0.0%

5.0%

10.0%
Salem MSA

15.0%

20.0%

25.0%

30.0%

Oregon

Source: Economy.com, November 2020

The Salem MSA has greater concentrations than Oregon in the following employment sectors:
Government was 24.4% of Salem MSA payroll employment compared to 15.4% for Oregon. This sector
includes employment in local, state, and federal government agencies.
Education and Health Services was 17.1% of Salem MSA payroll employment compared to 15.5% for
Oregon. This sector includes employment in public and private schools, colleges, hospitals, and
social service agencies.
Construction was 7.1% of Salem MSA payroll employment compared to 5.5% for Oregon. This sector
includes construction of buildings, roads, and utility systems, as well as mining, quarrying, and oil
and gas extraction.
The Salem MSA is underrepresented in the following sectors:
Wholesale Trade, Transportation, and Utilities was 5.7% of Salem MSA payroll employment compared
to 7.3% for Oregon. This sector includes jobs in wholesale trade, trucking, warehousing, and
electric, gas, and water utilities.
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Leisure and Hospitality was 9.3% of Salem MSA payroll employment compared to 11.2% for Oregon.
This sector includes employment in hotels, restaurants, recreation facilities, and arts and cultural
institutions.
Professional and Business Services was 9.0% of Salem MSA payroll employment compared to 12.8%
for Oregon as a whole. This sector includes legal, accounting, and engineering firms, as well as
management of holding companies.
Manufacturing was 7.7% of Salem MSA payroll employment compared to 10.2% for Oregon as a
whole. This sector includes all establishments engaged in the manufacturing of durable and
nondurable goods.
Again, we note that these numbers depict the reality of employment in Salem prior to the onset of the
Covid-19 Pandemic.

M A J OR E M P LO Y E R S
According to Salem's 2019 Comprehensive Annual Financial Report, the top employers in the area are on
the following table compared to the 2011 year.
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H OU SE H O LD I N C O ME
The Salem MSA has a slightly lower level of household income than Oregon. Median household income
for the Salem MSA is $59,856, which is 13.4% less than the corresponding figure for Oregon.
MEDIAN HOUSEHOLD INCOME - 2021
Average
$77,769
$95,518

Salem MSA
Oregon
Comparison of Salem MSA to Oregon

Median
$59,856
$69,151

- 18.6%

- 13.4%

Source: Environics Analytics

The following chart shows the distribution of households across twelve income levels. The Salem MSA has
a greater concentration of households in the middle-income levels than Oregon. Specifically, 23.4% of
Salem MSA households are between the $35,000 - $75,000 levels in household income as compared to
29% of Oregon households. A lesser concentration of households is apparent in the higher income levels,
as 39.06% of Salem MSA households are at the $75,000 or greater levels in household income versus
46.3% of Oregon households.
HOUSEHOLD INCOME DISTRIBUTION - 2021
Income $500,000+
Income $250,000 -…
Income $200,000 -…

1.73%
0.53%
1.75%

3.52%

3.64%
2.30%

Income $150,000 -…

5.38%

7.22%

7.01%
6.03%

Income $125,000 -…

9.98%
9.67%

Income $100,000 -…

13.25%
13.40%

Income $75,000 - $99,999

17.09%

Income $50,000 - $74,999
11.92%

Income $35,000 - $49,999

14.09%

8.28%
9.35%
7.87%
9.77%
8.51%
8.57%

Income $25,000 - $34,999
Income $15,000 - $24,999
Income < $15,000
0.00%

19.16%

2.50%

5.00%
Oregon

Source: Environics Analytics
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7.50%

10.00%

12.50%

Salem MSA

15.00%

17.50%

20.00%

22.50%
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E D U C A T I ON

AND

A GE

Residents of the Salem MSA have a lower level of educational attainment than those of Oregon. An
estimated 23.3% of Salem MSA residents are college graduates with four-year degrees, versus 33% of
Oregon residents. People in the Salem MSA are younger than their Oregon counterparts. The median age
for the Salem MSA is 39 years, while the median age for Oregon is 40 years.

C O N C LU S I ON
The Salem MSA economy will be affected by a growing population base and lower income and education
levels. The employment levels will be positively affected by the introduction of the Amazon distribution
center, which is expected to employ 1,000 people. However, employment levels will be negatively
affected at least in the near term by the onset of the COVID-19 pandemic.
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R E G I ONA L M A P
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S URROUN DING A REA A N A LYSIS
I N TR OD U C TI O N
The neighborhood and surrounding area affect development trends and likely market reactions. Again,
this analysis is brief and provided only to help set the stage for the reader. It is not intended to be a
comprehensive outline of the area.

B OU ND A R I E S
The subject is located in the southeast portion of Salem as shown below.

Subject

This area is part of the Southeast Mill Creek neighborhood. Founded in 1986, Southeast Mill Creek
Neighborhood Association (SEMCA) encompasses a large section of Southeast Salem bordered by Mission
Street and 25th Street extending out to the city limits. This area includes the Airport, Corban University,
and Salem’s third largest park, Cascades Gateway, which features a fishing lake and an 18-hole disc golf
course. It is also home to Mill Creek Corporate Center.
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Subject

ACCESS

AND

L I N KA GE S

Primary access to the area is provided by Interstate 5, which runs in a north/south direction along the
area’s western border. Interstate 5 is a major west coast freeway that connects the US-Canadian border
to the US-Mexican border and connects Salem to Portland to the north and Eugene to the south. Access
to Interstate 5 is provided by a combination of Kuebler Blvd and Turner Rd SE with a driving time of about
four minutes.
Secondary access to the area is provided by Highway 22 (N Santiam Hwy SE), a major arterial that crosses
the Salem MSA in an east/west fashion. Access to the subject from Highway 22 is provided by Interstate
5. Travel time from Highway 22 to the subject is about six minutes. Overall, vehicular access is good.
Public bus service is provided to the Salem MSA by Cherriots. The nearest bus station to the subject is
located next to Interstate-5 and is not an optimal method of commuting to the subject property. The local
market perceives public transportation as average compared to other areas in the region. However, the
primary mode of transportation in this area is the automobile.
The Salem Municipal Airport is located about three and a half miles northwest of the property; travel time
is about seven minutes, depending on traffic conditions. The Salem CBD, the economic and cultural center
of the region, is approximately six and a half miles from the property.
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D E MA N D G E N E R A T OR S
Hayesville is adjacent to Salem and benefits from Salem’s employers. In the regional analysis section, we
presented Salem’s ten largest employers. The subject is located less than eight miles from the Salem CBD,
where some of Salem’s largest employers are located. These include the offices of the State of Oregon
(recall that the State of Oregon is Salem’s largest employer at nearly 20,000 jobs) and Salem Heath
Hospital (4,600 jobs). Furthermore, the main campus of Chemeketa Community College (1,400 jobs) is
less than one-half of a mile southeast of the subject.
Nearby residential communities such as Keizer and Woodburn are within commuting distance from the
property. They provide a reliable source of workers and generate demand for services in the area. These
demand generators support the demographic profile described in the following section.
These demand generators support the demographic profile described in the following section.
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D E M O GR A P H I C S
A demographic profile of the surrounding area, including population, households, and income data, is
presented in the following table.
COMPARATIVE DEMOGRAPHIC ANALYSIS FOR PRIMARY TRADE AREA
5465 Turner Road
SE - 1 mi Radius

5465 Turner Road
SE - 3 mi Radius

5465 Turner Road
SE - 5 mi Radius

Description

Totals

Totals

Totals

Population
2026 Projection

1,075

43,419

132,081

1,038

41,012

126,119

962

35,372

113,455

2021 Es timate
2010 Cens us
2000 Cens us

846

29,674

103,621

2021 Es t. Media n Age

37.78

38.01

38.01

2021 Es t. Avera ge Age

39.82

39.44

39.41

Households
2026 Projection

311

15,896

49,027

2021 Es timate

299

14,995

46,687

2010 Cens us

278

12,922

41,702

2000 Cens us

265

10,712

38,016

2021 Est. Average Household Size

2.65

2.52

2.53

2021 Est. Households by Household Income
Income < $15,000

6.7

6.6

7.4

Income $15,000 - $24,999

3.0

7.9

8.9

Income $25,000 - $34,999

5.7

9.8

9.2

Income $35,000 - $49,999

8.4

13.6

13.9

Income $50,000 - $74,999

16.7

19.3

17.8

Income $75,000 - $99,999

17.1

14.0

13.9

Income $100,000 - $124,999

13.7

10.7

10.7

Income $125,000 - $149,999

7.0

6.7

6.7

Income $150,000 - $199,999

10.7

6.0

6.0

Income $200,000 - $249,999

4.3

2.6

2.6

Income $250,000 - $499,999

5.0

2.2

2.1

Income $500,000+

1.3

0.7

0.7

2021 Est. Average Household Income

$111,226

$83,709

$83,095

2021 Est. Median Household Income

$88,420

$64,841

$63,905

2021 Est. Tenure of Occupied Housing Units
Owner Occupi ed
Renter Occupi ed
2021 Est. Median All Owner-Occupied Housing Value
Source: 2021 Cla ri tas , Inc.
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83.3

63.8

60.4

16.7

36.2

39.6

$392,181

$329,291

$319,675
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SERVICES

AND

A ME N I T IE S

The nearest shopping facilities serving the area are located on Kuebler Blvd, about four miles west of the
subject. In this area there are multiple grocery stores, restaurants and other retail and public services
which include: WinCo, Walgreens, McDonald’s, Walmart, Safeway and other smaller stores.
The nearest fire station is within three miles from the subject and the nearest police station is within two
miles of the property. The Oregon Department of Public Safety Standards and Training is located five
minutes from the subject.

L A N D U SE
In the immediate vicinity of the subject, predominant land uses are Employment Center, Residential
Agriculture, Industrial Park or Single-Family Residential land uses. Other land use characteristics are
summarized in the following table.
SURROUNDING AREA LAND USES
Character of Area
Rural
Predominant Age of Improvements
20-100 years
Predominant Quality and Condition
Average
Approximate Percent Developed
60%
Infrastructure/Planning
Average
Predominant Location of Undeveloped Land Infill
Prevailing Direction of Growth
South

North
South
East
West

SUBJECT’S IMMEDIATE SURROUNDINGS
Steelhead Metal & Fabrication (Industrial development)
Water/undeveloped land
Undeveloped land
K & E Excavating (Industrial development)/Residential Agriculture development

D E V E L O P M E N T A C TI V I T Y

A ND

TRENDS

During the last three years, development in Salem has been predominantly of Multi-family and Retail uses
with several industrial uses. The following are some of the most recent developments relevant to our
subject property:






4775 Depot Ct SE (Amazon Distribution Center) – 1,018,020 SF industrial distribution center
(2018)
5129 Countryside Dr NE (North Place Apartments) – 324,000 SF with 324 units Multi-Family
apartment complex (2020)
1948 Linwood Rd NW (Acero West Salem) – 320,000 SF with 312 units Multi-Family apartment
complex (2019)
2540 Rose Garden St NE (Cornerstone Apartments) – 180,000 SF with 180 units Multi-Family
apartment complex (2020)
5164 SE Caplinger Rd (Fruitland Meadow Apartments) – 152,237 SF with 168 units Multi-Family
apartment complex (2018)
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Under construction or proposed developments:






Deer Park SE – 1,064,000 SF industrial distribution center (proposed)
Wallace Rd – 190,000 SF with 190 units Multi-Family apartment complex (proposed)
Crawford Crossing – Turner, OR 130 units
2950 Boone Rd (Boone Ridge Senior Living) – 114,647 SF assisted living health care development
(under construction)
5400 Windsor Island Rd North – 100,249 SF industrial development (proposed)

O U TL O O K

AND

C O N C LU S I O N S

The area is in the stability stage of its life cycle. Given the history of the area and the growth trends, it is
anticipated that property values will slowly increase in the near future, although they may be negatively
affected by the COVID-19 pandemic, which has increased our uncertainty about the future direction of
the market.
In comparison to other areas in the region, the area is rated as follows:
SURROUNDING AREA ATTRIBUTE RATINGS
Highway Access
Above Average
Demand Generators
Average
Convenience to Support Services
Average
Convenience to Public Transportation
Below Average
Employment Stability
Average
Police and Fire Protection
Average
Property Compatibility
Below Average
General Appearance of Properties
Average
Appeal to Market
Average
Price/Value Trend
Average
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N E I G H B OR H O OD M A P
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M A RK ET A NA LYSIS
The subject is currently zoned PH (Public Health). The subject is already located in the City of Salem. Based
on conversations with City planners, the site would be suitable for future master-planned development
and zoning change from the current PH (Public Health) zone is likely.
Therefore, we considered all major property types for the subject and analyzed the multifamily, singlefamily residential, industrial, office, and retail markets.

S ALEM M ULTI -F AMILY M ARKET
Costar is the source for the following data. The data reflects conditions of 2020 Q4, the most recent data
available. The initial discussion provides information on the overall Salem Multi-Family market, followed
by the subject’s submarket. The subject is located within the South submarket, which will be discussed
later in this report.
CoStar’s Daily Base Case forecast is based on the Oxford Economics Baseline scenario published in March
2020, in which just 270,000 jobs are added in 2020, followed by 1 million jobs in 2021. On average, the
forecast calls for 410,000 jobs per year during 2020 through 2025, well below the 2.1 million new jobs
added in 2019. The Base Case calls for BBB interest rates to rise to 5% by 2025, up from 3.4% in 2020Q1.
Costar rates multi-family properties using a star rating, in which 1 and 2-star properties generally equate
to the more traditional Class C rating; 3-star properties generally equate to Class B; and 4 and 5-star
properties generally equate to Class A.
Class A – They are characterized by high quality construction and finishes, high occupancy levels,
sophisticated amenities, and top rental rates. A+ properties would suggest "trophy" properties with the
characteristics noted above.
Class B – These apartment properties are regarded as modern (although not necessarily new) buildings,
or old (i.e., Class C) structures recently renovated to modern standards. Good locations, reasonably high
occupancy levels, and competitive rental rates characterize these buildings.
Class C – The lowest quality apartments available in the market are found in Class C buildings. These
buildings are generally old, but in fair condition. Rental rates are the lowest within the market and
amenities are minimal.
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KEY

I N D I C A T OR S A T A GL A N C E

PRIOR QUARTER
Vacancy (%)
Absorption (Units)
Quoted Rental Rates ($/Unit/Month)
Inventory (Units)
Net Deliveries (Units)
Under Construction (Units)
Overall Comparison

CURRENT
QUARTER

COMPARISON

3.59%
3.39% decreased 20 Basis Points
287
240 decreased 47 Units
$1,061
$1,069 increased $8 Per Unit
25,650
25,843 increased 193 Units
235
193 decreased 42 Units
760
567 decreased 193 Units
From the previous quarter, vacancy decreased by 20 basis points along with
absorption. Inventory in the market remains low. Rental rates are continuing to
slowly increase.

S ALEM M ULTI -F AMILY M ARKET S TATISTICS
EXISTING
INVENTORY
(UNITS)

VACANCY %

NET
ABSORPTION
(UNITS)

NET
COMPLETIONS
(UNITS)

UNDER
CONST.
(UNITS)

25,843

($/UNIT/MONTH)

3.39%

240

193

567

2020 Q3

$1,069

25,650

3.59%

287

235

760

$1,061

2020 Q2

25,415

3.82%

290

324

995

$1,052

2020 Q1

25,091

3.74%

154

61

1,319

$1,042

2020

25,843

3.39%

971

813

567

$1,069

2019

25,030

4.12%

333

586

849

$1,033

2018

24,444

3.18%

396

250

940

$991

2017

24,194

3.81%

267

480

312

$948

2016

23,714

2.99%

321

180

585

$896

2015

23,534

3.62%

746

464

343

$832

2014

23,070

4.89%

398

432

356

$768

2013

22,638

4.83%

323

210

406

$740

2012

22,428

5.38%

41

59

312

$724

PERIOD
2020 Q4

QUOTED RATES

The Salem Multi-Family market ended the fourth quarter with a vacancy rate of 3.39%. The vacancy rate
decreased over the previous quarter, with net absorption totaling 240 units in the fourth quarter. Rental
rates increased compared to the previous quarter, ending fourth quarter at $1,069. A total of 193 units
was delivered to the market, with 567 units still under construction at the end of the quarter.
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A BS OR P T I ON

12-Month Absorption
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Net absorption for the overall Salem Multi-Family market was 240 units in the fourth quarter 2020. That
compares to 287 units in the third quarter 2020, 290 units in the second quarter 2020, and 154 units in
the first quarter 2020. Net absorption in the market over the prior 12 months totaled 971 units.
The Class A (4 & 5 Star) Multi-Family market recorded net absorption of 161 units in the fourth quarter
2020, compared to 119 units in the third quarter 2020, 227 units in the second quarter 2020, and 99 units
in the first quarter 2020.
The Class B (3 Star) Multi-Family market recorded net absorption of 55 units in the fourth quarter 2020,
compared to 144 units in the third quarter 2020, 39 units in the second quarter 2020, and 33 units in the
first quarter 2020.
The Class C (1 & 2 Star) Multi-Family market recorded net absorption of 23 units in the fourth quarter
2020, compared to 24 units in the third quarter 2020, 24 units in the second quarter 2020, and 22 units in
the first quarter 2020.
Net absorption for the South submarket was 136 units in the fourth quarter 2020. That compares to 89
units in the third quarter 2020, 76 units in the second quarter 2020, and -21 units in the first quarter 2020.
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VACANCY

Vacancy Rates by Class
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Vacancy for the overall Salem Multi-Family market decreased to 3.39% in the fourth quarter 2020. That
compares to 3.59% in the third quarter 2020, 3.82% in the second quarter 2020, and 3.74% in the first
quarter 2020.
Class A (4 & 5 Star) projects reported a vacancy rate of 9.24% at the end of the fourth quarter 2020, 9.15%
at the end of the third quarter 2020, 9.30% at the end of the second quarter 2020, and 7.45% at the end
of the first quarter 2020.
Class B (3 Star) projects reported a vacancy rate of 2.03% at the end of the fourth quarter 2020, 2.45% at
the end of the third quarter 2020, 2.80% at the end of the second quarter 2020, and 3.19% at the end of
the first quarter 2020.
Class C (1 & 2 Star) projects reported a vacancy rate of 2.44% at the end of the fourth quarter 2020, 2.64%
at the end of the third quarter 2020, 2.85% at the end of the second quarter 2020, and 3.06% at the end
of the first quarter 2020.
The overall vacancy rate in the Salem South submarket at the end of the fourth quarter 2020 was 3.89%.
The vacancy rate was 3.30% at the end of the third quarter 2020, 3.00% at the end of the second quarter
2020 and 4.21% at the end of the first quarter 2020.
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R E N TA L R A T E S

Market Rent Growth (YOY)
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The average asking rental rate for available Multi-Family space, all classes, was $1,069 per unit per month
at the end of the fourth quarter 2020 in the Salem market area. This represented a 0.8% increase in quoted
rental rates from the end of the third quarter 2020, when rents were reported at $1,061 per unit.
The average quoted rate within the Class A (4 & 5 Star) sector was $1,325 at the end of the fourth quarter
2020, while Class B (3 Star) rates stood at $1,097, and Class C (1 & 2 Star) rates at $921. At the end of the
third quarter 2020, Class A (4 & 5 Star) rates were $1,314 per unit, Class-B (3 Star) rates were $1,088, and
Class C (1 & 2 Star) rates were $915.
The average quoted asking rental rate in Salem’s South district was $1,074 per unit per month at the end
of the fourth quarter 2020. In the third quarter 2020, quoted rates were $1,067.

I N V E N TOR Y & C O N STR U C TI O N
During the fourth quarter 2020, a total of 193 units was completed in the Salem market area. This
compares to a total of 235 units completed in the third quarter 2020, a total of 324 units completed in
the second quarter 2020, and 61 units completed in the first quarter 2020.
There were 567 units of Multi-Family space under construction at the end of the fourth quarter 2020.
EXISTING INVENTORY
(UNITS)

NET DELIVERIES
(12 MONTHS)

UNDER CONSTRUCTION
(UNITS)

Class A (4 & 5 Star)

4,217

634

383

Class B (3 Star)

10,000

166

184

Class C (1 & 2 Star)

11,626

13

0

Total

25,843

813

567

SUBTYPE
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M A R KE T O U T L OO K
The Salem Multi-Family market ended the fourth quarter 2020 with an overall vacancy rate of 3.39%. The
vacancy rate decreased over the previous quarter, with net absorption totaling 240 units in the fourth
quarter 2020. Rental rates increased $8.27 per unit per month over the previous quarter and ended at
$1,069 per unit per month. A total of 193 units was delivered in the quarter, with 567 units still under
construction at the end of the quarter.
The Crawford Crossing Apartments, located 1.5 miles southeast of the subject along Turner Rd SE, is a
130-unit apartment community that opened in February 2021. The project demonstrates interest from
developers in the immediate area.
The Salem Multi-Family market has seen increased new construction in recent years, yet vacancy has
remained under 4%. Salem is a more affordable alternative to the Portland MSA, which has attracted new
residents to the area. It appears that multifamily would be a viable component to a new master-planned
community.
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R ESIDENTIAL M ARKET A NALYSIS
Market Area Analysis
The subject is located within the City of Salem, which is part of the Polk and Marion County market area,
according to RMLS. Housing market trends specific to the Polk and Marion Counties will be analyzed in
the following section. The tables and charts in this section are based on data obtained from the Realtors’
Multiple Listing Service (RMLS) and are, therefore, limited by the level of detail and depth of data available
in the RMLS.
The RMLS Market Action Report for January 2021 (most recent available) notes the following Residential
Highlights:

New listings (186) decreased 24.1% from the 245 listed in January 2020 and increased 0.5% from the 185
listed in December 2020.
Pending sales (192) decreased 9.9% from the 213 offers accepted in January 2020 and increased 3.8%
from the 185 offers accepted in December 2020.
Closed sales (135) decreased 4.3% from the 141 closings in January 2020 and decreased 47.7% from the
258 closings in December 2020.
Inventory increased to 1.2 months in January. Total market time decreased to 32 days.
Overall, the counties residential market is seeing a steady stream of inventory over the past six months
but a slight decrease in marketing time. Generally speaking, six months of inventory is considered a stable
market. Therefore, the current market has a lack of inventory, which is consistent with the residential
market across most of the United States.
Polk and Marion Counties Residential Highlights
The chart on the following page shows the highlights within the Polk and Marion counties, comparing
2021 to 2020. As will be seen, new listings have decreased, along with closed and pending sales decreasing
slightly. More importantly, average sale price has increased a fair amount, from $349,900 in January 2020
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to $411,700 in January 2021. The median sale price has also increased. This reflects stability within our
residential market. Due to persistent low inventory in the market, prices are expected to remain strong.

The next three graphs show historical data regarding closed sales, new listings and total active listings.
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The total number of active listings is shown in the chart below.

The 2021 listings reflect a distinct decrease from what was seen in 2019 and 2020. At this time last year
there were 477 listings as compared to the current 168 listings.
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S A LE P R IC E S

We compare the rolling sale prices for the 12 months ending in January 2021 with those of the 12 months
prior. As can be seen, the average sale price has increased 17.7% from $349,900 to $411,700. In the same
comparison, the median sale price has increased 14.5% from $310,000 to $355,000 in Polk and Marion
Counties.

The graph above reflects the average and median sale prices from January 2015 through January 2021. As
noted in the graph, prices have been steadily increasing since the beginning of the survey period. Overall,
the area’s housing increased in value by roughly 10%-15% each year since 2015. The year over year
appreciation seen is anticipated to stabilize over the coming years as the market returns to a more
normalized level from the Covid-19 pandemic.
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S ALEM I NDUSTRIAL M ARKET
Costar is the source for the following data. The data reflects conditions of 2020 Q4, the most recent data
available. The initial discussion provides information on the overall Salem Industrial market, followed by
the subject’s submarket. The subject is located within the Marion County submarket, which will be
discussed later in this report.
CoStar’s Daily Base Case forecast is based on the Oxford Economics Baseline scenario published in March
2020, in which just 270,000 jobs are added in 2020, followed by 1 million jobs in 2021. On average, the
forecast calls for 410,000 jobs per year during 2020 through 2025, well below the 2.1 million new jobs
added in 2019. The Base Case calls for BBB interest rates to rise to 5% by 2025, up from 3.4% in 2020 Q1.
Costar provides statistics related to the industrial market based on the following subtypes: Flex, Logistics
and Specialized.

KEY

I N D I C A T OR S A T A GL A N C E

PRIOR QUARTER
Vacancy (%)
Absorption (SF)
Quoted Rental Rates ($/SF/Year)
Inventory (SF)
Net Deliveries (SF)
Under Construction (SF)
Overall Comparison

CURRENT
QUARTER

COMPARISON

4.04%
5.42% increased 138 Basis Points
-47,810
-409,539 decreased 361,729 SF
$8.00
$8.04 increased $0.04 PSF
29,672,226
29,672,226 no change SF
0
0 no change SF
119,161
119,161 no change SF
From the previous quarter, vacancy increased by 1.38% and absorption decreased a
significant amount, due to additional supply coming online.

S ALEM I NDUSTRIAL M ARKET S TATISTICS
EXISTING
INVENTORY
(SF)

NET
COMPLETIONS
(SF)

UNDER
CONST.
(SF)

QUOTED RATES

VACANCY %

NET
ABSORPTION
(SF)

29,672,226

5.42%

-409,539

0

119,161

2020 Q3

$8.04

29,672,226

4.04%

-47,810

0

119,161

$8.00

2020 Q2

29,672,226

3.88%

-13,250

20,549

12,000

$7.96

2020 Q1

29,651,677

3.77%

36,973

137,369

20,549

$7.90

2020

29,672,226

5.42%

-433,626

157,918

119,161

$8.04

2019

29,514,308

3.45%

-54,377

8,963

157,918

$7.84

2018

29,505,345

3.23%

1,063,401

1,195,959

11,965

$7.53

2017

28,309,386

2.90%

206,185

276,052

1,200,149

$7.10

2016

28,033,334

2.68%

442,524

64,473

248,252

$6.66

2015

27,968,861

4.04%

1,528,899

229,416

53,113

$6.25

2014

27,739,445

8.76%

1,046,544

168,760

158,705

$5.87

2013

27,570,685

11.99%

-10,880

85,241

225,000

$5.54

2012

27,485,444

11.68%

-105,116

0

91,903

$5.36

PERIOD
2020 Q4
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The Salem Industrial market ended the fourth quarter with a vacancy rate of 5.42%. The vacancy rate was
increased over the previous quarter, with net absorption totaling -409,539 square feet in the fourth
quarter. Rental rates increased compared to the previous quarter, ending fourth quarter at $8.04. A total
of 0 square feet was delivered to the market, with 119,161 square feet still under construction at the end
of the quarter.

A BS OR P T I ON

12-Month Absorption
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Net absorption for the overall Salem Industrial market was -409,539 square feet in fourth quarter 2020.
That compares to -47,810 square feet in third quarter 2020, -13,250 square feet in second quarter 2020,
and 36,973 square feet in first quarter 2020.
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VACANCY

Vacancy Rates by Class
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Vacancy for the overall Salem Industrial market increased to 5.42% in the fourth quarter 2020. That
compares to 4.04% in the third quarter 2020, 3.88% in the second quarter 2020, and 3.77% in the first
quarter 2020.

R E N TA L R A T E S

Market Rent Growth (YOY)
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The average quoted asking rental rate for available Industrial space, all classes, was $8.04 psf at the end
of the fourth quarter 2020 in the Salem market area. This represented a 0.5% increase in quoted rental
rates from the end of the third quarter 2020, when rents were reported at $8.00.

I N V E N TOR Y & C O N STR U C TI O N
During the fourth quarter 2020, a total of 0 square feet was completed in the Salem market area. This
compares to a total of 0 square feet that was completed in the third quarter 2020, a total of 20,549 square
feet completed in the second quarter 2020, and 137,369 square feet completed in the first quarter 2020.
There were 119,161 square feet of Industrial space under construction at the end of the fourth quarter
2020.
SUBTYPE

EXISTING INVENTORY
(SF)

NET DELIVERIES
(12 MONTHS)

UNDER CONSTRUCTION
(SF)

Flex

1,488,625

16,653

0

Logistics

16,659,775

141,265

119,161

Specialized

11,523,826

0

0

Total

29,672,226

157,918

119,161

M A R KE T O U T L OO K
The Salem Industrial market ended the fourth quarter 2020 with a vacancy rate of 5.42%. The vacancy
rate increased over the previous quarter, with net absorption totaling -409,539 square feet in the fourth
quarter 2020. Rental rates increased $0.04 PSF over the previous quarter and ended at $8.04.
The subject is located just south of the Mill Creek Industrial Park Master Plan, which is owned by the State
of Oregon Department of Administrative Services. Historically, the Oregon Department of Corrections
(DOC) used the land as a prison farm. Currently, there are three prisons operating on the land with various
other buildings used by DOC for storage and maintenance facilities. Most of the land is leased to private
individuals for agricultural activities. The State Legislature has earmarked approximately 650 acres of the
site as industrial land. The State and City of Salem formed a partnership to create the Mill Creek Industrial
Master Plan for the site, which has been advanced through a variety of land use approval processes to
make the site “shovel ready.”
Over the past several years, the area has developed with several large, build-to-suit distribution buildings
for various company including Amazon, Henningsen Cold Storage, Home Depot, and FedEx. The remaining
available Mill Creek Corporate Center sites are being marketed by (SEDCOR) Strategic Economic
Development Corporation, the lead economic development entity for Oregon’s mid-Willamette Valley.
There are currently six sites listed for sale totaling 326 acres.
Although industrial development would likely be supported by the market, with abundant industrial sites
still available in Mill Creek Corporate Center, it is unlikely that additional land would be earmarked for
industrial development.
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S ALEM O FFICE M ARKET

A future master-planned development may incorporate a commercial component which may include a
small amount of office space as an ancillary portion of a residentially focused development.
Due to the uncertainties in the market stemming from the rise of working-from-home, large-scale office
development as an anchor is not considered a viable option as the highest and best use.
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S ALEM R ETAIL M ARKET

A future master-planned development may incorporate a commercial component which may include a
small amount of retail space. Retail market conditions have remained steady and retail supporting
primarily residential development may be viable.
Due to the rise of online shopping and business closures as a result of the Covid-19 pandemic, a significant
retail development is not considered a viable option as the highest and best use.
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S ITE D ESCRIPTION
The subject site is located in SE Salem, within City limits, just south of Corban University and the Mill Creek
industrial area. The majority of the site is located in the AE flood zone and has historically been utilized as
agricultural land. There are four potentially buildable areas totaling 127.38 net acres that currently have
some level of improvements located on the northern portion of the site along Turner Road.

