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ASHLAND CITY COUNCIL 
STUDY SESSION AGENDA 

Monday, May 4, 2026 
Council Chambers, 1175 E Main Street  

Live stream via RVTV Prime at rvtv.sou.edu or broadcast on Spectrum 180. 
 
  

Public comment is welcome on agenda items. 
To speak electronically during the meeting or to submit written comments in advance, please 

complete the online Public Comment Form by 10 a.m. the day of the meeting.  
 

5:30 p.m. Study Session  
I. CALL TO ORDER 

 

II. REPORTS AND PRESENTATIONS 
 

 a. Facility Planning Study Next Steps 
 b. Reivew of City Council Budget 

III. ADJOURNMENT 
 

  
 
 
If you need special assistance to participate in this meeting, please contact Alissa Kolodzinski at 
recorder@ashlandoregon.gov or 541.488.5307 (TTY phone number 1.800.735.2900).  Notification at 
least three business days before the meeting will enable the City to make reasonable arrangements 
to ensure accessibility to the meeting in compliance with the Americans with Disabilities Act. 
 
***Agendas and minutes for City of Ashland Council, Commission and Committee meetings may be 
found at the City website, ashlandoregon.gov, 
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Date: May 4, 2026  
Agenda Item Facility Planning Study Next Steps 

Department Public Works 

From Scott Fleury, Director, Sabrina Cotta  
 
TIME ESTIMATE 
45 Minutes 
 
CATEGORY 
Staff Direction - provide direction to staff on the body's desired next steps. 
 
SUMMARY 

Staff previously presented an overview of the Facility Planning Study (ORW) and Facility Condition Assessment 
(McKinstry) at the January 14, 2026, Special Study Session. The ORW Facility Master Plan Report and the ORW 
Plan Overview Presentation are on the City website. The Council requested more information of staff to assist in 
the decision-making process with respect to the civic campus options. A formal Council decision will allow staff to 
appropriately develop the 2027-2029 Budget and schedule of activities for resolving numerous facility related 
issues.  

In addition, the future of the City Hall building is currently going through the process to clear the deed title and 
Council has been made aware of the process through discussions with Legal in executive sessions. The outcome 
of that process will dictate some level of action and next steps for facility optimization and changes. 
 
 
POLICIES, PLANS & GOALS SUPPORTED 

City Council: 

 4. Evaluate real property and facility assets to strategically support city mission and goals. 
 
 
BACKGROUND AND ADDITIONAL INFORMATION 
In February of 2024 the City Council approved entering into a personal services agreement with ORW 
Architecture and their subconsultant McKinstry. ORW’s primary task was to develop an update to the 2008 
Facility Plan and McKinstry was tasked with performing a Facility Condition Assessment (FCA) of City owned 
buildings and provide estimated costs for improvements/life cycle upgrades.  
 
The condition assessment information is and will be used by the City to enhance the current asset management 
database with updated information on heating, ventilation, air conditioning, mechanical, plumbing, structural and 
roof systems. Understanding the condition and life cycle of all the critical components for City facilities will allow 
the staff to be proactive when it comes to budgeting for replacement/upgrades. The FCA was also a driver for 
ORW in development of the Facility Master Plan. 
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With the last Facility Master Plan being completed in 2008 and significant structural reorganizing of employees 
throughout all Departments and City owned facilities having occurred since then now was an opportune time to 
perform an update.  
 
The focus of the plan was to evaluate City operation functionality within each public building and recommend 
structural changes that could include changing and combining divisions, improving public meeting spaces and 
customer service locations that might lead to the ability to divest in some City owned buildings/properties. This 
also included review of the potential development of a consolidated “City Campus” that would provide or house all 
City services and front facing customer service operations, similar to the 2008 plan. 
 
Additional Council Information Requested: 

1. Better understanding of the cost of the status quo vs. consolidation options 

McKinstry identified a per-square foot replacement cost as part of the Facility Condition Assessment 
completed in 2024. The range depending on building type was $500/square foot to $650/square foot. 
Reference table 1 below for estimated building replacements costs as part of the FCA report.  

Table 1: Estimated Building Replacement Costs (2024 McKinstry)  
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Consolidation at 90 North Mountain “Service Center” outlines construction of a new Community Development 
Building at the B Street yard location, a new City Administration and Courts building at the service center, new 
police headquarters, relocated the electrical covered storage, renovated current covered storage and adding two 
story office space to the current service center building parallel to North Mountain Avenue, reference figure 1 
below.  

Campus Option – 90 North Mountain (Current Service Center) 
Pros: 
ORW’s recommended site due to space, cost efficiency, and expansion potential. 
Allows surface parking, better infrastructure, and future growth. 
Adjacent to B-Street parcel and Central Bike Path. 
Frees downtown sites (City Hall, Comm Dev, Community Center) for redevelopment. 

•        Cons: 
       Farther from downtown core (~20-minute walk). 
       Requires building upgrades and circulation redesign. 

•  

Figure 1: Service Center Campus Option 
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There would also be additional soft costs for phasing associated with either campus plan (existing building 
renovations, office space changes, staff relocation, etc.  
 
Consolidation at Briscoe includes retrofit/remodeling of current structure, construction of an additional level and a 
vertical parking structure, reference figures 2 & 3.  
 
Campus Option – Briscoe Elementary Site 
Pros: 
Central, walkable from downtown. 
Potential to preserve historic architecture and community symbolism. 
Could replace five outdated city buildings and foster downtown revitalization. 
 
Cons: 
Major seismic and structural upgrades needed. 
Limited expansion capacity and expensive structured parking. 
Residential location could create traffic and noise concerns. 
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Figure 2: First Level of Briscoe School Improvements 

 
 
Figure 3: Second Level of Briscoe School Improvements 
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In addition, staff has attached some cost modeling done by ORW with respect to the 2016 City Hall Feasibility 
Study that outlines the assumptions and associated estimates for remodeling City Hall, upgrading Briscoe or 
building a brand new civic center (2018 construction start date). 
 
Status Quo 
With respect to the status quo financial impact, the McKinstry report outlines the baseline lifecycle replacement 
and building improvement costs. For all buildings over the 30-year analysis the NPV is $43 million. If you just look 
at the Service Center, City Hall, Briscoe School and Community Development that number is $22 million. These 
numbers do not include additional life safety improvement measures previously discussed for City Hall or 
“unforeseen” issues that arise when older facilities are remodeled.  

1. Appraised values of city properties that might be divested 
o Appraised Values Provided as attachments 

▪ B Street Property 
▪ North Mountain Parcel 
▪ Hardesty House Parcel 
▪ Briscoe School Property  
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▪ City Hall Property  

o Community Development has no current appraisal 
o Community Center has no current appraisal 

 
Community engagement to determine priorities and values 

o Use of the strategic planning process has and will be used to determine community priorities and values 
with respect to Facility related changes/improvements.  

A survey was hosted in the website under the City Hall informational page. The survey asked individuals 
to select one of three options with respect to the future of City Hall:  

1. Consolidated Civic Campus as outlined in the Facility Master Plan 
2. Rehabilitate and consolidate in the City Hall building 
3. Current approach to maintain City Hall and services in existing buildings 

 
The survey received 159 responses with a majority of responders supporting a dedicated civic campus.  

2. Creating a dedicated facilities fund with proceeds from property sales 
o The Capital Improvement Fund (410) will be used as the dedicated facility maintenance and 

improvement fund with proceeds from property sales.  

 

3. Balancing operational efficiency with downtown vibrancy 

  
Local Economic Trends (Commercial Market) 
Downtown Ashland retail has rebounded post-COVID, with lease rates at $17/sq ft in 2024 and vacancy down to 
1.6% after a spike to 11.3% in 2021. [Economic Opportunity Analysis, page iii]. 
 
Employment Lands Sufficiency 
There is a shortage of small, centrally located commercial sites. While overall "employment land" supply is 
sufficient, analysis suggests a relative lack of small Downtown Commercial and mid-sized (1-5 acre) range 
commercial sites. Some of this demand could be absorbed by surplus E-1 employment lands; however, 
businesses that depend on visibility and foot traffic - such as those tied to the Oregon Shakespeare Festival - will 
continue to prefer prominent downtown locations. Improving pedestrian connectivity, signage, and branding 
between downtown and the northern E-1 node may help support business attraction in those areas. [Economic 
Opportunity Analysis, page iv]. 
 
Community Economic Development Priorities (Downtown Revitalization) 

• Community members across stakeholder groups expressed strong interest in revitalizing Downtown 
Ashland as a vibrant hub for retail, culture, and civic life. 

• Priorities included activating ground-floor spaces, supporting local businesses, improving public safety 
and perception, and investing in streetscape upgrades. 

• Public-private partnerships and strategic use of city owned land were identified as key tools to catalyze 
redevelopment. 

 
Key Takeaways from the Condition Assessment and Planning Study 
The City owns/maintains too many facilities in separate locations with a dispersed staff and customer service 
orientation.  
General Recommendations: 
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1. Invest in high-quality, right-sized buildings that reflect civic pride. 
2. Prioritize projects with multiple community benefits (e.g., energy savings + co-located services). 
3. Integrate CEAP targets into all major capital projects. 
4. Establish a dedicated Emergency Operations Center with redundant systems and secure 

communications. 
5. Improve staff and public transportation access (EV fleet, bike, and pedestrian options). 
6. Use Cartegraph asset management software to monitor maintenance and capital needs. 
7. Continue digital transformation to reduce physical storage demands. 

  
Primary recommendation: Establish the Ashland Civic Campus at 90 North Mountain, supported by phased 
divestment of aging downtown buildings and full alignment with climate, safety, and operational goals. 
 
FISCAL IMPACTS 

Depending on direction provided by Council for next steps there are numerous financial considerations and 
implications.  

McKinstry developed cost estimates associated with facility maintenance and life cycle replacement of major 
equipment. Understanding the fiscal impacts surrounding all of the City’s facilities has led to the 
recommendations developed by ORW in the Facility Plan.  

After the City Council makes a formal decision on next steps, staff would begin budget development for the next 
biennium and outline a calendar of activities/next steps associated with facility changes. This could include 
divestment of city facilities/buildings with the revenue going into the Capital Improvement Fund to support facility 
maintenance and improvements. 
 
 
SUGGESTED ACTIONS, AND/OR OPTIONS 

I move to direct staff to move forward with the recommended option for a Civic Complex at 90 North Mountain. 

I move to direct staff to move forward with the Civic Complex option at the Briscoe School location. 

I move to direct staff to provide additional information (insert). 
 
 
REFERENCES & ATTACHMENTS 
1. ORW 2016 Cost Model 
2. APPRAISAL_Ashland City Hall 
3. City Operations - Hybrid Option (1) 
4. B Street Yard Appraisal 
5. Briscoe School Property Appraisal 2021 
6. Imperatrice Property Appraisal 
7. North Mountain Avenue Appraisal 
8. City Hall Repairs April 7 2026 
9. Oak Street Appraisal 
10. City Hall Repair Estimates Table 
11. Hoag Roof Patch Quote 
12. Hoag Roof Replacement Quote 
13. Jam Roof Patch Quote 
14. SB James 
15. Adroit Costing 
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City of Ashland Concept Design ORW Architecture

Project Cost Model - Fall 2018

HARD COST MODELING ASSUMPTIONS (Construction Costs)

General Notes

1.   To reflect level of cost specificity for a Concept Design, building and site costs are rounded.

2.   All labor rates based on prevailing wages.

3.   All options include quality of materials and performance of systems reasonable for a 50-100 year civic building. 

4.   Structure is designed to meet code, not to essential facility standards.

City Hall Location  

5.   City Hall concept is a new building with upsized Mechanical Electrical Plumbing (MEP) services. Mechanical system is Variable Refrigerant Flow (VRF) with Energy Recovery Ventilation (ERV).

6.   Electrical is all LED lighting and includes 1.5% Solar.  Costs reflect structure as mass timber, with a masonry envelope and wood accents.

7.   New building allows options for high sustainable design, sunshades, and less solar area.

8.   Smaller building means less economy of scale for costs, small footprint results in higher skin to floor area ratio.  Location includes

       higher expectation for exterior materials, tight construction site with limited access, potentially results in+/- 15% higher construction cost.

9.   Site costs include higher allowance for demolition due to constrained site and abatement.  Includes rebuilding sidewalk/entry feature to curbs.

10.  New City Hall costs range from $500-$600/SF; cost model based on $550/SF.  

Briscoe School Location  

11.  Briscoe concept renovates existing building.  Costs represent most interior walls are replaced (sound insulation, reconfiguration, structural work). 

12.  New roofing, mechanical (VRF with ERV), electrical (LED, 1.5% Solar), plumbing (fixtures, underground services).  

13.  Costs reflect updating structure to current code, retaining existing masonry exterior, with new doors and windows.  Includes new entry features and some new openings. 

14.  Renovating an existing building is a high sustainable strategy; includes sunshades and large solar area.

15.  Renovation costs for significant renovation and repurposing ranges from $300-$380/SF; cost model based on $340/SF.  

16.  SIte work includes significant plinth feature to accommodate public interaction and accessibility (concrete walls and footings, stairs, railings, lighting, landscape).  

        Site costs range from $60-$100/SF; cost model based on $80/SF.  

17.  Entry feature (canopy, sunshades) costs range from $50-$100/SF; cost model based on $70/SF for wood canopy and light gauge steel supports.

Civic Center Location  

18.  Civic Center concept is a new building.  Mechanical system is is VRF with ERV with potential for ground source heat pump.

19.  Electrical is all LED lighting, 1.5% Solar.  Costs reflect structure as mass timber, masonry and metal panel envelope with wood accents. 

20.  New building allows options for highly sustainable design, sunshades, medium solar area, potential ground source heat pump.

21.  Larger consolidated building allows more economy of scale, larger site facilitates better staging and less traffic control.

22.  Location offers more design flexibility for concept and materials.  May require off-site improvements (left-hand turn lane, etc.) not included in costs.

23.  Site costs include lower allowance for demolition and abatement, with modest plaza and landscaping improvements.

        Site costs range from $20-$40/SF; cost model based on $30/SF.  

24.  New Civic Center costs range from $425-$525/SF; cost model based on $475/SF.  

SOFT COST MODELING ASSUMPTIONS (Non-Construction Costs)

25.  Solar allowance calculated as 1.5% of Construction Subtotal.

26.  For temporary facilities, assume $1.5/SF/Month for leased space outside of downtown.

27.  Move costs based on professional mover (insured, prevailing wages) of $1.25/SF per move.

28.  Other Soft Costs include permits, System Development Charges, design fees, furnishings, survey, geotechnical, and other miscellaneous costs.