A ERIAL M AP – G ROSS S ITE A REA
The subject consists of 390.50 gross acres as shown below.
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The subject is affected by wetlands, flood zones, creeks, and other natural features that impact the
usability of the site. These areas are generally described in the table below and are the basis of valuation
in this report.
BREAK OUT OF SUBJECT SITE AREAS
Area
Gross Site Area
Unusable Areas
Transitional Land - Future Development Potential
Cropland, Flood Zone and Pastures
262.08
52.08
Potentially Buildable Areas - Current Development Potential
Hog Hill Area
97.58
0.00
Turner Rd Existing Ag Buildings Area
16.80
0.16
Turner Rd Existing Office Building Area
9.42
0.88
Economic Site Supporting Main Building
4.62
0.00
Total Potentially Buildable Areas
128.42
1.04
Total Site Area
390.50
53.12

Net Site Area
210.00
97.58
16.64
8.54
4.62
127.38
337.38

A ERIAL M AP : S UB JECT A REAS
The map below illustrates the various subject areas. The blue labels below are considered to be potentially
buildable areas that have existing structures and are located outside of the AE flood zone.
The “Hog Hill” area has areas of sloping topography and some native trees.
The AE flood zone areas are generally south of Turner Rd. SE and have historically been used for
agricultural purposes. A small portion of this area, is outside of a flood zone. This is identified as pastures
in this report and totals approximately 7 acres (utilizing an aerial measurement tool). While this portion
of the property is outside of the flood zone it consists of four small areas which are irregularly shaped,
location south of the roadways, separated from the larger economic units of buildable land. Utilities would
have to be extended to these pasture areas. Overall, these portions of the property are not ideally situated
on the property to have significantly higher value that the surrounding farmed, flood land. Due to this, it
is considered transitional land with potential for future development, when remediation of wetlands and
flood zones is supportable.
The AE flood zoned land also includes areas of hydrologic soils which are the results of wetlands. They
would need to be allocated and improved prior to any development occurring on this portion of the
property.
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The following map generally demonstrates the areas previously discussed.
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U NUSABLE A REAS
The subject has several unusable areas. The largest is the 52.08 acres impacted by Mill Creek. The diagram
below shows the leased flood land area which indicates it is 210 acres. Utilizing an aerial measuring tool,
the gross land area is 262.08 acres. The difference between the two is the indicated unusable area
associated with the creek.
Mill Creek
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Pump Station Easement
According to the title report, there is an easement associated with the pump station. We have considered
the impacted area of 0.88 acres to be unusable.
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Herrin Cemetery
According to the State of Oregon Parks & Reference department, the John Herrin DLC#60, OC#1152
cemetery has an estimated Lat 44.871598, Long -122.966107. The approximate location and dimensions
are shown on the diagram below:

There are two options available to a potential developer or owner: to disinter any decadents on the
property and re-inter them elsewhere or to retain the cemetery and a 20% buffer around it.
The disinter/reinter process is timely, and typically costs in the range of $20,000 per decedent. So,
depending on the number of interred remains, that may be financially feasible. However, it is also
important in both state law and social norms to honor those buried at this property.
As a PUD or large-scale development on the property would require dedication of open spaces, it is
perhaps even more likely and appropriate that the cemetery might be cleaned up, memorialized with
informational signage, and retained as a part of the open space requirement in a development.
If the property remains State-owned, there are no requirements aside from maintenance of the cemetery
facility.

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

SITE DESCRIPTION 67
GENERAL DESCRIPTION OVERVIEW
Location

Parcel Number

The s ubject s i te i s l oca ted i n SE Sa l em, wi thi n Ci ty l i mi ts , jus t s outh of Corba n Uni vers i ty
a nd the Mi l l Creek i ndus tri al a rea . The s i te i s bounded by Turner Rd SE and Ga th Rd SE to
the north, the rai l roa d a nd Ea s tl and Ave to the wes t, the Eas t Fork of Pri ngl e Creek to the
s outh, and s outh of Jenni ches Lane to the ea s t. Mi l l Creek runs di rectl y through the
mi ddl e of the s i te a nd i s cons i dered unus a bl e area . The ma jori ty of the s i te i s l oca ted i n
the AE fl ood zone and ha s hi s tori cal l y been uti l i zed a s a gri cul tura l l and. There a re four
potenti a l l y bui l da bl e a reas tha t currentl y ha ve s ome l evel of i mprovements l oca ted on
the northern porti on of the s i te a l ong Turner Road.
R327913

Site Area
Potentially Buildable Areas

5,593,975 s quare feet (128.4200 a cres )

AE Flood Zone Area & Pasture
11,416,205 s quare feet (262.0800 a cres )
Mill Creek / Easement Unusable Areas 2,314,121 s quare feet (53.1249 a cres )
Total
Configuration

17,010,180 square feet
Irregul a r

Drainage

Appea rs a dequate

Floodplain

Zone
Zone AE/Zone X5

(390.5000 acres)

Map
Date
410154 - 41047C0363H January 2, 2003

Fl ood ha zard area s i denti fi ed on the Fl ood Ins ura nce Rate Map a re i denti fi ed a s a
Speci al Fl ood Ha za rd Area (SFHA). SFHA a re defi ned a s the a rea that wi l l be i nunda ted by
the fl ood event ha vi ng a 1-percent chance of bei ng equal ed or exceeded i n any gi ven
year. The 1-percent a nnua l chance fl ood i s a l s o referred to as the ba s e fl ood or 100-yea r
fl ood. SFHAs are l abel ed a s Zone A, Zone AO, Zone AH, Zones A1-A30, Zone AE, Zone A99,
Zone AR, Zone AR/AE, Zone AR/AO, Zone AR/A1-A30, Zone AR/A, Zone V, Zone VE, a nd
Zones V1-V30. Moderate fl ood ha zard area s , l abel ed Zone B or Zone X (s haded) a re a l s o
s hown on the FIRM, a nd a re the a rea s between the l i mi ts of the ba s e fl ood and the 0.2percent-a nnual -chance (or 500-yea r) fl ood.
Census Tract No.

18.03

Soil/Subsoil Conditions

We di d not recei ve nor revi ew a s oi l report. However, we a s s ume that the s oi l 's l oa dbeari ng ca pa ci ty i s s uffi ci ent to s upport exi s ti ng a nd/or propos ed s tructure(s ). We di d
not obs erve a ny evi dence to the contrary duri ng our phys i ca l i ns pecti on of the property.
An envi ronmenta l a s s es s ment report was not provi ded for revi ew, a nd duri ng our
i ns pecti on, we di d not obs erve any obvi ous s i gns of conta mi na ti on on or nea r the
s ubject. However, envi ronmental i s s ues a re beyond our s cope of experti s e. It i s a s s umed
tha t the property i s not a dvers el y a ffected by envi ronmenta l ha za rds .

Environmental Concerns

Frontage

3,372 feet on Turner Roa d Southeas t; 3,090 feet on Gath Roa d SE; 2,858 feet on Ea s tl a nd
Ave SE.

Access

There a re currentl y four a cces s poi nts al ong Turner Road Southeas t a nd one a cces s poi nt
a l ong Gath Road SE. The s ubject s i te runs al ong the ra i l road tra cks jus t eas t of Ea s tl a nd
Ave SE, but there a re no a cces s poi nts on Ea s tl a nd Ave SE.

Visibility

Avera ge/Good

Surrounding Land Uses

Pri ma ri l y a gri cul tura l , i ns ti tuti ona l and i ndus tri al

Opportunity Zone

The s ubject property i s not l ocated wi thi n a n Opportuni ty Zone.
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F LOODPLAIN
As shown in the diagram on the following page, the majority of the subject site is located in the AE flood
zone. The flood zone AE are areas within the 100 year flood plain where flood elevations are known. In
this case, the flood risk is associated with potential high water events in Mill Creek, which crosses the
property.
Any development of structures in this zone would require flood insurance. There would also almost
certainly be development regulations preventing installation of any living areas or utilities in structures,
such as outlets, within 1 foot of the flood elevation.
The appraiser discussed this property with a realty specialist with the Army Corps of Engineers, which
monitors dike and levee systems in the region. Notes from those conversations are retained in the
appraiser’s files.
It seems that it would be possible to install some flood prevention apparatus, likely a levee, along the
creek to mitigate flood risk. That might also accommodate a multi-modal path or some other community
feature. However, the engineering costs associated with mitigating the flood risks of developing the
subject site are unknown. Due to this, we anticipate a buyer would purchase the property on a speculative
basis and undertake the necessary steps to permit development upon demand from the market.
The map below shows the general location of the flood zone.
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W ETLANDS
The subject is affected by wetlands, as confirmed by the State Wetlands Map below and subsequent
discussions with City, County and State representatives, as retained in our file.

The subject is affected by hydric soils or wetlands areas (denoted by black arrows). According to the
various agencies interviewed, these areas could not be developed outright. However, a developer could
allocate some hydric soils to be improved wetlands. In turn, they would be allowed to convert other hydric
areas into developable land. A similar process occurred in the industrial park to the southwest of the
subject.
The total area of the hydric soils is not known. Therefore, we estimate it at 65 acres (rounded) utilizing
Google Maps, as shown on the following page.
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L AND U SE R ESTRICTIONS
We were provided with a preliminary title report from Amerititle dated January 18, 2021. The report
identifies exceptions to title, which include various utility and access easements that are typical for a
property of this type. These utility and access easements from the City of Salem and the City of Turner run
along Mill Creek corridor, which is concluded to be unusable area. There are also permanent easement
for stream, fish, and riparian easement and some permanent slope easements for ODOT. Temporary
construction and access easements have now expired. These areas do not have an impact on the subject’s
buildable area.
There is an easement to access the pump station, which was identified above. We have considered the
impacted area of 0.88 acres to be unusable, which has a very nominal impact on value.
There is an underground water line easement benefitting the City of Salem, which is reportedly for a 4foot diameter main water line feeding the City’s municipal water system. The water line is identified on
the utilities map that follows. Construction of any future neighborhood or redevelopment would not be
able to build permanent structures atop this easement area.
Other than the pump station easement, the remaining exceptions would not appear to have an adverse
effect on value. Our valuation assumes no adverse impacts from easements, encroachments or
restrictions and further assumes that the subject has clear and marketable title.
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U TILITIES M AP
Water and sewer lines run through the northern portion of the site, north of Mill Creek.
The significant water line that travels north/south through the site is the location of the water line
easement. That is a service line into the City of Salem, and special care would be needed in planning any
development atop or around that line.
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WATER R IGHTS
The subject includes irrigation and stock water rights. The map below generally demonstrates their
place of use, as provided by the State of Oregon Water Resource Department.

The property has use of rights from Certificates 51351, 14837, and 68673. The certificates describe the
total amount of water, state of priority, and specified uses. Uses include irrigation, stock watering, State
Penitentiary, State Hospital, and State Capitol Buildings grounds uses.
The water certificates and related particulars for the rights are retained in our files. The points of diversion
are located on the subject property and are accessible.
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S TREETS , A CCESS

AND

F RONTAGE

Details pertaining to street access and frontage are provided in the following table.
Street
Frontage Feet
Paving
Curbs
Sidewalks
Lanes
Direction of Traffic
Condition
Traffic Levels
Signals/Traffic Control
Access/Curb Cuts
Visibility
Transportation Facilities

STREETS, ACCESS & EXPOSURE
Turner Road Southeast Gath Road SE
3,372 feet
3,090 feet
Asphalt
Asphalt
None
None
None
None
2 way‚ 1 lane each way 2 way‚ 1 lane each way
North/South
East/West
Average
Average
6,965
616
None
None
4 access points
1 access point
Average/Good
Average
None
None

Eastland Ave SE
2,858 feet
Asphalt / Gravel
None
None
2 way‚ 1 lane each way
North/South
Average/Fair
90
None
No access points
Average/Fair
None

Z ONING
The subject is zoned PH, Public Health. The following table summarizes our understanding and
interpretation of the zoning requirements that affect the subject.
ZONING
Designation

PH

Description

Publi c Hea l th

Zoning Intent

The purpos e of the Publ ic a nd Priva te Hea lth Servi ce s (PH) Zone is to implement the
community s ervice des i gna tion of the Sa l em Area Comprehens i ve Pl a n through the
identifica tion of a l lowed us es a nd the es ta bl i s hment of developme nt s ta nda rds . The
PH zone genera ll y a llows a va riety of public a nd pri va te hea l th s ervi ce us es , together
wi th a li mi ted va ri ety of other compa ti ble us es .
The s ubject's current us e i s a lega l conforming us e in this zoni ng di s trict.

Compliance

ZONING REQUIREMENTS
Permitted Us es
Minimum Lot Si ze

A va riety of Publi c Hea l th us es : s ingle fa mil y, group li ving, nonprofit s hel ters , reta il
s a les , offi ce, recrea ti ona l s ervices , hea l th s ervi ces , educa ti ona l s ervi ces , etc…
10,000 SF

Minimum Lot Width

50 ft.

Ma ximum Covera ge Ra ti o

60%

Front (mi n. ft.)

None

Rea r, a ll ey/no a l l ey (min. ft.)

None

Si de (mi n. ft.) i nterior

None

Minimum Lot Depth

80 ft.

Minimum Street Fronta ge

16 ft.

Minimum Setba cks When Abutting Street
20 ft.
Ma ximum Hei ght

70 ft.

Requi red No. Pa rking Spa ces

0

Subject's Tota l Pa rki ng Spa ces

78
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City of Salem planners are in the process of generating the new 20-year comprehensive plan, called Salem
Vision. Drafts of that plan incorporate the subject and the surrounding neighborhood as one suited to
residential development.
The appraiser discussed the subject property and potential zoning designations with a City Planner. The
indication in that discussion was that the City would most like to see an application for a Planned Unit
Development (PUD) on this property were it to be redeveloped. She noted that there are few PUD
applications due to the requirement in the PUD process that some lands be set aside for public use. In this
case, though, the Mill Creek frontage and the small cemetery on the site are already prime locations for
public use dedication. The property would likely be well suited for that type of zoning application.

P O TE N T I A LL Y B U I LD A B LE A R E A S
“Hog Hill”
ODOT is interested in purchasing approximately 97.58-acres of the subject property for their own future
use. It is the eastern portion of the subject property between streets Gath Rd SE and Turner Rd SE. This
area has sloping topography.
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“Turner Road Existing Ag Buildings Area”
The graphic on the following page depicts the Turner Road Existing Ag Buildings Area. Many buildings in
this area are open-sided barns and sheds that supported former agricultural use. The area has good
exposure from Turner Road and is located just west of the main correctional facility buildings. The
topography is generally level with some gently sloping areas.

“Turner Road Existing Office Building Area”
This area is located just east of the main entrance along Turner Road. There is an existing office building
that has been used for administrative uses with direct access from Turner Road. The topography is
generally level with some gently sloping areas.
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Economic Site Supporting Existing Improvements to Remain
The diagram below illustrates the economic site of the improvements that would likely remain including
the main building and supporting structures. The area is elevated above Turner Road and situated around
a circular driveway. The resulting floor-area-ratio (FAR) is 0.11 (22,500 SF building / 201,247 SF or 4.62acre site), which is near the average of the improved sale comparables (0.13). The FAR represents the
proportion of the improvements to site area.
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T OPOGRAPHY
The diagram on the following page illustrates elevations throughout the site. The highest elevations are
in the Hog Hill area and the economic site supporting the main building.

E XISTING L EASES
As previously discussed, the subject is currently encumbered by two leases. The leases can be found in
the addenda. A summary follows below:



Thomas Creek Cattle Co, 105 acres through Feb 2024; The current rent is $6,367/year
Flat Tail Farms, 210 acres through Sept 2025; five-year lease, free first year then starts at
$4,800/annually

While considered relatively nominal, the interim lease income of $44,000 (rounded) would offset some of
the future demolition costs of the majority of the subject’s structures.
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C ONCLUSION

OF

S ITE A NALYSIS

The subject site contains 128.42 net acres (390.5 gross acres) of Public Health zoned land in Southeast
Salem. The subject site is located in SE Salem, within City limits, just south of Corban University and the
Mill Creek industrial area. The majority of the site is located in the AE flood zone and has historically been
utilized as agricultural land. There are four potentially buildable areas totaling 127.38 net acres that
currently have some level of improvements located on the northern portion of the site along Turner Road.
Mill Creek runs directly through the middle of the site and is considered unusable area. The northern
portion of the site, specifically the “Hog Hill” area and economic site have sloping topography.
The portion of the site located in the AE flood zone is encumbered by Mill Creek and a lack of access to
major roads. However, the northern portions of the site not in the AE flood zone, could be developed with
a variety of uses.
To develop the AE portions of the site, some process to elevate proposed buildings or to install dikes and
levees would be required. The cost to complete is not known.
As discussed, a portion of the property is also affected by wetlands soils which would need to partially be
restored in order to permit development of other wetlands as part of a banking system. The cost to
remediate for the industrial project to the southwest of the property is known. We apply these indicated
costs to the subject in order to determine the highest and best use of the property.
In the end, there is not adequate demand to develop the AE portions of the subject. Instead, their current
agricultural uses are considered interim until such demand would offset the wetlands restoration and
flood zone designation removal.
There are water rights on the property which permit a variety of uses. However, if the state no longer
utilizes the property a large portion of the rights will no longer be applicable. Also, if the farmed portion
of the property is developed to alternative uses, the irrigation rights will be revoked. Due to the specificity
of uses, selling the water rights does not appear permitted. Confirmation with the Water Resourced
department and applicable governing agencies is recommended. In the interim, the water may be used
for the existing uses but would have no value to alternative users.
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P LAT M APS

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

SITE DESCRIPTION 80

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

SITE DESCRIPTION 81

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

SITE DESCRIPTION 82

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

SITE DESCRIPTION 83

Z ONING M AP
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I MPROV EMEN TS D ESCRIPTION
The following description is based on our inspection of the property and discussions with ownership.
According to the Marion County Assessor, there are 29 structures on the site, many of which are
barns/sheds that are nearing the end of their economic life. The main prison facility is a three-story,
22,500 SF minimum-security prison built in 1929. The remaining structures have limited utility and would
be unlikely to be retained upon redevelopment of the larger site.
GENERAL DESCRIPTION OVERVIEW: MAIN BUILDING
Address

5465 Turner Roa d Southeas t
Sa l em, Oregon 97317

Property Description
Year Built

Correcti ona l Faci li ty
1929

Number of Stories

3

Building Construction Class

C

Net Rentable Area

22,500 s qua re feet

Gross Building Area

22,500 s qua re feet

ADA Compliance

Ba s ed on our ins pecti on a nd i nformati on provided, we a re not a wa re of a ny ADA is s ues .
However, we a re not expert i n ADA ma tters , a nd further s tudy by a n a ppropri a tel y
qual i fi ed profes s i ona l woul d be recommended to as s es s ADA compli a nce.

CONSTRUCTION DETAIL
General Layout

The s ubject i s a three s tory mini mum s ecurity pris on.

Foundation

Reinforced concrete s l a b

Construction

Reinforced concrete

Floor Structure

Concrete block

Exterior Walls

Stucco

Roof Type

Fl a t

Windows

Meta l ba rred

INTERIOR DETAIL
Interior Walls

A mixture of Concrete block a nd Drywa l l

Ceilings

A mixture of concrete bl ock and 2 x 4 acous ti ca l ti le

Floor Coverings

A mixture of til es a nd carpet

Lighting

Fl uores cent a nd Inca ndes cent

Restrooms

As s umed to code a nd a dequa te.
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MECHANICAL DETAIL
Heating

Hot Wa ter Sys tem

Cooling

Window uni ts

Plumbing

As s umed to code a nd a dequa te.

Electrical

As s umed to code a nd a dequa te.

Fire Protection

Wet s ys tem

SITE IMPROVEMENTS
Parking Type

Surfa ce

Landscaping

A va riety of trees , s hrubbery a nd gra s s

Signage

Monument s i gn al ong Turner Road

Other

Ba s ketba ll court

D EFERRED M AINTENANCE
Although no deferred maintenance was specified, the main building and many of the other buildings are
older and are determined to be in average/fair condition.

P ERSONAL P ROPERTY
No personal property items or intangible items are included in this valuation.

C ONCLUSION

OF I MPROVEMENTS

A NALYSIS

This building was constructed for a specific use as a minimum-security prison. However, the building may
have utility to be converted into future office or educational use. Overall, the quality, condition, and
functional utility of the improvements are below average for their age and location.
SUMMARY
Building Condition

Average/Fai r

Building Quality

Average/Fai r

Design and Functionality

Average/Fai r

Actual Age

92 yea rs

Expected Economic Life

50 yea rs

Effective Age

30 yea rs

Remaining Economic Life

20 yea rs
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S UBJECT P HOTOGRAPHS

Subject property main entrance

Main building

Subject property gate

Subject property ingress/egress from Turner Rd SE

Subject property improvement

Subject property improvement
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Railroad running along western side of subject property

Subject exterior

Interior of MCCF

Interior of MCCF

Interior of MCCF office

Interior of MCCF office
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Interior of MCCF

MCCF restroom

MCCF kitchen

MCCF exterior kitchen access

Interior of MCCF

Interior of MCCF
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Interior of MCCF

Interior of MCCF

Subject property outdoor greenhouse

Subject property improvement

Interior of the office portion of the subject

Subject property improvement
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Subject property improvement

Subject property improvement

Subject property improvement

Subject property improvement

Subject site with Mill Creek in view

Subject site
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P ROPERTY T A X A N ALYSIS
State and local taxation in Oregon relies on income taxation at the state level and property taxes at the
local level. The following is a summary of the Oregon property tax system.


Real estate taxes in the state and this jurisdiction represent ad valorem taxes, meaning a tax
applied in proportion to assessed value.



Property taxes are collected locally to fund schools and governments in the area. The State does
not receive any property tax revenue.



Property taxes are divided into school taxes and non-school taxes; non-school taxes raise revenue
for City and County Governments, and educational service districts (community colleges, etc.).



In 1998, assessed value was rolled back to the 1996 real market value less 10%, and growth in
assessed value was limited to 3% per year. Thus, property taxes are no longer directly tied in with
real market value. There are some exceptions with respect to the 3% growth limit, such as new
construction.



Property taxes may not exceed a limit of $5.00 per $1,000 of real market value for schools and
$10.00 per $1,000 for non-schools



The limitation does apply to exempt bond levies that are approved by general election with at
least half of the registered voters eligible to vote.



The tax year runs from July 1 through June 30, and the County Assessor's Office estimates value
as of January 1 of each year. Property taxes are due and payable on November 15. A 3% discount
is available if paid in full by November 15. A 2% discount is also obtainable if two-thirds of the
amount is paid by this date. Another alternative is to make three equal (one-third) payments, on
or before the 15th of November, February and May. Any balance owed begins to accrue interest
after May 15, and counties initiate foreclosure if three years of taxes become delinquent.

Real estate taxes and assessments for the most recent tax year are shown in the following table.

Tax ID
R327913

REAL ESTATE TAXES - 2019-2020
Assessor's Real Market Value
Taxes and Assessments
Land
Improvements
Total
Millage Rate
Assessed Value Real Estate Taxes
$17,823,970
$7,632,940
$25,456,910
$0
$0

Totals

$17,823,970

$7,632,940

$25,456,910

$0

$0

It is noted that the according to the Assessor, the 2020-2021 taxes are not available. The subject property
has no assessed value and is tax exempt because it is currently owned by a government entity. If sold to
a tax eligible entity, the subject would be assessed and taxed.
The assessed value above appears to be based on a general developable lands assessment. Since the site
is not taxed there has been little scrutiny given to these values. Were the property sold to a private
developer and brought back into a taxed status, a tax appeal to reset the values is recommended.
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H IGHEST

AN D

B EST U SE

I NTRODUCTION
The highest and best use is the reasonable, probable, and legal use of vacant land or an improved property
that is physically possible, legally permissible, appropriately supported, financially feasible and that results
in the highest value. These criteria are often considered sequentially. The tests of legal permissibility and
physical possibility must be applied before the remaining tests of financial feasibility and maximal
productivity. A financially feasible use is precluded if it is legally prohibited or physically impossible. If a
reasonable possibility exists that one of the prior, unacceptable conditions can be changed, is it
appropriate to proceed with the analysis with such an assumption.

H IGHEST

AND

B EST U SE C RITERIA

The site’s highest and best use is analyzed both as vacant and as improved, and if improvements are
proposed then an as proposed analysis is required. In all cases, the property’s highest and best use must
meet four criteria: (1) legally permissible; (2) physically possible; (3) financially feasible; and (4) maximally
productive.

H IGHEST

AND

B EST U SE A S VACANT

L E G A L L Y P E R MI S SI B LE
The site is currently zoned PH, Public Health. Based on conversations with the Salem City planning
department, the site would be suitable for a future master-planned development and a zoning change
from the current PH (Public Health) zone is likely.
The subject is currently encumbered with two leases attributed to the site: a grazing lease through
February 2024 and an agricultural lease through September 2025. While considered relatively nominal,
the interim lease income would offset some future demolition costs of the majority of the subject’s
structures.
We were provided with a preliminary title report from Amerititle dated January 18, 2021. The report
identifies exceptions to title, which include various utility and access easements that are typical for a
property of this type. These utility and access easements from the City of Salem and the City of Turner run
along Mill Creek corridor, which is concluded to be unusable area. There are also permanent easement
for stream, fish, and riparian easement and some permanent slope easements for ODOT. Temporary
construction and access easements have now expired. These areas do not have an impact on the subject’s
buildable area.
There is an easement to access the pump station, which was identified above. We have considered the
impacted area of 0.88 acres to be unusable, which has a very nominal impact on value.
Other than the pump station easement, the remaining exceptions would not appear to have an adverse
effect on value.
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There are water rights on the property which permit a variety of uses. However, if the state no longer
utilizes the property a large portion of the rights will no longer be applicable. Also, if the farmed portion
of the property is developed to alternative uses, the irrigation rights will be revoked.

P H Y S I C A L LY P O SS I B LE
The subject site contains 128.42 net acres (390.5 gross acres) of Public Health zoned land in Southeast
Salem. The subject site is located in SE Salem, within City limits, just south of Corban University and the
Mill Creek industrial area. The majority of the site is located in the AE flood zone and has historically been
utilized as agricultural land. There are four potentially buildable areas totaling 127.38 net acres that
currently have some level of improvements located on the northern portion of the site along Turner Road.
Mill Creek runs directly through the middle of the site and is considered unusable area. The northern
portion of the site, specifically “Hog Hill” and the economic site have sloping topography.
The portion of the site located in the AE flood zone is encumbered by Mill Creek and a lack of access to
major roads. However, the northern portions of the site not in the AE flood zone, could be developed with
a variety of uses.
Flood zone and Wetlands Areas
To develop the AE portions of the site, some process to elevate proposed buildings or to install dikes and
levees would be required. The cost to complete is not known.
The flooded portions of the property and the pasture areas are generally level have historically be farmed
to annual crops. Based on a USDA agricultural soils survey for the subject (as retained in our files), the
soils are adequate for a variety of crops. However, some are poorly drained and would benefit from tiling.
Discussions with government agencies indicate tiling is considered an improvement to the site which
would trigger the need to improve wetlands. Based on market indications, the value of tiling is about $200
per acre while the cost to improve wetlands is $18,500 per acre (rounded). Due to the high costs of
wetlands restoration, the market would not support the installation of tile on the property.
Without tiling, the site is limited to the type of crops that can be grown, namely ones that can withstand
poorly drained soils such as grass, hay, or annual vegetable crops. Permanent plantings are not likely
supportable. Water rights are available and would be adequate to support continued crop growth. Access
to the water is from on-site, which is ideal.
This flooded portions of the property are of adequate size and topography to accommodate development
to uses allowed by zoning. However, prior to development the wetlands would need to be improved and
a solution to remove the property from the flood zone would need to be developed. It is assumed any
potential developer would adequately research the development and costs associated with this portion
of the site.
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F IN A NC I A L LY F E A SI BLE
Based on our analysis of the market, there is currently adequate demand for all types of development in
the subject’s area; however, development anchored by a combination of multifamily and residential with
a limited amount of office/retail space appears to be a sensible option.
As demonstrated in the market analysis section, the multifamily and single-family residential markets have
previously and continued to perform well in the Salem area.
As previously discussed, there is abundant industrial land available just north of the subject at the Mill
Creek Corporate Center. There are currently six sites listed for sale totaling 326 acres. Although there is
strong demand for industrial development, there appears to be adequate supply to meet the demand.
Working from home is a macroeconomic threat to the office sector in the present and future, and an office
park would be risky and not likely a realistic option. However, the local office and retail markets appear
to be relatively steady and a limited amount in support of the residential development would likely be
viable.
Overall, it appears that a newly developed master-planned development with multifamily, single-family,
and more limited commercial on the site would have a value commensurate with its cost and is considered
to be financially feasible on the buildable portions of the property.
Flood zone and Wetlands Areas
As discussed, the subject wetlands and flood zone designation would need to be addressed prior to
development. The cost to improve wetlands in a banking system was determined to be $18,500 per acre.
This cost was determined by reviewing the wetlands costs for the industrial park to the southwest of the
subject. These costs would only be applied to the wetlands area of the subject (65 acres). This would result
in a total cost of $1,200,000 (rounded).
The cost to remove the subject outside of the flood zone is unknown. However, utilizing a paired sale, we
determine a discount which is discussed in the valuation section of this report.
Currently, the flood, wetlands, and pasture areas are being farmed, and produce some income through a
lease. However, due to zoning and the proximity of the site to development, we explored the option that
the current use is not financially feasible. Although currently leased, the income stream is not significant
and is not the motivating factor for agricultural properties. Instead, value is derived from comparable
sales.
We conducted a sales search for both irrigated and dry farmland sales and found values to range from
$5,000 to $10,000 per acre . These sales are retained in our files and do not indicate a discount for the
presence of the flood zone or wetlands. Instead values are driven by the presence of irrigation water
rights. The lower level of the range is set by dry cropland with no rights while the upper level is set by
properties with full rights. The subject has partial water rights, with about 60% of the property being dry
farmland. Considering these factors, it has an approximate value of $7,500 per acre. Similar agricultural
properties are valued on a gross site size (262.08 ac.) or $2,000,000 rounded.
The difficulty in valuing the subject as agricultural land is that comparables are zoned for exclusive farm
use, and have limited development potential. Often times they are located significantly outside of an
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urban growth boundary. Therefore, they would not appeal to an investor/developer, resulting
insignificantly lower prices than commercial, residential or industrially zoned properties.
To capture the development potential of site, we considered the sales of non-agriculturally zoned land
and then deduct the cost to restore wetlands. We also apply a discount for the unknown factor and costs
associated with removing the flood designation. When this is completed, the value of the subject is higher
indicating that the current agricultural use is an interim one until such time as the market would support
the costs of development. The income from the current lease could offset some development costs and
would not impede any future development plans, as approvals would take some time.
The methodology of deducting the cost to restore wetlands and discounting value for flood status is
developed later in this report.

M A X I MA L LY P R OD U C T I V E
There does not appear to be any reasonably probable use of the site that would generate a higher residual
land value than master-planned development with multifamily, single-family, and more limited
commercial development on the buildable portions of the property. Accordingly, it is our opinion that
multifamily development, developed to the normal market density level permitted by zoning, is the
maximally productive use of the property that is outside of the flood zone.
Due to costs and current demand, the flood zoned portions of the property should be used for agricultural
purposes until such time the cost to develop this portion of the popery can be absorbed by the market.
Income from the existing lease can offset future development costs. This represents the maximally
productive use of the property that is within the flood zone. As an interim use, the water rights should be
maintained by the tenant farmers.
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H IGHEST

AND

B EST U SE A S I MPROVED

P HYSICALLY P OSSIBLE
According to the Marion County Assessor, there are 29 structures on the site, many of which are
barns/sheds that are nearing the end of their economic life. The main prison facility is a three-story,
22,500 SF minimum-security prison built in 1929. The remaining structures have limited utility and would
be unlikely to be retained upon redevelopment of the larger site.
The subject’s current improvements are not consistent with the highest and best use of the site as if it
were vacant. For the property as improved to be maximally productive, the improvement should closely
match the ideal improvement, or alternatives should be considered, such as:


Renovation: The main building would likely be upgraded in order to facilitate a conversion.



Conversion: The main building is currently being operated as a correctional facility but is expected
to close later in 2021 and will soon be vacant. The building may have utility to be converted into
an alternative use such as a school or office.



Expansion: Expansion on the economic site could be possible, but is unlikely as the size of the
main building would likely be adequate to the majority of potential users.



Demolition: Demolition of the ancillary structures to make way for redevelopment is likely.

Based on our analysis, there does not appear to be an alternative use that could reasonably be expected
to provide a higher present value than conversion of the main building to alternative use such as office or
educational use and demolition of the other structures to make way for redevelopment on the remaining
buildable portion of the site.
For these reasons, conversion of the main building to alternative use such as office or educational use and
demolition of the other structures to make way for redevelopment on the remaining buildable portion of
the site is concluded to be maximally productive and the highest and best use of the property as improved.

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

VALUATION PROCESS 97

VA LUATION P ROCESS
Valuation in the appraisal process generally involves three techniques, including the Cost Approach, Sales
Comparison Approach and the Income Approach.
These three valuation methods are defined in the following table:
VALUATION METHODS
Cost Approach

Sales Comparison Approach

Income Approach

DEFINITION
In this approach, value is based on adding the contributing value
of any improvements (after deductions for accrued
depreciation) to the value of the land as if it were vacant based
on its highest and best use. If the interest appraised is other
than fee simple, additional adjustments may be necessary for
non-realty interest and/or the impact of existing leases or
contracts.1
In this approach, recent sales of similar properties in the
marketplace are compared directly to the subject property. This
comparison is typically accomplished by extracting “units of
comparison”, for example, price per square foot, and then
analyzing these units of comparison for differences between
each comparable and the subject. The reliability of an indication
found by this method depends on the quality of the comparable
data found in the marketplace.
In this approach, a property is viewed through the eyes of a
typical investor, whose primary objective is to earn a profit on
the investment principally through the receipt of expected
income generated from operations and the ultimate resale of
the property at the end of a holding period.
VALUATION METHODS UTILIZED

Summary:
This appraisal employs only the Sales Comparison Approach. Based on our analysis and knowledge of
the subject property type and relevant investor profiles, it is our opinion that this approach would be
considered necessary and applicable for market participants. The subject's age makes it difficult to
accurately form an opinion of depreciation and tends to make the Cost Approach unreliable.
Furthermore, because the subject property is a specialized land use, it is not typically marketed,
purchased or sold on the basis of anticipated lease income. Therefore, we have employed neither the
Cost Approach nor the Income Capitalization Approach to develop an opinion of market value.
The valuation process is concluded by analyzing each approach to value used in the appraisal. When
more than one approach is used, each approach is judged based on its applicability, reliability, and the
quantity and quality of its data. A final value opinion is chosen that either corresponds to one of the
approaches to value, or is a correlation of all the approaches used in the appraisal.
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L A ND VA LUATION : P OTENTIALLY B UILDAB LE A REAS
To apply the Sales Comparison Approach, we searched for sale transactions within the following
parameters:


Property Type: Large sites with highest and best use as master-planned development focused on
residential/multifamily. In this case, our primary search was for properties within urban growth
boundaries, and preferably inside municipal boundaries, that were purchased without final plat
approvals for a large-scale development.



Location: Emphasis on Salem and surrounding area with secondary consideration to outlying sites.
Given the scale of the subject property, we included the entire state of Oregon in our search, as
well as areas outlying the Seattle metro.



Size: We searched for the largest possible sites but considered sites as small as 30 acres if meeting
other criteria. With that 30-acre limit as our low-end limit, we did not set an upper limit for size.



Transaction Date: We endeavored to identify sales that would meet similar economic cycle
pressures as the subject would meet, were it offered for sale. With that in mind, we extended our
search from January 1, 2015 through the present. We of course endeavored to use the most
current data possible, but there were few available large-scale sales available for analysis.

O TH E R S A LE S C ON SI D E R E D ,

BU T

W I T H D I F FE R E N T H IG H E S T

AND

B E ST U S E

We also considered two large-scale sites that we ultimately chose not to include as comparables in the
adjustment grid.
The 190-acre, former International Paper mill site along I-5 in Albany sold for $10,000,000 ($52,000/acre)
on August 20, 2019. This property has superior exposure directly along I-5 and more level topography. It
was also improved with a 60,000 SF building and may have environmental issues. For these reasons, this
sale was not utilized as a comparable.
The 220-acre former paper mill in Newberg, OR sold for $7,000,000 ($56,000 net acre) on September 17,
2020. Approximately 125 acres of the site are considered usable. The sale included corporate
indemnification for legacy environmental liabilities associated with the site. The buyer plans to sell the
equipment, demolish the improvements, and redevelop the site with a mix of uses. The industrial
buildings reportedly have some value in the equipment, but the site also has some environmental
contamination. For this reason, we did not analyze this sale in the grid.
On the following pages, we present a summary of the land sales that we compared to the subject property,
a map showing their locations, and the adjustment process.
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SUMMARY OF LAND SALES
No. Property / Location

Date of
Sale

Transaction Net Site Size
Status
(Ac)

Cash Eqiv
Sales Price

Price
per Acre

Price
per SF

Zoning

Property Use
Future Ma s ter
Pl a nned
Development

$22,000,000

$57,584

$1.32

1

Stevens Rd Tra ct
21425 Stevens Roa d
Bend, OR

Nov-20

Cl os ed

382.05

UA & SDR,
Urba ni za ble Area
/ Sta nda rd
Dens i ty
Res identia l

2

Ma rcola Mea dows MDR Site
Ma rcola Roa d @ 28th
Springfiel d, OR

Ja n-20

Cl os ed

100.38

MDR, Medi um
Dens i ty
Res identia l

Future Ma s ter
Pl a nned
Development

$6,150,000

$61,267

$1.41

3

Sta te St & Cordon Rd Future
Mixed-Us e
Sta te Street / Cordon Roa d
Sa l em, OR

Aug-19

Cl os ed

117.90

Singl e,
Mul tifa mi ly,
Commercia l

Future Ma s ter
Pl a nned
Development

$10,650,000

$90,331

$2.07

4

Dry Ca nyon Subdivis ion Si te
(R4 / R5)
2966 Northwes t Northwest Wa y
Redmond, OR

Aug-18

Cl os ed

61.14

R4 / R5, Genera l &
Hi gh Dens i ty
Res identia l

Future Si ngleFa mil y
De vel opment

$5,520,600

$90,294

$2.07

5

Portla nd Roa d RM Site
9250 Cha rity Ave NE
Brooks, OR

Ma y-17

Cl os ed

37.99

RM, MediumDens i ty
Res identia l

Prima rily
Future Si ngleFa mil y
De vel opment

$1,100,000

$28,955

$0.66

127.38

PH, Public Hea lth

Future Ma s ter
Pl a nned
Development

Subj.

Mill Creek Correctiona l Si te:
Potenti a lly Buil da ble Area s
Turner Rd SE
Sa l em, Oregon
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COMMENTS
1 - The property s old free of entitl ements a lthough the la nd is des igna ted for devel opment to a mix of res i denti a l,
commerci a l , a nd i ndus tri a l l a nd us es withi n the City of Bend Comprehens i ve Pla n. Loca ted a t 21425 Stevens Rd., the s i te
is l oca ted a dja cent to 27th St a nd Reed Market Rd, ma jor a rteria l s treets s erving thi s pa rt of Bend. Hi ghwa ys 20 a nd 97
are both conveni ently l oca ted within a few mil es , with downtown Bend a ls o cl os el y proxima te. Approxi ma tely 369.9
acres of the s ite offering a re zoned Urba niza bl e Area (UA) a nd wi ll need to be a nnexed i nto the Ci ty a s pa rt of the
project, whi le 12.15 a cres a re a l rea dy wi thin the Ci ty bounda ry a nd des i gna ted a s Sta nda rd Dens ity Res i dentia l (SDR).
2 - Purcha s ed by la rge developer. The property wa s forecl os ed on i n 2008. Mea dows wa s ori gi na l ly ma s ter pl a nned for
±54.78 a cres of Medi um Dens i ty Res i denti a l, (MDR), ±26.00 a cres of Mi xed Us e Commerci a l (MUC), a nd ±19.60 a cres of
Community Commerci a l (CC) in 2008. The ma rket determined tha t cha nges were needed to the mi x of
res idential /commerci a l a nd a s s oci a ted dens ities . In order to a chi eve s uch cha nges to the Mas ter Pl a n, Type III la nd
us e a nd zoni ng ma p a mendments were required for a des ired end res ul t of ±54.78 a cres of MDR, ±45.60 a cres of MUC
and no CC. The MUC a ll ows for a n i ntegration of both commerci a l a nd res identia l us es s o the development ca n a da pt to
ma rket demands a s development of the property progres s es . The a mount of commerci a l s pa ce wa s reduced
cons i dera bl y to the mini mum percentage required of the MUC portions , which a l lows the devel opers to cons truct the
res idential porti ons i ndependent of the commerci a l portions . The revis ions to the Mas ter Pla n a ls o a mended the
pha s ing of the s treet a nd uti li ty i nfras tructure to a ll ow the res i denti a l portions on the north portions of the s i te to be
developed i ndependent of ha vi ng to buil d infras tructure on the s outhern porti on of the s i te. Thi s reduces the up front
infras tructure cos ts a nd a l l ows for development to occur in the porti ons of the s ite des igna ted MDR where ma rket
dema nd i s perceived to be the grea tes t.
Went under contra ct for $7MM to Portla nd developer wi th DR Horton “i n their pocket” in the ba ck end. Once they got to
the 3rd or 4th extens i on. Ba nk wa nted to offer a “buy it now” pri ce, a s the ba nk wa nted to cl ea r thi s off their books .
Buyers pa id for ma s ter pl a nni ng to get 330 res i denti a l l ots plus the mul ti fa mil y. Eli mina ted a s much of the commerci a l
la nd as they could. Ca rved out 13 a cres of commerci a l for a s chool s i te us e. City a l lowed the 13 a cres to be credi ted
toward the open s pa ce a ll owa nce. Tha t is pa rt of the 100 a cres .
3 - The buyers a re pl a nni ng on buil di ng a pproxima tel y 800 res idences on the 117 a cre s ite a nd there wi l l be a mix of
s i ngl e fa mi ly homes , townhome duplexes , a pa rtments , a nd a commerci a l devel opment. There wil l a ls o be s pa ce for a
pa rk on the property. There wi ll be a pproxima tel y 8 hous es per a cre. The s i ngl e fa mil y homes a re propos ed to be
s i mil ar to row hous es wi th a ll eys a nd ga ra ge a cces s a t the rea r of the hous e. The lot s izes wi ll vary dependi ng on the
s i ze of the s tructures but the row hous e lots a re propos ed to be 20 feet wide & 90 to 100 feet deep a nd duplex l ots 30
feet wi de by 90 feet deep. The property wa s being ma rketed for $16,000,000. The a ctua l s a l e pri ce of $10,650,000 wa s
refl ective of the s i gni fi ca nt requi red improvements . The property wa s in contra ct for over one yea r getting the zoning
and i niti a l ci ty a pprovals i n pl a ce.117.9 tota l a cres ma de up of 2 l a rge tracts s epa ra ted by a 3.25 a cre a ba ndoned ra il
pa rcel which is currentl y owned by unrel a ted thi rd pa rties . 71.85 a cres to the north a re zoned Si ngl e Fa mi ly, 24.52 of the
s outh acres a re zoned Mul ti -Fa mi ly, 19.93 a cres on the corner of Sta te a nd Cordon a re zoned Commerci a l/Reta i l.
4 - The s a l e wa s off-ma rket a nd purcha s ed by buil der for res identi a l s ubdi vi s i on. The s i te i s zoned R4 & R5.
5 - Sa le of former Chri s tia n Univers ity ca mpus to developer. There were a pproxima tel y 75,000 SF i n tota l improvements .
The buyer reta i ned a 7,000 SF bui l ding tha t is now lea s ed to NW Chri s tia n Univers ity. The buyer val ued this buil di ng at
$600,000. The rema i ni ng buil dings were demol is hed. There were a ls o 12 renta l hous es tha t were val ued a t
approximatel y $100,000 ea ch. The property wa s off-ma rket. The buyer ma de a n offer ba s ed on l a nd val ue a t $1.1 mi l li on
or $0.66/SF. The buyer ha s now pl a tted 64 s i ngl e-fa mi ly l ots tha t wi ll be developed in the future. Demol ition cos ts were
reportedly $300,000 for the la rge buil di ng a nd there were a s ignifica nt number of s ma l l er bui l dings tha t were
demol is hed a t a n es tima ted cos t of $200,000. The effecti ve s a le pri ce is a djus ted downwa rd by $1.6 mil l ion for the
contributory value of the s i te l es s exis ti ng i mprovements .
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L AND S ALES C OMPARABLE P HOTOS

Land Sale Comparable #1

Land Sale Comparable #2

Land Sale Comparable #3

Land Sale Comparable #4

Land Sale Comparable #5
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D ISCUSSION

OF

A DJUSTMENTS

The adjustment process is typically applied through either quantitative or qualitative analysis. Unless
otherwise noted, adjustments presented in our analysis represent numeric expressions of our opinion of
the degree to which a comparable is superior or inferior to the subject. Our qualitative adjustments are
based on 5% increments with a minor adjustment (for a slightly superior or slightly inferior characteristic)
considered to be 5% and a large adjustment (for a significantly superior or inferior characteristic)
considered to be 25% or greater.

E X P E N D I TU R E S I MM E D I A TE L Y A FTE R S A LE
In order to arrive at the effective sale price, the actual sale price of each comparable is adjusted to account
for any expenditures planned by the buyer immediately after sale, such as capital expenditures, cost to
cure deferred maintenance, or lease-up costs.
Similar to the subject, some of the land sales had existing improvements at the time of sale that were or
will be demolished for redevelopment. The demolition costs are considered a nominal line item in the
scope of a large-scale redevelopment, and developers typically factor demolition costs into their site
costs and consider them separately from acquisition costs. Therefore, no adjustments have been made.

M A R KE T C O ND I T I O N S
The sales included in this analysis transacted between May-17 and Nov-20. Market conditions have
generally been improving for all types of real estate including bare land through this period. The
comparable sales received an upward market conditions adjustment.

P ROPERTY A DJUSTMENTS
L O C A TI ON
The appeal of a property’s location to users of and/or investors in a particular property type can influence
value significantly. This factor broadly considers the impact of demographics, geographical attributes,
access to transportation networks and local land use trends on pricing. Comparisons of location can often
be derived, or even quantified, by examining rent, vacancy, capitalization rate, and land value trends in
the subject and directly competitive areas.
Sale 1 was adjusted downward for its superior location in the Bend market, where values are higher. Sale
2 is considered to have a generally similar location quality to the subject on the edge of Springfield in a
predominantly commercial/industrial area. Sale 3 is considered to have a slightly superior location within
Salem, north of the subject at the intersection of State Street and Cordon Road. Sale 4 was adjusted
downward for its slightly superior location in Redmond. The Redmond area has benefitted from Bend’s
explosive growth and is experiencing strong demand, pushing values slightly higher in comparison to the
subject’s area. Sale 5 is located on the northern edge of Salem in an area that also has an agricultural
setting. This location was considered to be similar and was not adjusted.

S I TE S IZ E (A C )
Size and pricing typically have an inverse relationship, whereby larger sites tend to achieve lower pricing
on a per-acre basis. This is attributable to economies of scale, as well as the narrower pool of prospective
buyers for a larger property.
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Sale 1 was adjusted upward for its larger size. Sales 4 and 5 were adjusted downward for their smaller
size. Sales 2 and 3 were considered to be generally similar in size and were not adjusted.

Z O NIN G / I N TE N D E D U S E
The value of vacant land is largely contingent upon its potential use. This factor considers the uses
permitted by the applicable development standards, per the subject’s zoning designation. The maximum
density to which a property can be developed typically impacts total value positively; however, depending
upon property type, location, and type of construction higher permitted densities can have an inverse
relationship to pricing on a per-unit or per-square-foot basis.
The subject is located within Salem City limits but is zoned PH (Public Health). This will need to be changed
to allow for any of the most likely types of development on the site (multifamily, residential, or
commercial). According to the City of Salem planning department, the site would be suitable for a future
master-planned development and a zoning change from the current PH (Public Health) zone is likely.
The majority of Sale 1 is zoned UA (Urbanizable Area) located outside of the Bend City limits and will take
additional time and money to annex into the City. This sale was adjusted upward for its inferior zoning.
Sale 2 is zoned Medium Density Residential and Medium Density Commercial. This zoning is considered
to be superior to the subject at the current time and the sale was adjusted downward.
Sale 3 is zoned single-family, multifamily, and commercial/retail. This zoning is considered to be superior
to the subject at the current time and the sale was adjusted downward.
Sale 4 was adjusted downward for its superior single-family zoning / intended use as a subdivision.
Sale 5 is zoned Medium Density Residential and was adjusted downward for its superior zoning.

S H A P E / C ON FI GU R A T I O N
The configuration, shape, dimensions and depth of a site determine its developability and overall utility.
These factors can impact development costs, usable area of the site, and thereby, achievable pricing. The
subject site is comprised of a single parcel.
The subject’s potentially buildable areas are not contiguous areas as they are separated by the economic
site supporting the existing structures to remain (main correctional facility building). All of the
comparables are contiguous areas that are considered superior to the subject and were adjusted
downward.

A C C E S S / V I S I B I LI TY
Adjustments for access/visibility allow for differences in accessibility to adjacent/nearby roadways,
railways and/or waterways. Sites with visibility and exposure to heavier travelled thoroughfares normally
command a premium over similar sites along tertiary thoroughfares.
All of the comparables were considered similar to the subject and no adjustments were required for this
category.
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T OP O GR A P H Y
Topography characteristics can influence pricing, as sites with more radical elevation changes typically
increase site preparation/development costs when compared to a level site.
The subject site has areas of sloping topography particularly in the “Hog Hill” area, which may constrain
development in some areas. All of the comparables were considered to have more level topography,
which is considered to have fewer constraints on development. The comparables received downward
adjustments.

F L O OD P LA I N
The prices of properties located within flood prone areas tend to be proportionately less than otherwise
similar parcels not adversely affected by flood plain locations. This is due to the increased development
costs associated with alleviating the problem as well as the fact that portions of the site may not be able
to be developed or higher expenses related to insurance for buildings located in flood prone areas.
This portion of the subject is not located in a flood plain. All of the comparables were considered similar
to the subject and no adjustments were required for this category.
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C OMPARABLE L AND S ALES A DJUSTMENT G RID
COMPARABLE LAND SALE ADJUSTMENTS
Subject

Comp 1

Mill Creek
Correctiona l
Fa ci lity
5465 Turner Roa d
Southea s t
Sa l em, Oregon
--------128.42
----PH, Public Hea lth

Property / Location

Transaction Status
Date of Sale
Site Size (Acres)
Cash Equiv Sale Price
Zoning

Property Use

Unadjusted Price per Acre

Comp 2

Comp 3

Stevens Rd Tra ct Ma rcola Mea dows
21425 Stevens
MDR Site
Roa d Ma rcola Roa d @
Bend, OR
28th
Springfiel d, OR

Comp 4

Comp 5

Sta te St & Cordon
Dry Ca nyon Portla nd Roa d RM
Rd Future Mi xedSubdi vis i on Site
Site
Us e
(R4 / R5) 9250 Cha rity Ave NE
Sta te Street /
2966 Northwes t
Brooks , OR
Cordon Roa d
Northwes t Wa y
Sa lem, OR
Redmond, OR
Clos ed
Cl os ed
Clos ed
Aug-19
Aug-18
Ma y-17
117.90
61.14
37.99
$10,650,000
$5,520,600
$1,100,000
Si ngle, R4 / R5, Genera l &
RM, MediumMultifa mil y,
Hi gh Dens ity
Dens ity
Commerci a l
Res identi a l
Res identia l

Clos ed
Nov-20
382.05
$22,000,000
UA & SDR,
Urba ni za bl e Area
/ Sta nda rd Dens ity
Res i dentia l
Future Ma s ter
Pl a nned
Devel opment
----$57,584

Clos ed
Ja n-20
100.38
$6,150,000
MDR, Medium
Dens i ty
Res i dentia l
Future Ma s ter
Pla nned
Devel opment
$61,267

Future Ma s ter
Pla nned
Development
$90,331

Future Singl eFa mil y
Development
$90,294

Prima ri l y Future
Singl e-Fa mil y
Development
$28,955

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

Transactional Adjustments
Property Rights Conveyed
Adjus tment
Fina nci ng
Adjus tment
Terms /Conditi ons of Sa le
Adjus tment
Expenditures After Sa le
Adjus tment

0%

0%

0%

0%

0%

Feb-21

Nov-20
1%
$58,160

Jan-20
3%
$63,105

Aug-19
4%
$93,944

Aug-18
8%
$97,518

May-17
11%
$32,140

-15%

0%

-5%

-2.5%

0%

128.42

382.05
10%

100.38
0%

117.90
0%

61.14
-5%

37.99
-5%

Zoning / Intended Use

20%

-5%

-10%

-20%

-5%

Shape / Configuration

-5%

-5%

-5%

-5%

-5%

Access / Visibility

0%

0%

0%

0%

0%

Utilities / Infrastructure

0%

0%

0%

0%

0%

-10%

-10%

-10%

-10%

-10%

0%
0%

0%
-20%

0%
-30%

0%
-43%

0%
-25%

$58,160

$50,484

$65,761

$56,073

$24,105

Ma rket Conditions
Adjus tment
Adjusted Price per Acre
Property Adjustments
Location
Net Site Size (Ac)

Topography
Flood Plain
Total Property Adjustments
Indication for Subject

SALES SUMMARY
Mi ni mum
Ma xi mum
Avera ge

C ONCLUSION

OF

Unadjusted
$32,140
$97,518
$68,973

Adjusted
$24,105
$65,761
$50,917

L AND VALUE

The comparable sales bracket the subject’s physical characteristics. Less weight is placed on Sale 1 due to
its larger size and inferior zoning outside of City limits. Sales 2 and 3 appear to be the best indicators, with
most weight on Sale 2 due to location quality. Sale 4 is a reasonable indicator after adjustments. Sale 5 is
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a low indicator, as the improvements on the site contributed value which reduced the effective sales price
of the land. Our value conclusion of the subject’s buildable site follows below.
LAND VALUE CONCLUSION - POTENTIALLY BUILDABLE AREAS
Indi ca ted Va l ue per Acre
Net Si te Area (Ac)
Indicated Value
Rounded to nearest $50,000
Per Acre

C O N TR I BU T OR Y V A LU E

OF

$55,000
x 127.38
$7,005,900
$7,000,000
$54,954

“H O G H I LL ”

At the client’s request, we have provided a separate value for the “Hog Hill.” This area consists of 97.58
acres in the eastern portion of the subject property between streets Gath Rd SE and Turner Rd SE. This
area has more sloping topography and is also the majority of the potentially buildable area of the subject
site. Due to its topography, a lower value conclusion is warranted for this area.
We would expect that the contributory value of the other buildable areas would achieve higher than the
average pricing due to size and exposure adjacent to the existing main building. Therefore, the
contributory value of the “Hog Hill” is lower.
LAND VALUE CONCLUSION - CONTRIBUTORY VALUE "HOG HILL"
Indi ca ted Va l ue per Acre
Net Si te Area (Ac)
Indicated Value
Rounded to nearest $50,000
Per Acre

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

$50,000
x 97.58
$4,879,000
$4,900,000
$50,215
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L A ND VA LUATION : AE F LOOD Z ON E

AN D

P ASTURE A REA

As discussed in the highest and best use, we considered the value of the subject’s flood zoned land in two
ways. Firstly we considered the sales of agricultural properties displaying similar characteristics to the
subject, except zoning. We also considered the value of the site solely based on zoning and then deducted
the cost to improve wetlands and discount for the unknown costs to remove the site from the flood zone.
Based on agricultural sales retained in our files, the lower value of the subject is attributed to the
agricultural land. Therefore, we utilize the land value determined in the previous section and discount it
for wetlands and the flood zone, as follows.

I MPROVING W ETLANDS
The Mill Creek Corporate Center (MCCC) is to the southwest of the subject. The site was affected by 23
acres of wetlands which needed to be addressed prior to development. Based on discussions with parties
involved in the project and related agencies, the developers had two options: Purchase wetlands from a
wetland bank to permit the redevelopment of all the wetlands on the site, or agree to improve some
onsite wetlands which would permit the development of the remaining site. In the end, the cheapest
alternative was improving on-site land. The reported cost to complete was $18,500 per acre of wetlands
on the property. However, the project required fill dirt which was secured for free from a nearby project.
The cost of fill could not be estimated.
In the instance of the subject, fill dirt would likely be generated from the development on other portions
of the property. Therefore, this would not be an additional cost to the subject. Therefore, we only apply
the cost of $18,500 per acre to the subject wetlands which total 65 acres. This would result in a total cost
of $1,200,000 (rounded).