        When offsetting cost of selling ComDev building, soft costs increase to reflect soft costs based on construction value.

29.  Project contingencies generally based on 15% for renovations, 10% for new construction and site work. 

       Contingency is intended to address portions of hard and soft costs, and unforeseen construction conditions.

30.  Escalation is currently volatile and difficult to predict over several years.  Cost model estimates show escalation over the course of five years

        calculated at an average of 5.5% per year (compounded).
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City of Ashland Concept Design ORW Architecture

Project Cost Model - Fall 2018

See

Note Location/Building

Unit 

Cost

Area 

SF

Build

Time 

(mo.)

Move 

Time 

(mo.)

Total 

Time 

(mo.)

Construction

Cost

Solar Cost 

(1.5%)

Project

Conting'y

(%)

Project 

Conting'y 

($)

Sell ComDev 

Bldg ($)

Total 

Construct'n 

Cost

Temp 

Space 

(rent)

Moving 

(out+in)

Other Soft

Costs (%)

Other Soft

Costs ($)

Total Cost

2019

Total Cost

2024

Cost/SF

2019

City Hall Site 

5-8,10 New City Hall Building $550 15,500 14 2 16 $8,530,000 $131,000 10% $853,000 $9,514,000 $192,000 $20,000 25% $2,379,000 $12,105,000 $15,821,000 $781

9 City Hall Site $40 4,000 0 0 1 $160,000 $0 10% $16,000 $176,000 $0 $0 20% $36,000 $212,000 $278,000

City Hall Totals 16 $9,690,000 $2,415,000 $12,317,001 $16,099,000

Briscoe School Site

11-15 Briscoe School Renovation $340 32,000 12 1 13 $10,880,000 $187,000 15% $1,632,000 -$2,500,000 $10,199,000 $0 $25,000 30% $3,060,000 $13,284,000 $17,362,000

16 Briscoe School Site $80 16,000 0 0 7 $1,280,000 $0 10% $128,000 $1,408,000 $0 $0 20% $282,000 $1,690,000 $2,209,000

17 Briscoe Entry Feature $70 4,000 $280,000 $280,000 $0 $280,000 $366,000

Briscoe School Totals 13 $11,887,000 $3,342,000 $15,254,001 $19,937,000 $477

Civic Center Site

18-22,24 New City Hall Building $475 32,000 15 2 17 $15,200,000 $231,000 10% $1,520,000 -$2,500,000 $14,451,000 $153,000 $29,000 28% $4,047,000 $18,680,000 $24,415,000

23 Civic Center Site $30 6,000 0 0 2 $180,000 $0 10% $18,000 $198,000 $0 $0 20% $40,000 $238,000 $312,000

Civic Center Totals 17 $14,649,000 $4,087,000 $18,918,001 $24,727,000 $591

(4-story)
(4-STORY)
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APPRAISAL REPORT 
OF 

ASHLAND CITY HALL FACILITY  

 
LOCATED AT 

20 E. MAIN STREET 
ASHLAND, OREGON 97520 

 
 

EFFECTIVE DATE OF VALUE: 
FEBRUARY 3, 2026 

 
 

PREPARED FOR:  
 

BANG REALTY-OREGON, INC.  
2939 VERNON PLACE 

CINCINNATI, OHIO 45219 
 

 
PREPARED BY: 

 
COLETTE MEYER, MAI 

COMMERCIAL REAL ESTATE APPRAISER 
2640 E. BARNETT ROAD, SUITE E - 426 

MEDFORD, OREGON 97504 
541-261-0565 
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Colette J. Meyer, MAI 
REAL ESTATE APPRAISER & CONSULTANT 
2640 E. Barnett Road, Suite E - 426 
Medford, Oregon 97504 
541-261-0565 voice/text 
colettejmeyer@gmail.com 
 
         
        March 2, 2026 
 
Brian Brockman 
Bang Realty-Oregon, Inc. 
2939 Vernon Place 
Cincinnati, OH 45219 
(513) 304-7875 
ashley@bangrealty.com 
 
Re:  Ashland City Hall Facility, 20 E. Main Street, Ashland, Oregon 97520 
 
Dear Mr. Brockman: 

 
Per your request I have completed an Appraisal Report of the above-referenced property.  The 
intended use of this appraisal is to determine value for asset management/potential sale.  The 
intended user is the client.  The appraisal was prepared in accordance with the Uniform 
Standards of Professional Appraisal Practice (USPAP) as established by the Appraisal 
Foundation and the Appraisal Institute. 
 
The subject is an average quality, two-story, unreinforced brick masonry-wood frame-cast in 
concrete (class C) general office facility built in 1891 and expanded in 1913 and 1995.  The 
building is on the National Historic Register with future renovation/redevelopment subject to 
local, state and federal preservation requirements and review.  It totals 7,745 square feet of 
gross building area (GBA) located on Proposed Parcel 2 totaling 4,771 square feet of site area 
or 0.11 acres per the Tentative Partition Plat – Minor Subdivision dated November 17, 2025.  
The actual age of the subject improvements is 135 years. The subject is in poor condition with 
required seismic, roof replacement and other upgrades/repairs.  On February 17, 2026, 
subsequent to the date of inspection, the city fire marshal temporarily closed the subject building 
due to safety concerns including a cracked roof support beam in the attic, with the roof cited at 
risk of collapse.  Based on the current condition of the subject, the estimated effective age is 
50+/- years.  The typical economic life of similar quality office facilities is 45-50 years.  Without 
renovation, the subject facility is estimated to be at the end of its economic life.  
 
The subject includes a deed restriction which runs with the land. The property rights appraised 
herein are fee simple interest subject to a recorded deed restriction limiting use to municipal 
purposes only including a public square of the plaza, town hall or jail. 
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Page 2 – Ashland City Hall Facility, 20 E. Main Street, Ashland, Oregon 97520 
 
 
 
Based upon the studies and examinations made, the opinion of Market Value of the Fee Simple 
Interest of the subject in As-Is condition, as of February 3, 2026, was $280,000.  
 
The following appraisal report contains the property description, market data and value analyses 
which form the basis of the opinion stated herein. 
 
Respectfully submitted, 
 

 
Colette Meyer, MAI 
Oregon State Certified General Appraiser 
License No. C000767, expiring 11/30/2027 
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SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS 

 

 
RIGHTS APPRAISED: Fee Simple Interest subject to a recorded deed restriction 

limiting use to municipal purposes only including a public 
square of the plaza, town hall or jail. 

 
SUBJECT PROPERTY: Ashland City Hall Facility 
 20 E. Main Street 

Ashland, Oregon 97520 
  
OWNER OF RECORD: City of Ashland 
  
LAND AREA: 0.11 Acres, or 4,771 square feet, per proposed Parcel 2 of 

Tentative Partition Plat – Minor Subdivision dated 
November 17, 2025. 

 
ZONING: C-1-D, Retail Commercial District with Downtown Overlay, 

by the City of Ashland. 
  
CURRENT USE:  Ashland City Hall, closed to normal use. 
 
HIGHEST AND BEST USE:    The existing city hall office building improvements are at the 

end of their economic life without renovation.  The building 
is on the National Historic Register and future 
renovation/demolition and/or redevelopment is subject to 
local, state and federal preservation review. Due to the deed 
restriction which runs with the land, legally permissible uses 
are municipal only for public square of the plaza, town hall 
or jail.  The estimated highest and best use is to hold the 
facility for future renovation or redevelopment for continued 
municipal use. 

 
ASSESSOR’S PARCEL NO.:  39-1E-09, Tax Lot 100 (portion per proposed partition). 
 
IMPROVEMENT DESCRIPTION: A Class C (masonry) office facility of unreinforced brick 

masonry, wood frame and cast in concrete construction built 
in 1891 and expanded in 1913 and 1995.  The gross building 
area (GBA) totals 7,745 square feet.  The improvements are 
in poor condition with required seismic, roof replacement 
and other upgrades/repairs.  The estimated effective age is 
50+/- years.  Without renovation the facility is estimated to 
be at the end of its economic life.   

  
DATE OF VALUE:   February 3, 2026 
 
AS IS MARKET VALUE OPINION:  $280,000 
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SUBJECT PHOTOGRAPHS – February 3, 2026 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of front and side (westerly) building elevations 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of front building elevation from E. Main Street 
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Additional front building elevation views  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of common area corridor 
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View of common area corridor 
 
 
 

View of zero lot line at east building elevation 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of rear and side (westerly) building elevation 
 
 
 

SUBJECT 
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Additional side (westerly) building elevation from Plaza Loop 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of common area corridor 
 
 
 

View of rear building elevation 
 

 

SUBJECT 
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View of common area corridor 
 
 
 
 

Views of roof area and mechanical equipment 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

SUBJECT 
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View of common area corridor 
 
 
 

View of rear entry 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of elevator easement 
 

 

SUBJECT 
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View of common area corridor 
 
 
 
 

Views of rear balcony area 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

SUBJECT 
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View of common area corridor 
 
 
 

View of balcony covering with areas of deterioration 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of stairwell on west side of facility to exterior 
 
 

 

SUBJECT 
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Interior view of first floor main entry/reception desk 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Interior view of first floor frontage office area 
 
 

SUBJECT 

 

SUBJECT 
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View of common area corridor 
 
 
 
 

First floor hallways 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

SUBJECT 
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First floor open office area 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

First floor conference room 
 

SUBJECT 

 

SUBJECT 
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View of common area corridor 
 
 
 
 

First floor employee break room 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SUBJECT 
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View of common area corridor 
 
 
 

First floor women’s restroom 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

First floor men’s restroom 
 
 

SUBJECT 
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View of common area corridor 
 
 
 
 

First floor storage room and office area 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SUBJECT 
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View of common area corridor 
 
 
 
 

Interior stairwell 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SUBJECT 

 

 

Page 32 of 532



- COLETTE MEYER, MAI - 

 17 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of common area corridor 
 
 
 

Second floor office area 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SUBJECT 
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View of common area corridor 
 
 
 
 

Second floor private offices 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SUBJECT 
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View of common area corridor 
 
 
 

Second floor open office area at rear of facility 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Second floor private office at rear of facility 
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View of common area corridor 
 
 
 

Second floor hallway 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Second floor restroom 
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View of common area corridor 
 
 
 

Second floor employee break room 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Second floor meeting room 
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View of common area corridor 
 
 
 

Second floor supply room 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Second floor break area 
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View of common area corridor 
 
 
 

View northwest of E. Main Street at subject frontage 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of common area corridor 
 
 
 

View southeast of E. Main Street at subject frontage 
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View north of Plaza Loop at subject frontage 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of common area corridor 
 
 
 

View south of Plaza Loop at subject frontage 
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TYPE OF APPRAISAL 
The purpose of this appraisal is to estimate the As-Is Market Value of the subject’s 

Fee Simple Interest subject to a recorded deed restriction limiting use to municipal 

purposes only including a public square of the plaza, town hall or jail. 

This Appraisal Report conforms to the current edition of the Uniform Standards of 

Professional Appraisal Practice (USPAP), as established by the Appraisal Foundation 

and the Appraisal Institute. 

 

INTENDED USE AND USER OF APPRAISAL 
The intended use of this appraisal is for asset management/potential sale.  The 

intended user is the client.  There are no other known intended users of this appraisal 

report. 
 

EFFECTIVE DATE OF THE APPRAISAL 
 The effective date of this appraisal is February 3, 2026, the date of inspection.   

 

DEFINITIONS1 
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. 

 

Fee Simple Interest 
 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. 

 
DEFINITION OF MARKET VALUE2 

“Market value means 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 

 
1 The Dictionary of Real Estate Appraisal, 7th Edition, Appraisal Institute, 2022. 
2 Source:  USPAP. 
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seller each acting prudently and knowledgeably, and assuming the price is not affected 

by undue stimulus.  Implicit in this definition are the consummation of a sale as of a 

specified date and the passing of title from seller to buyer under conditions whereby: 

 
 (1) Buyer and seller are typically motivated; 

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

 (3) A reasonable time is allowed for exposure in the open market; 
(4) Payment is made in terms of cash in U.S. dollars or in terms of financial 

arrangements comparable thereto; and 
(5) The price represents the normal consideration for the property sold 

unaffected by special or creative financing or sales concessions granted by 
anyone associated with the sale.” 

 
LEGAL AND TAX DATA 
 
Owner of Record: City of Ashland. 
 
Legal Description: Proposed Parcel 2, Tentative Partition Plat – 

Minor Subdivision dated November 17, 2025.   
 
Real Estate Tax Data:   Year – 2025-26 
 

Assessor’s Parcel No.:  39-1E-09, Tax Lot 100 (portion) 

 Real Market Value:   $0 

 Assessed Value:   $0 

 Tax Code Area:   05-01 

Tax Rate:    $15.8372/$1000 assessed value (MAV). 

Taxes:    $0 (Tax exempt per municipal ownership) 

 
PROPERTY AND OWNERSHIP HISTORY 

The subject has been under City of Ashland ownership for over a century.  The 

subject site was donated to the city on August 20, 1884 by John R. Helman and Mary 

Helman as part of a larger 75-acre property including the area now identified as Lithia 

Park and the Elizabethan Theatre.  Reference is made to the deed in the addenda of this 

report.  Per the terms of the deed the subject “shall be and remain the property of the 

People of the Town of Ashland to have, and to enjoy, and used in common by the People 
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of said Town as a Public Square or Plaza, and also for the erection of a Town Hall and 

Jail therein.”  This is a permanent covenant running with the land.  Per the terms of the 

deed, if possession of the land is from the purposes aforesaid “it is hereby expressly 

stipulated that the land hereinafter described shall revert to, and again become vested in 

the Parties of the First Part (Helman’s) as though these presents had never been made”.   

The subject building improvements were completed in 1891, originally housing the 

city’s fire department, police station and jail.  It was expanded in 1913 and 1995.  For 

many years it has been owner occupied as Ashland City Hall.  Until recently it served as 

the central hub for city leadership and administrative services.  Key offices include 

Administration, Finance, Legal and City Recorder.  On February 17, 2026, the city fire 

marshal closed the Ashland City Hall office building due to snow accumulation on the roof 

after a January inspection found the building unsafe to occupy.  Due to safety concerns 

including a cracked roof support beam in the attic, the roof is at risk of collapse when 

there is snow and ice on the roof.   