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

LAND VALUATION: AE FLOOD ZONE AND PASTURE AREA 109

F LOOD Z ONE R EMOVAL
We were unable to locate a cost comparable to remove a property from a flood zone designation.
Therefore, as an alternative methodology, we considered a paired sale where the buyer was unsure how
much of a site could be developed due to wetlands/flood zones. Instead, the property was purchased on
speculation. We then compared that sale to others in the market which were not affected. Form this we
derive a discount rate for the unknown factors which would also apply to the subject.
Paired Sales Analysis
SUMMARY OF LAND SALES
No. Property / Location

Date of
Sale

Transaction
Status

Site Size
(SF)

Zoning

Cash Eqiv
Sales Price

Price
per SF

1

108th Ave. CC-MU La nd
19402 108th Avenue Southea s t
Renton, WA

Nov-18

Clos ed

27,300

CC-MU,
Commercia l ,
mixed-us e

$369,000

$13.52

2

Federal Wa y La nd
1406 South 348th Street
Federal Wa y, WA

Oct-18

Clos ed

25,585

CE, Commerci al
Enterpri s e

$565,000

$22.08

3

Wa s hington Ave. GC-MU Si te
608 Wa s hington Avenue North
Kent, WA

Apr-18

Clos ed

23,087

CG-MU, Genera l
Commercai l

$350,000

$15.16

4

ARCO Ga s Sta ti on Site
24014 116th Avenue Southea s t
Kent, WA

Jul -17

Clos ed

59,821

NCC,
Neighborhood
Convenience
Commercia l

$1,100,000

$18.39

5

Kent-Ka ngley CC Si te
12828 Southea s t Kent-Ka ngley Roa d
Kent, WA

Jul -17

Clos ed

21,796

CC, Communi ty
Commercia l

$615,000

$28.22

6

116th Ave CC Site
26046 116th Avenue Southea s t
Kent, WA

Ma r-17

Clos ed

83,994

CC, Communi ty
Commercia l

$1,999,000

$23.80

In the table above, Sale 1 is affected by a creek which requires setbacks based on historic water levels,
the type and quality of water, and the type of animal life living in it. The study occurs once development
is proposed. At the time of sale, the buyer was unaware of what setbacks would be. There was an old
home on the property and detached garage which the broker said had no value. The buyer kept them for
rental income until such time the market would support redevelopment costs. The cost to demolish was
estimated at $20,000, which results in a final value indication of $14.25 per square foot of gross site area.
The remaining sales have similar zoning as Sale 1 but were unaffected by buildings, wetlands, or significant
setbacks. Based on their sale indications, they sold for 6%-52% higher than Sale 1. The comparables on
average are 30% higher than Sale 1.
The lower level is set by Sale 2 which is in a shopping center but setback from the roadway. Overall, it was
considered inferior as to location. The upper level is set by ale 5 which is in a superior location.
Overall, the comparables bracket the Sale 1 in all features except wetlands. Due to this, a discount at the
average indication is applicable, or 30%. This is applied to the gross value, before the cost of wetlands
restoration is considered.
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C ONCLUSION

OF

L AND VALUE -F LOOD Z ON E & P ASTURE

The value of the site, with no impacts from wetlands or flood zones was previously determined to be
$55,000 per acre. From this we deduct the cost to restore wetlands and the discount for the uncurtaining
of the flood zone as follows. As a note, the value is only applied to the usable portions of the property,
similar to the sale comparables.
LAND VALUE CONCLUSION - FLOOD ZONE & PASTURE
Indi ca ted Va l ue per Acre
Net Si te Area (Ac)
Indicated Value
Les s Wetl a nd Res torati on Cos ts
Les s Fl ood Zone Di s count
Final Value Indication
Rounded to nearest $50,000
Per Acre

30%

$55,000
x 210
$11,550,000
($1,200,000)
($3,465,000)
$6,885,000
$6,900,000
$32,857

As a note, the presence of the lease on the property does not impact value as it will likely expire prior to
development.
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S ALES C OMPARISON A PP ROACH : I MP ROV ED S A LES
M ETHODOLOGY
In the Sales Comparison Approach, we developed an opinion of value by comparing similar, recently sold
properties in the surrounding or competing area to the subject property. In order to determine the value
of the subject property, these comparable sales and/or listings are then evaluated and adjusted based on
their differences when compared to the subject property. Inherent in this approach is the principle of
substitution, which states that when a property is replaceable in the market, its value tends to be set at
the cost of acquiring an equally desirable substitute property, assuming that no costly delay is
encountered in making the substitution.
The Sales Comparison Approach to value requires the following sequential steps:
Unit of Comparison

Search for Sales

Confirmation

Comparison

Reconciliation

A unit of comparison (i.e. price per square foot, price per dwelling
unit) must be selected for comparable analysis of the sales and
the subject. The selected unit of comparison must be consistent
with market behavior.
Research must be done to locate comparable sales, listings and
contracts of properties that are similar to the subject. Similarities
may include property type, size, physical condition, location and
the date of the sale.
All sales must be confirmed to verify that the data used is
accurate, and that all of the sales, listings or contracts represent
arm’s-length transactions.
Each of the improved sales that are chosen for this valuation is
considered generally similar to the subject. Therefore, each
difference between the comparables and the subject must be
identified, and then adjusted for the various differences. All
adjustments are made to the comparables as they relate to the
subject property.
Once all of the comparables have been adjusted, a single-value
must be concluded based on the indications produced from the
analysis of the comparables.
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C OMPARABLE I MPROVED S ALES
To apply the Sales Comparison Approach, we searched for sale transactions within the following
parameters:


Property Type: The ideal comparable property type is former correctional facilities. Although we
were able to identify two comparable sales, very few correctional facilities transact on the open
market. We also considered similar campus style buildings such as schools that also could have
appeal to be re-purposed.



Location: Most preference was given to Salem area. Other areas throughout Oregon were also
considered.



Size: 10,000 SF and up



Age/Quality: Any



Transaction Date: Since this is a specialized type of property there are fewer relevant transactions.
We placed emphasis on current transactions but considered sales since 2014.

On the following pages, we present a summary of the improved properties that we compared to the
subject property, a map showing their locations, and the adjustment process.

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

SALES COMPARISON APPROACH: IMPROVED SALES 113

I M P R OV E D S A LE S M A P
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C OMPARABLE I MPROVED S ALES S UMMARY
SUMMARY OF IMPROVED SALES
Comp
No.

Property / Location

Bldg. Size
(SF Net)
(SF Gross)

Site Size
(SF)
(Acres)

1923

207,263
207,263

Date of
Sale

Transaction
Status

Property
Rights

Year
Built

Contra ct

Contra ct

Fee Si mpl e

Floor-Area
Ratio

Sale Price
PSF

1,036,315
23.79

0.20

$3,000,000
$14.47

1

Former Hi l l cres t Youth
Correcti ona l Fa ci l i ty
2450 Strong
Sa l em, OR

2

Former Gea rha rt El ementary
School
1002 Paci fi c Wa y
Seas i de, OR

Nov-20

Cl os ed

Fee Si mpl e

1948

31,666
31,666

232,610
5.34

0.14

$400,000
$12.63

3

Former Lorane School
80304 Ol d Lora ne Road
Eugene, OR

Sep-19

Cl os ed

Fee Si mpl e

1930

23,000
23,000

179,032
4.11

0.13

$450,000
$19.57

4

Former Wa pa to Ja i l
14355 North Bybee La ke Court
Portl and, OR

Apr-18

Cl os ed

Fee Si mpl e

2004

155,400
155,400

794,534
18.24

0.20

$5,000,000
$32.18

5

Former Northwes t Uni vers i ty
Bethel Park
9250 Cha ri ty Avenue Northea s t
Brooks , OR

Ma y-17

Cl os ed

Fee Si mpl e

1982

75,713
75,713

1,654,844
37.99

0.05

$2,900,000
$38.30

6

Former Gates School
40151 Gates School Road
Ga tes , OR

Sep-14

Cl os ed

Fee Si mpl e

1927

34,094
34,094

758,380
17.41

0.04

$550,000
$16.13

-----

-----

Fee Si mpl e

1929

22,500
22,500

201,247
4.62

0.11

-----

Subj.

Mi l l Creek Correcti onal Faci l i ty
5465 Turner Roa d Southea s t
Sa l em, Oregon
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COMMENTS
1 - The property was openly marketed for approximately six months at a price of $4,150,000 ($20/SF). The property was
previously under contract, but the buyer was purchasing on a speculative basis and did not perform. The property is
currently a pending sale with an effective sales price of $3,000,000 ($14.47/SF).
The property is a pending sale to third-party Kehoe Northwest Properties for $2.6 million. The State of Oregon will lease
the property back from Kehoe for 12 months for $25,000 per month or $300,000 total. The ultimate buyer (Oregon
Behavioral Hospital LLC) will attain possession 12 months following the closing date. OBH will pay an additional
$400,000; $300,000 of which will be used by Kehoe to pay the rent and $100,000 of which will be retained by Kehoe. The
eﬀec ve sale price to the ul mate buyer is $3,000,000.
2 - The property sold to a local Gearhart-based speculative investor. Current plans are unknown. According to the broker,
the City was not receptive to other groups converting the buildings to office use. Buildings – the main building has classic
large classrooms with a large central hallway featuring natural sunlight through counter top to ceiling glass windows.
The four outer buildings are staged around the main building for specialty classrooms. Amenities – the campus offers
workout facilities with a full gymnasium plus covered basketball courts outside. There is a baseball field, soccer field,
softball field and two bark chipped outdoor play areas. The main building has administrative office, centralized heating
and full function cafeteria.
3 - Former school located approximately 30 miles SW of Eugene. The buyer's plans are unknown.
4 - 4/20/18 Oregonian states that Marty Kehoe purchased the Wapato Jail which recorded 4/18/18 for $5M. Kehoe
quoted as saying the building would eventually be torn down and the land used for commercial enterprises (warehouses).
5 - Sale of former Christian University campus to developer. There were approximately 75,000 SF in total improvements.
The buyer retained a 7,000 SF building that is now leased to NW Christian University. The buyer valued this building at
$600,000. The remaining buildings were demolished. There were also 12 rental houses that were valued at approximately
$100,000 each. The property was off-market. The buyer made an offer based on land value at $1.1 million or $0.66/SF.
The buyer has now platted 64 single-family lots that will be developed in the future. Demolition costs were reportedly
$300,000 for the large building and there were a significant number of smaller buildings that were demolished at an
estimated cost of $200,000.
6 - The seller was the school district and the property closed in 2012. The buyer, Upward Bound Camp for Persons with
Special Needs, has opened a year-round training facility at the property.
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I MPROVED S ALES C OMPARABLE P HOTOS

Improved Sales Comparable #1

Improved Sales Comparable #2

Improved Sales Comparable #3

Improved Sales Comparable #4

Improved Sales Comparable #5

Improved Sales Comparable #6
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A DJUSTMENT P ROCES S
The adjustment process is typically applied through either quantitative or qualitative analysis. Unless
otherwise noted, adjustments presented in our analysis represent numeric expressions of our opinion of
the degree to which a comparable is superior or inferior to the subject. Our qualitative adjustments are
based on 5% increments with a minor adjustment (for a slightly superior or slightly inferior characteristic)
considered to be 5% and a large adjustment (for a significantly superior or inferior characteristic)
considered to be 25% or greater.

P R O P E R T Y R I GH TS C ON V E Y E D
This adjustment accounts for any impact that the property rights transferred to the buyer may have on
sale price. For leased fee properties, the length of leases in place and the relationship of market to
contract rent could impact value. Some properties may have stronger appeal to an owner-user or an
investor, resulting in a premium or discount associated with fee simple property rights. If a buyer acquires
the leasehold interest in a comparable, then an adjustment may be necessary that accounts for the impact
to the of ground rent and/or risk associated with the expiration of the ground lease to the sale price.
All of the comparables were considered similar to the subject and no adjustments were required for this
category.

F IN A NC I N G
This category accounts for differences in financing terms associated with the transaction. Financing
arrangements that may require an adjustment include mortgage assumptions (at favorable interest rates),
seller buydowns, installment sales, wrap-around loans, or any other atypical financing arrangements that
do not represent cash-equivalent terms.
All of the comparables were considered similar to the subject and no adjustments were required for this
category.

T E R MS /C O N D I T I O N S

OF

S A LE

Adjustments for conditions of sale typically reflect various motivations of the buyer and/or seller. This
may include such factors as seller distress (short sale, REO, auction) or buyer motivation (assemblage,
etc.). In some situations, the conditions of sale may significantly affect transaction prices. Properties that
are listed for sale may require adjustments herein to account for any disparity between asking prices and
the achievable sale price anticipated.
All of the comparables were considered similar to the subject and no adjustments were required for this
category.

E X P E N D I TU R E S A FTE R S A LE
In order to arrive at the effective sale price, the actual sale price of each comparable is adjusted to account
for any expenditures planned by the buyer immediately after sale, such as capital expenditures, cost to
cure deferred maintenance, or lease-up costs.
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All of the comparables were considered similar to the subject and no adjustments were required for this
category.

M A R KE T C O ND I T I O N S
This time-adjustment category accounts for differences in economic conditions between the effective
date of appraisal and the transaction date of the comparable, such as may be caused by changing supply
and demand factors, rental rates, vacancy rates and/or capitalization rates.
Market conditions have been improving from the oldest date of sale through the effective date. The
comparable sales received an upward market conditions adjustment.

L O C A TI ON
The appeal of a property’s location to users of and/or investors in a particular property type can influence
value significantly. This factor broadly considers the impact of demographics, geographical attributes,
access to transportation networks and local land use trends on pricing. Comparisons of location can often
be derived, or even quantified, by examining rent, vacancy, capitalization rate, and land value trends in
the subject and directly competitive areas.
Sale 1 is located in close proximity to the subject and was not adjusted. Sales 2, 3, and 6 are located in
small towns or rural settings where there would likely be fewer buyers of potential adaptive reuse
properties. Sale 2 is located in the coastal community of Seaside and received a smaller upward
adjustment. Sale 3 has a Eugene address, but is actually located 23 miles southwest in Lorane, a 35minute, 23-mile drive from Eugene. Sale 6 is located in the small town of Gates, 36 miles east of Salem.
Sale 4 was adjusted downward for its superior location in Portland. Sale 5 is located in Brooks, just north
of Salem.

P R O P E R T Y S IZ E SF (N E T )
Normally, all other characteristics being equal, the unit value of a property is affected by its size. Building
size and price per square foot typically have an inverse relationship. Larger buildings tend to achieve lower
pricing on a per-unit basis due to their economies of scale, and smaller pool of prospective buyers.
Sales 1, 4, and 5 were adjusted upward for their larger size. All of the remaining comparables were
considered to be generally similar in size and were not adjusted.

Y E A R B U I L T /C O N D I TI O N
The absolute physical/chronological age differences between properties can impact achievable
pricing. This category may reflect such differences, irrespective of other related differences in property
condition and/or effective age, which considers maintenance and renovations that have occurred since
the property’s original construction date.
Sale 4 was adjusted downward for its newer age, superior condition. This property was completed in 2004
as a correctional facility and was never opened. All of the remaining comparables were considered similar
to the subject and were not adjusted.
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F L O OR A R E A R A T I O (FAR)
This represents the proportion of gross building area to land area. Properties with a lower floor area ratio
are generally considered superior to those with a lower ratio due to the possibility for expansion,
redevelopment, outside storage, parking, et cetera.
Sales 1 and 4 were adjusted upward for their higher (inferior) FAR. Sales 5 and 6 were adjusted downward
for their lower (superior) FAR. Sales 2 and 3 were considered to have a generally similar FAR to the subject
and were not adjusted.

F U N C TI ON A L U TI L IT Y
The layout and utility of the building(s).
Sale 1 was adjusted upward for its inferior utility. This property was a former correctional facility that was
physically similar to a large high school campus with large grounds and multiple buildings. A limited
number of these buildings could have space that may be convertible to office or educational use.
However, there are fewer potential buyers/users for a campus-style property spread out to a large
number of buildings.
Sale 5 was a former University that also had multiple buildings. However, according to the buyer, the
property included 12 single-family homes that were able to be sold off separately. Therefore, this sale was
adjusted downward for its superior functional utility.
The remaining sales were considered to have generally similar functional utility and were not adjusted.
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COMPARABLE SALE SUMMARIES AND ADJUSTMENTS
Subject

Comp 1

Comp 2

Comp 3

Former Gea rha rt
Mil l Creek
Former Hi l l cres t
Correctional Youth Correcti onal El ementary School
1002 Pa cific Way
Faci l ity
Facil i ty
Sea s i de, OR
5465 Turner Road
2450 Strong
Southeas t
Sal em, OR
Sal em, Oregon
----Contract
Cl os e d
----Contract
11/18/2020
22,500
207,263
31,666
----$3,000,000
$400,000

Property / Location

Transaction Status
Date of Sale
Bldg. Size (SF Net)
Sale Price
Unadjusted Price per SF (Net)

Comp 4

Comp 5

Comp 6

Former Wapato Former Northwes t Former Gates School
Former Lorane
Jai l Univers i ty Bethel
School
40151 Ga tes School
Park
80304 Old Lorane 14355 North Bybee
Roa d
9250 Chari ty
Lake Court
Roa d
Gates , OR
Portla nd, OR Avenue Northeas t
Eugene, OR
Brooks , OR
Clos ed
Clos ed
Cl os ed
Clos ed
9/16/2019
4/18/2018
5/26/2017
9/15/2014
23,000
155,400
75,713
34,094
$450,000
$5,000,000
$2,900,000
$550,000

-----

$14.47

$12.63

$19.57

$32.18

$38.30

$16.13

Fee Simple

Fee Simple

Fee Simple

Fee Simple

Fee Simple

Fee Simple

Fee Simple

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

Transactional Adjustments
Property Ri ghts Conveyed
Adjus tme nt
Financing
Adjus tme nt
Terms /Conditions of Sal e
Adjus tme nt
Expendi tures After Sal e
Adjus tme nt
Market Condi ti ons

Feb-21

0%

0%

0%

0%

0%

0%

Contract

Nov-20

Sep-19

Apr-18

May-17

Sep-14

Adjus tme nt

0%

Adjusted Price per SF (Net)

$14.47

1%

4%

$12.76

$20.35

8%
$34.75

11%
$42.52

19%
$19.20

Property Adjustments
Location

0%

5%

10%

-10%

0%

10%

22,500

207,263
5%

31,666
0%

23,000
0%

155,400
5%

75,713
5%

34,094
0%

1929

1923
0%

1948
0%

1930
0%

2004
-20%

1982
0%

1927
0%

11%

20%
2.5%

14%
0%

13%
0%

20%
2.5%

5%
-2.5%

4%
-2.5%

Property Size SF (Net)
Year Built/Condition
FAR
Functional Utility
Total Property Adjustments
Indication for Subject

20%

0%

0%

0%

-20%

0%

27.5%

5.0%

10.0%

-22.5%

-17.5%

7.5%

$26.93

$35.08

$18.45

SALES SUMMARY
Mi ni mum
Ma xi mum
Avera ge

C ONCLUSION

OF

$13.40

$22.38

Unadjusted
$12.63
$38.30
$22.21

$20.64

Adjusted
$13.40
$35.08
$22.81

S ALES C OMPARISON A PPROACH

The comparable sales bracket the subject’s physical and locational characteristics. Most weight is placed
on Sales 1 and 4 as the two former correctional facility properties with supporting weight on Sales 2 and
3 due to size and FAR. Our conclusion via the Sales Comparison Approach is as follows.
VALUE CONCLUSION - EXISTING STRUCTURE TO REMAIN & ECONOMIC SITE
Indi ca ted Va l ue per SF
Bui l di ng Area (SF)
Indicated As Is Value
Rounded to nearest $10,000
Per SF
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$30.00
x 22,500
$675,000
$680,000
$30.22
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R ECON CILIATION
S UMMARY

OF

AN D

F INA L V A LUE

VALUE I NDICATIONS

This appraisal employs only the Sales Comparison Approach. Based on our analysis and knowledge of the
subject property type and relevant investor profiles, it is our opinion that this approach would be
considered necessary and applicable for market participants. The subject's age makes it difficult to
accurately form an opinion of depreciation and tends to make the Cost Approach unreliable. Furthermore,
because the subject property is a specialized land use, it is not typically marketed, purchased or sold on
the basis of anticipated lease income. Therefore, we have employed neither the Cost Approach nor the
Income Capitalization Approach to develop an opinion of market value.
VALUE INDICATIONS
Not Developed

As Is as of February 9, 2021
Value Conclusion - As Is

$12,480,000

Exposure Time

12-24 months

Marketing Time

12-24 months

As Is as of February 9, 2021

Not Developed

Value Conclusion - Contributory Value of Hog Hill

$4,900,000

Exposure Time

12-24 months

Marketing Time

12-24 months

Per Acre

$50,215

Per Acre

$30.22

Per Square Foot (NRA)

$32,857

Per Acre

As Is as of February 9, 2021
Value Conclusion - Contributory Value of Main Building and Economic Site

$680,000

Exposure Time

12-24 months

Marketing Time

12-24 months

Contributory Value Of Flood Zone & Pasture Land as of February 9, 2021
Value Conclusion - Contributory Value Of Flood Zone & Pasture Land

$6,900,000

Exposure Time

12-24 months

Marketing Time

12-24 months

F INAL O PINION ( S )

OF

VALUE

Based on the inspection of the property and the investigation and the analysis undertaken, we have
developed the following value opinion(s).
MARKET VALUE CONCLUSION(S)
Appraisal Premise

Interest Appraised

Date of Value

Value Conclusion

Ma rket Va l ue - As Is

Fee Si mpl e

Februa ry 9, 2021

$12,480,000

Ma rket Va l ue - Contri butory Va l ue of Hog Hi l l

Fee Si mpl e

Februa ry 9, 2021

$4,900,000

Ma rket Va l ue - Contri butory Va l ue of Ma i n
Bui l di ng a nd Economi c Si te
Ma rket Va l ue - Contri butory Va l ue of Fl ood Zone &
Pa s ture La nd

Fee Si mpl e

Februa ry 9, 2021

$680,000

Lea s ed Fee

Februa ry 9, 2021

$6,900,000

M ARKETING T IME

AND

E XPOSURE T IME

We believe the concluded market value for the subject property is consistent with an anticipated
marketing time and exposure time of 12-24 months. Our opinion of value is consistent with recent sales
and the return parameters are considered adequate to generate investor interest in the property. Our
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estimate is reasonably consistent with historic exposure times, and is considered a reasonable estimate
of the exposure time for the subject.
Additionally, a time of 12-24 months is typically quoted as an adequate marketing time by area brokers,
given proper pricing and an adequate commitment to marketing. Furthermore, market conditions are not
expected to change dramatically in the short term, so a marketing time equal to the historic exposure
time is considered a reasonable expectation. Based on these factors, our conclusion of 12-24 months for
an adequate marketing time and exposure time is considered reasonable.
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C ERTIFICATION
1.
2.

3.
4.
5.
6.

7.
8.

9.

10.
11.

12.
13.
14.
15.

We certi fy tha t, to the bes t of our knowl edge a nd bel i ef:
The s tatements of fact conta i ned i n thi s report a re true a nd correct.
The reported ana l ys es , opi ni ons , a nd concl us i ons a re l i mi ted onl y by the reported a s s umpti ons
a nd l i mi ti ng condi ti ons and a re our pers ona l , i mpa rti a l , a nd unbi as ed profes s i ona l ana l ys es ,
opi ni ons , a nd concl us i ons .
We ha ve no pres ent or pros pecti ve i nteres t i n the property tha t i s the s ubject of thi s report a nd
no pers ona l i nteres t wi th res pect to the pa rti es i nvol ved wi th thi s as s i gnment.
We have no bi as wi th res pect to the property tha t i s the s ubject of thi s report or to the parti es
i nvol ved wi th thi s a s s i gnment.
Our enga gement i n thi s a s s i gnment wa s not conti ngent upon devel opi ng or reporti ng
predetermi ned res ul ts .
Our compens a ti on for compl eti ng thi s as s i gnment i s not conti ngent upon the devel opment or
reporti ng of a predetermi ned va l ue or di recti on i n va l ue that fa vors the ca us e of the cl i ent, the
a mount of the va l ue opi ni on, the a ttai nment of a s ti pul ated res ul t, or the occurrence of a
s ubs equent event di rectl y rel a ted to the i ntended us e of thi s a ppra i s al .
Thi s a pprai s a l as s i gnment wa s not ba s ed upon a reques ted mi ni mum va l uati on, a s peci fi c
val ua ti on, or the approval of a l oa n.
Our a nal ys es , opi ni ons , a nd concl us i ons were devel oped, a nd thi s report ha s been prepa red,
i n conformi ty wi th the Uni form Sta ndards of Profes s i ona l Apprai s a l Pra cti ce, a s wel l a s the
requi rements of the s tate of Oregon.
The reported a nal ys es , opi ni ons , a nd Va l ue Indi ca ti ons were devel oped, a nd thi s report ha s
been prepared, i n conformi ty wi th the requi rements of the Code of Profes s i ona l Ethi cs a nd the
Sta nda rds of Profes s i onal Practi ce of the Appra i s al Ins ti tute.
The us e of thi s report i s s ubject to the requi rements of the Apprai s a l Ins ti tute rel a ti ng to
revi ew by i ts dul y authori zed repres enta ti ves .
As of the da te of thi s report, Owen Ba rtel s , MAI ha s and Eva n Abra mowi tz, MAI ha s a nd
compl eted the conti nui ng educa ti on progra m for Des i gnated Members of the Apprai s a l
Ins ti tute.
As of the da te of thi s report, Sydni A. Ni col i ci ha s compl eted the Sta nda rds a nd Ethi cs Educa ti on
Requi rements for Ca ndi da tes of the Appra i s a l Ins ti tute.
Owen Bartel s , MAI has and Eva n Abra mowi tz, MAI ha s a nd Sydni A. Ni col i ci ha s not made a
pers ona l i ns pecti on of the property tha t i s the s ubject of thi s report.
Tyl er Soo provi ded s i gni fi ca nt rea l property a pprai s a l a s s i s ta nce to the pers on s i gni ng thi s
certi fi cati on.
Owen Ba rtel s , MAI ha s not a nd Evan Abramowi tz, MAI ha s not a nd Sydni A. Ni col i ci has not
provi ded s ervi ces , a s a n appra i s er or i n a ny other ca pa ci ty, regardi ng the property tha t i s the
s ubject of thi s report wi thi n the three-yea r peri od i mmedi a tel y precedi ng the a greement to
perform thi s a s s i gnment.
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Owen Ba rtel s , MAI
OR Certi fi ed Genera l Apprai s er
Li cens e #: C000870
503-478-1016
oba rtel s @bbgres .com

Sydni A. Ni col i ci
OR Certi fi ed Genera l Apprai s er
Li cens e #: C001356
503-478-1011
s ni col i ci @bbgres .com
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Eva n Abra mowi tz, MAI
OR Certi fi ed Genera l Apprai s er
Li cens e #: C001272
360-975-4919
ea bra mowi tz@bbgres .com
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S TANDARD A SSUMP TIONS