Over the previous decade, the City of Ashland has undertaken numerous feasibility 

and cost studies relating to the subject property and other municipal facilities due to 

needed capital improvements. The subject’s historic construction currently includes 

structural issues related to seismic, roof, electrical, HVAC and ADA compliance.  A 2016 

Ashland City Hall Feasibility Study completed by ORW Architecture concluded it is 

unfeasible to renovate the historic subject structure for expanded city use due to 

inadequate area and high construction costs.  A previous $8.2 million bond measure (15-

193) to renovate City Hall, Pioneer Hall and the Community Center was rejected by voters 

in May 2020, with concerns over cost and scope.  An updated ORW facilities and master 

plan report in 2024 recommended consolidating city hall operations to another site.  The 

subject building was among the properties ORW recommended the city sell or lease for 

commercial use to bolster economic activity in the downtown corridor.  According to 

historic preservation expert George Kramer (Source: Ashland Chronicle, October 21, 

2025), if the title to the subject is not cleared or city offices are not located on site the 

entire gift (75 acres with Lithia Park) is subject to the revision clause. 
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PENDING SALE  

The subject is not currently pending sale, nor is it listed for sale.   

 

PERSONAL PROPERTY 
No personal property was included in the value stated in this report.   

 

EXTRAORDINARY ASSUMPTIONS 
The subject appraised property is a portion of the existing Tax Lot 100 consisting 

of proposed Parcel 2 totaling 4,771 square feet per the Tentative Partition Plat – Minor 

Subdivision dated November 17, 2025. 

 

HYPOTHETICAL CONDITIONS 
No hypothetical conditions were made in this report. 

 
SCOPE OF WORK 

In preparing this appraisal, the appraiser: 
• Inspected the subject property with Mr. Robert Halbritter, City of Ashland Facilities 

Manager, on February 3, 2026; 
• Reviewed the subject’s market area, including supply and demand patterns in the 

neighborhood such as population, employment, new development, occupancy, 
rental rates, listings, etc.; 

• Gathered information on comparable land sales, improved sales and rental data; 
• Inspected and confirmed all comparable sales with at least one party to the 

transaction; 
• Analyzed the data and applied the relevant approaches to value.   
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CITY AND AREA MAP

 
 

CITY AND AREA MAP 
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CITY AND AREA ANALYSIS 

 
The subject property is centrally located in downtown Ashland, Jackson County, 

Oregon.  The following focuses on current market conditions and trends as they relate to 

real estate values in Ashland and Jackson County.   

 
LOCATION 

Ashland is located approximately sixteen miles north of the Oregon/California 

border and 15 miles south of Medford, the commercial center and county seat.  It sits on 

the Interstate (5) corridor and is the first Oregon community served by the highway 

traveling north.  It is best known as the home of the Oregon Shakespeare Festival (OSF), 

an internationally acclaimed theater production facility, and Southern Oregon University 

(SOU).  

Ashland is situated at the southern end of the Rogue Valley at an elevation of 

between 1,900 feet and 2,100 feet above sea level.  It is bordered on the south and west 

by the Siskiyou Mountains and on the east by the Southern Oregon Cascade range.  

Temperatures are mild, with average highs ranging from 45 degrees in January to 87 

degrees in July.  The average low temperature ranges from a low of 30 degrees in 

January to a high of 52 degrees in July.  Ashland receives an average of 19 inches of rain 

per year plus an additional 10 inches of snow.   

 
POPULATION 

As of July 1, 2025, the estimated population of the city of Ashland was 21,862, with 

an estimated total population in the greater Jackson County area of 221,471 (Source: 

Population Research Center, Portland State University).   Since the 2020 population 

estimate of 21,389, the population of Ashland has increased by 2.2 percent, or an annual 

average of 0.44 percent.  The low rate of population growth in Ashland is attributed to 

supply constraints, high housing costs and cost of living.   
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DEMOGRAPHICS 

According to the U.S. Census, the median household income in Ashland was 

$68,028 in 2024 dollars.  There were 10,536 households in Ashland, with an average size 

of 1.91 persons.  The homeownership rate in Ashland was 51.6 percent.  According to 

the U.S. Census, the median value of owner-occupied housing units was $583,800.   
 
 
COMMUNITY SERVICES    

Public transportation is by automobile and bus line. The area is served by both the 

Rogue Valley Transportation District and local taxi/Uber services.  Interstate 5 intersects 

with Valley View Road at the north Ashland interchange and Ashland Street (Highway 66) 

at the south Ashland interchange.  In 2023, a 24-vehicle Tesla electric charging station 

was completed at 580 Clover Lane in southeast Ashland, near the south Ashland I-5 exit.   

The city is served by all major utilities. The City of Ashland provides its own electric 

service and water service and operates its own sewage treatment plant.  Ashland Sanitary 

Services (a private company) provides trash disposal.  

Local medical facilities are provided by the 49-bed Asante Ashland Community 

Hospital.  Regional medical facilities are provided by two large full service hospitals in 

Medford. These include Asante’s Rogue Regional Medical Center and Providence 

Medford Medical Center.  Both hospitals completed large expansion projects during the 

previous decade. 

 
ECONOMIC BASE 

Ashland's economy is based upon two major industries. The first is tourism, 

followed by education.  In addition, the retail sector of the economy has become 

increasingly more important to the overall economy.  Light manufacturing is a smaller 

component of the economy.   

The town's five largest employers are: Southern Oregon University, the Oregon 

Shakespear Festival, Ashland Public Schools, Asante Ashland Community Hospital and 

the City of Ashland.  SOU is the major employer in Ashland and its student population 

(5,500) contributes heavily to the economic base of the area.  It is a liberal arts college 
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and is a member of the Council of Public Liberal Arts Colleges in Ashland, Oregon.  

Founded in 1926, the university is known for its criminology, environmental studies, 

Shakespearean studies and theatre arts programs.  SOU is currently experiencing severe 

budget constraints. 

The Oregon Shakespeare Festival (OSF) was founded in 1935.  The Tony Award-

winning festival is among the oldest and largest professional non-profit theatres in the 

nation.  It has grown from an original summer outdoor festival to a season extending from 

February to October, incorporating Shakespeare and non-Shakespearean plays in 

repertory at three theaters.  Due to the festival and other local cultural events, tourism 

has become a primary industry in Ashland.  The community has become the cultural 

center of southern Oregon and as such, has attracted many restaurants and retail outlets 

including art galleries.  Increased viticulture including wineries with tasting rooms has also 

occurred in recent decades.  These factors, combined with its temperate climate, have 

also made it an attractive location for retirement living. 

Ashland has historically included some of the highest home prices in the Rogue 

Valley area.  It is considered one of the more desirable residential locations in the county.  

However, the high housing costs have had some negative effects on the Ashland 

community, including attracting labor and the supply of affordable housing.  

There is limited land available for new development.  Most large commercial 

developments including retail shopping centers are located in the southern boundary of 

Ashland along Ashland Street.  Ashland has a “Big Box Ordinance” restricting retail 

development in the E-1 (Employment) zone to no larger than 20,000 square feet.  Due to 

a scarcity of available land with sufficient zoning, t is extremely difficult for commercial 

projects and in particular large retail projects to be developed.  Therefore, significant retail 

business accrues to the neighboring community of Medford, which experienced 

enormous retail growth in recent decades. 

Overall, the demographic base of Ashland has changed in recent decades as more 

retirees and/or individuals not reliant upon local employment have moved to the area.  

The entire Rogue Valley area and particularly Ashland, has experienced a large influx of 

retirees from California and other parts of the country. These new residents are typically 

financially stable and not dependent upon the local economy for their incomes. 
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ECONOMY 
According to the January 27, 2026 Rogue Valley Labor Trends Report, as of 

December 2025 the unemployment rate was 5.9 percent, an increase from 5.0 percent 

the prior year.  Employment within the Medford-Ashland MSA decreased by 136 jobs over 

the previous year.  The largest employment sectors in Jackson County include health 

care & social assistance, retail trade, accommodation & food services, and 

manufacturing.  Reference is made to the current employment report by industry in the 

Medford-Ashland MSA in the table below. 

 

  
 Source: State of Oregon Employment Department 
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AVAILABILITY OF CREDIT 
Citing a slowdown in the labor market, the Federal Reserve Bank has reduced the 

federal funds rate by 25 basis points three times since September 2025, most recently on 

December 10, 2025, to the current range of 3.5 to 3.75 percent.  The U.S. Consumer 

Price Index (CPI) was 2.7 percent for the previous 12 months as of December 2025, 

unchanged from the prior month.  The Fed’s target rate for inflation is 2 percent.   

Mortgage interest rates have fluctuated in recent years, rising sharply to above 7 

percent in August 2023, followed by a slight decline in 2024.  During 2025, mortgage rates 

averaged around 6.8 percent until a decline in September, reaching 6.3 percent by 

October 2025 to the current average of around 6 percent.  Residential loan to value ratios 

typically range from 75 to 90 percent.  Amortization periods are generally 15 to 30 years 

with a fixed rate over the term of the mortgage.  Loan fees are typically one to two percent 

of the loan amount.  Typical commercial mortgage interest rates range from 

approximately 6 to 7 percent.  Loan to value ratios typically range from 60 to 75 percent.  

Amortization periods are generally 20 to 25 years with five- or ten-year calls.  Loan fees 

are typically one to two percent of the loan amount.  The table below summarizes recent 

consumer rates. 

 

 
Source: Wall Street Journal 
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HOUSING MARKET TRENDS  
Based on all residential unit sales according to Southern Oregon Multiple Listing 

Service (SOMLS) records, the Jackson County housing market had a slight increase in 

pricing in 2024 and 2025 but with a longer marketing time.  This follows the pandemic 

boom of 2020-21, a slowdown in 2022 due to rising interest rates, and a price decline in 

2023.  The table below summarizes average annual home sale prices for all residential 

units in Jackson County in recent decades.  
 

Jackson County Residential Real Estate Sale Price Trends 

Year No. Sales Avg. Sales Price Annual % Price 
Chg. Days on Mkt. 

2025 2,608 $499,688 +1.43% 58 
2024 2,669 $492,624 +2.32% 56 
2023 2,536 $481,465 -1.45% 52 
2022 3,456 $488,545 +5.22% 33 
2021 3,951 $464,303 +18.09% 23 
2020 3,822 $393,184 +11.19% 47 
2019 3,833 $353,614 +3.11% 57 
2018 3,741 $342,944 +6.41% 50 
2017 3,788 $322,285 +6.74% 45 
2016 3,859 $301,936 +6.78% 52 
2015 3,587 $282,752 +8.44% 64 
2014 2,991 $260,742 +6.85% 68 
2013 2,456 $244,020 +16.0% 65 
2012 2,715 $210,307 +5.5% 81 
2011 2,357 $199,318 -7.8% 101 
2010 2,308 $216,098 -6.5% 104 
2009 2,331 $231,061 -20.8% 102 
2008 1,848 $291,729 -13.1% 118 
2007 2,257 $329,890 -5.7% 104 
2006 2,718 $349,955 +8.9% 86 
2005 4,062 $321,362 +22.3% 54 
2004 4,187 $262,800 +17.8% 65   

Source: SOMLS/Flex Multiple Listing Service (FlexMLS) 
 

According to Jackson County Residential Statistics as of December 31, 2025 

published by Southern Oregon Realtors Association, the average existing home sale 

price was $407,500 in Jackson County and $475,000 in the subject’s Ashland district.  

Both areas show average price declines over the previous year, most significantly in 

Ashland, as summarized in the table on the next page.   
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Ashland’s median home price higher than the county has been a long-term trend 

for the submarket.  Ashland is a microcosm of the county housing market with the 

following attributes: 

• Ashland includes a high level of in-migration from out-of-area home buyers, 
particularly from California; 

• A high percentage of home sales are cash transactions; 
• The demographics of Ashland have historically included a higher income 

base, including a greater number of residents not dependent on the local 
economy;  

• Ashland has been a desirable tourist destination. 

 

Overall, the demographic base of Ashland has changed in recent decades as more 

retirees and/or individuals that are not reliant upon local employment have moved to the 

area.   

 
COMMERCIAL MARKET TRENDS 

Market fundamentals for commercial property (retail-restaurant, office, service 

commercial) in the subject’s Ashland area decelerated in 2022-23 but have been 

relatively stable in 2024-26.  Demand slowed in 2022-23 due to the rapid rise in interest 

rates and increased investor aversion to risk.  With recent tariff wars, geopolitical 

economic uncertainty, investors have taken a wait-and-see approach.   

For an owner occupant in Ashland, there continues to be a very low supply of 

space, consistent with the historical trend.  Supply constraints persist due to limited 

properties available and high costs to construct.  Based on the interaction of supply and 

demand, Ashland prices have been relatively stable during 2023-26 despite 

decelerating demand.  

Historically, the subject’s Ashland market experienced strong demand from 

owner occupants and investors purchasing with cash or 1031 Exchange funds.  

Capitalization rates (OAR’s) between 2016-21 in Ashland averaged from 4 to 6 percent.  

The availability of space in Ashland has historically been so limited that capitalization 

rates have been very low in the market area.   

Since 2022 there has been a slowdown in demand amid higher interest rates 

and uncertainty.  Ashland commercial brokers quote current overall rates for retail and 
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office space of 6 to 7 percent.  The most recent (2023-25) Ashland OAR sales range 

widely from 4 to 10 percent.  An investor sale in Ashland in 2024 demonstrated an 

overall rate of 10 percent for a downtown retail building in poor condition, with major 

structural deficiencies and nearing the end of its economic life.  Recent listings of 

retail/office buildings in downtown Ashland demonstrate asking OAR’s from 5.2, 6.0 

and 7.0 percent.  Brokers report there is currently a slowdown of sales as sellers have 

been unwilling to adjust pricing to reflect higher interest rates.  Sale prices for retail-

office facilities in the subject market have recently averaged from approximately $140 

to $284 per square foot GBA, depending on features.  Marketing times typically average 

less than one year.  

There is a limited supply of vacant commercial space available for lease or sale 

in downtown Ashland.  Most of the space available for lease is within outlying areas of 

Ashland rather than central areas of downtown or the Historic District.  Monthly rental 

rates for office and retail property in Ashland range from approximately $1.80 to $2.50 

per square foot, with annual adjustments to rent of 2 to 3 percent.  Concessions such 

as free rent and tenant improvement allowances are currently not common.   

Overall, the Ashland commercial market is currently experiencing slowed 

demand but ongoing supply constraints have resulted in relatively stable price trends. 

 
CONCLUSION 

The economy of the subject market has been fairly resilient despite inflation and 

higher interest rates.  Within Ashland tourism is a primary economic driver of the 

community, and this sector including OSF has been impacted by the wildfire seasons in 

recent years.  SOU, another economic driver, is currently experiencing severe budget 

constraints.  While housing costs are high relative to the larger county, most new residents 

are not dependent on the local economy for their income.  Ashland is a desirable 

residential and commercial district projected to remain so, with most new households 

estimated to be of high or middle income.  The long term outlook for the subject region is 

positive based on the attributes of the area.  
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ASHLAND HISTORIC DISTRICTS 

 

 
Source: City of Ashland 
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NEIGHBORHOOD MAP 
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AERIAL OF SUBJECT NEIGHBORHOOD 
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NEIGHBORHOOD DESCRIPTION 

The subject property is located in central portions of The Plaza in downtown 

Ashland.  This is a mixed-use neighborhood including downtown commercial (retail, 

office, restaurant) and special purpose (parks, theater).  It is a heavy tourist destination 

including The Plaza, Oregon Shakespeare Festival (OSF), Lithia Park, and the downtown 

shops and restaurants.  Commercial development includes retail shops (clothing 

boutiques, book stores, music stores, shoe stores, hair salons, spas, art galleries, etc.), 

restaurants, coffee shops/deli, banks and others.  Residential development is also located 

within the downtown commercial district.  This includes second and third floor units within 

mixed-use commercial buildings, apartment buildings, and single family units on the 

perimeter.  Residential units in the downtown core command a premium in pricing, due 

to a scarcity of supply and central location.   

The subject property is located on the southeast corner of Plaza Loop and E. Main 

Street.  Plaza Loop represents the center of the downtown tourist district.  Main Street is 

the primary commercial arterial extending in a southeast direction through the downtown 

district.  Lithia Way is the secondary commercial arterial extending in a northwest direction 

one block north of Main Street.  Lithia Way and Main Street intersect on both the south 

and north sides of the downtown core, forming Highway 99 (Siskiyou Boulevard to the 

south of downtown; Main Street then S. Pacific Highway to the north of downtown).  The 

neighborhood has excellent access via Highway 99 to Interstate 5, which includes two 

freeway intersections in Ashland. 

The downtown core retail and tourist district of Ashland extends roughly between 

the north and south intersections of Lithia Way and Main Street/Siskiyou Boulevard.  This 

area extends approximately one-half mile and includes The Plaza on the north boundary 

and the City of Ashland fire station on the south boundary.  The Plaza at the subject 

frontage is the central commercial district of Ashland and includes numerous retail shops, 

art galleries and restaurants fronting a central courtyard.  The types of commercial uses 

within this area are oriented toward the town’s tourist industry.  They are located within 

historic 2-story buildings fronting the courtyard including Lithia water drinking fountains.  

The Plaza is located adjacent west of the main entry to Lithia Park, just south of Ashland 

Creek and the Calle Guanajuato pedestrian walkway. 
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One of the most prominent developments in the neighborhood, Lithia Park, is a 

100 acre park extending from the Plaza up Ashland Creek to the foothills of Mount 

Ashland.  It includes two ponds, a newly renovated Japanese garden, tennis/pickleball 

courts, two public greens, a bandshell (outdoor stage) and hiking trails.  Also located near 

the main entry to Lithia Park is the Elizabethan Stage of Oregon Shakespeare Festival. 

Many of the historical buildings fronting the Plaza back up to the Calle Guanajuato.  

Named after Ashland’s sister city of Guanajuato, Mexico, Calle Guanajuato is a 

restoration project that was completed in the early 2000s in response to the New Year’s 

Day Flood of 1997, which severely damaged Lithia Park, the Plaza, and many other parts 

of the city.  In response to the flood, stone walls were built in Lithia Park to redirect flood 

waters back into the stream channel.  A new bridge was completed at Winburn Way, with 

wing walls extended along Calle Guanajuato.  The renovation project included a 

pedestrian bridge, increased riparian vegetation and stepped slope banks to protect the 

embankment from erosion.  The pedestrian walkway includes seasonal, open air markets 

and outdoor dining areas. 

South of the Plaza and Lithia Park, downtown Ashland includes a variety of retail 

stores, restaurants and offices fronting Main Street, the primary shopping district.  Large 

developments in this area include the eight-story Ashland Springs Hotel, Oregon 

Shakespeare Festival, and Varsity movie theatre.  There are a variety of hotels in the 

downtown district, including national franchise facilities, small boutique hotels, and bed & 

breakfast inns.  Numerous restaurants are located downtown, including several fine 

dining establishments.  Overall, the core downtown shopping district includes a variety of 

tourist oriented hotels/inns, restaurants, coffee shops, gift shops, banks, and offices.  The 

design of the downtown core with the Plaza, Lithia Park and view amenities provides for 

a highly desirable tourist and residential community.          

Development immediately surrounding the subject property along Main Street 

includes similar retail commercial buildings and OSF/Elizabethan Theatre.  These 

buildings are of average to good quality construction and are well maintained.  Tenants 

include OSF, retail and restaurant.   
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Some new development has been occurring in downtown Ashland during the 

previous decade, including several mixed-use, three-story facilities on Lithia Way north 

of the subject. 

 
Conclusions 
 The subject neighborhood is an excellent, “ground zero” location on the Plaza in 

the downtown core of Ashland.  In recent years new development has been occurring.  

There is limited land available for new development in the neighborhood.  The 

neighborhood is well served by Main Street, which intersects with Interstate 5 (via 

Highway 99) to the north of Ashland.  The subject neighborhood is anticipated to continue 

to be a desirable district in the foreseeable future.       
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PLAT MAP 

 

 
 

Source: Jackson County Assessor

SUBJECT 
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SITE DESCRIPTION 

 
LOCATION:  The subject property is located at 20 E. Main Street, Ashland, Jackson 

County, Oregon.  The partitioned site fronts approximately 48.9 +/- feet on the south line of E. 

Main Street and 97.55 +/- feet on the east line of Plaza Loop.   

SIZE AND SHAPE:  As shown on the previous plat map, the subject is currently part of a 

larger tax lot (100) totaling 75.21 acres including a large portion of Lithia Park.  The subject 

appraised property is a portion of the existing Tax Lot 100 consisting of proposed Parcel 2 

totaling 4,771 square feet or 0.11 acres per the Tentative Partition Plat – Minor Subdivision dated 

November 17, 2025 shown on the prior page.  The subject Parcel 2 is rectangular in shape. 

TOPOGRAPHY AND SOIL:  The topography of the subject site is basically flat and at 

surrounding street grade.  No soils report was available for this appraisal.  However, the soil 

quality as evidenced by the condition of the surrounding structures appears adequate for low-

rise construction with standard perimeter concrete foundation design.  Value estimates are 

predicated upon the soil being of adequate quality to support the subject improvements. 

FLOOD PLAIN:  According to FEMA map #41029C2204F dated May 3, 2011, the subject 

is not located in the flood zone, as shown below.  

 

SUBJECT 
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ACCESS AND SITE IDENTITY:  Pedestrian access to the subject improvements is good 

by way of E. Main Street, Plaza Loop and a rear public walkway.  Public parking is allowed on 

Plaza Loop and E. Main Street at the subject frontage.  The subject has excellent site identity 

from Plaza Loop/The Plaza, E. Main Street, Lithia Park and OSF/Elizabethan Theatre. 

ZONING:  The subject property is zoned C-1-D, Retail Commercial District with 

Downtown Overlay, by the City of Ashland.  According to the city, “This district is designed to 

stabilize, improve and protect the characteristics of those areas providing commercial 

commodities and services.”  Per the city, allowable uses include professional and medical 

offices, retail stores, restaurants, theaters, and others.  Allowable uses in the C-1-D district are 

not required to provide off-street parking except hotels/motels.  Residential uses are also 

permitted in the C-1-D zone. 

The subject building’s existing office facility is an allowable use based on the current zone.  

It is also compatible with surrounding land uses in the neighborhood.  Reference is made to the 

zoning map below. 

ZONING MAP 

 
Source: City of Ashland 

 

SUBJECT 
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EASEMENTS OF RECORD:  A public record title report for land partition for the subject 

property, prepared by First American Title dated October 31, 2025, was available for review.  

The findings of this report show typical utility easements, right of way for flume and an elevator 

easement attributed to OSF.  A review of the title report and a physical inspection of the subject 

indicated no easements considered detrimental to the property. However, should any easements 

or encroachments be discovered, the appraiser reserves the right to re-evaluate the subject.     

PUBLIC UTILITIES:  All normal public utilities are available at the subject site from the 

following: 

 Electricity    - City of Ashland Electric Dept. 
 Garbage Disposal   - Ashland Sanitary 
 Water     - City of Ashland 
 Sanitary Sewage   - City of Ashland 
 Natural Gas    - Avista 

 
ENVIRONMENTAL HAZARDS:  An environmental risk review report was not available 

for review for the subject property.  This appraisal assumes there are no hazardous substances 

affecting the property.  However, the appraiser reserves the right to re-evaluate the subject 

property is hazardous waste contamination is subsequently found to be present on or in the 

subject property. 

COMMENTS:  The subject is an excellent commercial site located on The Plaza in the 

central commercial district of downtown Ashland.  It has very good site identity and pedestrian 

access from Main Street, the primary south-bound collector in the downtown district, and Plaza 

Loop.  The site is surrounded by good quality and compatible uses.  The neighborhood area is 

desirable and anticipated to remain so.   

Reference is made to the photographs of the subject property at the beginning of this 

report, and the following description of improvements.    
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DIMENSIONAL BUILDING SKETCH 

 

 
 

Source:  Jackson County Assessor 
 
 

Note: County floor plans are not current. 
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MAIN FLOOR PLAN 

 

North 
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SECOND FLOOR PLAN 

 

North 
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DESCRIPTION OF IMPROVEMENTS 

 

The subject improvements include a two-story historic municipal office facility.  It 

was completed in 1891, originally housing the city’s fire department, police station and 

jail.  The facility was expanded in 1913 and 1995.  For many years it has been owner 

occupied for general office space as Ashland City Hall.  Until recently it served as the 

central hub for city leadership and administrative services.  The improvements are of 

class C unreinforced brick masonry, wood frame and cast in place concrete construction, 

with a flat roof of membrane covering.  According the appraiser’s physical inspection and 

the Owner-Directed Facility Seismic Evaluation report prepared by Miller Consulting 

Engineers, the gross building area (GBA) totals 7,745 square feet.  The subject's recent 

use as a municipal office facility is a permitted use based on the current C-1-D zoning 

district.  The subject’s FAR (floor to area ratio) is 1.62 (7,745 SF GBA / 4,771 SF site 

area).   

Basic building details are as follows: 

FOUNDATION – Concrete, rock/rubble perimeter with post and pier intermediate 

bearing.   

FLOORS – Wood frame with dimensional lumber.  

WALL STRUCTURE – Combination of unreinforced brick masonry, wood frame 

and cast in place concrete, with a stucco veneer.    

BUILDING HEIGHT – 20-24 feet. 

ROOF STRUCTURE and COVER – Flat, wood frame rafters with panel board 

sheathing and membrane covering.   

INSULATION – Portions of ceilings include blown-in insulation.   

WINDOWS – Single and double hung windows set in aluminum frames.    

DOORS – The ground floor main entry exterior doors are storefront style, single or 

double hung glass set in wood or aluminum frame.  The side entry door facing Plaza Loop 

includes a roll up security door.  Interior doors are hollow core or solid wood set in wood 

trim. 
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INTERIOR FLOORS – Combination of commercial grade carpet in office 

areas/hallways and sheet vinyl in restrooms.   

INTERIOR WALLS – Combination brick masonry and gypsum board, textured and 

painted.   

INTERIOR CEILINGS – Combination of painted gypsum board and acoustic 

panels.     

HEATING, VENTILATING and AIR CONDITIONING – Roof mounted package 

system providing forced air electric heat and air conditioning.      

PLUMBING – Two restrooms are located at the rear of the ground floor.  One ADA 

compliant restroom is located on the second floor.  Break room on the first and second 

floors each include a single basin, stainless steel sink set in a Formica countertop with 

wood cabinetry.  There is a utility closet with mop drain on the second floor. 

LIGHTING and ELECTRICAL - Lighting is a combination of ceiling or wall 

mounted incandescent and fluorescent fixtures.  Electrical power is 3-phase, 480 volt. 

 FIRE PROTECTION - The facility includes a wet pipe sprinkler system.   

 VERTICAL PENETRATION – There are two interior stairwells providing access to 

the second floor.  The subject also has use of the elevator installed by OSF at the rear of 

the facility.       

 AWNINGS – The street front elevations of the facility include fabric awnings over 

the first floor windows and main entry doors. 

 PARKING – There is no off-street parking available, nor required per city code.  

Street parking is available along E. Main Street and Plaza Loop at the subject frontage.     

 LANDSCAPING –The concrete sidewalks at the Plaza Loop frontage include tree 

wells with deciduous trees.    

 OVERALL CONSTRUCTION QUALITY – Average for its original 1891 

construction; not to current standards. 
 OVERALL CONDITION OF IMPROVEMENTS – Poor.  Although the subject has 

been renovated and expanded over the years, the facility includes numerous areas of 

physical deterioration.  The subject’s historic construction currently includes structural 

issues related to seismic, roof, electrical, HVAC and ADA compliance.  The subject is not 

seismically reinforced and is subject to collapse in the event of an earthquake.  
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Additionally the subject includes a cracked roof support beam in the attic, and the roof is 

at risk of collapse when there is snow and ice on the roof.  On February 17, 2026, the city 

fire marshal closed the subject to normal building occupancy due to snow accumulation 

on the roof after a January inspection found the building unsafe to occupy.   

 A Property Condition Assessment report of the subject property dated January 16, 

2026, prepared by Oregon Commercial Property Inspections, was provided for review.  

The findings of this report concluded the subject exhibits conditions of an older, 

historically constructed building with deferred maintenance, aged building systems, and 

documented structural and seismic concerns.   

EFFECTIVE AGE and ECONOMIC LIFE – The actual age of the subject 

improvements is 135 years.  Based on the current condition of the subject facility, the 

effective age is estimated to be approximately 50+/- years.  The economic life of a facility 

such as the subject is approximately 45-50 years according to the national cost guide 

Marshall & Swift.  The subject is estimated to be at the end of its economic life.  

REMARKS:  The subject is a single tenant, historic municipal office facility built in 

1891 located in downtown Ashland.  The level of interior finish, unit configuration and the 

overall floor plan is similar to other successful office facilities in the downtown market.  