AND

L IMITING C ON DITION S

This appraisal report has been made with the following general assumptions:
1) Notwithstanding that Appraiser may comment on, analyze or assume certain conditions in the appraisal,
BBG, Inc. shall have no monetary liability or responsibility for alleged claims or damages pertaining to: (a)
title defects, liens or encumbrances affecting the property; (b) the property’s compliance with local, state
or federal zoning, planning, building, disability access and environmental laws, regulations and standards;
(c) building permits and planning approvals for improvements on the property; (d) structural or mechanical
soundness or safety; (e) contamination, mold, pollution, storage tanks, animal infestations or other
hazardous conditions affecting the property; and (f) other conditions and matters for which licensed real
estate appraisers are not customarily deemed to have professional expertise. Accordingly:
a) The Appraiser has not conducted any engineering or architectural surveys in connection with this
appraisal assignment. Information reported pertaining to dimensions, sizes, and areas is either based
on measurements taken by the Appraiser or the Appraiser’s staff or was obtained or taken from
referenced sources and is considered reliable. The Appraiser and BBG, Inc. shall not be monetarily
liability or responsible for or assume the costs of preparation or arrangement of geotechnical
engineering, architectural, or other types of studies, surveys, or inspections that require the expertise
of a qualified professional.
b) Unless otherwise stated in the report, only the real property is considered, so no consideration is given
to the value of personal property or equipment located on the premises or the costs of moving or
relocating such personal property or equipment. Further, unless otherwise stated, it is assumed that
there are no subsurface oil, gas or other mineral deposits or subsurface rights of value involved in this
appraisal, whether they are gas, liquid, or solid. Further, unless otherwise stated, it is assumed that
there are no rights associated with extraction or exploration of such elements considered. Unless
otherwise stated it is also assumed that there are no air or development rights of value that may be
transferred.
c) Any legal description or plats reported in the appraisal are assumed to be accurate. Any sketches,
surveys, plats, photographs, drawings or other exhibits are included only to assist the intended user to
better understand and visualize the subject property, the environs, and the competitive data. BBG, Inc.
has made no survey of the property and assumes no monetary liability or responsibility in connection
with such matters.
d) Title is assumed to be good and marketable, and in fee simple, unless otherwise stated in the report.
The property is considered to be free and clear of existing liens, easements, restrictions, and
encumbrances, except as stated. Further, BBG, Inc. assumes there are no private deed restrictions
affecting the property which would limit the use of the subject property in any way.
e) The appraisal report is based on the premise that there is full compliance with all applicable federal,
state, and local environmental regulations and laws unless otherwise stated in the appraisal report;
additionally, that all applicable zoning, building, and use regulations and restrictions of all types have
been complied with unless otherwise stated in the appraisal report. Further, it is assumed that all
required licenses, consents, permits, or other legislative or administrative authority, local, state,
federal and/or private entity or organization have been or can be obtained or renewed for any use
considered in the value estimate. Moreover, unless otherwise stated herein, it is assumed that there
are no encroachments or violations of any zoning or other regulations affecting the subject property,
that the utilization of the land and improvements is within the boundaries or property lines of the
property described, and that there are no trespasses or encroachments.
f) The American Disabilities Act (ADA) became effective January 26, 1992. The Appraiser has not made a
specific compliance survey or analysis of the property to determine whether or not it is in conformity
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with e various detailed requirements of ADA. It is possible that a compliance survey of the property
and a detailed analysis of the requirements of the ADA would reveal that the property is not in
compliance with one or more of the requirements of the Act. If so, this fact could have a negative
impact upon the value of the property. Since the Appraiser has no direct evidence relating to this issue,
possible noncompliance with the requirements of ADA was not considered in estimating the value of
the property.
g) No monetary liability or responsibility is assumed for conformity to specific governmental
requirements, such as fire, building, safety, earthquake, or occupancy codes, except where specific
professional or governmental inspections have been completed and reported in the appraisal report.
h) It is assumed the subject property is not adversely affected by the potential of floods; unless otherwise
stated herein. Further, it is assumed all water and sewer facilities (existing and proposed) are or will be
in good working order and are or will be of sufficient size to adequately serve any proposed buildings.
i) Unless otherwise stated within the appraisal report, the depiction of the physical condition of the
improvements described therein is based on visual inspection. No monetary liability or responsibility is
assumed for (a) the soundness of structural members since no engineering tests were conducted; (b)
the condition of mechanical equipment, plumbing, or electrical components, as complete tests were
not made; and (c) hidden, unapparent or masked property conditions or characteristics that were not
clearly apparent during the Appraiser’s inspection.
j) If building improvements are present on the site, it is assumed that no significant evidence of termite
damage or infestation was observed during physical inspection, unless so stated in the appraisal report.
Further, unless so stated in the appraisal report, no termite inspection report was available. No
monetary liability or responsibility is assumed for hidden damages or infestation.
k) Unless subsoil opinions based upon engineering core borings were furnished, it is assumed there are
no subsoil defects present, which would impair development of the land to its maximum permitted use
or would render it more or less valuable. No monetary liability or responsibility is assumed for such
conditions or for engineering which may be required to discover them.
l) BBG, Inc. is not an expert in determining the presence or absence of hazardous substances, defined as
all hazardous or toxic materials, wastes, pollutants or contaminants (including, but not limited to,
asbestos, PCB, UFFI, or other raw materials or chemicals) used in construction or otherwise present on
the property. BBG, Inc. assumes no monetary liability or responsibility for the studies or analyses which
would be required to determine the presence or absence of such substances or for loss as a result of
the presence of such substances. Appraiser is not qualified to detect such substances. The Client is
urged to retain an expert in this field; however, Client retains such expert at Client’s own discretion,
and any costs and/or expenses associated with such retention are the responsibility of Client.
m) BBG, Inc. is not an expert in determining the habitat for protected or endangered species, including,
but not limited to, animal or plant life (such as bald eagles, gophers, tortoises, etc.) that may be present
on the property. BBG, Inc. assumes no monetary liability or responsibility for the studies or analyses
which would be required to determine the presence or absence of such species or for loss as a result
of the presence of such species. The Appraiser hereby reserves the right to alter, amend, revise, or
rescind any of the value opinions contained within the appraisal repot based upon any subsequent
endangered species impact studies, research, and investigation that may be provided. However, it is
assumed that no environmental impact studies were either requested or made in conjunction with this
analysis, unless otherwise stated within the appraisal report.
2) If the Client instructions to the Appraiser were to inspect only the exterior of the improvements in the
appraisal process, the physical attributes of the property were observed from the street(s) as of the
inspection date of the appraisal. Physical characteristics of the property were obtained from tax assessment
records, available plans, if any, descriptive information, and interviewing the client and other
knowledgeable persons. It is assumed the interior of the subject property is consistent with the exterior
conditions as observed and that other information relied upon is accurate.
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3) If provided, the estimated insurable value is included at the request of the Client and has not been
performed by a qualified insurance agent or risk management underwriter. This cost estimate should not
be solely relied upon for insurable value purposes. The Appraiser is not familiar with the definition of
insurable value from the insurance provider, the local governmental underwriting regulations, or the types
of insurance coverage available. These factors can impact cost estimates and are beyond the scope of the
intended use of this appraisal. The Appraiser is not a cost expert in cost estimating for insurance purposes.
4) The dollar amount of any value opinion herein rendered is based upon the purchasing power and price of
the United States Dollar as of the effective date of value. This appraisal is based on market conditions
existing as of the date of this appraisal.
5) The value estimates reported herein apply to the entire property. Any proration or division of the total into
fractional interests will invalidate the value estimates, unless such proration or division of interests is set
forth in the report. Any division of the land and improvement values estimated herein is applicable only
under the program of utilization shown. These separate valuations are invalidated by any other application.
6) Any projections of income and expenses, including the reversion at time of resale, are not predictions of
the future. Rather, they are BBG, Inc.’s best estimate of current market thinking of what future trends will
be. No warranty or representation is made that such projections will materialize. The real estate market is
constantly fluctuating and changing. It is not the task of an appraiser to estimate the conditions of a future
real estate market, but rather to reflect what the investment community envisions for the future in terms
of expectations of growth in rental rates, expenses, and supply and demand. The forecasts, projections, or
operating estimates contained herein are based on current market conditions, anticipated short-term
supply and demand factors, and a continued stable economy. These forecasts are, therefore, subject to
changes with future conditions.
7) The Appraiser assumes no monetary liability or responsibility for any changes in economic or physical
conditions which occur following the effective date of value within this report that would influence or
potentially affect the analyses, opinions, or conclusions in the report. Any subsequent changes are beyond
the scope of the report.
8) Any proposed or incomplete improvements included in the appraisal report are assumed to be satisfactorily
completed in a workmanlike manner or will be thus completed within a reasonable length of time according
to plans and specifications submitted.
9) If the appraisal report has been prepared in a so-called “public non-disclosure” state, real estate sales prices
and other data, such as rents, prices, and financing, are not a matter of public record. If this is such a “nondisclosure” state, although extensive effort has been expended to verify pertinent data with buyers, sellers,
brokers, lenders, lessors, lessees, and other sources considered reliable, it has not always been possible to
independently verify all significant facts. In these instances, the Appraiser may have relied on verification
obtained and reported by appraisers outside of our office. Also, as necessary, assumptions and adjustments
have been made based on comparisons and analyses using data in the report and on interviews with market
participants. The information furnished by others is believed to be reliable, but no warranty is given for its
accuracy.
10) Although the Appraiser has made, insofar as is practical, every effort to verify as factual and true all
information and data set forth in this report, no responsibility is assumed for the accuracy of any
information furnished the Appraiser either by the Client or others. If for any reason, future investigations
should prove any data to be in substantial variance with that presented in this report, the Appraiser reserves
the right to alter or change any or all analyses, opinions, or conclusions and/or estimates of value.
11) The right is reserved by the Appraiser to make adjustments to the analyses, opinions, and conclusions set
forth in the appraisal report as may be required by consideration of additional or more reliable data that
may become available. No change of this report shall be made by anyone other than the Appraiser. The
Appraiser shall have no monetary liability or responsibility for any unauthorized change(s) to the report.

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

STANDARD ASSUMPTIONS AND LIMITING CONDITIONS 128
The submission of the appraisal report constitutes completion of the services authorized and agreed upon. Such
appraisal report is submitted on the condition the Client will provide reasonable notice and customary
compensation, including expert witness fees, relating to any subsequent required attendance at conferences,
depositions, or judicial or administrative proceedings. In the event the Appraiser is subpoenaed for either an
appearance or a request to produce documents, a best effort will be made to notify the Client immediately. The
Client has the sole responsibility for obtaining a protective order, providing legal instruction not to appear with the
appraisal report and related work files, and will answer all questions pertaining to the assignment, the preparation
of the report, and the reasoning used to formulate the estimate of value. Unless paid in whole or in part by the party
issuing the subpoena or by another party of interest in the matter, the Client is responsible for all unpaid fees
resulting from the appearance or production of documents regardless of who orders the work.
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Third-party reports by a true third party.
SERVICES

BBG OVERVIEW
BBG is one of the nation’s largest real estate due diligence
firms with more than 35 offices across the country serving
more than 2,700 clients. We deliver best-in-class valuation,
advisory and assessment services with a singular focus of
meeting our clients’ needs.
Our professional team offers broad industry expertise and
deep market knowledge to help clients meet their objectives
throughout the real estate life cycle.
BBG clients include commercial real estate professionals,
investors, lenders, attorneys, accountants and corporations.

THE BBG DIFFERENCE
National Footprint. BBG is one of only two national firms
offering in-house valuation and environmental and property
condition assessment services for all commercial property types.
Customer-focused Growth. BBG is one of the largest national
due diligence firms because we deliver best-in-class work
product and provide excellent customer care.
Qualified Team. Over 50 percent of BBG appraisers are MAI
designated and offer deep industry expertise gained through
real-world experience.
Unbiased Independence. By focusing exclusively on
due diligence services, BBG guarantees an independent
perspective free from potential conflicts of interest.
Innovative Technology. BBG has made significant analytics
and IT investments to continually improve our data and
report quality.

VALUATION

ADVISORY

ASSESSMENT

Valuation
+ Single Asset Valuation
+ Portfolio Valuation
+ Institutional Asset Valuation
+ Appraisal Review
+ Appraisal Management
+ Lease and Cost Analysis
+ Insurance Valuation
+ Arbitration & Consulting
+ Feasibility Studies
+ Highest and Best Use Studies
+ Evaluation
+ Investment analysis
+ Tax appeals
+ Litigation Support
Advisory
ASC 805 Business combinations
ASC 840 Leases
Purchase Price Allocations
Portfolio Valuations for reporting net
asset values (NAV)
+ Public and non-traded REIT valuations
+ Valuations for litigation and
litigation support
+ Sale-leaseback valuation analysis
+ Valuations for bankruptcy/fresh
start accounting
+ Cost segregation analysis

+
+
+
+

Assessment
Environmental due diligence
Property condition consulting
Small loan services
Energy consulting
Environmental consulting
Zoning
ALTA Surveys

+
+
+
+
+
+
+

ZONING
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Assessed Value: The value of a property according to the tax rolls in ad
valorem taxation; may be higher or lower than market value, or based on an
assessment ratio that is a percentage of market value. 1
Asset:
1.

2.

Any item, the rights to which may have economic value, including
financial assets (cash or bonds), business interests, intangible assets
(copyrights and trademarks), and physical assets (real estate and
personal property).
In general business usage, something owned by a business and
reflected in the owner’s business sheet.

Asset: A resource controlled by the entity as a result of past events and from
which future economic benefits are expected to flow to the entity. 2
Capital Expenditure: Investments of cash (or the creation of liability) to
acquire or improve an asset, e.g., land, buildings, building additions, site
improvements, machinery, equipment; as distinguished from cash outflows for
expense items that are normally considered part of the current period’s
operations. 1
Cash Equivalency: An analytical process in which the sale price of a
transaction with nonmarket financing or financing with unusual conditions or
incentives is converted into a price expressed in terms of cash or its equivalent.1
Client:
1.
2.

3.

The individual, group, or entity who engages a valuer to perform a
service (USPAP)
The party or parties who engage, by employment or contract, an
appraiser in a specific assignment. Comment: The client may be
an individual, group, or entity, and may engage and communicate
with the appraiser directly or through an agent (USPAP,
2016-17-ed).
Generally the party or parties ordering the appraisal report. It does
not matter who pays for the work (CUSPAP, 2014-ed).1

Condominium Ownership: A form of fee ownership of separate units or
portions of multiunit buildings that provides for formal filing and recording of a
divided interest in real property.3
Cost Approach: A set of procedures through which a value indication is
derived for the fee simple interest in a property by estimating the current cost to
construct a reproduction of (or replacement for) the existing structure,
including an entrepreneurial incentive, deducting depreciation from the total
cost, and adding the estimated land value. Adjustments may then be made to the
indicated fee simple value of the subject property to reflect the value of the
property interest being appraised. 1
Credible:
1.

2.

Worthy of belief, supported by analysis of relevant information.
Creditability is always measured in the context of intended use.
(SVP)
Worthy of belief. Comment: Creditable assignment results
require support, by relevant evidence and logic, to the degree
necessary for the intended use. (USPAP, 2016-2017-ed.).1

Deferred Maintenance: Needed repairs or replacement of items that should
have taken place during the course of normal maintenance. 1
Disposition Value: The most probable price that a specified interest in real
property should bring under the following conditions: 1) Consummation of a
sale within a specific time, which is short than the typical exposure time for
such a property in that market. 2) The property is subjected to market
conditions prevailing as of the date of valuation. 3) Both the buyer and seller are
acting prudently and knowledgeably. 4) The seller is under compulsion to sell.
5) The buyer is typically motivated. 6) Both parties are acting in what they
consider to be their best interests. 7) An adequate marketing effort will be made
during the exposure time. 8) Payment will be made in cash in U.S. dollars (or
the local currency) or in terms of financial arrangements comparable thereto. 9)
The price represents the normal consideration of the property sold, unaffected
by special or creative financing or sales concessions granted by anyone
associated with the sale. This definition can also be modified to provide for
valuation with specified financing terms. 1

Economic Life: The period over which improvements to real property
contribute to property value. 1
Effective Date: 1) The date on which the analyses, opinions, and advice in an
appraisal, review, or consulting service apply. 2) In a lease document, the date
upon which the lease goes into effect.1
Effective Gross Income Multiplier (EGIM): The ratio between the sale price
(or value) of a property and its effective gross income. 1
Effective Rent: Total base rent, or minimum rent stipulated in a lease, over the
specified lease term minus rent concessions, the rent that is effectively paid by a
tenant net of financial concessions provided by a landlord. 1
Exposure Time: 1) The time a property remains on the market. 2) The
estimated length of time the property interest being appraised would have been
offered on the market prior to the hypothetical consummation of a sale at
market value on the effective date of the appraisal. Comment: Exposure time
is a retrospective opinion based on an analysis of past events assuming a
competitive and open market (USPAP 2016-2017-ed). 1
Extraordinary Assumptions: An assumption, directly related to a specific
assignment, as of the effective date of the assignment results, which, if found to
be false, could alter the appraiser’s opinions or conclusions. Comment:
Extraordinary assumptions presume as fact otherwise uncertain information
about physical, legal, or economic characteristics of the subject property, or
about conditions external to the property, such as market conditions or trends;
or about the integrity of data used in an analysis. (USPAP, 2016-2017 ed). 1
Fair Market Value: In nontechnical usage, a term that is equivalent to the
contemporary usage of market value. 1
Fair Share: That portion of total market supply accounted for by a subject
property. For example, a 100-key hotel in 1,000-key market has a fair share of
10%. 1
Fair Value:
1.

2.

The price that would be received to sell an asset or paid to transfer a
liability in an orderly transaction between market participants at the
measurement date. (FASB)
The estimated price for the transfer of an asset or liability between
identified knowledgeable and willing parties that reflects the
respective interests of those parties. (This does not apply to
valuations for financial reporting.) (IVS).1

Fair Value: The price that would be received to sell an asset or paid to
transfer a liability in an orderly transaction between market participants at the
measurement date.2
Fee Simple Estate: Absolute ownership unencumbered by any other interest or
estate, subject only to the limitations imposed by the governmental powers of
taxation, eminent domain, police power, and escheat. 1
Floor Area Ratio (FAR): The relationship between the above-ground floor
area of a building, as described by the zoning or building code, and the area of
the plot on which it stands; in planning and zoning, often expressed as a
decimal, e.g., a ratio of 2.0 indicates that the permissible floor area of a building
is twice the total land area. 1
Going-Concern Value: 1) 73. An established and operating business having
an indefinite future life. 2) 74. An organization with an indefinite life that is
sufficiently long that, over time, all currently incomplete transformations
[transforming resources from one form to a different, more valuable form] will
be completed. 1
Gross Building Area (GBA): 1) Total floor area of a building, excluding
unenclosed areas, measured from the exterior of the walls of the above-grade
area. This includes mezzanines and basements if and when typically included in
the market area of the type of property involved. 2) Gross leasable area plus all
common areas. 3) 16. For residential space, the total area of all floor levels
measured from the exterior of the walls and including the super structure and
substructure basement; typically does not include garage space. 1
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Highest and Best Use: 1) The reasonably probable use of property that results
in the highest value. The four criteria that the highest and best use must meet are
legal permissibility, physical possibility, financial feasibility, and maximum
productivity. 2) The use of an asset that maximizes its potential and that is
possible, legally permissible, and financially feasible. The highest and best use
may be for continuation of an asset’s existing use or for some alternative use.
This is determined by the use that a market participant would have in mind for
the asset when formulating the price that it would be willing to bid. (IVS). 3)
[The] highest and most profitable use for which the property is adaptable and
needed or likely to be needed in the reasonably near future. (Uniform Appraisal
Standards for Federal Land Acquisitions) 1
Hypothetical Condition: 1) 117. A condition that is presumed to be true when
it is known to be false. (SVP). 2) A condition, directly related to a specific
assignment, which is contrary to what is known by the appraiser to exist on the
effective date of the assignment results, but is used for the purpose of analysis.
Comment: Hypothetical conditions are contrary to known facts about
physical, legal, or economic characteristics of the subject property; or about
conditions external to the property, such as market conditions or trends; or
about the integrity of data used in an analysis. (USPAP, 2016-2017 ed.) 1
Income Capitalization Approach: Specific appraisal techniques applied to
develop a value indication for a property based on its earning capability and
calculated by the capitalization of property income. 1
Inspection: Personal observation of the exterior or interior of the real estate
that is the subject of an assignment performed to identify the property
characteristics that are relevant to the assignment, such as amenities, general
physical condition, and functional utility. Note that this is not the inspection
process performed by a licensed or certified building inspector. 1
Insurable Value: A type of value for insurance purposes. 1
Intangible Assets: 1) A nonmonetary asset that manifests itself by its
economic properties. It does not have physical substance but grants rights and
economic benefits to its owner. (IVS). 2) A nonphysical asset such as a
franchise, trademark, patent, copyright, goodwill, equity, mineral right,
security, and contract (as distinguished from physical assets) that grant rights
and privileges, and have value for the owner. (ASA). 3) An identifiable
nonmonetary asset without physical substance. An asset is a resource that is
controlled by the entity as a result of past events (for ex-ample, purchase or
self-creation) and from which future economic benefits (inflows of cash or
other assets) are expected. [IAS 38.8] Thus, the three critical attributes of an
intangible asset are: identifiability, control (power to obtain benefits from the
asset), ·future economic benefits (such as revenues or reduced future costs).
(IAS 38) 1
Intangible property: Nonphysical assets, including but not limited to
franchises, trademarks, patents, copyrights, goodwill, equities, securities, and
contracts as distinguished from physical assets such as facilities and equipment.
(USPAP, 2016-2017 ed.) 1
Intended Use: 1) The valuer’s intent as to how the re-port will be used. (SVP)
2) The use or uses of an appraiser’s reported appraisal or appraisal review
assignment opinions and conclusions, as identified by the appraiser based on
communication with the client at the time of the assignment. (USPAP,
2016-2017 ed.) 1`
Intended User: 1) The party or parties the valuer intends will use the report.
(SVP) 2) The client and any other party as identified, by name or type, as users
of the appraisal or appraisal review report by the appraiser on the basis of
communication with the client at the time of the assignment. (USPAP,
2016-2017 ed.) 1`
Internal Rate of Return (“IRR”): The annualized yield rate or rate of return
on capital that is generated or capable of being generalized within an
investment of portfolio over a period of ownership. Alternatively, the
indicated return of capital associated with a projected or pro forma income
stream.
The discount rate that equates the present value of the net cash
flows of a project with the present value of the capital investment. It is the rate
at which the Net Present Value (NPV) equals zero. The IRR reflects both the
return on invested capital and the return of the original investment, which are
basic considerations of potential investors. Therefore, deriving the IRR from
analysis of market transactions of similar properties having comparable income

patterns is a proper method for developing market discount rates for use in
valuations to arrive at Market Value. Used in discounted cash flow analysis to
find the implied or expected rate of return of the project, the IRR is the rate of
return which gives a zero net present value (NPV). See also equity yield rate
(YE); financial management rate of return (FMRR); modified internal rate of
return (MIRR); yield rate (Y). 1
Investment Value: 1) The value of a property to a particular investor or class
of investors based on the investor’s specific requirements. Investment value
may be different from market value because it depends on a set of investment
criteria that are not necessarily typical of the market. 2) The value of an asset to
the owner or a prospective owner for individual investment or operational
objectives. (IVS) 1
Leasehold Interest: The right held by the lessee to use and occupy real estate
for a stated term and under the conditions specified in the lease. 1
Leased Fee Interest: The ownership interest held by the lessor, which includes
the right to receive the contract rent specified in the lease plus the reversionary
right when the lease expires. 1
Liquidation Value: The most probable price that a specified interest in real
property should bring under the following conditions: 1) Consummation of a
sale within a short time period; 2) The property is subjected to market
conditions prevailing as of the date of valuation; 3) Both the buyer and seller
are acting prudently and knowledgeably; 4) The seller is under extreme
compulsion to sell; 5) The buyer is typically motivated. 6) Both parties are
acting in what they consider to be their best interests. 7) A normal marketing
effort is not possible due to the brief exposure time 8) Payment will be made in
cash in U.S. dollars or in terms of financial arrangements comparable thereto.
9) 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. This definition can also be modified to
provide for valuation with specified financing terms. 1
Load Factor: A measure of the relationship of common area to useable area
and therefore the quality and efficiency of building area layout, with higher
load factors indicating a higher percentage of common area to overall rentable
space than lower load factors; calculated by subtracting the amount of usable
area from the rentable area and then dividing the difference by the usable area: 1
Load Factor =
(Rentable Area – Useable Area)
Usable Area
Market Value. The major focus of most real property appraisal assignments.
Both economic and legal definitions of market value have been developed and
refined.*
1. The most widely accepted components of market value are incorporated in
the following definition: The most probable price that the specified property
interest should sell for in a competitive market after a reasonable exposure time,
as of a specified date, in cash, or in terms equivalent to cash, under all
conditions requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, for self-interest, and assuming that neither is under
duress.
2. Market value is described, not defined, in the Uniform Standards of
Professional Appraisal Practice (USPAP) as follows: A type of value, stated as
an opinion, that presumes the transfer of a property (i.e., a right of ownership or
a bundle of such rights), as of a certain date, under specific conditions set forth
in the definition of the term identified by the appraiser as applicable in an
appraisal. Comment: Forming an opinion of market value is the purpose of
many real property appraisal assignments, particularly when the client’s
intended use includes more than one intended user. The conditions included in
market value definitions establish market perspectives for development of the
opinion. These conditions may vary from definition to definition but generally
fall into three categories:
- the relationship, knowledge, and motivation of the parties (i.e., seller and
buyer);
- the terms of sale (e.g., cash, cash equivalent, or other terms); and
- the conditions of sale (e.g., expo- sure in a competitive market for a
reasonable time prior to sale).
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USPAP also requires that certain items be included in every appraisal report.
Among these items, the following are directly related to the definition of market
value:
- Identifications of the specific property rights to be appraised.
- Statement of the effective date of the value opinion.
- Specification as to whether cash, terms equivalent to cash, or other
precisely described financing terms are assumed as the basis of the
appraisal.
- If the appraisal is conditioned upon financing or other terms,
specification as to whether the financing or terms are at, below, or
above market interest rates and/or contain unusual conditions or
incentives. The terms of above- or below-market interest rates and/or
other special incentives must be clearly set forth; their contribution to,
or negative influence on, value must be described and estimated; and
the market data supporting the opinion of value must be described and
explained.
3. The following definition of market
value is used by agencies that regulate federally insured financial institutions in
the United States: The most probable price that 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 and 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:
Buyer and seller are typically motivated;
Both parties are well informed or well advised, and each acting in what they
consider their own best interests;
A reasonable time is allowed for exposure in the open market;
Payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements comparable thereto; and
·
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.
(12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as
amended at 57 Federal Register 12202, April 9, 1992; 59 Federal Register
29499, June 7, 1994)
4. The International Valuation Standards Council defines market value for the
purpose of international standards as follows: The estimated amount for which
an asset or liability should exchange on the valuation date between a willing
buyer and a willing seller in an arm’s length transaction, after proper marketing
and where the parties had each acted knowledgeably, prudently and without
compulsion. (IVS)
5. The Uniform Standards for Federal Land Acquisitions defines market value
as follows: Market value is the amount in cash, or on terms reason ably
equivalent to cash, for which in all probability the property would have sold on
the effective date of the appraisal, after a reasonable exposure time on the open
competitive market, from a willing and reasonably knowledgeable seller to a
willing and reasonably knowledgeable buyer, with neither acting under any
compulsion to buy or sell, giving due consideration to all available economic
uses of the property at the time of the appraisal. (Uniform Appraisal Standards
for Federal Land Acquisitions) 1
Market Value "As If Complete" On The Appraisal Date:
Market value as if complete on the effective date of the appraisal is an estimate
of the market value of a property with all construction, conversion, or
rehabilitation hypothetically completed, or under other specified hypothetical
conditions as of the date of the appraisal. With regard to properties wherein
anticipated market conditions indicate that stabilized occupancy is not likely as
of the date of completion, this estimate of value should reflect the market value
of the property as if complete and prepared for occupancy by tenants.

Market Value of the Total Assets of the Business: The market value of the
total assets of the business is the market value of all of the tangible and
intangible assets of a business as if sold in aggregate as a going concern. This
assumes that the business is expected to continue operations well into the
future. 4
Marketing Time: An opinion of the amount of time it might take to sell a real
or personal property interest at the concluded market value level during the
period immediately after the effective date of an appraisal. Marketing time
differs from exposure time, which is always presumed to precede the effective
date of an appraisal. (Advisory Opinion 7 of the Appraisal Standards Board of
The Appraisal Foundation and Statement on Appraisal Standards No. 6,
“Reasonable Exposure Time in Real Property Market Value Opinions” address
the determination of reasonable exposure and marketing time.). 3
Net Lease: A lease in which the landlord passes on all expenses to the tenant.
See also lease. 1
Net Rentable Area (NRA): 1) The area on which rent is computed. 2) The
Rentable Area of a floor shall be computed by measuring to the inside finished
surface of the dominant portion of the permanent outer building walls,
excluding any major vertical penetrations of the floor. No deductions shall be
made for columns and projections necessary to the building. Include space such
as mechanical room, janitorial room, restrooms, and lobby of the floor. 5
Penetration Ratio (Rate): The rate at which stores obtain sales from within a
trade area or sector relative to the number of potential sales generated; usually
applied to existing facilities. Also called: penetration factor.1
Prospective opinion of value. A value opinion effective as of a specified
future date. The term does not define a type of value. Instead it identifies a
value opinion as being effective at some specific future date. An opinion of
value as of a prospective date is frequently sought in connection with projects
that are proposed, under construction, or under conversion to a new use, or
those that have not yet achieved sellout or a stabilized level of long-term
occupancy. 1
Reconciliation: A phase of a valuation assignment in which two or more value
indications are processed into a value opinion, which may be a range of value, a
single point estimate, or a reference to a benchmark value. 1
Reliable Measurement: [The IAS/IFRS framework requires that] neither an
asset nor a liability is recognized in the financial statements unless it has a cost
or value that can be measured reliably.2
Remaining Economic Life: The estimated period over which existing
improvements are expected to contribute eco-nomically to a property; an
estimate of the number of years remaining in the economic life of a structure or
structural components as of the effective date of the appraisal; used in the
economic age-life method of estimating depreciation. 1
Replacement Cost: The estimated cost to construct, at current prices as of the
effective appraisal date, a substitute for the building being appraised, using
modern materials and current standards, design, and layout. 1
Retrospective Value Opinion: A value opinion effective as of a specified
historical date. The term retrospective does not define a type of value. Instead,
it identifies a value opinion as being effective at some specific prior date. Value
as of a historical date is frequently sought in connection with property tax
appeals, damage models, lease renegotiation, deficiency judgments, estate tax,
and condemnation. Inclusion of the type of value with this term is appropriate,
e.g., “retrospective market value opinion.” 1

Market Value "As Is" On The Appraisal Date: Value As Is -The value of
specific ownership rights to an identified parcel of real estate as of the effective
date of the appraisal; relates to what physically exists and is legally permissible
and excludes all assumptions concerning hypothetical market conditions or
possible rezoning. See also effective date; prospective value opinion.
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Sales Comparison Approach: The process of deriving a value indication for
the subject property by comparing sales of similar properties to the property
being appraised, identifying appropriate units of comparison, and making
adjustments to the sale prices (or unit prices, as appropriate) of the comparable
properties based on relevant, market-derived elements of comparison. The sales
comparison approach may be used to value improved properties, vacant land, or
land being considered as though vacant when an adequate supply of
comparable sales is available. 1
Scope of Work: 1) The type of data and the extent of research and analyses.
(SVP). 2) The type and extent of research and analyses in an appraisal or
appraisal review assignment. (USPAP, 2016¬2017 ed.) 1
Stabilized value: A value opinion that excludes from consideration any
abnormal relationship between supply and demand such as is experienced in
boom periods when cost and sale price may exceed the long-term value, or
during periods of depression, when cost and sale price may fall short of
long-term value. It is also a value opinion that excludes from consideration any
transitory condition that may cause excessive construction costs, e.g., a
premium paid due to a temporary shortage of supply.
Substitution: The principle of substitution states that when several similar or
commensurate commodities, goods, services are available, the one with the
lowest price will attract the greatest demand and widest distribution. This is the
primary principle upon which the cost and sales comparison approaches are
based. 3
Total Assets of a Business: Total assets of a business is defined by the
Appraisal Institute as “the tangible property (real property and personal
property, including inventory and furniture, fixtures and equipment) and
intangible property (cash, workforce, contracts, name, patents, copyrights, and
other residual intangible assets, to include capitalized economic profit).”
Use Value:
The value of a property assuming a specific use, which may or may not be the
property’s highest and best use on the effective date of the appraisal. Use value
may or may not be equal to market value but is different conceptually. 1
1

Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago:
Appraisal Institute 2010). 2Appraisal Institute, International Financial
Reporting Standards for Real Property Appraiser, IFRS Website,
www.ifrs-ebooks.com/index.html. 3Appraisal Institute, The Appraisal of Real
Estate, 13th ed. (Chicago: Appraisal Institute 2008). 4 This definition is taken
from “Allocation of Business Assets Into Tangible and Intangible Components:
A New Lexicon,” Journal of Real Estate Appraisal, January 2002, Volume
LXX, Number 1. This terminology is to replace former phrases such as: value
of the going concern. 5Financial Publishing Company, The Real Estate
Dictionary, 7 ed. 6 U.S. Treasury Regulations
th
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L ETTER OF E NGAGEMENT

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

January 21, 2021
Ms. Tracy L. Wilder
Real Property Manager, Facilities Services
Oregon Department of Corrections
3601 State Street
Salem, OR 97301
Phone: 503.877.8229
Email: tracy.l.wilder@doc.state.or.us
RE:
Appraisal Report arriving at a determination of Fair Market Value of Mill Creek Correctional Facility and Site
(Correctional facility, barns (possibly historic structures), and surplus land), 5465 Turner Road SE, Salem, OR 97310
Dear Ms. Wilder:
We are pleased to submit this proposal and our Terms and Conditions for the Appraisal Report arriving at a determination
of Fair Market Value of the above referenced real estate.