The building includes numerous areas of significant structural deterioration and is not 

currently suitable for normal office occupancy.  Without renovation the subject 

improvements are estimated to be at the end of their economic life.  Based on the historic 

nature of the improvements any future renovation, demolition and/or redevelopment of 

the improvements will be subject to local, state and federal preservation reviews and 

approvals.   
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HIGHEST AND BEST USE 

 

Highest and best use is defined as the reasonably probable and legal use of vacant land 

or an improved property, which is physically possible, appropriately supported, financially 

feasible, and that results in the highest value.  The highest and best use of both land as vacant 

and as improved must meet four criteria: it must be legally permissible, physically possible, 

financially feasible, and maximally productive.  Judgments as to a property’s highest and best 

use form the basis for estimating its market value.  A complete analysis of highest and best use 

requires a consideration of the property both as though vacant and as improved. 

 
AS-IF VACANT ANALYSIS 

The subject property is zoned C-1-D, Retail Commercial District with Downtown Overlay, 

by the City of Ashland.  Permitted uses include professional and medical offices, retail stores, 

restaurants, theaters, and others.  Residential uses are permitted in the C-1-D zone with a 

density not to exceed 60 units per acre.  At least 65 percent of the total gross floor area of the 

ground floor shall be designated for permitted uses excluding residential.  Allowable uses in the 

C-1-D district are not required to provide off-street parking except hotels/motels.  According to 

the Downtown Overlay, structures greater than 40 feet in height, but less than 55 feet in height, 

may be permitted as a conditional use.   

Due to the subject’s deed restriction which runs with the land, legally permissible uses 

are municipal only for public square of the plaza, town hall or jail.  The subject’s deed restriction 

severely limits the use of the site and available buyer pool.  Based on the language of the deed 

restriction the subject “shall be and remain the property of the People of the Town of Ashland to 

have, and to enjoy, and used in common by the People of said Town as a Public Square or 

Plaza, and also for the erection of a Town Hall and Jail therein.”  This is a permanent covenant 

running with the land. 

Regarding physical characteristics, the subject is rectangular in shape and with flat 

topography.  It is centrally located on The Plaza with excellent pedestrian access and exposure 

from E. Main Street, Plaza Loop and a rear walkway next to Lithia Park and OSF.  The 

neighborhood is developed with retail, offices, restaurants, hotels, theaters, and mixed-uses 

(retail-residential).  Market conditions for downtown commercial space are currently stable.  Over 
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the last decade several new facilities have been completed along Lithia Way just north of the 

subject in the downtown neighborhood.  These facilities are of three-story, steel frame and brick 

masonry construction with ground level retail/office and residential condominiums on floors 2 

and 3.   

Based on legally permissible uses and the subject’s deed restriction, the highest and best 

use of the subject site as if vacant is multi-story municipal-only development.   

 
AS-IMPROVED ANALYSIS 

The subject improvements are an outright permitted use within the C-1-D zone.  The 

subject improvements are consistent with and conforming to surrounding development on The 

Plaza and downtown district.  The 1891-built facility has numerous areas of deterioration 

including major structural deficiencies, and was closed to normal business occupancy in 

February 2026 over structural safety concerns.  The estimated effective age is 50+/- years.  The 

economic life of similar office facilities is approximately 45-50 years.  Without renovation, the 

subject is estimated at the end of its economic life. 

According to the current Cost-to-Cure & 5-Year Capital Plan prepared for the subject by 

the city and located in the addenda of this report, estimated costs to cure in order of magnitude 

range as follows: 

Immediate (0-12 Months):  $229,500 - $359,000 
Short Term (1-3 Years): $167,000 - $267,000 
Long Term (4-5 Years): $756,500 - $1,346,000 
 

As summarized above, the upper end of the total 5-year estimated cost to cure range is 

$1,346,000, or $173.79 per square foot GBA.  The upper-end cost estimate per square foot is 

bracketed by renovation cost comparables in the subject market. 

As will be demonstrated in the following valuation section, the estimated value of the 

subject land currently encumbered by the deed restriction is $280,000 ($58/SF land area).  This 

included an estimated 60 percent discount for the subject’s municipal only deed restriction.  

Based on the hypothetical condition the subject was not encumbered by the deed restriction, an 

undiscounted land value of $690,000 is estimated achievable ($145/SF land area).  The 

subject’s underlying land value therefore equals $36.15 per square foot of gross building area 

(GBA) based on the deed restriction, or $89.09 per square foot GBA hypothetical 
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unencumbered.  The total cost to cure estimate of $173.79 plus land value equals $209.94 to 

$262.88 per square foot GBA, as summarized below: 

Subject 
Estimated 
Land Value 

Land Value 
/SF GBA 

5-Year Cost
to Cure/GBA

Total Land+ 
Cost/SF 

As-Is with Deed Restriction: $280,000 $36.15 $173.79 $209.94 

Hypothetical Unencumbered: $690,000 $89.09 $173.79 $262.88 

Recent improved sales of older commercial facilities without similar deed restrictions in 

downtown Ashland have ranged in price from approximately $140 to $284 per square foot GBA.  

Most range between $250 and $275 per square foot.  The low end of the market range from 

approximately $140 to $160 includes facilities near the end of their economic life, including 

significant structural deficiencies.  All of the recent comparable improved sales in downtown 

Ashland are inferior to the subject in location.  However they are all superior to the subject in 

property rights conveyed.  None of the recent improved sales included a deed restriction for 

municipal use only similar to the subject.  There are no known recent sales of improved facilities 

in Ashland or the larger Jackson County area with a similar deed restriction for municipal-only 

use.  The improved sales are therefore less credible to apply to the subject in as-is condition.  If 

the subject were not encumbered by the deed restriction, a renovated value at the upper end to 

slightly above the market range is estimated achievable for the subject based on location 

elements of comparison.  In conclusion, the as-is ($209.94/SF) and hypothetical unencumbered 

($262.88/SF) total costs plus land value are bracketed by the market data set.   

In conclusion, the existing improvements are at the end of their economic life.  Legal, 

physical, locational and marketability factors support holding the subject facility until the existing 

improvements can be renovated or redeveloped for municipal only use as the highest and best 

use of the subject property.  Since the subject building is on the national historic register, any 

future renovation, potential demolition and/or redevelopment will be dependent on local, state 

and federal reviews and approvals. 
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VALUATION ANALYSIS 

 
 Since the subject building improvements are at the end of their economic life, the cost 

approach to value is not fully developed in this report.  This valuation method has been 

considered and retained in the appraiser’s workfile, but since the subject’s building 

improvements are concluded fully depreciated it is not developed in this report.   

The improved sales comparison approach is also not credible to apply to the subject 

facility.  While there are sales of improved properties in Ashland nearing the end of their 

economic life similar to the subject, there were no comparable sales of commercial facilities with 

a similar municipal only use deed restriction such as the subject.  Due to the lack of comparable 

data truly similar, the sales comparison approach is unreliable and not applied to the subject 

improved property. 

The income approach is also not credible to value the subject property.  There is a scarcity 

of lease data for municipal facilities at the end of their economic life in the subject market. 

While the cost approach is not fully developed, a land value estimate is made.  The 

valuation of the subject land based on sales comparison is presented below.   

 

SITE VALUATION: 
 A search for comparable land sales was made in order to help estimate the value of the 

subject site.  In recent years there has been an extreme scarcity of sales of commercial zoned 

land in the Ashland market, especially in the subject’s downtown district, due to the built out 

nature of the neighborhood.  For this reason the search parameters were expanded to include 

more dated sales downtown, and sales in the larger market area including the railroad district.  

The land sales presented in the next section were the best data available for review and 

concluded adequate for comparison.   
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LAND SALE COMPARABLES MAP 

 
 

 
 
 
 
 

SALE 3 

SALE 4 

SALE 1 

SUBJECT 

SALE 2 
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COMPARABLE LAND SALE DATA 
 
 

 
 

 
SALE NO. 1    
 
LOCATION: 149-167 E. Main Street, Ashland, Jackson County, Oregon.  
 
GRANTOR: Teitelbaum Trust 
     
GRANTEE: 149 E. Main Street LLC   
 
DATE: February 28, 2024 
    
SALES PRICE: $1,500,000 
    
TERMS: Cash  
 
UNIT PRICE: $132.44 per square foot of land area   
 
DEED: 2024-4127 
     
VERIFICATION: Chris Ursetta, Tietelbaum Trust, seller 
   
ASSESSOR'S    
PARCEL NO.: 39-1E-09BA, Tax Lot 10900  
 
 

SALE 1 
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SALE NO.: 1 (Continued) 
 
 
SITE: 0.26 acre, 11,326 square feet; rectangular shaped interior parcel, 

with terraced topography, all public utilities available, street improved 
to urban standards.  The site fronts 98.4+/- feet on the north line of 
E. Main Street and 98.4+/- feet on the south line of the public alley 
known as Will Dodge Way. 

      
IMPROVEMENTS: At the date of sale the site was improved with a single story plus 

basement retail facility built in 1900.  The gross building area totaled 
10,650 square feet including basement and mezzanine storage 
space.  It was demised for four tenant suites.  The facility is not on 
the historic register.  At the date of sale it was in below average-poor 
condition with numerous areas of deferred maintenance including 
significant structural. 

   
ZONING: C-1-D, Retail Commercial District with Downtown Overlay, City of 

Ashland.  
 
REMARKS: The buyer was aware the building included significant structural 

issues at the date of sale and was nearing the end of its economic 
life.  The lease agreements at the date of sale had two to three year 
remaining terms.  The sale price reflected an OAR of 10 percent 
based on existing income.  This OAR is significantly higher than the 
typical rate for commercial space in Ashland averaging 6 percent at 
the date of sale, reflecting the condition of the improvements.   

 
MARKETING TIME: 0 days. 
 

  

SALE 1 
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COMPARABLE LAND SALE DATA 
 
 

 
 

 
SALE NO. 2    
 
LOCATION: 160 Lithia Way, Ashland, Jackson County, Oregon.  
 
GRANTOR: City of Ashland 
     
GRANTEE: DRRAM LLC (now Ashland Vine LLC)   
 
DATE: November 17, 2008 
    
SALES PRICE: $500,000 
    
TERMS: Cash  
 
UNIT PRICE: $71.74 per square foot   
 
DEED: 2008-44798 
     
VERIFICATION: Doug Irvine, buyer 
   
ASSESSOR'S    
PARCEL NO.: 39-1E-09BA, Tax Lot 10800  
 
 

SALE 2 
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SALE NO.: 2 (Continued) 
 
SITE: 0.16 acre, 6,970 square feet; slightly irregular-rectangular shaped 

interior parcel, with flat topography, all public utilities available, street 
improved to urban standards.  The site fronts 99.2+/- feet on the 
south line of Lithia Way and 98.19+/- feet on the north line of the 
public alley known as Will Dodge Way. 

      
IMPROVEMENTS: At the date of sale the site was improved with an asphalt paved 

parking lot in average condition.  The parking lot currently remains 
on site but is not in use, barricaded by perimeter chain link fencing. 

   
ZONING: C-1-D, Retail Commercial District with Downtown Overlay, City of 

Ashland.  
 
REMARKS: This parcel is located adjacent north of Land Sale 1.  The buyer 

purchased the site for a proposed wine bar/hotel, but subsequently 
focused on developing another property attributed to their winery, 
Irvine-Roberts.  Sale 2 was subsequently listed for sale on October 
6, 2016 for $1,100,000, or $157.83 per square foot.  It was on the 
market for 193 days without a pending sale, and the listing was 
canceled.  The 2008 sale occurred during the Great Recession 
(December 2007-June 2009).   

 
MARKETING TIME: 0 days. 
 

  

SALE 2 
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COMPARABLE LAND SALE DATA 
 
 

 
 

 
SALE NO. 3    
 
LOCATION: 283 Second Street, Ashland, Jackson County, Oregon.  
 
GRANTOR: Ronald A. Rusnak and Lisa J. Zingare, et al 
     
GRANTEE: Magnolia Investment LLC   
 
DATE: December 23, 2014 
    
SALES PRICE: $200,000 
    
TERMS: Cash  
 
UNIT PRICE: $43.72 per square foot   
 
DEED: 2014-33936 
     
VERIFICATION: Gil Livni, Magnolia Homes, buyer 
   
ASSESSOR'S    
PARCEL NO.: 39-1E-09BA, 900  
 
 

SALE 3 
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SALE NO.: 3 (Continued) 
 
 
SITE: 0.10 acre, 4,575 square feet; rectangular shaped interior parcel, with 

slightly sloping topography, all public utilities available, street 
improved to urban standards.  The parcel has 61+/- feet of frontage 
on the west line of Second Street and 75+/- feet of frontage on the 
north line of a public alleyway.  It is located one tax lot south of the 
intersection of A Street and Second Street in the Historic Railroad 
District.  Overhead utility lines on wood standards are located along 
the street and alley frontages. 

   
IMPROVEMENTS: At the date of sale and presently the site consists of a gravel lot. 

  
ZONING: E-1, Employment, City of Ashland . Permitted uses include 

professional and medical offices, retail, light manufacturing, 
hotel/motel, and residential on second floor (live/work).  

 
REMARKS: The buyer intends to improve the property with a mixed-use retail-

office and residential facility.  The buyer felt the price paid was below 
market.   

 
MARKETING TIME: 0 days. 

 
 
 

 
 
 
 
 
 

SALE 3 
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COMPARABLE LAND SALE DATA 
 
 

 
 

 
SALE NO. 4    
 
LOCATION: 469 Russell Street, Ashland, Jackson County, Oregon.  
 
GRANTOR: Laz Ayala 
     
GRANTEE: Jacksonville Investments LLC   
 
DATE: May 25, 2018 
    
SALES PRICE: $495,000 
    
TERMS: Cash  
 
UNIT PRICE: $26.43 per square foot   
 
DEED: 2018-16093 
     
VERIFICATION: Laz Ayala and Jeff Rodgers, listing/selling broker, John L. Scott 

  
ASSESSOR'S    
PARCEL NO.: 39-1E-09-AA Tax Lot 2802  
 
 
 

SALE 4 
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SALE NO.: 4 (Continued) 
 
 
SITE: 0.43 acre, 18,731 square feet; irregular shaped interior parcel, with 

level topography, all public utilities available, street improved to 
urban standards.  The property is Lot 3 in the Falcon Heights 
development of the Historic Railroad District.  The site is fully 
developed with sewer taps, water meters, transformers and other 
utilities as well as parking lot, storm water detention, landscaping and 
parking lights.  According to the broker, the developer had estimated 
$100,000 in site improvements were complete prior to sale.  
  

IMPROVEMENTS: Finished underground site work but no vertical improvements. 
  

ZONING: E-1, Employment, City of Ashland . Permitted uses include 
professional and medical offices, retail, light manufacturing, 
hotel/motel, and residential on second floor (live/work).  

 
REMARKS: The buyer intended to improve the property with a commercial 

building on the lower floor and residence on the upper floor. It has 
not been completed to date. 

 
MARKETING TIME: 106 days. 
 

  

SALE 4 
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LAND SALE SUMMARY 
       

   DATE/  SALE    PRICE/ 
NO. IDENTIFICATION RECORDING PRICE AC/SF ZONING SF 

              
1 146-167 E. Main Street 2/28/2024 $1,500,000 0.26 C-1-D $132.44 
 Ashland, OR 2024-4127  11,326   
       
2 160 Lithia Way 11/17/2008 $500,000 0.16 C-1-D $71.74 
 Ashland, OR 2008-44798  6,970   
       

  Listing $1,100,000   $157.83 
  10/6/2016     
       
3 283 Second Street 12/23/2014 $200,000 0.10 E-1 $43.72 
 Ashland, OR 2014-33936  4,575   
       
4 469 Russell Street 5/25/2018 $495,000 0.43 E-1 $26.43 
 Ashland, OR 2018-16093  18,731   
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SALES COMPARISON APPROACH ANALYSIS 
The land sales show prices from $200,000 to $1,500,000, or from $26.43 to $132.44 per 

square foot.  All are located in the subject’s neighborhood area of Ashland; Sales 1 and 2 are 

located in the downtown district most similar to the subject whereas Sales 3 and 4 are located 

in the railroad district to the north of downtown.  None of the land sales are truly similar to the 

subject’s very central location on The Plaza next to Lithia Park and OSF.  The data set was the 

best available and viewed adequate. 

The dates of sale range from 2008 to 2024.  After declining during the 2008 recession 

and stabilizing in 2012-13, market conditions for commercial land have been relatively stable to 

increasing since 2014, except for a decline and subsequent rebound during the 2020 pandemic.   

The sales range in size from 0.10 to 0.43 acres.  All of the sales included similar good 

access, relatively flat or terraced topography and available utilities as the subject.  None included 

a deed restriction for municipal use only such as the subject.   

The table on the next page summarizes a qualitative analysis of the comparable sales as 

they relate to the subject property based on property rights conveyed, market conditions, size, 

zoning/density, location and related factors.   
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Land Sale Comparative Qualitative Analysis 
 

ADJ. 
FACTOR 1 

 
2 

 
3 

 
4 

Property Rights 
Conveyed 

Fee Simple/  
No Deed 
Restriction – 
Superior 

Fee Simple/  
No Deed 
Restriction – 
Superior 

Fee Simple/  
No Deed 
Restriction 
– Superior 

Fee Simple/  
No Deed 
Restriction 
– Superior 

Financing Terms Similar Similar Similar Similar 

Conditions of Sale Similar Similar Similar Similar 

Sale Date/      
Market Conditions 

2/2024 – 
Similar 

11/2008 – 
Inferior 

12/2014 – 
Inferior 

5/2018 – 
Inferior 

Location/ 
Neighborhood  
Market Area 

Downtown 
not on Plaza 
– Inferior 

Downtown 
not on Plaza 
– Inferior 

Railroad 
District – 
Inferior 

Railroad 
District – 
Inferior 

Frontage/Exposure Interior – 
Inferior 

Interior – 
Inferior 

Interior – 
Inferior 

Interior – 
Inferior 

Access Similar Similar Similar Similar 

Size 0.26 AC 
Inferior 
(Larger) 

0.16 AC 
Inferior 
(Larger) 

0.10 AC 
Similar 

0.43 AC 
Inferior 
(Larger) 

Zoning C-1-D Similar C-1-D Similar E-1 Inferior E-1 Inferior 

Physical 
Characteristics 

Terraced 
Inferior 

Similar Similar Similar 

Existing 
Improvements/ 
Required Demolition 

Yes –    
Similar 

None – 
Superior 

None – 
Superior 

None - 
Superior 

Price/SF        
Overall 
Comparison* 

$132.44 
Superior 

$71.74 
Superior 

$43.72 
Inferior 

$26.43 
Inferior 

 

Sales 1 and 2 from $71.74 to $132.44 per square foot are rated most reliable based on 

similar downtown locations, and Sale 1 is the most recent indicator.  As summarized in the above 

chart, Sales 1 and 2 from $71.74 to $132.44 per square foot are rated overall superior to the 

subject.  While are both inferior to the subject in location, size and overall appeal, they are 
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superior in property rights conveyed without municipal only deed restriction.  Sales 3 and 4 from 

$26.43 to $43.72 per square foot are rated overall inferior to the subject, requiring net upward 

adjustments.   

Qualitative Analysis Conclusion:  Based on the qualitative analysis, a land value 

greater than $43.72 and less than $71.74 per square foot is concluded achievable for the subject.   

Quantitative Analysis with Discount for Deed Restriction:  Due to the severity of the 

subject’s deed restriction, a quantitative analysis with a specific adjustment for property rights is 

desired for extraction from the market. 

Based on the hypothetical condition the subject was not encumbered by the deed 

restriction for municipal use only, a land value greater than the upper end of the data set of 

$132.44 per square foot is concluded achievable based on differences in location, size, corner 

frontage and related elements of comparison.  Based on a 10 percent upward adjustment to the 

most recent and reliable Sale 1, a land value in the range of $145 per square foot is viewed 

achievable for the subject if it was not encumbered by the deed restriction.   

A search was made in the subject market for sales of similar municipal use only 

commercial land sales.  None were discovered in the subject’s Ashland or larger Jackson County 

market area truly similar to the subject.  The search was therefore expanded to include sales of 

land with development restrictions in order to analyze paired sales demonstrating differences in 

pricing.  Two sales of development land in Ashland with restricted uses were discovered over 

the last decade, as summarized on the following pages. 
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RESTRICTED USE COMPARABLE LAND SALES DATA 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of common area corridor 
 

 
LAND SALE NO. 1  
 
IDENTIFICATION: Vacant Land/Future City Park  
 
LOCATION: South side of E. Main Street, North side of Abbott Avenue, E. of Clay 

Street, Ashland UGB  
 
GRANTOR: Bonnie Shaffer and Fain Shaffer 
 
GRANTEE: City of Ashland Parks & Recreation 
 
DATE: November 6, 2018 
 
SALE PRICE: $1,000,000 
 
TERMS: Cash 
 
UNIT PRICE: $181,159 per acre 
 
DEED RECORDING: 2018-37280 
 
MARKETING TIME: 0 days 
 
VERIFICATION: Michael Black, Director, City of Ashland Parks & Recreation,  

SUBJECT 

 

SALE 1 

Page 89 of 532



- COLETTE MEYER, MAI - 

 74 

buyer representative. 
ASSESSOR’S 
PARCEL NO.: 39-1E-11CB, Tax Lot 200 
 
SITE: 5.52 acres, 240,451 square feet, rectangular shaped interior parcel, 

level topography, 362 feet of frontage on south line of E. Main Street.  
The site is located in the Urban Growth Boundary (UGB) of the City 
of Ashland within Jackson County.  The street frontage was not 
improved to current urban standards.  One curb cut provided 
ingress/egress. 

 
ZONING: RR-5, Rural Residential, 5 acre minimum, Jackson County. 
 
USE AT SALE: Unimproved except for a small, older residential dwelling.  
 
CURRENT USE: The dwelling has since been demolished.  The buyer purchased the 

property for city park purposes.  
   
REMARKS: The warranty deed includes the following restriction: “It is the 

intention of the Grantors that the property remain a park and that it 
not be later sold for the construction of a housing development.”  The 
property was appraised for $1,780,000, or $322,463 per acre prior to 
sale.  The sellers agreed to sell the land to Ashland Parks for 
$1,000,000 and donate the value of $780,000 as long as the property 
became a park.  The sale price represented a 44 percent discount 
from the appraised value attributed to the restriction. 

 
  

SALE 1 

Page 90 of 532



- COLETTE MEYER, MAI - 

 75 

RESTRICTED USE COMPARABLE LAND SALES DATA 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of common area corridor 
 

*Portion of above larger parcel, pursuant to lot line adjustment (see below) 
 
LAND SALE NO. 2  
 
IDENTIFICATION: Open Space in Bear Creek Drainage/Proposed Riverwalk City Park  
 
LOCATION: North of 345 Clinton Street, Ashland, Oregon 
 
GRANTOR: Paul B. Mace and Kathleen Kahle 
 
GRANTEE: City of Ashland 
 
DATE: April 5, 2018 
 
SALE PRICE: $380,000 
 
TERMS: Cash 
 
UNIT PRICE: $33,043 per acre 
 
DEED RECORDING: 2018-010640 
 
MARKETING TIME: 0 days 
 
VERIFICATION: Michael Black, Director, City of Ashland Parks & Recreation,  

buyer representative  

SUBJECT 

 

SALE 2* 

Page 91 of 532



- COLETTE MEYER, MAI - 

 76 

ASSESSOR’S 
PARCEL NO.: 39-1E-04DB, Tax Lot 400 (portion) 
 
SITE: 11.50 acres, 500,940 square feet, irregular shaped parcel with flat to 

sloping topography.  Bear Creek extends through the east and north 
boundary of the parcel.  The Mook Creek extends through central 
portions of the parcel.  Portions of the site are within the regulatory 
floodway.  The site was partitioned from a larger 23.35 acre parcel 
previously identified as Tax Lot 401. 

 
ZONING: R-1-5, Residential, with P-Overlay (Performance Standards), City of 

Ashland. 
 
USE AT SALE: The partitioned property was unimproved.  
 
CURRENT USE: City park identified as Riverwalk Park  
   
REMARKS: The partitioned site is identified in the map below provided by the 

buyer, the City of Ashland.  The site was restricted for development 
due to the floodway and access.  Sales of similar size R-1-5 
subdivision land during 2016-2019 ranged from $182,279 to 
$354,730 per acre, including the 5.02 acre site for proposed Verde 
Village Phase 2 and the 5.92 acre site proposed for West Village 
PUD.  The restricted use land sale demonstrates a discount of 83 
percent based on a market value of $200,000 per acre unrestricted. 

   
  

 
Source: City of Ashland Parks & Rec Dept. 

 

SALE 2 

Page 92 of 532



- COLETTE MEYER, MAI - 

 77 

 

The previous restricted use land sales show discount rates of 44 and 83 percent.  A 

discount rate at the middle of the market range of 60 percent is estimated for the subject.  Based 

on an unencumbered land value of $145.00 per square foot, a deed restricted land value of 

$58.00 per square foot is estimated for the subject property.   This is within the range of the 

qualitative analysis at the beginning of this section and viewed supportable. 

 

LAND VALUE CONCLUSION 
Based on the previous comparative analysis, the market value of the subject site 

encumbered by the deed restriction is estimated to be: 

 

4,771 Square Feet X $58.00/Sq. Ft. = $276,718 

Rounded = $280,000 
 

FINAL VALUE CONCLUSION 
Based upon the previous analysis, the opinion of As-Is Market Value of the subject’s fee 

simple interest subject to a recorded deed restriction limiting use to municipal purposes only 

including a public square of the plaza, town hall or jail as of February 4, 2026, was $280,000. 
 
ESTIMATED MARKETING AND EXPOSURE TIME3 

Marketing time is defined as “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.”   

Under current and projected market conditions for the year, the subject should experience 

a relatively normal to slightly longer marketing period.  The commercial land sales demonstrated 

marketing times from 0 to 106 days.  Based on this review and the subject’s deed restriction, the 

marketing period of the subject is estimated to be 12 to 24 months.   

 
3 Source of definitions: The Dictionary of Real Estate Appraisal, Fifth Edition, published in 2010 by the Appraisal 
Institute. 
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Exposure time is defined as “the time a property remains on the market.  It is 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; 

a retrospective estimate based on an analysis of past events assuming a competitive and open 

market.”  Based on a review of comparable sales, FlexMLS data, public records, and interviews 

with real estate brokers and developers, the estimated exposure time for the subject is 12 to 24 

months. 
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CERTIFICATION OF APPRAISAL 
 

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

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the reported 
assumptions and limiting conditions and are my personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 

 
- I have no present or prospective interest in the property that is the subject of this report 

and no personal interest with respect to the parties involved. 
 

- I have performed no services, as an appraiser or in any other capacity, regarding the 
property that is the subject of this report within the three-year period immediately 
preceding acceptance of this assignment.  
 

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

 
- My engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 
 

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

 
- My analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the Uniform Standards of Professional Appraisal Practice.  
 

- I have made a personal inspection of the property that is the subject of this report. 
 

- No one provided significant real property appraisal assistance to the person signing this 
certification. 

 
- The reported analyses, opinions, and conclusions were developed, and this report has 

been prepared, in conformity with the Code of Professional Ethics and Standards of 
Professional Appraisal Practice of the Appraisal Institute. 
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- The use of this report is subject to the requirements of the Appraisal Institute relating to 
review by its duly authorized representatives. 

 
- As of the date of this report, I have completed the Continuing Education Program for 

Designated Members of the Appraisal Institute. 
 

 

 
_______________________ 
Colette Meyer, MAI 

           Oregon State Certified General Appraiser 
           License No. C000767, expiring 11/30/2027 
           March 2, 2026 
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ASSUMPTIONS AND LIMITING CONDITIONS 

This appraisal is subject to the following assumptions and conditions: 

1. It is assumed that the property is in compliance with all applicable federal, state and 
local laws, ordinances, regulations, building standards, use restrictions and zoning 
unless the lack of compliance is stated in the appraisal report.  Determining and 
reporting on such compliance were not part of the scope of work for this assignment. 
 

2. It is assumed that all water, sewer facilities and utilities (whether existing or proposed) 
are or will be in good working order, are safe for use, and are or will be sufficient to 
serve the current or proposed uses of the subject property or any structures or other 
improvements.  Determining and reporting on such matters were not a part of the 
scope of work for this assignment. 
 

3. Unless otherwise stated in this report, the past or current existence of hazardous 
materials or environmental contamination on, below or near the subject property was 
not overserved or known by the appraiser.  The appraiser, however, is not qualified to 
detect such substances or to make determinations about their presence.  The 
presence of substances such as asbestos, urea-formaldehyde foam insulation and 
other potentially hazardous materials or environmental contamination may affect the 
value of the property.  Unless otherwise stated, the value estimated is predicated on 
the assumption that there is no such material on, below or affecting the property that 
would cause a loss in value.  No responsibility is assumed for such conditions or for 
any expertise or engineering assistance required to discover them.  The intended user 
is urged to retain an expert in this field, if desired.   