PROPOSAL SPECIFICATIONS
Valuation Premise:

Property Rights Appraised:
Intended Use:
Intended Users:
Scope of Work:

Inspection:
Appraisal Standards:

Form an opinion of the Fair Market Value of the property, according
to its concluded Highest and Best Use, which may or may not include
retention of the structures. The appraiser will consider whether
partitioning the site into multiple saleable properties (such as the
buildings separately from the balance of the land) is a likely outcome
As Is condition
Fee Simple Interest
Asset valuation in preparation for a declaration of surplus by the
Department
Oregon Department of Corrections and the State of Oregon
Department of Administrative Services
All Applicable Approaches will be considered. At this time, the
appraisers anticipate at least a sales comparison approach relating to
the land and a separate approach for the structures on their economic
or physically supporting site.
An interior inspection would be helpful, but not necessary if COVID19 related restrictions interfere. A digital tour is also possible.
Uniform Standards of Professional Appraisal Practice (USPAP) and
Code of Professional Ethics and the Standards of Professional
Appraisal Practice of the Appraisal Institute

January 21, 2021
Page 2 of 8
Report Type:

Appraisal Report

Report Format:
Fee:
Retainer:
Payment Terms:

Narrative
$9,600
None
Balance is due and payable upon delivery of the final
report or within 30 days of your receipt of our draft report,
whichever is sooner. If a draft report is requested, the fee
is considered earned upon delivery of our draft report.

Report Copies:
Delivery Date:
Report Delivery Recipients:

1 Draft PDF and 1 Final PDF
no later than 6 weeks from engagement
If any other person(s) are authorized to be included on
delivery of the report, please include their information in
the space below:
Name(s):
Email(s):

Acceptance Date:
Property Information Request:

Date of Execution
The following list of items will be needed within 2 days in
order to meet the above referenced delivery date:
• Property Contact for Site Inspection (if not already
provided)
• Capital Expenses Recently Completed & Anticipated
• Floor Plans, with dimensions if possible
• Legal Description
• Site Plan

The attached Terms and Conditions of the Engagement are deemed part of this Appraisal Services Agreement and are
incorporated fully herein by reference and shall apply to any appraisal reports, contract or orders into which they are
incorporated. In addition, with respect to any appraisal report, any use of or reliance on the appraisal by any party,
regardless of whether the use or reliance is authorized or known by BBG, Inc. and its agents, servants, employees,
principals, affiliated companies and all those in privity with them, constitutes acceptance of such Terms and Conditions
of the Engagement, as well as acceptance of all other appraisal statements, limiting conditions and assumptions stated in
the appraisal report. Use of this appraisal report constitutes acknowledgement and acceptance of the Terms and
Conditions of the Engagement, special assumptions (if any), extraordinary assumptions (if any), and hypothetical
conditions (if any) on which this estimate of market value is based. This appraisal report has been prepared for the
exclusive benefit of the client. It may not be used or relied upon by any other party. Any other party who is not the
identified client within this report who uses or relies upon any information in this report does so at their own risk.
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We appreciate this opportunity to be of service to you on this assignment. If you have additional questions, please
contact us.

As Agent for BBG, Inc.

AGREED AND ACCEPTED

Client Signature

Date
Mill Creek Correctional Facility and Site (Correctional facility, barns (possibly hisoric structures), and surplus land), 5465 Turner Road
SE, Salem, OR 97310

Terms and Limiting Conditions of the Engagement
The Terms and Conditions of the Engagement are deemed part of the attached Proposal Specifications and Appraisal
Services Agreement and are incorporated fully therein, and shall apply to any appraisal reports, contract or orders into
which they are incorporated.
A) Definitions. In the Terms and Conditions of the Engagement:
1. “BBG, Inc.” means BBG, Inc. and its agents, successors, assigns, servants, employees, principals, affiliated
companies and all those in privity with them.
2. “Appraiser” means the appraiser(s) performing part or all of the appraisal services and/or signing an appraisal
report.
3. “Appraisal Services Agreement” means any written agreement with Client for performance of the appraisal
services by Appraiser, including any agreement entered into electronically.
4. “Client” means any party identified expressly as a client in an Appraisal Services Agreement and also any party
identified expressly as a client by the Appraiser in an appraisal report.
5. “Appraisal” means the appraisal or consulting report(s) prepared by BBG, Inc.
B) Venue and Jurisdiction
THIS APPRAISAL SERVICES AGREEMENT WILL BE GOVERNED BY AND CONSTRUED IN ACCORDANCE WITH THE
DOMESTIC SUBSTANTIVE LAWS OF THE STATE OF TEXAS, WITHOUT GIVING EFFECT TO ANY CHOICE OR CONFLICT
OF LAW PROVISION. IF ANY ACTION RELATING TO THIS APPRAISAL SERVICES AGREEMENT OR THE CONTEMPLATED
TRANSACTIONS IS BROUGHT BY A PARTY HERETO AGAINST ANY OTHER PARTY HERETO, THE PREVAILING PARTY
IN SUCH ACTION WILL BE ENTITLED TO RECOVER ALL REASONABLE EXPENSES RELATING THERETO (INCLUDING
ATTORNEYS’ FEES AND EXPENSES) FROM THE NON-PREVAILING PARTY.
Each party to this Appraisal Services Agreement (a) hereby irrevocably submits to the exclusive jurisdiction and venue
of the state courts located in Dallas County, Texas (or, if but only if such court lacks jurisdiction, the United States
District Court for the Northern District of Texas) for the purpose of any Action between any of the parties hereto
arising in whole or in part under or in connection with this Appraisal Services Agreement, any Ancillary Agreement,
or the Contemplated Transactions, (b) hereby waives and agrees not to assert any claim that he, she or it is not subject
personally to the jurisdiction of the above-named courts or that any such Action brought in the above-named courts
should be dismissed on grounds of forum non conveniens. Notwithstanding the foregoing, a party hereto may
commence any Action in a court other than the above-named courts solely for the purpose of enforcing an order or
judgment issued by the above-named courts.
C) Limitations of Liability
It is expressly agreed that in any action which may be brought against BBG, Inc., arising out of, relating to, or in any
way pertaining to this engagement, this Appraisal Services Agreement, this Appraisal, or any information or opinions
contained therein, BBG, Inc. shall not be responsible or liable for any incidental or consequential losses, unless the
Appraisal was fraudulent or prepared with gross negligence. It is further agreed that the collective liability of BBG,
Inc. in any such action shall not exceed the fees paid for the preparation of the respective Appraisal unless the
Appraisal was fraudulent or prepared with gross negligence. Finally, it is agreed that the fees charged herein are in
reliance upon the foregoing limitations of liability.
Client hereby agrees to indemnify, defend, protect and hold BBG, Inc. harmless from and against all claims, damages,
losses and expenses, including attorneys’ fees, expenses and costs, incurred upon investigating and defending any
claim, action or proceeding arising from, or in any way connected to, relating to, or in any way pertaining to this
engagement, this Appraisal Services Agreement, the Appraisal, or any information or opinions contained therein.
Further, you acknowledge that any opinions and conclusions expressed by professionals employed by BBG, Inc.
related to the Appraisal are representations made by them as employees and not as individuals. BBG, Inc.’s
responsibility is limited to you a Client, and use of BBG, Inc.’s product by third parties shall be solely at the risk of you
and/or third parties. BBG, Inc. acknowledges that Client will be the end-user of, and can rely upon, the opinion and
conclusions of BBG, Inc. for this Appraisal.
D) Confidentiality
The parties agree that (i) this Appraisal Services Agreement and the terms contained herein, (ii) valuation conclusions,
(iii) the identity of the analyst or the firm and any reference to the professional organization of which the appraiser
is affiliated or to the designations thereof, and (iv) all information regarding the Site of whatever nature made
available to either party by the other (including BBG, Inc.’s final report and all prior drafts of same) and methods of
each party revealed during the performance of the Services (altogether, collectively, the “Confidential Information”)
shall be treated as strictly confidential. Accordingly, neither party nor any employee, agent or affiliate thereof shall
disclose the same to any third party without the written consent of other party and approval of Appraiser; provided,
however, that, a party shall not hereby be precluded from disclosure of Confidential Information that may be
compelled by legal requirements, or from disclosing this Appraisal Services Agreement (and the terms contained
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herein) to its attorneys, accountants, auditors, lenders, and other professionals who may be bound to that party by
duties of confidence.
Do not provide Personally Identifiable Information (PII) to BBG, Inc. or any of its agents. PII is any piece of information
meant to identify a specific individual. This includes data such as a Social Security number, driver's license number
and financial account numbers.
E) General Assumptions and Limiting Conditions
This appraisal report has been made with the following general assumptions:
1) Notwithstanding that Appraiser may comment on, analyze or assume certain conditions in the appraisal, BBG,
Inc. shall have no monetary liability or responsibility for alleged claims or damages pertaining to: (a) title defects,
liens or encumbrances affecting the property; (b) the property’s compliance with local, state or federal zoning,
planning, building, disability access and environmental laws, regulations and standards; (c) building permits and
planning approvals for improvements on the property; (d) structural or mechanical soundness or safety; (e)
contamination, mold, pollution, storage tanks, animal infestations or other hazardous conditions affecting the
property; and (f) other conditions and matters for which licensed real estate appraisers are not customarily
deemed to have professional expertise. Accordingly:
a) The Appraiser has not conducted any engineering or architectural surveys in connection with this appraisal
assignment. Information reported pertaining to dimensions, sizes, and areas is either based on
measurements taken by the Appraiser or the Appraiser’s staff or was obtained or taken from referenced
sources and is considered reliable. The Appraiser and BBG, Inc. shall not be monetarily liable or responsible
for or assume the costs of preparation or arrangement of geotechnical engineering, architectural, or other
types of studies, surveys, or inspections that require the expertise of a qualified professional.
b) Unless otherwise stated in the report, only the real property is considered, so no consideration is given to
the value of personal property or equipment located on the premises or the costs of moving or relocating
such personal property or equipment. Further, unless otherwise stated, it is assumed that there are no
subsurface oil, gas or other mineral deposits or subsurface rights of value involved in this appraisal, whether
they are gas, liquid, or solid. Further, unless otherwise stated, it is assumed that there are no rights
associated with extraction or exploration of such elements considered. Unless otherwise stated it is also
assumed that there are no air or development rights of value that may be transferred.
c) Any legal description or plats reported in the appraisal are assumed to be accurate. Any sketches, surveys,
plats, photographs, drawings or other exhibits are included only to assist the intended user to better
understand and visualize the subject property, the environs, and the competitive data. BBG, Inc. has made
no survey of the property and assumes no monetary liability or responsibility in connection with such
matters.
d) Title is assumed to be good and marketable, and in fee simple, unless otherwise stated in the report. The
property is considered to be free and clear of existing liens, easements, restrictions, and encumbrances,
except as stated. Further, BBG, Inc. assumes there are no private deed restrictions affecting the property
which would limit the use of the subject property in any way.
e) The appraisal report is based on the premise that there is full compliance with all applicable federal, state,
and local environmental regulations and laws unless otherwise stated in the appraisal report; additionally,
that all applicable zoning, building, and use regulations and restrictions of all types have been complied with
unless otherwise stated in the appraisal report. Further, it is assumed that all required licenses, consents,
permits, or other legislative or administrative authority, local, state, federal and/or private entity or
organization have been or can be obtained or renewed for any use considered in the value opinion.
Moreover, unless otherwise stated herein, it is assumed that there are no encroachments or violations of
any zoning or other regulations affecting the subject property, that the utilization of the land and
improvements is within the boundaries or property lines of the property described, and that there are no
trespasses or encroachments.
f) The American Disabilities Act (ADA) became effective January 26, 1992. The Appraiser has not made a
specific compliance survey or analysis of the property to determine whether or not it is in conformity with
the various detailed requirements of ADA. It is possible that a compliance survey of the property and a
detailed analysis of the requirements of the ADA would reveal that the property is not in compliance with
one or more of the requirements of the Act. If so, this fact could have a negative impact upon the value of
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the property. Since the Appraiser has no direct evidence relating to this issue, possible noncompliance with
the requirements of ADA was not considered in estimating the value of the property.
g) No monetary liability or responsibility is assumed for conformity to specific governmental requirements,
such as fire, building, safety, earthquake, or occupancy codes, except where specific professional or
governmental inspections have been completed and reported in the appraisal report.
h) It is assumed the subject property is not adversely affected by the potential of floods; unless otherwise
stated herein. Further, it is assumed all water and sewer facilities (existing and proposed) are or will be in
good working order and are or will be of sufficient size to adequately serve any proposed buildings.
i) Unless otherwise stated within the appraisal report, the depiction of the physical condition of the
improvements described therein is based on visual inspection. No monetary liability or responsibility is
assumed for (a) the soundness of structural members since no engineering tests were conducted; (b) the
condition of mechanical equipment, plumbing, or electrical components, as complete tests were not made;
and (c) hidden, unapparent or masked property conditions or characteristics that were not clearly apparent
during the Appraiser’s inspection.
j) If building improvements are present on the site, it is assumed that no significant evidence of termite
damage or infestation was observed during physical inspection, unless so stated in the appraisal report.
Further, unless so stated in the appraisal report, no termite inspection report was available. No monetary
liability or responsibility is assumed for hidden damages or infestation.
k) Unless subsoil opinions based upon engineering core borings were furnished, it is assumed there are no
subsoil defects present, which would impair development of the land to its maximum permitted use or
would render it more or less valuable. No monetary liability or responsibility is assumed for such conditions
or for engineering which may be required to discover them.
l) BBG, Inc. is not an expert in determining the presence or absence of hazardous substances, defined as all
hazardous or toxic materials, wastes, pollutants or contaminants (including, but not limited to, asbestos,
PCB, UFFI, or other raw materials or chemicals) used in construction or otherwise present on the property.
BBG, Inc. assumes no monetary liability or responsibility for the studies or analyses which would be required
to determine the presence or absence of such substances or for loss as a result of the presence of such
substances. Appraiser is not qualified to detect such substances. The Client is urged to retain an expert in
this field; however, Client retains such expert at Client’s own discretion, and any costs and/or expenses
associated with such retention are the responsibility of Client.
m) BBG, Inc. is not an expert in determining the habitat for protected or endangered species, including, but not
limited to, animal or plant life (such as bald eagles, gophers, tortoises, etc.) that may be present on the
property. BBG, Inc. assumes no monetary liability or responsibility for the studies or analyses which would
be required to determine the presence or absence of such species or for loss as a result of the presence of
such species. The Appraiser hereby reserves the right to alter, amend, revise, or rescind any of the value
opinions contained within the appraisal repot based upon any subsequent endangered species impact
studies, research, and investigation that may be provided. However, it is assumed that no environmental
impact studies were either requested or made in conjunction with this analysis, unless otherwise stated
within the appraisal report.
2) If the Client instructions to the Appraiser were to inspect only the exterior of the improvements in the appraisal
process, the physical attributes of the property were observed from the street(s) as of the inspection date of the
appraisal. Physical characteristics of the property were obtained from tax assessment records, available plans, if
any, descriptive information, and interviewing the client and other knowledgeable persons. It is assumed the
interior of the subject property is consistent with the exterior conditions as observed and that other information
relied upon is accurate.
3) If provided, the estimated insurable value is included at the request of the Client and has not been performed by
a qualified insurance agent or risk management underwriter. This cost estimate should not be solely relied upon
for insurable value purposes. The Appraiser is not familiar with the definition of insurable value from the
insurance provider, the local governmental underwriting regulations, or the types of insurance coverage
available. These factors can impact cost estimates and are beyond the scope of the intended use of this appraisal.
The Appraiser is not a cost expert in cost estimating for insurance purposes.
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4) The dollar amount of any value opinion herein rendered is based upon the purchasing power and price of the
United States Dollar as of the effective date of value. This appraisal is based on market conditions existing as of
the date of this appraisal.
5) The value opinions reported herein apply to the entire property. Any proration or division of the total into
fractional interests will invalidate the value opinions, unless such proration or division of interests is set forth in
the report. Any division of the land and improvement values stated herein is applicable only under the program
of utilization shown. These separate valuations are invalidated by any other application.
6) Any projections of income and expenses, including the reversion at time of resale, are not predictions of the
future. Rather, they are BBG, Inc.’s best estimate of current market thinking of what future trends will be. No
warranty or representation is made that such projections will materialize. The real estate market is constantly
fluctuating and changing. It is not the task of an appraiser to estimate the conditions of a future real estate
market, but rather to reflect what the investment community envisions for the future in terms of expectations
of growth in rental rates, expenses, and supply and demand. The forecasts, projections, or operating estimates
contained herein are based on current market conditions, anticipated short-term supply and demand factors,
and a continued stable economy. These forecasts are, therefore, subject to changes with future conditions.
7) The Appraiser assumes no monetary liability or responsibility for any changes in economic or physical conditions
which occur following the effective date of value within this report that would influence or potentially affect the
analyses, opinions, or conclusions in the report. Any subsequent changes are beyond the scope of the report.
8) Any proposed or incomplete improvements included in the appraisal report are assumed to be satisfactorily
completed in a workmanlike manner or will be thus completed within a reasonable length of time according to
plans and specifications submitted.
9) If the appraisal report has been prepared in a so-called “public non-disclosure” state, real estate sales prices and
other data, such as rents, prices, and financing, are not a matter of public record. If this is such a “non-disclosure”
state, although extensive effort has been expended to verify pertinent data with buyers, sellers, brokers, lenders,
lessors, lessees, and other sources considered reliable, it has not always been possible to independently verify
all significant facts. In these instances, the Appraiser may have relied on verification obtained and reported by
appraisers outside of our office. Also, as necessary, assumptions and adjustments have been made based on
comparisons and analyses using data in the report and on interviews with market participants. The information
furnished by others is believed to be reliable, but no warranty is given for its accuracy.
10) Although the Appraiser has made, insofar as is practical, every effort to verify as factual and true all information
and data set forth in this report, no responsibility is assumed for the accuracy of any information furnished the
Appraiser either by the Client or others. If for any reason, future investigations should prove any data to be in
substantial variance with that presented in this report, the Appraiser reserves the right to alter or change any or
all analyses, opinions, or conclusions and/or opinions of value.
11) The right is reserved by the Appraiser to make adjustments to the analyses, opinions, and conclusions set forth
in the appraisal report as may be required by consideration of additional or more reliable data that may become
available. No change of this report shall be made by anyone other than the Appraiser. The Appraiser shall have
no monetary liability or responsibility for any unauthorized change(s) to the report.
12) The submission of the appraisal report constitutes completion of the services authorized and agreed upon. Such
appraisal report is submitted on the condition the Client will provide reasonable notice and customary
compensation, including expert witness fees, relating to any subsequent required attendance at conferences,
depositions, or judicial or administrative proceedings. In the event the Appraiser is subpoenaed for either an
appearance or a request to produce documents, a best effort will be made to notify the Client immediately. The
Client has the sole responsibility for obtaining a protective order, providing legal instruction not to appear with
the appraisal report and related work files, and will answer all questions pertaining to the assignment, the
preparation of the report, and the reasoning used to formulate the opinion of value. Unless paid in whole or in
part by the party issuing the subpoena or by another party of interest in the matter, the Client is responsible for
all unpaid fees resulting from the appearance or production of documents regardless of who orders the work.
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Stevens Rd Tract
Land
Sale Comparable #1
PROPERTY INFORMATION

Property #:
Property Type:
Property Use:

PROPERTY TYPE
1102330
Land
Multi Family - Units

PROPERTY LOCATION
Address:
City, St., Zip:
County:
Tax Accounts:

PROPERTY SIZE
Gross
Land Area: 382.05 Acres (16,642,098 SF)

3/11/2021 6:31:01 PM

Net
382.05 Acres (16,642,098 SF)

BBG

21425 Stevens Road
Bend, OR 97702
Deschutes
151656

Stevens Rd Tract

SALE INFORMATION

Consideration:
Adjustments:
Cash Equivalent Price:
1st Mortgage:
2nd Mortgage:
Equity:
Sales Price ($/SF):

$22,000,000
$0
$22,000,000
$0
$0
$0
$1.32

Sales Price/Acre:

$57,584

Grantor: OR Dept of State Lands
Grantee: Lands Bend Corp
Date of Sale: 11-19-20
Sale Status: Closed
Record info:

SALE ATTRIBUTES
SALE TRANSACTION INFORMATION

Verified On: 2/15/2021
Verified By: Cushman & Wakefield Press Release
Comments: The property sold free of entitlements although the land is designated for development
to a mix of residential, commercial, and industrial land uses within the City of Bend
Comprehensive Plan. Located at 21425 Stevens Rd., the site is located adjacent to 27th
St and Reed Market Rd, major arterial streets serving this part of Bend. Highways 20
and 97 are both conveniently located within a few miles, with downtown Bend also
closely proximate. Approximately 369.9 acres of the site offering are zoned
Urbanizable Area (UA) and will need to be annexed into the City as part of the project,
while 12.15 acres are already within the City boundary and designated as Standard
Density Residential (SDR).

3/11/2021 6:31:01 PM

BBG

Marcola Meadows MDR Site
Land
Sale Comparable #2
PROPERTY INFORMATION

Property #:
Property Type:
Property Use:

PROPERTY TYPE
1124447
Land
Multi Family - Units

PROPERTY LOCATION
Address:

Marcola Road @ 28th

City, St., Zip:

Springfield, OR 97477

County:
Tax Accounts:

PROPERTY SIZE
Gross
Land Area: 100.38 Acres (4,372,553 SF)

Net
100.38 Acres (4,372,553 SF)

PROPERTY COMMENTS
General: 100.38 acre site (±4,372,553 sq ft) zoned:
• ±54.78 Acres of Medium Density Residential
• ±45.6 Acres of Mixed Use Commercial

3/11/2021 6:31:01 PM

BBG

Lane
1517653

Marcola Meadows MDR Site

SALE INFORMATION

Consideration:
Adjustments:
Cash Equivalent Price:
1st Mortgage:
2nd Mortgage:
Equity:
Sales Price ($/SF):

$6,150,000
$0
$6,150,000
$0
$0
$0
$1.41

Sales Price/Acre:

$61,267

Grantor: MidFirst Bank
Grantee: I & E Construction
Date of Sale: 01-08-20
Sale Status: Closed
Record info:

SALE ATTRIBUTES
SALE TRANSACTION INFORMATION

Verified On: 2/25/2021
Verified By: David Holland, Evans, Elder, Brown
Comments: Purchased by large developer. The property was foreclosed on in 2008. Meadows was
originally master planned for ±54.78 acres of Medium Density Residential, (MDR),
±26.00 acres of Mixed Use Commercial (MUC), and ±19.60 acres of Community
Commercial (CC) in 2008. The market determined that changes were needed to the mix
of residential/commercial and associated densities. In order to achieve such changes
to the Master Plan, Type III land use and zoning map amendments were required for a
desired end result of ±54.78 acres of MDR, ±45.60 acres of MUC and no CC. The MUC
allows for an integration of both commercial and residential uses so the development
can adapt to market demands as development of the property progresses. The amount
of commercial space was reduced considerably to the minimum percentage required
of the MUC portions, which allows the developers to construct the residential portions
independent of the commercial portions. The revisions to the Master Plan also
amended the phasing of the street and utility infrastructure to allow the residential
portions on the north portions of the site to be developed independent of having to
build infrastructure on the southern portion of the site. This reduces the up front
infrastructure costs and allows for development to occur in the portions of the site
designated MDR where market demand is perceived to be the greatest.
Went under contract for $7MM to Portland developer with DR Horton “in their pocket”
in the back end. Once they got to the 3rd or 4th extension. Bank wanted to offer a “buy
it now” price, as the bank wanted to clear this off their books. Buyers paid for master
planning to get 330 residential lots plus the multifamily. Eliminated as much of the
commercial land as they could. Carved out 13 acres of commercial for a school site
use. City allowed the 13 acres to be credited toward the open space allowance. That is
part of the 100 acres.

3/11/2021 6:31:01 PM

BBG

State St & Cordon Rd Future Mixed-Use
Land
Sale Comparable #3
PROPERTY INFORMATION

Property #:
Property Type:
Property Use:

PROPERTY TYPE
1004291
Land
Master Planned Community

PROPERTY LOCATION
Address:
City, St., Zip:
County:
Tax Accounts:

State Street / Cordon Road
Salem, OR 97317
Marion
R22507, R23932, R23955,
R23957, R23963, R336299,
R346188

PROPERTY SIZE
Gross
Land Area: 117.90 Acres (5,135,724 SF)

Net
117.90 Acres (5,135,724 SF)

PROPERTY COMMENTS
General: 117.9 total acres made up of 2 large tracts separated by a 3.25 acre abandoned rail
parcel which is currently owned by unrelated third parties. 71.85 acres to the north
are zoned Single Family, 24.52 of the south acres are zoned Multi-Family, 19.93 acres
on the corner of State and Cordon are zoned Commercial/Retail.

3/11/2021 6:31:01 PM

BBG

State St & Cordon Rd Future Mixed-Use

SALE INFORMATION

Consideration:
Adjustments:
Cash Equivalent Price:
1st Mortgage:
2nd Mortgage:
Equity:
Sales Price ($/SF):

$10,650,000
$0
$10,650,000
$0
$0
$0
$2.07

Sales Price/Acre:

$90,331

Grantor: Pictsweet Farms
Grantee: I & E Construction
Date of Sale: 08-15-19
Sale Status: Closed
Record info:

SALE ATTRIBUTES
SALE TRANSACTION INFORMATION

Verified On: 9/21/2020
Verified By: Costar
Comments: The buyers are planning on building approximately 800 residences on the 117 acre site
and there will be a mix of single family homes, townhome duplexes, apartments, and a
commercial development. There will also be space for a park on the property. There
will be approximately 8 houses per acre. The single family homes are proposed to be
similar to row houses with alleys and garage access at the rear of the house. The lot
sizes will vary depending on the size of the structures but the row house lots are
proposed to be 20 feet wide & 90 to 100 feet deep and duplex lots 30 feet wide by 90
feet deep. The property was being marketed for $16,000,000. The actual sale price of
$10,650,000 was reflective of the significant required improvements. The property was
in contract for over one year getting the zoning and initial city approvals in place.117.9
total acres made up of 2 large tracts separated by a 3.25 acre abandoned rail parcel
which is currently owned by unrelated third parties. 71.85 acres to the north are zoned
Single Family, 24.52 of the south acres are zoned Multi-Family, 19.93 acres on the
corner of State and Cordon are zoned Commercial/Retail.

3/11/2021 6:31:01 PM

BBG

Dry Canyon Subdivision Site (R4 / R5)
Land
Sale Comparable #4
PROPERTY INFORMATION

Property #:
Property Type:
Property Use:

PROPERTY TYPE
916713
Land
(Unknown)

PROPERTY LOCATION
Address:
City, St., Zip:
County:

2966 Northwest Northwest Way
Redmond, OR 97756
Deschutes

Tax Accounts:
Legal Description:

Taxlots: 1513050000100,
1513050000105, 1513050000401

PROPERTY SIZE
Gross

Net

Land Area: 61.14 Acres (2,663,258 SF)

61.14 Acres (2,663,258 SF)

SALE INFORMATION

Consideration:
Adjustments:
Cash Equivalent Price:
1st Mortgage:
2nd Mortgage:
Equity:
Sales Price ($/SF):

$5,520,600
$0
$5,520,600
$0
$0
$0
$2.07

Sales Price/Acre:

$90,294

Grantor: Vollertsen Living Trust
Grantee: Dry Canyon NW LLC
Date of Sale: 08-03-18
Sale Status: Closed
Record info:

SALE ATTRIBUTES
SALE TRANSACTION INFORMATION

Verified On: 4/22/2020
Verified By: COAR
Comments: The sale was off-market and purchased by builder for residential subdivision. The site
is zoned R4 & R5.

3/11/2021 6:31:01 PM

BBG

Portland Road RM Site
Land
Sale Comparable #5
PROPERTY INFORMATION

Property #:
Property Type:
Property Use:

PROPERTY TYPE
670049
Land
Residential Subdivision

PROPERTY LOCATION
Address:
City, St., Zip:
County:

9250 Charity Ave NE
Salem, OR 97305
Marion

Tax Accounts:
Legal Description:

R332641, R351551, R351550

PROPERTY SIZE
Gross
Land Area: 37.99 Acres (1,654,844 SF)
Building Area: 75,713 SF
Land/ Building Ratio: 21.86 : 1

Net
37.99 Acres (1,654,844 SF)
75,713 SF

PROPERTY COMMENTS
General: Property consists of Northwest University campus with many buildings. The site was
purchased by a developer.