  

Possession of this report or a copy thereof does not carry with it the right of publication 

nor may it be used for any purpose by any other than the client without the previous written 

consent of the appraiser and then only with proper qualifications. 

 Neither all nor any part of the contents of this report shall be conveyed to the public 

through advertising, public relations, news, sales, or other media without the written consent and 

approval of the author, particularly as to valuation conclusions, and the identity of the appraiser. 

 The appraiser shall not be required to give testimony or appear in court by reason of this 

appraisal with reference to the property described herein unless prior arrangements have been 

made. 
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COLETTE J. MEYER, MAI 
QUALIFICATIONS 

 
 Colette Meyer is a professional commercial real estate appraiser and consultant.  She 
conducts real estate appraisals plus market, economic feasibility, and highest and best use 
studies.  She has been appraising commercial real estate since 1990.  She was awarded the 
State Certified General Appraiser’s License from the State of Oregon’s Appraiser Certification 
and Licensure Board on September 16, 2003 (License No. C000767, expiring 11/30/2027). 
 
 Ms. Meyer was awarded the MAI designation by the Appraisal Institute on May 2, 2013.   
 

Ms. Meyer earned a Bachelor of Science from the University of Oregon in June 1990.  
Her major area of study was Finance.  Her secondary area of study within the Business School 
was Real Estate Finance, and her minor was in Geography.  She received Dean’s List honors.  
Some additional real estate appraisal courses, seminars and examinations that she has 
completed are as follows: 
 
 Appraisal Institute 
  Foundations of Real Estate Appraisal  
  Uniform Standards of Professional Appraisal Practice 
  Business Practices and Ethics 
  Basic Income Capitalization 
  Advanced Income Capitalization 
  Advanced Sales Comparison and Cost Approaches 
  Highest & Best Use and Market Analysis 
  Report Writing and Valuation Analysis 
  Advanced Applications 
  Comprehensive Examination 
  Experience Credits  
  Demonstration Narrative Appraisal Report 

Condemnation Appraising, Basic and Advanced Principles 
Small Hotel/Motel Valuation 
Apartment Appraisal Concept and Applications 
Subdivision Valuation 
Case Studies in Appraising Green Commercial Buildings 

   
 Ms. Meyer’s appraisal experience includes a wide variety of commercial, industrial and 
multi-family properties in southern Oregon and throughout the nation.  From 1990 to 1999, she 
worked as a licensed appraiser and appraiser assistant with Brown, Chudleigh, Schuler, & 
Associates in Medford, Oregon.  From 1999 to 2004, Ms. Meyer served as an independent 
contractor, assisting and completing valuations with Evan Archerd, MAI of Ashland, Oregon, 
William Miller, MAI and Steve Graham of Medford, Oregon, and Paul Zacha, MAI of Grants Pass, 
Oregon.  Since 2004, she has served as the sole proprietor of Meyer Appraisal & Consulting, 
currently doing business as Colette Meyer, MAI.  Her appraisal experience includes professional 
office buildings, regional and community shopping centers, restaurants, subdivision analysis, 
industrial buildings, service stations, and apartment complexes.  Ms. Meyer has also conducted 

Page 98 of 532



- COLETTE MEYER, MAI - 

 83 

condemnation appraisals of both partial and complete takings. Her appraisal experience 
includes the following properties: 
  

Rogue Valley Mall, Medford, Oregon 
 Pioneer Place Retail Center and Pioneer Place Office Tower, Portland, Oregon 
 Kruse Way Office Buildings, Lake Oswego, Oregon 
 One Maritime Plaza Office Tower, San Francisco, California 
 Flex Industrial Buildings, San Jose, California 
 TIAA Apartment Complex Portfolio, Los Angeles, California 
 Low Income Housing Tax Credit (LIHTC) Apartment Portfolio, Nationwide 
 
 Clients include Evergreen Federal Bank, People’s Bank of Commerce, Washington 
Federal Bank, Key Bank, Banner Bank, Evolve Bank, Oregon Pacific Bank, U.S. Bank, City of 
Medford Urban Renewal Agency, City of Phoenix Urban Renewal Agency, City of Central Point, 
City of Grants Pass, Rogue Valley Transit District, attorneys and private individuals.  

 
Ms. Meyer is also active in community service.  She has previously served as a mentor 

with the HATS (Help a Teen Succeed) program of Rogue Valley Youth for Christ, a resident 
visitor with Three Fountains Nursing Home, and a STARS mentor with the State of Oregon 
Department of Human Services.  She currently serves on the board of directors for Southern 
Oregon Humane Society. 
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Public Record Report for New Subdivision or Partition 
Page 1 of 7 (Ver. 20080422) 

  

 

First American Title Insurance Company 
 

1225 Crater Lake Avenue, Suite 101  
Medford, OR 97504 

Phn - (541)779-7250     
Fax - (866)400-2250 

  

PUBLIC RECORD REPORT 

FOR NEW SUBDIVISION OR LAND PARTITION 

GARY LANEY 
TITLE OFFICER 

glaney@firstam.com 

THIS REPORT IS ISSUED BY THE ABOVE-NAMED COMPANY ("THE COMPANY") FOR THE EXCLUSIVE USE 
OF: 

Pacific Crest Surveying  
131 Helman St  
Ashland, OR 97520  
Phone: (408)375-5220  
Fax:  
  

Date Prepared : October 31, 2025 
Effective Date : 8:00 A.M on October 23, 2025   

Order No. : 7169-4314538  

Subdivision :   
  

THIS IS NOT a title report since no examination has been made of the title to the above-described 
property. Our search for apparent encumbrances was limited to our tract Indices and therefore does not 
include additional matters which might have been disclosed by an examination of the record title, such as 

pending litigation. The charge for this service will not include supplemental reports, rechecks or other 
services. 

REPORT 

A.  The Land referred to in this report is located in the County of Jackson, State of Oregon, and is 
described as follows: 

 
As fully set forth on Exhibit "A" attached hereto and by this reference made a part hereof. 

B.   As of the Effective Date, the tax account and map references pertinent to the Land are as 
follows: 

  
As fully set forth on Exhibit "A" attached hereto and by this reference made a part hereof. 

C.   As of the Effective Date and according to the Public Records, we find title to the land apparently 
vested in: 

  
As fully set forth on Exhibit "B" attached hereto and by this reference made a part hereof 

D.   As of the Effective Date and according to the Public Records, the Land is subject to the following 
liens and encumbrances, which are not necessarily shown in the order of priority: 

  
As fully set forth on Exhibit "C" attached hereto and by this reference made a part hereof. 
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EXHIBIT "A" 
(Land Description Map Tax and Account) 

  
All that piece or parcel of land situated in the Town of Ashland, Jackson County, State of Oregon, and 
known on the official maps of said Town as the Plaza and bounded by Blocks One, Two and Three, and 
the Ashland Flouring Mill lot. 
  
Map No.: 391E09100  
Tax Account No.: 20 East Main Street  
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EXHIBIT "B" 
(Vesting) 

  
Town of Ashland, Jackson County, Oregon  
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EXHIBIT "C" 
(Liens and Encumbrances) 

  

1. Subject property is under public ownership and is tax exempt.  Any change in ownership before 
delivery of assessment roll may result in tax liability.  Account No. 1-006733-2. 

2. City liens, if any, of the City of Ashland. 

3. The rights of the public in and to that portion of the premises herein described lying within the limits 
of streets, roads and highways. 

4. An easement reserved in a deed, including the terms and provisions thereof;   
  
Recorded: August 28, 1884 as Volume 11, Page 492  
To: Hargadine and Walker ditches, and the Ashland Woolen Mills 

flume  
For: right of way  
 
  
 

5. An easement reserved in a deed, including the terms and provisions thereof;     
  
Recorded: December 30, 1889 as Volume 30, Page 224 and February 14, 

1884 as Volume 11, Page 157  
For: right of way for flume  
 
  
 

6. Easement and right of way recorded July 10, 1957 as Volume 444, Page 42  

7. Grant of Easement for Elavator and Elevator Lease, including terms and provisions thereof. 
Recorded: September 19, 2014, Document No. 2014-024803 (Specific 

location not given) 
  

8. Unrecorded leases or periodic tenancies, if any. 
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DEFINITIONS, CONDITIONS AND STIPULATIONS 

 

1. Definitions.  The following terms have the stated meaning when used in this report: 
(a) "Customer": The person or persons named or shown as the addressee of this report. 
(b) "Effective Date": The effective date stated in this report. 

(c) "Land": The land specifically described in this report and improvements affixed thereto which by law constitute real 
property. 

(d) "Public Records": Those records which by the laws of the state of Oregon impart constructive notice of matters relating to 
the Land. 

  

2. Liability of the Company. 

(a) THIS REPORT IS NOT AN INSURED PRODUCT OR SERVICE OR A REPRESENTATION OF THE CONDITION OF TITLE TO 
REAL PROPERTY.  IT IS NOT AN ABSTRACT, LEGAL OPINION, OPINION OF TITLE, TITLE INSURANCE COMMITMENT OR 
PRELIMINARY REPORT, OR ANY FORM OF TITLE INSURANCE OR GUARANTY.  THIS REPORT IS ISSUED EXCLUSIVELY 
FOR THE BENEFIT OF THE APPLICANT THEREFOR, AND MAY NOT BE USED OR RELIED UPON BY ANY OTHER 

PERSON.  THIS REPORT MAY NOT BE REPRODUCED IN ANY MANNER WITHOUT FIRST AMERICAN'S PRIOR WRITTEN 
CONSENT.  FIRST AMERICAN DOES NOT REPRESENT OR WARRANT THAT THE INFORMATION HEREIN IS COMPLETE OR 
FREE FROM ERROR, AND THE INFORMATION HEREIN IS PROVIDED WITHOUT ANY WARRANTIES OF ANY KIND, AS-IS, 
AND WITH ALL FAULTS.  AS A MATERIAL PART OF THE CONSIDERATION GIVEN IN EXCHANGE FOR THE ISSUANCE OF 

THIS REPORT, RECIPIENT AGREES THAT FIRST AMERICAN'S SOLE LIABILITY FOR ANY LOSS OR DAMAGE CAUSED BY 
AN ERROR OR OMISSION DUE TO INACCURATE INFORMATION OR NEGLIGENCE IN PREPARING THIS REPORT SHALL BE 
LIMITED TO THE FEE CHARGED FOR THE REPORT.  RECIPIENT ACCEPTS THIS REPORT WITH THIS LIMITATION AND 
AGREES THAT FIRST AMERICAN WOULD NOT HAVE ISSUED THIS REPORT BUT FOR THE LIMITATION OF LIABILITY 

DESCRIBED ABOVE.  FIRST AMERICAN MAKES NO REPRESENTATION OR WARRANTY AS TO THE LEGALITY OR 

PROPRIETY OF RECIPIENT'S USE OF THE INFORMATION HEREIN. 
(b) No costs (including, without limitation attorney fees and other expenses) of defense, or prosecution of any action, is 

afforded to the Customer. 
(c) In any event, the Company assumes no liability for loss or damage by reason of the following: 

(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. 

(2) Any 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, liens or encumbrances, or claims thereof, which are not shown by the Public Records. 
(4) Discrepancies, encroachments, shortage in area, conflicts in boundary lines or any other facts which a survey would 

disclose. 
(5) (i) Unpatented mining claims; (ii) reservations or exceptions in patents or in Acts authorizing the issuance thereof, 

(iii) water rights or claims or title to water. 
(6) Any right, title, interest, estate or easement in land beyond the lines of the area specifically described or referred to 

in this report, or in abutting streets, roads, avenues, alleys, lanes, ways or waterways. 
(7) Any law, ordinance or governmental regulation (including but not limited to building and zoning laws, ordinances or 

regulations) restricting, regulating, prohibiting or relating to (i) the occupancy, use or enjoyment on the land; (ii) the 
character, dimensions or location of any improvement now or hereafter erected on the land; (iii) a separation in 

ownership or a change in the dimensions or area of the land or any parcel of which the land is or was a part; or (iv) 
environmental protection, or the effect of any violation of these laws, ordinances or governmental regulations, 
except to the extent that a notice of the enforcement thereof or a notice of a defect, lien or encumbrance resulting 
from a violation or alleged violation affecting the land has been recorded in the Public Records at the effective date 

hereof. 
(8) Any governmental police power not excluded by 2(d)(7) above, except to the extent that notice of the exercise 

thereof or a notice of a defect, lien or encumbrance resulting from a violation or alleged violation affecting the land 
has been recorded in the Public Records at the effective date hereof. 

(9) Defects, liens, encumbrances, adverse claims or other matters created, suffered, assumed, agreed to or actually 
known by the Customer. 

3. Charge.  The charge for this report does not include supplemental reports, updates or other additional services of the 
Company. 
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Illegal Restrictive Covenants  
 
 
 
 

Please be advised that any provision contained in this document, or in a document that is attached, 
linked, or referenced in this document, that under applicable law illegally discriminates against a class of 
individuals based upon personal characteristics such as race, color, religion, sex, sexual orientation, 
gender identity, familial status, disability, national origin, or any other legally protected class, is illegal 
and unenforceable by law. 
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Cost-to-Cure & 5-Year Capital Plan
20 E Main Street, Ashland, OR

Prepared in accordance with ASTM E2018-15 (Order-of-Magnitude Estimates)

Cost-to-Cure Assumptions & Methodology

The following cost-to-cure estimates represent order-of-magnitude budget ranges prepared for planning purposes only. Costs are based on visual observations, system age,
observed deficiencies, and regional construction averages. No destructive testing, contractor bids, or engineering calculations were performed. Actual costs may vary.