3/11/2021 6:31:01 PM

BBG

Portland Road RM Site

SALE INFORMATION

Consideration:
Adjustments:
Cash Equivalent Price:
1st Mortgage:
2nd Mortgage:
Equity:
Sales Price ($/SF):

$2,900,000
($1,800,000)
$1,100,000
$0
$0
$0
$0.66

Sales Price/Acre:

$28,955

Grantor: Assemblies of God
Grantee: West Coast Home Solutions
Date of Sale: 05-26-17
Sale Status: Closed
Record info:

SALE ATTRIBUTES
SALE TRANSACTION INFORMATION

Verified On: 2/25/2021
Verified By: Eugene Labunski, Buyer, 503-989-1613
Comments: Sale of former Christian University campus to developer. There were approximately
75,000 SF in total improvements. The buyer retained a 7,000 SF building that is now
leased to NW Christian University. The buyer valued this building at $600,000. The
remaining buildings were demolished. There were also 12 rental houses that were
valued at approximately $100,000 each. The property was off-market. The buyer made
an offer based on land value at $1.1 million or $0.66/SF. The buyer has now platted 64
single-family lots that will be developed in the future. Demolition costs were reportedly
$300,000 for the large building and there were a significant number of smaller
buildings that were demolished at an estimated cost of $200,000. The effective sale
price is adjusted downward by $1.6 million for the contributory value of the site less
existing improvements.

3/11/2021 6:31:01 PM

BBG
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Former Hillcrest Youth Correctional Facility
Special
Sale Comparable #1
PROPERTY INFORMATION

Property #:
Property Type:
Property Use:

PROPERTY TYPE
669920
Special
(Unknown)

PROPERTY LOCATION
Address:
City, St., Zip:
County:

PROPERTY SIZE
Net
23.79 Acres (1,036,315 SF)
207,263 SF

PROPERTY COMMENTS
General: Youth correctional facility in Salem, OR.

3/11/2021 5:30:06 PM

Salem, OR 97302
Marion

Tax Accounts:

R32243

Legal Description:

R32243

BUILDING ATTRIBUTES

Gross
Land Area: 44.60 Acres (1,942,776 SF)
Building Area: 207,263 SF
Land/ Building Ratio: 9.37 : 1

2450 Strong

BBG

Year of Construction: 1923
Quality: Average

Former Hillcrest Youth Correctional Facility

SALE INFORMATION

Consideration:
Adjustments:
Cash Equivalent Price:
1st Mortgage:
2nd Mortgage:
Equity:
Sales Price ($/SF):

$3,000,000
$0
$3,000,000
$0
$0
$0
$14.47

Grantor: Oregon Dept of Admin Services
Grantee: Pending
Date of Sale:
Sale Status: Under Contract
Record info:

SALE ATTRIBUTES
SALE TRANSACTION INFORMATION

Verified On: 2/15/2021
Verified By: BBG Appraisal
Comments: The property was openly marketed for approximately six months at a price of
$4,150,000 ($20/SF). The property was previously under contract, but the buyer was
purchasing on a speculative basis and did not perform. The property is currently a
pending sale with an effective sales price of $3,000,000 ($14.47/SF).
The property is a pending sale to third-party Kehoe Northwest Properties for $2.6
million. The State of Oregon will lease the property back from Kehoe for 12 months for
$25,000 per month or $300,000 total. The ultimate buyer (Oregon Behavioral Hospital
LLC) will attain possession 12 months following the closing date. OBH will pay an
additional $400,000; $300,000 of which will be used by Kehoe to pay the rent and
$100,000 of which will be retained by Kehoe. The effective sale price to the ultimate
buyer is $3,000,000.
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Former Gearhart Elementary School
Special
Sale Comparable #2
PROPERTY INFORMATION

Property #:
Property Type:
Property Use:

PROPERTY TYPE
1124457
Special
Specialty

PROPERTY LOCATION
Address:
City, St., Zip:
County:
Tax Accounts:

PROPERTY SIZE

3/11/2021 5:30:06 PM

Seaside, OR 97138
Clatsop
9320

BUILDING ATTRIBUTES

Gross
Land Area: 5.34 Acres (232,610 SF)
Building Area: 31,666 SF
Land/ Building Ratio: 7.35 : 1

1002 Pacific Way

Net
5.34 Acres (232,610 SF)
31,666 SF

BBG

Year of Construction: 1948

Former Gearhart Elementary School

SALE INFORMATION

Consideration:
Adjustments:
Cash Equivalent Price:
1st Mortgage:
2nd Mortgage:
Equity:
Sales Price ($/SF):

$400,000
$0
$400,000
$0
$0
$0
$12.63

Grantor: Seaside School District
Grantee: Scofl Gearhart LLC
Date of Sale: 11-18-20
Sale Status: Closed
Record info:

SALE ATTRIBUTES
SALE TRANSACTION INFORMATION

Verified On: 2/25/2021
Verified By: Raymond Duchek, Norris & Stevens, 503-2258492
Comments: The property sold to a local Gearhart-based speculative investor. Current plans are
unknown. According to the broker, the City was not receptive to other groups
converting the buildings to office use. Buildings – the main building has classic large
classrooms with a large central hallway featuring natural sunlight through counter top
to ceiling glass windows. The four outer buildings are staged around the main building
for specialty classrooms. Amenities – the campus offers workout facilities with a full
gymnasium plus covered basketball courts outside. There is a baseball field, soccer
field, softball field and two bark chipped outdoor play areas. The main building has
administrative office, centralized heating and full function cafeteria.
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Former Lorane School
Special
Sale Comparable #3
PROPERTY INFORMATION

Property #:
Property Type:
Property Use:

PROPERTY TYPE
1124459
Special
Public School (Grade, Middle,
High)

PROPERTY LOCATION
Address:
City, St., Zip:
County:
Tax Accounts:

PROPERTY SIZE

Eugene, OR 97405
Lane
0923324

BUILDING ATTRIBUTES

Gross
Land Area: 4.11 Acres (179,032 SF)
Building Area: 23,000 SF
Land/ Building Ratio: 7.78 : 1

80304 Old Lorane Road

Net

Year of Construction: 1930

4.11 Acres (179,032 SF)
23,000 SF

SALE INFORMATION

Consideration:
Adjustments:
Cash Equivalent Price:
1st Mortgage:
2nd Mortgage:
Equity:
Sales Price ($/SF):

$450,000
$0
$450,000
$0
$0
$0
$19.57

Grantor: Richard Mitchell
Grantee: Katharine Otauji
Date of Sale: 09-16-19
Sale Status: Closed
Record info:

SALE ATTRIBUTES
SALE TRANSACTION INFORMATION

Verified On: 2/25/2021
Verified By: Costar
Comments: Former school located approximately 30 miles SW of Eugene. The buyer's plans are
unknown.

3/11/2021 5:30:06 PM

BBG

Former Wapato Jail
Special
Sale Comparable #4
PROPERTY INFORMATION

Property #:
Property Type:
Property Use:

PROPERTY TYPE
669072
Special
Correctional Facility

PROPERTY LOCATION
Address:
City, St., Zip:
County:

14355 North Bybee Lake Court
Portland, OR 97203
Multnomah

Tax Accounts:
Legal Description:

PROPERTY SIZE

BUILDING ATTRIBUTES

Gross
Land Area: 18.24 Acres (794,534 SF)
Building Area: 155,400 SF
Land/ Building Ratio: 5.11 : 1

R325198 (por.); 2N1W25 900
(por.)

Net

Year of Construction: 2004

18.24 Acres (794,534 SF)
155,400 SF

PROPERTY COMMENTS
General: Never used jail includes a large industrial kitchen with a razor wire fence around the
permimeter. Building has 525 beds.
CBRE brokerage firm states building area of 155,400 SF in 2017.
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BBG

Former Wapato Jail

SALE INFORMATION

Consideration:
Adjustments:
Cash Equivalent Price:
1st Mortgage:
2nd Mortgage:
Equity:
Sales Price ($/SF):

$5,000,000
$0
$5,000,000
$0
$0
$0
$32.18

Grantor: Multnomah Co.
Grantee: Marty Kehoe
Date of Sale: 04-18-18
Sale Status: Closed
Record info: not yet avail.

SALE ATTRIBUTES
SALE TRANSACTION INFORMATION

Verified On:
Verified By:
Comments: 4/20/18 Oregonian states that Marty Kehoe purchased the Wapato Jail which recorded
4/18/18 for $5M. Kehoe quoted as saying the building would eventually be torn down
and the land used for commercial enterprises (warehouses).
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Former Northwest University Bethel Park
Special
Sale Comparable #5
PROPERTY INFORMATION

Property #:
Property Type:
Property Use:

PROPERTY TYPE
749908
Special
Private School/ College

PROPERTY LOCATION
Address:
City, St., Zip:
County:
Tax Accounts:

PROPERTY SIZE
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Brooks, OR 97305
Marion
R332641, R351551, R351550

BUILDING ATTRIBUTES

Gross
Land Area: 37.99 Acres (1,654,844 SF)
Building Area: 75,713 SF
Land/ Building Ratio: 21.86 : 1

9250 Charity Avenue Northeast

Net
37.99 Acres (1,654,844 SF)
75,713 SF

BBG

Year of Construction: 1982

Former Northwest University Bethel Park

SALE INFORMATION

Consideration:
Adjustments:
Cash Equivalent Price:
1st Mortgage:
2nd Mortgage:
Equity:
Sales Price ($/SF):

$2,900,000
$0
$2,900,000
$0
$0
$0
$38.30

Grantor: Assemblies of God
Grantee: West Coast Home Solutions
Date of Sale: 05-26-17
Sale Status: Closed
Record info:

SALE ATTRIBUTES
SALE TRANSACTION INFORMATION

Verified On: 2/25/2021
Verified By: Eugene Labunski, Buyer, 503-989-1613
Comments: Sale of former Christian University campus to developer. There were approximately
75,000 SF in total improvements. The buyer retained a 7,000 SF building that is now
leased to NW Christian University. The buyer valued this building at $600,000. The
remaining buildings were demolished. There were also 12 rental houses that were
valued at approximately $100,000 each. The property was off-market. The buyer made
an offer based on land value at $1.1 million or $0.66/SF. The buyer has now platted 64
single-family lots that will be developed in the future. Demolition costs were reportedly
$300,000 for the large building and there were a significant number of smaller
buildings that were demolished at an estimated cost of $200,000.
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Former Gates School
Special
Sale Comparable #6
PROPERTY INFORMATION

Property #:
Property Type:
Property Use:

PROPERTY TYPE
670002
Special
Governmental/Institutional

PROPERTY LOCATION
Address:
City, St., Zip:
County:

40151 Gates School Road
Gates, OR 97346
Linn

Tax Accounts:
Legal Description:

PROPERTY SIZE

BUILDING ATTRIBUTES

Gross
Land Area: 17.41 Acres (758,380 SF)
Building Area: 34,094 SF
Land/ Building Ratio: 0.00 : 1

0016093

Net

Year of Construction: 1927

17.41 Acres (758,380 SF)
34,094 SF

PROPERTY COMMENTS
General: Property is the former Gates Elementary School located just outside of a small town
located near the Cascades Mountains in Linn County just off Highway 22.
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Former Gates School

SALE INFORMATION

Consideration:
Adjustments:
Cash Equivalent Price:
1st Mortgage:
2nd Mortgage:
Equity:
Sales Price ($/SF):

$550,000
$0
$550,000
$0
$0
$0
$16.13

Grantor: Santiam School District
Grantee: Upward Bound Camp for Persons with
Special Needs
Date of Sale: 09-15-14
Sale Status: Closed
Record info:

SALE ATTRIBUTES
SALE TRANSACTION INFORMATION

Verified On:
Verified By:
Comments: The seller was the school district and the property closed in 2012. The buyer, Upward
Bound Camp for Persons with Special Needs, has opened a year-round training facility
at the property.
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ADDENDA E

L EASES

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

OREGON DEPARTMENT OF CORRECTIONS
AGRICULTURE LEASE
#6069
7th day of __________,
December 20____
20 (the
THIS AGRICULTURAL LEASE (this “Lease") is made on this ____
“Effective Date”), by and between the State of Oregon, acting by and through its Department of
Corrections (“Lessor”), and Flat Tail Farms, LLC (“Lessee”). Lessor and Lessee are each a ”Party”
and together the “Parties.”
1.

PREMISES

(a)
On the terms and conditions of this Lease, Lessor hereby leases to Lessee approximately
210 acres of real property located in Salem Oregon, in Marion County (the “Premises”). The
Premises are shown on Exhibit A.
(b)
During the Term of this Lease (as defined in Section 2(a) below, Lessee will have the use
of the following “Improvements” located on the Premises, for purposes related to Lessee’s use
of the Premises as described in Section 5 below:
The non-exclusive use (in common with Lessor) of the pump houses and any irrigation equipment
located on the Premises.
(c)

The Premises address is:
5465 Turner Road SE
Salem, Oregon 97310

The Premises are located on portions of Tax Lot 082W170000400.
(d)
This Lease is subject to any liens, encumbrances, covenants, conditions, restrictions,
easements, reservations, rights, rights-of-way, and other matters of record affecting the
Premises.
(e)
Lessor may, in Lessor’s sole discretion, reduce the size of the Premises, with at least thirty
(30) days’ notice to Lessee, and the Rent (as defined in Section 3(a) below) shall be proportionally
reduced, effective upon the date of the reduction of the Premises. Lessee may terminate this
Lease within thirty (30) days after delivery of such notice of reduction.
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2.

TERM

(a)
Term. The term of this Lease (the “Term”) is five years, commencing on October 1, 2020
(the “Commencement Date”) and expiring on September 30, 2025 (the “Expiration Date”).
(b)
Extension of Term. If there is not then any Lessee Default (as defined in Section 16(a)
below), the Parties may agree to extend the Term of this Lease for an agreed-upon period, by an
amendment signed by the Parties, pursuant to Section 21(e) below. If so extended, all terms and
conditions of this Lease will apply during any extension term, except as expressly amended by
the Parties.
3.

RENT

(a)

Rent. [Check as applicable]
X

Annual Rent: Lessee will pay Lessor annual rent according to the rent table below (the
“Rent”), payable in advance, every year on or before the anniversary of the Effective Date.
Rent Table

Annual Rent

*Taxes

Total Annual
Rent

**October 1, 2020 through September 30, 2021
$
TBD
TBD
October 1, 2021 through September 30, 2022
$ 4,800.00
TBD
TBD
October 1, 2022 through September 30, 2023
$ 4,944.00
TBD
TBD
October 1, 2023 through September 30, 2024
$ 5,100.00
TBD
TBD
October 1, 2024 through September 30, 2025
$ 5,256.00
TBD
TBD
*Taxes to be determined by Marion County Assessor
**In lieu of rent during the first year of this lease, Lessee shall make improvements to the
area identified as MC1 on Exhibit A. Improvements include but are not limited to building
up the driveway at the entry of the property. Improvements will not obstruct any
drainage systems on or around the property.
_____ Monthly Rent: Lessee will pay Lessor monthly rent in the amount of $_____________
(the “Rent”), payable in advance, every month on or before tenth (10th) day of each
calendar month.
(b)
Address for Rent Payments. Rent will be made payable to the Oregon Department of
Corrections and sent to the following address:
Department of Corrections
Accounts Receivable
2575 Center Street NE
Salem, Oregon 97301-4667
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(c)

Taxes.

Taxes on Lessee’s Operations. Lessee will pay when due any and all taxes arising from Lessee’s
operations on the Premises.
Property Taxes. [Check as applicable]
X
Lessee will reimburse Lessor for any and all property taxes levied against the Premises
within thirty (30) days after delivery of an invoice from Lessor for same, in a prorated amount
corresponding to Lessee’s lease of the Premises during any tax year.
_____ Other:
4.

CONDITION OF THE PREMISES “AS IS”

Lessee hereby accepts the Premises and, if applicable, the Improvements, “AS IS,” in the
condition as of the Effective Date, and subject to any and all defects. Lessee understands,
acknowledges and agrees that Lessor is not making, and Lessee is not relying on, any
representations or warranties concerning the condition of the Premises; the Improvements, as
applicable; the soil; the quantity or quality of water; or the suitability of the Premises for Lessee’s
intended use of the Premises. Lessee further understands, acknowledges and agrees that Lessee
has relied exclusively on its own investigation and knowledge of the Premises upon entering into
this Lease.
5.

USE OF THE PREMISES

(a)
uses:
_____
_____
X

Agricultural Use. Lessee will use the Premises exclusively for the following agricultural

(b)

Uses Specifically Prohibited. Lessee will not use the Premises for:

pasturing
grazing
cultivating crops

(i)

residential purposes;

(ii)
storage (except as incidental to its use of the Premises as allowed under Section
5(a) above);
(iii)

hunting or the discharging of firearms; or

(iv)

the planting or cultivation of cannabis, or of clover, radish, chicory or other
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broadleaf crop.
(c)
Professional Manner. Lessee will conduct all of its operations on the Premises in a
professional manner.
(d)
Good and Safe Condition. Lessee will keep the Premises in good, safe and orderly
condition (reasonable wear and tear excepted), including, as applicable, maintaining and
repairing all Improvements utilized by Lessee on the Premises.
(e)
Maintenance of Drainage Equipment and Structures. Lessee will keep in good condition
and repair any and all drains, drainage outlets, irrigation ditches and other drainage structures
on the Premises, including keeping the same open for the unrestricted flow of water and
reasonably free of weeds and other growth, and from mosquitos and other pests.
(f)
Minimization of Soil Erosion. Lessee will control surface water in order to minimize soil
erosion and silt run-off on and from the Premises.
(g)
Weed Control. Lessee will keep the Premises reasonably free and clear of noxious weeds,
as defined by the Oregon Department of Agriculture.
(h)
No Improvements without Lessor’s Consent. Lessee will not make any improvements,
alterations or additions in or on the Premises without Lessor’s prior written consent.
(i)
Maintenance of Roads. Lessee will maintain any nonpublic roads on the Premises in good
condition, including filling any potholes.
(j)
Waste and Debris. Lessee will dispose of all waste in a proper manner and will not allow
debris, garbage or other refuse to accumulate on the Premises.
(k)
No Removal of Trees or Timber. Lessee will not cut, destroy or remove any trees or timber
from the Premises, whether live, dead or merchantable, without Lessor’s prior consent.
(l)
Compliance with Laws and Land Restrictions. In its use of the Premises, Lessee will comply
with all applicable federal, state and local laws, ordinances, codes, regulations and rules (“Laws
and Ordinances”).
(m)
No Nuisance. Lessee will not commit any public or private nuisance, or any other act or
omission, that might or would disturb the quiet enjoyment of any occupant of nearby property
or which might or would injure the reputation of Lessor or the Premises.
(n)
Use of Agriculture Chemicals. Lessee, at its sole cost and expense, will comply with all
applicable Laws and Ordinances relating to Lessee’s storage, application, use, removal,
transportation and disposal of pesticide or weed control chemicals, agricultural fertilizers and
other chemicals (“Agricultural Chemicals”). In addition, if Lessee’s use of Agricultural Chemicals
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restricts or inhibits the use of the Premises or surrounding property for agricultural or grazing
purposes after the expiration or earlier termination of this Lease, then Lessee will indemnify and
hold Lessor harmless from all losses, damages, costs and expenses suffered because of the
restriction or inhibition. Lessee will maintain accurate and complete records of the type, amount
and location of Agricultural Chemicals used by Lessee on the Premises. Lessor may inspect such
records at any time. Lessee will remove all Agricultural Chemicals upon surrender of the Premises
pursuant to Section 19(a) below, and Lessee will be solely liable for any remediation of the
Premises required as a result of Lessee’s use or storage of any Agricultural Chemicals on the
Premises.
(o)
No Toxic Materials. “Toxic Materials” means any substance, material or waste that is or
becomes regulated by any local governmental authority, the State of Oregon, or the United
States Government, and which may, if improperly stored or used, pose a risk to disposal or
discharge of any Toxic Materials in, on, under or about the Premises. Lessee will not erect,
emplace or maintain any tank, vessel or container designed or suitable for holding Toxic Materials
on or about the Premises without the prior consent of Lessor, which consent may be withheld,
denied or conditioned in Lessor’s sole discretion. Lessee, at its sole cost and expense, will comply
with all applicable Laws and Ordinances relating to Lessee’s storage, discharge, application, use
and disposal of Toxic Materials in, on, under or about the Premises.
(p)
Sustainability Practices. In all of its activities in, on or related to the Premises, Lessee will
use its reasonable best efforts to: (1) maximize energy efficiency and use environmentally
sustainable products and materials; and (2) reduce nonessential water consumption.
(q)
Lessor’s Neighboring Property. Without limiting the generality of any other provisions in
this Lease, Lessee’s operations and activities on the Premises will not interfere with or encroach
on any of Lessor’s operations on neighboring property, including specifically as follows:
Mill Creek Correctional Institution
6.

LESSOR’S ENTRY AND RESERVATIONS

(a)

Entry.
(i)
Lessor may enter the Premises at any time, without prior notice, in order to
inspect or monitor the Premises, perform studies, take emergency action, verify Lessee’s
compliance with this Lease or search the Premises for contraband or explosives.
(ii)
Lessee understands, acknowledges and agrees that “adults in custody,” who are
participants in certain programs for individuals in custody in Lessor’s correctional
institutions may, at certain times during the Term of this Lease, enter upon the Premises
for the purposes of performing routine maintenance and other work on the Premises.

(b)

Mineral Rights. Lessor reserves all oil, gas and other minerals and substances in and under
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the Premises and the right, without Lessee’s consent, to enter into oil or gas leases affecting the
Premises, or any part of them, subject to Lessee’s right to use the Premises as allowed under this
Lease.
(c)
Dedication and Easements. Lessor may dedicate or convey any portion of the Premises
for utility, drainage, sewer or transmission lines, or similar purposes, provided that that such
dedications or conveyances are subject to Lessee’s right to use the Premises as allowed under
this Lease.
7.

NO UTILITIES

Lessor will not supply any utilities for the Premises. Lessee may, in Lessee’s discretion, at Lessee’s
sole cost and expense and in accordance with the provisions of this Lease, arrange for utilities to
be provided to the Premises and for the disposal of any waste water.
8.

WATER

Water on the Premises is available for Lessee’s use. Lessee understands, acknowledges and
agrees that Lessor does not making any representations about the quality or condition of the
water.
9.

SECURITY

Lessee will comply with the Security Rules and Policies set forth on Exhibit B.
10.

LESSOR’S INSURANCE COVERAGE

Lessor is self-insured for its property and liability exposures, pursuant and subject to the Oregon
Constitution and the Oregon Tort Claims Act (“Lessor’s Insurance Coverage”). A current
“Certificate of Insurance” for Lessor’s Insurance Coverage is available at
http://www.oregon.gov/das/Risk/Pages/CertCovRequest.aspx.
11.

LESSEE’S INSURANCE COVERAGE

(a)
Generally. Lessee will obtain and keep in effect during the Term of this Lease the types of
insurance coverage set forth in Section 11(b) below (“Lessee’s Insurance Coverage”). Lessee’s
Insurance Coverage will be issued by an insurance company authorized to do business in the State
of Oregon. Lessee will pay for all deductibles, self-insurance retention and self-insurance, if any.
A combination of primary and excess/umbrella insurance may be used to meet the required limits
of Lessee’s Insurance Coverage.
(b)
Types of Coverage. Lessee will obtain and keep in effect during the Term of this Lease the
following Lessee’s Insurance Coverage:
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(i)
General Liability: a commercial general liability policy, covering bodily injury and
property damage and providing contractual liability coverage for Lessee’s indemnity
obligations under Section 12(b) below. The policy will include coverage for personal and
advertising injury liability, products and completed operations and have no limitation of
coverage to designated premises, project or operation. Coverage will be written on an
occurrence basis in an amount of not less than $2,000,000.00 per occurrence, with an
annual aggregate of not less than $4,000,000.00.
(ii)
Workers’ Compensation: if Lessee employs any “subject worker” as defined in ORS
656.027, workers’ compensation insurance for those workers, with statutory limits, and
employer’s liability insurance, with limits not less than $500,000.00 per each accident or
disease.
(c)
Additional Insured. All of Lessee’s Insurance Coverage, except for workers’ compensation,
will include an “Additional Insured” endorsement specifying the State of Oregon, its officers,
employees and agents as Additional Insureds, including Additional Insured status with respect to
liability arising out of ongoing operations and completed operations, but only with respect to
Lessee’s activities to be performed under this Lease. Coverage will be primary and noncontributory with any other insurance and self-insurance. The Additional Insured endorsement
with respect to liability arising out of Lessee’s ongoing operations will be on ISO Form CG 20 10
07 04 or equivalent and the Additional Insured endorsement with respect to completed
operations will be on ISO form CG 20 37 07 04 or equivalent.
(d)
Tail Coverage. If any of Lessee’s Insurance Coverage is on a claims made basis and does
not include an extended reporting period of at least twenty-four (24) months, Lessee will maintain
either tail coverage or continuous claims-made liability coverage, provided the effective date of
the continuous claims-made coverage is on or before the Lease Effective Date, for a minimum of
twenty-four (24) months following the expiration or earlier termination of this Lease.
(e)
Certificate and Proof of Insurance. Prior to the Commencement Date, Lessee will provide
to Lessor a Certificate of Insurance for all of Lessee’s Insurance Coverage under this Lease. The
Certificate of Insurance will list the State of Oregon, its officers, employees and agents as a
Certificate holder and as an endorsed Additional Insured. The Certificate of Insurance will also
include all required endorsements or copies of applicable policy language effecting coverage
required under this Lease. If excess/umbrella insurance is used to meet the minimum insurance
requirement, the Certificate of Insurance will include a list of all policies that fall under the
excess/umbrella insurance. As proof of insurance, Lessor may request, and Lessee will deliver to
Lessor, copies of insurance policies and endorsements relating to the insurance requirements in
this Lease.
(f)
Change or Cancellation. Lessee will provide at least thirty (30) days’ prior notice to Lessor
before cancellation of, material change to, potential exhaustion of aggregate limits of, or nonrenewal of the required insurance coverage(s). Should the terms and conditions of Lessee’s
Insurance Coverage change during the Term of this Lease, Lessor may require Lessee to replace
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any coverage omitted or deleted by such change.
(g)
Insurance Requirement Review. Lessee agrees to Lessor’s periodic review of the
requirements for Lessee’s Insurance Coverage under this Section 11, and to provide an updated
Certificate of Insurance as reasonably requested by Lessor.
(h)
Lessor Acceptance. All insurance providers are subject to Lessor acceptance. If requested
by Lessor, Lessee will provide complete copies of insurance policies, endorsements, self-insurance
documents and related insurance documents to Lessor’s representatives responsible for
verification of Lessee’s Insurance Coverage.
12.

WAIVER OF SUBROGATION

Lessee will waive rights of subrogation that Lessee or any insurer of Lessee may acquire against
Lessor by virtue of payment of any loss of or damage. Lessee shall obtain any endorsement that
may be necessary to affect this waiver of subrogation; provided, however, that this Section 12
applies regardless of whether Lessor has received a waiver of subrogation endorsement from
Lessee or Lessee’s insurer(s). ORS 278.052 prevents Lessor from waiving rights of subrogation.
13.

INDEMNIFICATION

(a)
Lessee will indemnify, defend and hold harmless Lessor, its directors, managers,
employees, agents and invitees, for and from all Claims (including reasonable attorneys’ fees and
expenses incurred in connection with such Claims) for bodily injury, personal injury, death or
property damage occurring in, on or about the Premises.
(b)
If Lessee is required to defend Lessor, or its officers, employees or agents pursuant to this
Section 13, then Lessee shall select legal counsel reasonably acceptable to the Oregon Attorney
General to act in the name of, or represent the interests of, the State of Oregon, Lessor or their
officers, employees and agents. Such legal counsel must accept appointment as a special
assistant attorney general under ORS chapter 180 before such action or representation. Further,
the State of Oregon, acting by and through its Department of Justice, may assume its own
defense, including that of its officers, employees and agents, at any time when in the State of
Oregon's sole discretion it determines that: (i) proposed counsel is prohibited from the particular
representation contemplated; (ii) counsel is not adequately defending the interests of the State
of Oregon or its officers, employees and agents; (iii) important governmental interests are at
stake; or (iv) the best interests of the State of Oregon are served thereby.
(c)
Lessor’s obligation to pay for all costs and expenses includes those incurred by the State
of Oregon in assuming its own defense or that of its officers, employees, and agents under Section
13(b)(i) or (iii) above.
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14.

LIENS

Lessee will pay when due all claims for work performed on the Premises by or through Lessee, or
for services rendered or materials furnished to the Premises for Lessee, and will keep the
Premises free from any liens arising by or through Lessee. If any such lien is filed against the
Premises, or any portion of the Premises, Lessee will cause the same to be discharged of record
or bonded off, as permitted by statute, within thirty (30) days after Lessee’s receipt of written
notice of same.
15.

ASSIGNMENT AND SUBLETTING

Lessee will not encumber, assign, sublet any rights, or delegate any duties, under this Lease
(including assignment by operation of law), and Lessee will not allow others to use any portion
of the Premises, without the prior consent of Lessor, which consent Lessor may withhold in its
sole discretion.
16.

LESSEE DEFAULT

(a)

Lessee Default. The following are events of default by Lessee (“Lessee Default”):
(i)
Nonpayment of Rent. Lessee’s failure to pay Lessor any Rent within ten (10) days
after notice from Lessor specifying the nonpayment.
(ii)
Other Nonperformance. Other than a nonpayment described in 15(a)(i) above,
Lessee’s failure to comply with or fulfill any term, condition or obligation of this Lease
within thirty (30) days after notice from Lessor specifying the nature of the failure with
reasonable particularity; or, if Lessee cannot reasonably cure such failure within such
thirty (30) day period, then within such time as Lessee can cure the failure with reasonable
good faith and diligence; provided, however, that such cure period will not exceed one
hundred eighty (180) days.
(iii)
Appointment of a Receiver. A trustee, disbursing agent, or receiver is appointed
to take possession of substantially all of Lessee’s assets in, on or about the Premises or of
Lessee’s interest under this Lease; or Lessee makes an assignment for the benefit of
creditors, or substantially all of Lessee’s assets in, on or about the Premises or Lessee’s
interests in this Lease are attached or levied upon under execution.
(iv)
Bankruptcy. A petition in bankruptcy, insolvency or for protection from creditors,
reorganization or rearrangement is filed by or against Lessee pursuant to any federal or
state statute and, with respect to such petition filed against it, if Lessee fails to secure a
stay or discharge thereof within sixty (60) days after filing.

(b)
Remedies. Upon any Lessee Default, Lessor may exercise any one or more of the following
remedies:
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(i)
Cure. At Lessee’s cost and expense, Lessor may perform Lessee’s unperformed
obligations that gave rise to the Lessee Default, and charge all such costs and expenses to
Lessee pursuant to this Lease, which Lessee will pay within thirty (30) days after Lessor
delivers an invoice therefor, together with reasonable supporting documentation of such
costs and expenses.
(ii)
Termination. Lessor may terminate this Lease, re-enter and take possession of the
Premises and remove any persons or property by legal action or by self-help with the use
of reasonable force and without liability for damages to Lessee, its property, any other
persons or their property.
(iii)
Reletting. Lessor may relet the Premises, and in connection with such reletting
may make any suitable alterations or refurbish the Premises, or both, or change the
character or use of the Premises. Lessor will not be required to relet the Premises for any
use or purpose that Lessor may reasonably consider injurious to the Premises, or to any
tenant that Lessor may reasonably consider objectionable. Lessor may relet all or part of
the Premises, alone or in conjunction with other properties, for a term longer or shorter
than the Term of this Lease, and upon any reasonable terms and conditions, including the
granting of rent-free occupancy or other rent concessions.
(iv)
Right to Sue. Lessor may sue periodically to recover damages as they accrue
without barring a later action for further damages.
(v)
Damages. Lessor will be entitled to recover from Lessee any and all damages
arising from a Lessee Default, including the following:
(1)

all costs and expenses of curing the Lessee Default;

(2)
the reasonable costs of reentry and reletting, including, without limitation,
the costs of any clean up, refurbishing, removal of Lessee’s property and fixtures
and any other expense arising from Lessee’s failure to surrender the Premises in
the condition required by Section 19(a) above; remodeling costs; and broker fees
and commissions and advertising costs; and
(3)
the loss of Rent for the Premises from the date of the Lessee Default until
a new tenant for the Premises has been, or with the exercise of reasonable efforts
could have been, secured.
(vi)
Other. The foregoing remedies will be in addition to and will not exclude any other
remedy available to Lessor in law or equity.
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17.

LESSOR DEFAULT

(a)

Lessor Default. The following is an event of default by Lessor (“Lessor Default”):
Lessor’s failure to comply with or fulfill any term, condition or obligation of this Lease
within thirty (30) days after notice from Lessee specifying the nature of the failure with
reasonable particularity; provided, however, that if Lessor cannot reasonably cure such
failure within such thirty (30) day period, then within such time as Lessor can cure the
failure with reasonable good faith and diligence, provided that such cure period will not
exceed one hundred eighty (180) days.

(b)
Remedies. Upon any Lessor Default, Lessee may exercise any remedy available in law or
equity and is entitled to recover from Lessor any and all damages arising from a Lessor Default,
including any and all costs and expenses of performing Lessor’s unperformed obligations that
gave rise to the Lessor Default.
18.

EARLY TERMINATION; UNHARVESTED CROPS

(a)
Early Termination. Either Party may terminate this Lease with at least ninety (90) days’
notice to the other Party. In the event of such a termination, and if Lessee pays Rent annually,
Lessor shall, within thirty (30) days after the last day of Lessee’s lease of the Premises, refund to
Lessee any portion of the Rent already paid that is attributable to the remainder of the Lease
year after the last day of Lessee’s lease of the Premises.
(b)
Unharvested Crops. If this Lease is terminated by Lessee pursuant to Section 1(e) above,
or by either Party pursuant to Section 18(a) above, Lessee may harvest all planted but
unharvested crops in the normal course of its farming operation. All of Lessee’s obligations will
continue during this period until the planted crops have been harvested and Lessee has
surrendered the Premises. If there are planted and unharvested crops existing on the Premises
at the time that either Party gives notice of termination, Lessee will promptly provide Lessor with
notice of such crops and its schedule to harvest the crops and surrender the Premises. During
the period after termination and before Lessee has harvested such crops, Lessor may use the
Premises for any purpose in Lessor’s sole discretion, provided such use does not interfere with
Lessee's cultivation and harvesting of the existing crops.
19.

SURRENDER; HOLDOVER

(a)
Surrender. Upon the expiration or earlier termination of this Lease, Lessee will vacate
and surrender to Lessor possession of the Premises together with all Improvements, as
applicable, in as good a condition as on the Commencement Date, reasonable wear and tear
excepted. Lessee will remove from the Premises all livestock and personal property belonging to
Lessee.
(b)

Holdover. If Lessee fails to vacate the Premises after the expiration or earlier termination
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of the Term, such holding over by Lessee shall create a tenancy from month to month, with Rent
to be one hundred ten percent (110%) of the Rent for the immediately preceding month. Any
such holdover shall not be construed as an extension of the Term of the Lease pursuant to Section
2(b) above.
20.

NOTICES

(a)
Addresses; General Notice Requirements. “Lessor’s Address” means the address set forth
beneath Lessor’s signature on this Lease. “Lessee’s Address” means the address set forth
beneath Lessee’s signature on this Lease. Any notices, demands, deliveries or other
communications required under this Lease will be made in writing and delivered by one of the
methods set forth in Section 20(b) below to Lessor’s Address or Lessee’s Address, as the case may
be, unless one Party modifies its Address by notice to the other Party, given in accordance with
Section 20(b) below.
(b)

Delivery.

Method of delivery
In person
(including by messenger service)
Email or Fax

When notice deemed delivered
the day delivered, as evidenced by signed
receipt
the day sent (unless sent after 5:00 p.m., P.T., in
which case the email or fax will be deemed sent
the following business day)
US Mail
the day received, as evidenced by signed return
(postage prepaid, registered or certified, receipt
return receipt requested)
Courier delivery
the day received, as evidenced by signed receipt
(by reputable commercial courier)
If the deadline under this Lease for delivery of a notice is a Saturday, Sunday or federal or State
of Oregon holiday, such deadline will be deemed extended to the next business day.
21.

MISCELLANEOUS

(a)
Time is of the Essence. Time is of the essence in relation to the Parties’ performance of
any and all of their obligations under this Lease.
(b)
Calculation of Days. Any reference in this Lease to “days” will mean calendar days, unless
specified as “business days.” A business day is any day that is not a Saturday, Sunday or a federal
or State of Oregon holiday.
(c)
Consent. Unless otherwise specifically stated in this Lease, any consent or approval by a
Party will not be unreasonably withheld, conditioned or delayed.
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(d)
Integration. This Lease constitutes the entire agreement between the Parties regarding
the Premises. The Parties do not have any understandings, agreements or representations, oral
or written, regarding this Lease, that are not specified in this Lease.
(e)
Amendments. This Lease may be amended or modified only by a written instrument
signed by both Parties.
(f)
No Waiver of Performance. A waiver by a Party of performance of any provision of this
Lease by the other Party will not be deemed a waiver of, or prejudice the other Party’s right, to
otherwise require performance of the same provision, or any other provision.
(g)
Severability. If any term or provision of this Lease is declared by a court of competent
jurisdiction to be illegal or in conflict with any applicable Law or Ordinance, the validity of the
remaining terms and provisions will not be affected, and the rights and obligations of the Parties
will be construed and enforced as if this Lease did not contain the particular term or provision
held to be invalid.
(h)
Counterparts. This Lease and any amendments to this Lease may be executed in two or
more counterparts, each of which is an original, and all of which together are deemed one and
the same document, notwithstanding that both Parties are not signatories to the same
counterpart.
(i)
Governing Law; Consent to Jurisdiction. This Lease is governed by and construed in
accordance with the laws of the State of Oregon without regard to principles of conflicts of law.
Any Claim between Lessor (or any other agency or department of the State of Oregon) and Lessee
that arises from or relates to this Lease will be brought and conducted solely and exclusively
within the jurisdiction of the Circuit Court of Marion County in the State of Oregon; provided,
however, if a Claim must be brought in a federal forum, then it will be brought and conducted
solely and exclusively within the United States District Court for the District of Oregon. Each Party
hereby consents to the exclusive jurisdiction of the foregoing courts, waives any objection to
venue and waives any claim that such forums are an inconvenient forum. In no event will this
Section 21(i) or any other provision of this Lease be construed as a waiver by the State of Oregon
of any form of defense or immunity, whether sovereign immunity, governmental immunity,
immunity based on the eleventh amendment to the Constitution of the United States or
otherwise, or consent by the State of Oregon to the jurisdiction of any court.
(j)
No Presumption against Drafter. No inference, presumption or conclusion will be drawn
against either Party by virtue of that Party having drafted this Lease or any portion of this Lease.
(k)
Force Majeure. A Party will not be liable for any delay in performance under this Lease,
other than payment of any money to the other Party, if such delay is caused by casualties, strikes,
lockouts, riots, wars, acts of public enemies, insurrections, acts of God, shortages of labor or
materials or any other such causes not within the control of the first Party (any such event being
a “Force Majeure Event”).
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(l)
No Third-Party Beneficiaries. Lessor and Lessee are the only parties to this Lease and are
the only parties entitled to enforce its terms. Nothing in this Lease gives, is intended to give, or
may be construed to give any benefit or right, whether directly, indirectly or otherwise, to third
persons.
(m)
Interest. Any amount due under this Lease from one Party to the other Party that is not
paid when due will bear interest from the date due until the date paid at the lower of: 12% per
annum or the maximum rate permitted by law.
(n)

Exhibits. The Exhibits listed below are incorporated as part of this Lease:
Exhibit A:
Exhibit B:

Premises – Map
Security Rules and Policies
[remainder of this page intentionally left blank]
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Each person signing this Lease below on behalf of a Party represents and warrants that he or she
is duly authorized by such Party and has legal capacity to do so.
LESSOR:
The State of Oregon, by and through its Department of Corrections
Signature
Name
Assistant Director
Title

Date

_____________________________________________________________
Lessor’s Address
Address:
City, State, ZIP:
ATTN:
Phone Number:
Email Address:

3160 State Street
Salem, Oregon 97301
Tracy L. Wilder
503-877-8229
Tracy.L.Wilder@state.or.us

____________________________________________________________
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Exhibit A

Mill Creek
Correctional Facility

MC1: 11 acres
MC2: 28 acres
MC3: 18 acres
MC4: 84 acres

MC5: 19 acres
MC6: 10 acres
MC7: 40 acres

Exhibit B
Security

All individuals accessing Department of Corrections (DOC) property shall adhere to the following rules
and guidelines related to safety and security.
Vehicle Safety:
• When driving onto DOC property, check in with gate station and/or guards (where gate station is
applicable). Identify yourself and state reason for entry onto property.
• Keep vehicle keys on person when not in ignition. Never leave a car running with keys in ignition
and driver not at wheel.
• Be very aware of what you may have in your vehicle. No guns, weapons, ammunitions or escape
devices. Be wary of having civilian clothes, or other contraband (for Adults in Custody (AIC)) items
visible in your vehicle.
Tools and Equipment:
• Account for any tools used in business. If tools are missing, report to DOC official listed on lease
agreement.
• If allowed by lease agreement, do not leave or store any tool used in the course of business on
DOC property without properly securing it.
Drugs, Tobacco and Alcohol
• DOC is a drug (controlled substance), tobacco and alcohol-free agency. This applies to all DOC
property. The use of drugs or a controlled substance, tobacco and alcohol are strictly prohibited
on DOC property.
• Controlled substance defined: A controlled substance in schedules I through V of Section 202 of
the Controlled Substance Act (21 U.S.C. 812) and as further defined by regulation 21 C.F.R.
1308.11 through 1308.15. Note: Marijuana is still considered a controlled substance within the
definition of this policy.
Interactions with AIC’s
• DOC property is the home to AIC’s. If unavoidable contact occurs, maintain professional
demeanor with all AIC’s on property. Do not exchange any kind of personal information.
• Do not exchange or provide contraband. Some examples of contraband include, but are not
limited to: gum, cigarettes, money, cell phones, alcohol, weapons, toys, clothes, etc.
• Report all inappropriate interactions with an AIC to DOC contact either on site and/or listed on
lease agreement.
• The Prison Rape Elimination Act (PREA) of 2003 allows for zero tolerance on any sexual abuse of
an AIC. An AIC is not in a position to consent to any relationship. Violations of this act will be
prosecuted to the full extent of the law.
• DOC has a zero tolerance for behavior, which, to a reasonable person, is intimidating, hostile,
threatening, violent, abusive or offensive. Such behavior can include oral or written statements,
gestures or expressions that communicate a direct or indirect threat of physical or psychological
harm. Also prohibited are acts that express or are reasonably perceived as expressing intent to
cause damage to property. Any individuals who commit such acts may be removed from the
premises and may be subject to criminal penalties.
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T ITLE R EPORT

MILL CREEK CORRECTIONAL FACILITY APPRAISAL

320 Church St. NE, Salem, OR 97301
PHONE (503)581-1431 FAX (503)364-8716

To:

Oregon Department of Corrections
3601 State St.
Salem, OR 97301
Attn:

Date:
Order No.
Reference:

January 18, 2021
432489AM
5465 Turner Road SE
Salem, OR 97317

Your File No.: Mill Creek Correctional
Facility

We have enclosed our Preliminary Title Report pertaining to order number 432489AM.
Thank you for the opportunity to serve you. Your business is appreciated!
If you have any questions or need further assistance, please do not hesitate to contact your Title
Officer listed below.
Sincerely,

Teri Due, teri.due@amerititle.com
Title Officer

NOTICE: Please be aware that, due to the conflict between federal and state laws concerning the
legality of the cultivation, distribution, manufacture or sale of marijuana, the Company is not able to
close or insure any transaction involving land that is associated with these activities.

AmeriTitle, LLC
320 Church St. NE, Salem, OR 97301
PHONE (503)581-1431 FAX (503)364-8716

January 18, 2021
File Number: 432489AM
Report No.: 1
Title Officer: Teri Due

PRELIMINARY TITLE REPORT
Property Address:

5465 Turner Road SE, Salem, OR 97317

Policy or Policies to be issued:
OWNER'S STANDARD COVERAGE
Proposed Insured: TBD

Liability
$To Follow

Local Government Lien Search

Premium
$To Follow

$40.00

We are prepared to issue ALTA (06/17/06) title insurance policy(ies) of Stewart Title Guaranty Company, in the
usual form insuring the title to the land described as follows:
Legal description attached hereto and made a part hereof marked Exhibit "A"
and dated as of 28th day of December, 2020 at 7:30 a.m., title is vested in:
State of Oregon, acting by and through its Department of Corrections
The estate or interest in the land described or referred to in this Preliminary Title Report and covered herein is:
FEE SIMPLE
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Except for the items properly cleared through closing, Schedule B of the proposed policy or policies will not
insure against loss or damage which may arise by reason of the following:
GENERAL EXCEPTIONS:
1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on
real property or by the Public Records; proceedings by a public agency which may result in taxes or assessments, or notices of such
proceedings, whether or not shown by the records of such agency or by the Public Records.
2. Facts, rights, interests or claims which are not shown by the Public Records but which could be ascertained by an inspection of the
Land or by making inquiry of persons in possession thereof.
3. Easements, or claims of easement, not shown by the Public Records; reservations or exceptions in patents or in Acts authorizing the
issuance thereof; water rights, claims or title to water.
4. Any encroachment (of existing improvements located on the subject Land onto adjoining Land or of existing improvements located on
adjoining Land onto the subject Land) encumbrance, violation, variation, or adverse circumstance affecting the Title that would be
disclosed by an accurate and complete land survey of the subject Land.
5. Any lien, or right to a lien, for services, labor, material, equipment rental, or workers compensation heretofore or hereafter furnished,
imposed by law and not shown by the Public Records.

EXCEPTIONS 1 THROUGH 5 ABOVE APPLY TO STANDARD COVERAGE POLICIES AND MAY BE
MODIFIED OR ELIMINATED ON AN EXTENDED COVERAGE POLICY.
SPECIAL EXCEPTIONS:

6. Taxes assessed under Code No. 90501000 Account No. 327912 Map No. 0802W17 00400, including the
current fiscal year, not assessed because of State Government Owned (FNSTAT) Exemption. If the exempt
status is terminated an additional tax may be levied.
7. City liens, if any, of the City of Salem.
None as of the effective date herein.
8. The property lies within and is subject to the levies and assessments of the Marion Soil and Water
Conservation District.
9. The rights of the public in and to that portion of the herein described property lying within the limits of public
roads, streets or highways.
10. Rights of the public and governmental bodies in and to that portion of said premises now or at any time lying
below the high water line of Mill Creek, including any ownership rights which may be claimed by the State of
Oregon as to any portion now or at any time lying below the ordinary high water line.
Such rights and easements for navigation and fishing as may exist over that portion of the property now or at
any time lying beneath the waters of Mill Creek.
All matters arising from any shifting in the course of Mill Creek including but not limited to accretion,
reliction and avulsion.
11. An easement including the terms and provisions thereof, affecting the portion of said premises and for the
purposes stated therein as set forth in instrument:
Granted To: City of Salem
Recorded: December 23, 1981
Instrument No.: Reel: 269 Page: 1000
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12. An easement including the terms and provisions thereof, affecting the portion of said premises and for the
purposes stated therein as set forth in instrument:
Granted To: City of Turner
Recorded: March 31, 1999
Instrument No.: Reel: 1583 Page: 484
13. An easement including the terms and provisions thereof, affecting the portion of said premises and for the
purposes stated therein as set forth in instrument:
Granted To: State of Oregon, by and through its Department of Transportation
Recorded: February 5, 2004
Instrument No.: Reel: 2271 Page; 148
14. An easement including the terms and provisions thereof, affecting the portion of said premises and for the
purposes stated therein as set forth in instrument:
Granted To: State of Oregon, by and through its Department of Transportation
Recorded: September 9, 2005
Instrument No.: Reel: 2534 Page: 198
15. An easement including the terms and provisions thereof, affecting the portion of said premises and for the
purposes stated therein as set forth in instrument:
Granted To: City of Salem
Recorded: May 11, 2006
Instrument No.: Reel: 2646 Page: 215
16. An easement including the terms and provisions thereof, affecting the portion of said premises and for the
purposes stated therein as set forth in instrument:
Granted To: City of Salem
Recorded: May 11, 2006
Instrument No.: Reel; 2646 Page: 216
17. An easement including the terms and provisions thereof, affecting the portion of said premises and for the
purposes stated therein as set forth in instrument:
Granted To: City of Salem
Recorded: September 25, 2006
Instrument No.: Reel: 2710 Page: 54
18. Unrecorded leaseholds, if any, and the rights of vendors and holders of security interest in personal property
of tenants to remove said personal property at the expiration of the term.
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INFORMATIONAL NOTES:
NOTE: Our examination of the title to the subject property discloses no open Deeds of Trust or Mortgages of
record. The accuracy of this conclusion should be confirmed in writing prior to closing of the proposed
transaction.
NOTE: The following are the last two deeds of record affecting said land,
Document: Lot Line Adjustment Deed
Grantor: State of Oregon, acting by and through its Department of Corrections
Grantee: State of Oregon, acting by and through its Department of Corrections
Recorded: December 29, 2004
Instrument No.: Reel: 2420 Page: 108
Document: Statutory Warranty Deed
Grantor: The State of Oregon, by and through Oregon Correction Enterprises
Grantee: State of Oregon, acting by and through its Department of Corrections
Recorded: November 6, 2002
Instrument No.: Reel: 2021 Page: 453
NOTE: Any map or sketch enclosed as an attachment herewith is furnished for information purposes only to
assist in property location with reference to streets and other parcels. No representation is made as to
accuracy and the company assumes no liability for any loss occurring by reason of reliance thereon.
NOTE: Your application for title insurance was placed by reference to only a street address or tax identification
number. Based on our records, we believe that the legal description in this report covers the parcel(s) of
Land that you requested. If the legal description is incorrect, the parties to the transaction must notify
the Company and/or the settlement company in order to prevent errors and to be certain that the correct
parcel(s) of Land will appear on any documents to be recorded in connection with this transaction and on
the policy of title insurance.
NOTE: Due to current conflicts or potential conflicts between state and federal law, which conflicts may extend
to local law, regarding marijuana, if the transaction to be insured involves property which is currently
used or is to be used in connection with a marijuana enterprise, including but not limited to the
cultivation, storage, distribution, transport, manufacture, or sale of marijuana and/or products containing
marijuana, the Company declines to close or insure the transaction, and this Preliminary Title Report
shall automatically be considered null and void and of no force and effect.
THIS PRELIMINARY TITLE REPORT IS NOT AN ABSTRACT OF TITLE, REPORT OF THE CONDITION
OF TITLE, LEGAL OPINION, OPINION OF TITLE, OR OTHER REPRESENTATION OF THE STATUS OF
TITLE. THE PROCEDURES USED BY THE COMPANY TO DETERMINE INSURABILITY OF THE TITLE,
INCLUDING ANY SEARCH AND EXAMINATION, ARE PROPRIETARY TO THE COMPANY, WERE
PERFORMED SOLELY FOR THE BENEFIT OF THE COMPANY, AND CREATE NO
EXTRACONTRACTUAL LIABILITY TO ANY PERSON, INCLUDING A PROPOSED INSURED.
This report is preliminary to the issuance of a policy of title insurance and shall become null and void unless a
policy is issued and the full premium paid.
End of Report

"Superior Service with Commitment and Respect for Customers and Employees"
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EXHIBIT “A”
LEGAL DESCRIPTION
A tract of land located in the Section 18, the northeast one-quarter of Section 19, the northwest one-quarter of
Section 20, and the west one-half of Section 17, Township 8 South, Range 2 West, Willamette Meridian, Marion
County, Oregon, described as follows:
Beginning at the Northeast Corner of the J. Herren D.L.C. No. 60; thence North 72°20'01" West, 525.66 feet to a
3" Brass Disk stamped "Marion County PI25+51.54"; thence South 17°44'01" West, 30.00 feet to the southerly
line of Gath Road (County Road No. 856); thence along the southerly line of said Gath Road, North 72°15'59"
West, 2551.10 feet; thence continuing along said southerly line, North 59°10'46" West, 15.57 feet to a point on
the southwesterly line of Turner Road SE (County Road No. 835); thence tracing said southwesterly line along
the following courses: North 59°10'46" West, 170.22 feet; North 61°12'26" West, 362.31 feet to the point of curve
right of a 515.00 foot radius curve; thence along the arc of said curve right through a central angle of 26°30'28",
238.26 feet (chord bears North 47°57'12" West, 236.14 feet); North 34°41'58" West, 558.94 feet; North 34°52'20"
West, 788.42 feet; North 34°50'56" West, 512.55 feet; North 36°09'28" West, 239.28 feet; North 37°42'28" West,
475.67 feet; thence leaving said southerly line, North 87°16'20" West, 1,096.36 feet to a point on the easterly line
of the Southern Pacific Railroad; thence tracing said easterly line along the following courses: South 19°59'19"
East, 4,115.06 feet to the point of curve left of a 11,429.16 foot radius curve; thence along the arc of said curve
left through a central angle of 00°27'00", 89.76 feet (chord bears South 20°12'49" East, 89.76 feet) to the point of
curve left of a 5,699.59 foot radius curve; thence along the arc of said curve left through a central angle of
12°27'29", 1,239.28 feet (chord bears South 26°40'04" East, 1,236.84 feet) to the point of curve left of a 11,429.16
foot radius curve; thence the arc of said curve left through a central angle of 00°27'00", 89.76 feet (chord bears
South 33°07'18" East, 89.76 feet); South 33°20'48" East, 744.03 feet; thence leaving said easterly line, South
65°17'52" East, 1,496.49 feet; thence North 40°43'44" East, 607.55 feet; thence North 68°27'23" East, 1,713.55
feet; thence North 68°18'41" East, 353.57 feet; thence North 01°47'09" East 1,674.75 feet to the point of
beginning.
EXCEPTING therefrom that portion of the above described tract contained within the rights-of-way of Turner
Road SE (Market Road 27), and Gath Road (County Road No. 856)
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Owen E. Bartels, MAI
Senior Managing Director
Work: 503.478.1016
obartels@bbgres.com

Profile
Owen Bartels is a Senior Managing Director with BBG in the Portland, Oregon office. He oversees strategic initiatives
throughout Oregon and Southern Washington. He was the 2017 President of the Greater Oregon chapter of the
Appraisal Institute. Owen began his commercial real estate career with the Tacoma, Washington, Kidder Mathews
office in 2001 working as a researcher and financial analyst for industrial properties. He began his appraisal career
in 2003 with the Vancouver, Washington, office of PGP Valuation (now Colliers), and became a Certified General
Appraiser in both Oregon and Washington in 2006. He is a Member of the Appraisal Institute.
Owen has appraised properties in cities and towns throughout the Northwest, including southern Oregon, central
Washington, the Puget Sound region, both the Oregon and Washington coasts and, of course, throughout the
Portland metro area. Appraisal work includes industrial, retail, office, mixed use, both commercial and residential
condominium conversions, subdivisions, partial acquisitions, corridors, and specialized consulting projects. Owen
has recently expanded his work in Eminent Domain, including work for both public agencies and property owners.
Clients include lenders, development companies, government agencies, and private parties.
Owen is involved in local professional organization leadership, serving as President of the Greater Oregon chapter
of the Appraisal Institute after four years chairing the Government Affairs committee. He has also been one of the
Greater Oregon Chapter's representatives in Washington DC for the Leadership Development Advisory Committee
(LDAC). In 2014 he was awarded the Outstanding Service and Leadership Award by his local Appraisal Institute
chapter. In 2015 he received the President's Service Award for contributions to the chapter.
In addition, Owen a member of the Government Affairs committee of the Oregon Mortgage Bankers Association
(OMBA) and of the International Right of Way Association's Beaver State Chapter (Chapter 3).

Professional Affiliations
Appraisal Institute, Member (MAI)
Greater Oregon Chapter President 2017
Member, International Right of Way Association Beaver State Chapter
Adjunct Professor, Portland State University, 2018
General Certified Appraiser
Oregon, Certified General, C000870
Washington, Certified General, 1101723
Michigan, Certified General, 1201076811

Education
University of Puget Sound: Bachelor's Degree in Economics, May 2003

Evan S. Abramowitz, MAI
Director
Work: 360-975-4949
eabramowitz@bbgres.com

Profile
Evan Abramowitz is a Director with BBG in the Vancouver, Washington office. He is engaged in business
development and client outreach for the Vancouver office. Before working in valuation, Evan was a multifamily
investment broker. Evan is a Designated Member of the Appraisal Institute. His work focuses on a broad range of
property types including multifamily, retail, office, and industrial.
Evan is also familiar with the Central Oregon market as he completed a 12-month position in 2009 as the Community
Economic Development Coordinator on the Warm Springs Indian Reservation. The opportunity was through the
prestigious Resource Assistance for Rural Environments (RARE) program administered through the University of
Oregon.

Professional Affiliations
Appraisal Institute
MAI Designation
General Certified Appraiser:
State of Oregon (License #C001272)
State of Washington (License # 1102419)
State of California (License # 3007302)

Education
Bachelor's Degree in Public Policy, University of North Carolina at Chapel Hill, NC
Master of Real Estate Development, School of Business Administration, Portland State University, OR

Sydni A. Nicolici
Director
Work: 503.478.1011
snicolici@bbgres.com

Profile
Sydni Nicolici is a Director at BBG in the Portland, Oregon office and holds three state appraisal licenses. Her current
scope of work includes a broad range of commercial properties to include multifamily complexes, offices, and industrial
facilities. She also specializes in agricultural appraisals (to include permanent plantings, irrigated land, processing
facilities, and ranches), right of way, and tax appeals. In addition to appraising, she serves as a member of the CREW
Awards Committee.
Her appraisal career began in January 2012 as an intern for the San Luis Obispo County Assessor’s Office as a Residential
Tax Assessment Intern. In March 2013 she began her appraisal trainee path and obtained state licensing in March 2017.
She is currently an Appraisal Institute Candidate for Designation. Her career includes working as an Associate Appraiser
with Michael Burger and Associates, now Valbridge│Central California, where she specialized in appraising office and
retail properties throughout California’s Central Valley and Coast. During her time here she also appraised a variety of
specialized agricultural facilities and an FBO complex.

Professional Affiliations
Appraisal Institute
Candidate for Designation
CREW
Awards Committee

Certified General Appraiser
Oregon, Certified General (C001356)
Washington, Certified General (1102531)
California Certified General (3004402)

Education
Masters of Business Administration, California State University, Bakersfield-Master in Business Administration (2013)
Bachelor of Liberal Arts, California Polytechnic State University, San Luis Obispo-Liberal Arts and Engineering,
Concentration: City and Regional Planning, Environmental Engineering, Business Law (2012)
Certified General and MAI courses through the Appraisal Institute
ASFMRA Introduction to Valuation of Permanent Plantings
IRWA Easement Valuation C-403