Immediate / Near-Term Cost-to-Cure (0–12 Months)

System Description Estimated Cost Range

Roofing Replace aged TPO roofing system, flashing, parapets, penetrations $180,000 – $260,000

Structural Reinforce split attic rafter $6,000 – $12,000

HVAC Aged R-22 RTUs, refrigerant lines, filters $8,000 – $15,000

Electrical Correct exposed attic terminations $3,000 – $7,000

Electrical Address active knob-and-tube wiring $15,000 – $30,000

Pest Control Seal attic penetrations, rodent exclusion $2,500 – $5,000

Elevator Repair emergency phone system $3,000 – $6,000

Life Safety Install missing exit signage $2,000 – $4,000

Masonry Localized mortar repointing $10,000 – $20,000

Immediate Estimated Exposure: $229,500 – $359,000
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Short-Term Capital Plan (Years 1–3)

System Description Estimated Cost Range

HVAC Replace aged R-22 rooftop units $120,000 – $180,000

Plumbing Replace aged domestic water heater $6,000 – $10,000

Exterior Repair parapet, cornice, window trim $25,000 – $45,000

Drainage Downspout and attachment repairs $6,000 – $12,000

Interior Moisture-damaged finishes $10,000 – $20,000

Years 1–3 Estimated Exposure: $167,000 – $267,000

Long-Term Capital Plan (Years 4–5)

System Description Estimated Cost Range

Structural Seismic strengthening allowances $300,000 – $600,000

Electrical Panel and distribution upgrades $40,000 – $80,000

Exterior Façade crack repair and maintenance $20,000 – $40,000

Total 5-Year Estimated Capital Exposure: $756,500 – $1,346,000
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To: Council 

From: Mayor Graham 

Re: A hybrid option for housing city operations and civic leadership 

 

As we have navigated recent discussions regarding how best to address deferred 
maintenance across the city’s facilities while setting the city up for more efficient 
operations in the future, a few things have become quite clear.  

First, this is a very important set of decisions because they will chart our course for 
decades in terms of how the City of Ashland delivers services to residents in ways that 
support our local businesses. Significant investments are needed to address health, 
safety, and efficiency issues across our physical structures and decisions are underway 
regarding surplus properties.  

Second, there is a general understanding of the efficiencies and operational synergies that 
will result from having a consolidated campus for operations that puts our city 
departments in the same physical location rather than keeping them housed in various 
locations around town as they are now.  

Third, despite the community not authorizing a bond to repair City Hall at the start of the 
pandemic in 2020, there is a deep-seated love for our current City Hall and a desire to have 
it remain our civic anchor in the downtown area. We are seeing this desire to retain City 
Hall in messages to the Council and testimony at business meetings. I am relieved to see 
this affection for City Hall as I share that affection and believe that having a strong civic 
presence downtown is key to how it feels to be in the heart of Ashland for residents and 
visitors alike – and key to the future economic vibrancy of our community.  

Currently, the City Hall Options survey on the City website offers residents three choices:  

1. A consolidated campus outside of the downtown core. This necessitates divesting 
of City Hall and the Community Development building downtown. Efficiency will be 
improved, but there will no longer be a civic anchor downtown.  
 

2. Rebuild and consolidate as much as possible at the current city hall location. 
Efficiency will be somewhat improved, but there is not enough room at City Hall to 
bring all of the departments together that need to be together for optimal efficiency. 
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3. Carry on as we are with operations housed in various places around the city. This 
will involve repairing existing buildings in their current configuration. It does little to 
improve operational efficiency, but is likely the lowest cost alternative in the short 
run. However, inefficiency is often very expensive when considered over the long-
term.  

Discussions had at council meetings and interesting ideas put forward by constituents 
have surfaced a fourth option that bears consideration by the Council and community:  

To develop the consolidated campus outside the downtown core and 
remodel City Hall in its current location to house and support our civic 
leadership, strengthen our sense of place, and support our local 
businesses.  

In this option, City Hall could house a variety of elements, but here is one possibility: 

Ground Floor:  

• Displays of Ashland’s history and present endeavors, including for example, the 
history of our town and Lithia Park, our sister city relationships, and historical 
artifacts from our early water treatment facility. Through these displays, we could 
honor the Indigenous first inhabitants of our area and those who have contributed 
significantly to our community through their good deeds and donations of land 
(including the Helmans on whose property donation City Hall currently sits.) 
 

• Visitor information through a potential collaboration with the Chamber of 
Commerce, which would have volunteers staff the lower floor where the historical 
displays and travel information would be located. This would allow the first floor to 
be open to the public on a daily basis.  
 

• First Friday art shows featuring work from local amateur artists, such as ASD and 
SOU students, elders, and other groups.  
 

• Other activities that support community 
 

Second Floor:  

• Mayor and city council offices 
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• Downtown police and park cadet officers 
 

• Meeting space for city advisory committees 
 

• Other options? 

  

 

Third Floor (optional):  

• A large reception hall looking out over the plaza that supports indoor weddings, 
receptions, and community gatherings larger than what can be accommodated at 
Pioneer Hall and the Community Center. With the Storytown Ashland theme taking 
shape, what better way to bring people to Ashland than to celebrate the love stories 
of family and friends with weddings in the park (or indoor facility), restaurants to 
cater receptions and host rehearsal dinners, and shops, theater, art, music, and 
outdoor fun for wedding attendees?   
 

The above idea is just one thought about how we might leverage the building to draw more 
visitors year-round and provide an ongoing revenue stream to maintain City Hall once it is 
renovated or rebuilt. Other ideas to support our local businesses?  
 

Additional Considerations 

While this option is more expensive in the short run, it involves some elements, such as 
restoring a historic building, developing and housing historical displays, and economic 
development activities, that could allow us to access grant funding not otherwise available 
for a City Hall renovation. 

No matter what option we choose, addressing our facilities is a multi-year, staged process 
that likely involves staff consolidating as opportunities arise with other large buildings in 
town. Consolidating where possible as we move through the phases helps us advance 
efficiency efforts while still pursuing the longer-term plan in stages as the community is 
ready to take each next step.  

If this idea appeals to you, please consider including it in the options Council directs staff 
to continue to investigate and engage our residents about - even though it is not an option 
in the current survey.  
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Council Business Meeting 
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Date: April 7, 2026  
Agenda Item Requested Information on City Hall Repairs 

Department City Manager's Office 

From Jordan Rooklyn  
 
TIME ESTIMATE 
5 minutes 
 
CATEGORY 
Informational - this is to inform the body on a particular topic. No motion or direction needed. 
 
SUMMARY 
Follow-up on the information requested at the March 27, 2026, Special Meeting 
 
POLICIES, PLANS & GOALS SUPPORTED 
 
 
BACKGROUND AND ADDITIONAL INFORMATION 
On March 27, 20206, the City Council held a Special Meeting focused on the recommended City Hall repairs, and 
the use of the Community Center as temporary office space for the staff displaced from City Hall. At that Special 
Meeting, several information requests were made by Councilors regarding the City Hall repairs. This agenda item 
provides the follow-up information. 
  
The Engineer’s Assessment says there is structural risk in high wind events. How do they determine 
that? Due to the age of the building, construction type, and observed structural deficiencies, the structure does 
not meet current construction or building codes. Since it does not meet code, the engineering firm (ZCS) cannot 
confirm that it will remain structurally sound during a high-wind event. They recommend that the City perform 
follow-up inspections post wind, seismic, and snow events to ensure further structural issues have not occurred.  
 
Which of the repairs can we do in house? Of the recommended immediate repairs, staff anticipate being able 
to do the principal electrical work, hot water heater replacement, and pest control in house. The City is currently 
waiting on asbestos testing before our City electrician does a deeper inspection of the knob and tube wiring and 
unboxed splices to better understand if we will need to contract out any of the electric work. 
 
For the repairs we can’t do in house, what is the process and estimated timeline if we decide to make the 
repairs? For the recommended repairs that we cannot do in house, staff would follow the steps and rough 
timeline outlined below. 

• Receive Council direction on which repairs they would like to move forward with (timing variable) 
• Identify the funding source for the repairs and go through a budget supplemental process or the regular 

biennial budgeting process to allocate the funds (timing variable) 
• Develop bid documents for the repairs (2-3 weeks) 
• Post the bids and have an onsite meeting for potential bidders (3-4 weeks) 
• Select bidder, finalize contracts, and issue notice to proceed (3-4 weeks) 
• Contractor performs repairs (1-2 months) 

 
Note, staff's recommendation is to wait on any major repairs to the building until the City has clarity around its 
future use and Council's desired timeline. The City is currently considering a Facilities Master Plan, Strategic 
Plan, and City Hall Title litigation, which may help inform the future use of City Hall.  
 

Page 449 of 532



Council Business Meeting 

 
Page 2 of 2 

 

FISCAL IMPACTS 
TBD 
 
SUGGESTED ACTIONS, MOTIONS, AND/OR OPTIONS 
None 
 
REFERENCES & ATTACHMENTS 
1. City Hall Repair Estimates Table 
2. Ashland City Hall - Engineers Assessment Report 
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City Hall Repair Recommendations and Costing Estimates*
As of March 25, 2026

Original 
Construction 
Estimate**

Construction 
Estimate in 2026 
dollars***

Source of 
Recommendation/Estimate

Immediate Concerns
Rafter Repair (Safety) 6,000$                      6,000$                        Staff Estimate

Roofing (Life Cycle) 260,000$                 260,000$                   Commercial Inspection (2026)

Water Heater (Life Cycle) 4,680$                      4,973$                        McKinstry (2024)

Electrical (Safety) 37,000$                   37,000$                     Commercial Inspection (2026)

HVAC (Life Cycle) 191,625$                 203,640$                   McKinstry (2024)

Pest Control 5,000$                      5,000$                        Commercial Inspection (2026)

Immediate Total 504,305$                 516,613$                   

Primary Concerns

Seismic Structural Updates 1,363,757$             2,472,355$               Miller 2015 Estimate

Elevator Phone 6,000$                      6,000$                        Commercial Inspection (2026)

Exit Signage 4,000$                      4,000$                        Commercial Inspection (2026)

Fire Sprinkler System 14,235$                   15,128$                     McKinstry (2024)

Life Safety Total 1,387,992$             2,497,483$              

Secondary Concerns
Masonry Repairs 20,000$                   20,000$                     Commercial Inspection (2026)

Windows (Life Cycle) 110,730$                 117,673$                   McKinstry (2024)

Backup Generator 31,275$                   33,236$                     McKinstry (2024)

Lighting (LED Conversion) 20,835$                   22,141$                     McKinstry (2024)

Doors (Life Cycle) 49,770$                   52,891$                     McKinstry (2024)

Drainage 12,000$                   12,000$                     Commercial Inspection (2026)

Interior Finishes (water damage) 20,000$                   20,000$                     Commercial Inspection (2026)

Electrical (arc flash and upgrades) 80,000$                   80,000$                     Commercial Inspection (2026)

Exterior Envelope 40,000$                   40,000$                     Commercial Inspection (2026)

Secondary Total 384,610$                 397,941$                   

City Hall Totals 2,276,907$               3,412,037$                  

*These recommendations do not take into consideration ADA accommodation improvements or asbestos planning and mitigation.
**Does not include any additional engineering or permitting required for improvements
***Calculated by applying the Construction Cost Index (CCI) Seattle to original estimates
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Date 4/24/2026

Estimate # : 210841

Billing Address
City of Ashland

20 E Main St
Ashland, OR  97502

Job Address
City of Ashland

20 E Main St
Ashland, OR 97502

Rep : KJ

Price Complete:

PROPOSAL

By signing and dating this estimate, you acknowledge having read and accepted its terms and conditions including the following:  All material is guaranteed to be as
specified.  All work is to be completed in a professional manner according to standard practices.  Any deviation from and/or addition to the specifications indicated
within this estimate including, but not limited to, any sheathing to be replaced and/or carpentry work required, this may result in an extra charge over and above the
estimate.  Hoag Roofing cannot be responsible for dirt infiltration through roof or ceiling.  We cannot be responsible for asbestos handling and/or removal
necessitated by damage occuring during the performance of the herein described work (including but limited to the repair of asbestos "popcorn" ceilings).  All
agreements are contingent upon accidents or delays beyond Hoag Roofing's control. Not responsible for re-installation of satellite dish.

842 Enterprise Dr
Central Point, OR 97502

Ph: 541-779-7743
Oregon CCB #172649

office@hoagroofing.com

Date________________
Please sign, date, and return to Hoag Roofing

Payment due at completion of job

Signature______________________________

Owner is to carry fire and other necessary insurance. All Hoag Roofing employees are covered by Workers Compensation Insurance. All late payments are subject
to 24%APR (2% per month from date of invoice). Any warranty given will not be activated until invoice paid in full.  You may cancel this transaction within 3 business
days from date of signature without penalty. Penalty may occur after 3 business days due to material securement. This Proposal is valid for 30 days to accept with a
signature, after which  prices are subject to change.  All proposals paid with a credit or debit card are subject to a 3% processing fee.

Description
Clean and prep roofing surface, removing and disposing of debris.
Spray apply Gaco E5320 epoxy primer to existing roofing.
Walk roof applying Gaco Seam Seal to all pipes and flashings as needed.
Spray apply 2 gallons per 100 square feet Ghemco 97% solid silicone roof coating.
Install fabric as needed to flashings and seams of existing roof.
Clean up and haul away debris created by roofing work.
5 Year Water-Tight Guarantee

$44,000.00
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ROOFING PROPOSAL  

                             918 Chevy Way – Medford, Oregon 97504  
541.773.7663 / FAX 866.466.5526  

JAM Construction is currently actively licensed with CCB # 114864  

PROPOSAL SUBMITTED TO: Robert Halbritter        

JOB LOCATION:(City Hall Building) 20 E. Main St. Ashland, OR. 97520 
 ​ ​ ​ ​                 ​             

____________________________________________________________________________________ 
WE HEREBY SUBMIT SPECIFICATIONS AND ESTIMATES TO:  

PROVIDE AND INSTALL:  

●​ Removal and disposal of all debris on the roof. 
●​ Clean and pressure wash older membrane. 
●​ Let the roof dry completely for 48 hr. Period. 
●​ Apply Duro-shield silicone roof coating over old pvc Duro-Last roofing.(Including all roof 

penetrations, curbs, and up walls. 
●​ Crews will be aware of all safety guidelines included in this project, and abide by them at 

all times.​ ​ ​ ​ ​ ​ ​ ​ ​ ​ ​ ​ ​   
●​ Start Date TBD. 

NOTE: Any changes to the building plans will be done on change order.  

●​ 5 year Manufacturer Material Warranty.​ ​ ​ ​ ​ ​
​ ​  

 
 

 WE PROPOSE:  
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  To furnish material and labor – complete in accordance with above specifications for the sum of: $ 23,778.18  
____________________________________________________________________________________ 

 
DATE:  4/23/2026  

 
NOTE: This proposal may be withdrawn by us if not accepted within 10 days.  

ACCEPTANCE OF PROPOSAL: The above prices, specifications and conditions are satisfactory and are 
hereby accepted. You are authorized to do the work as specified. Payment will be as outlined above. By 
signing below, I (we) confirm receipt of Consumer Protection Notice, Notice of Procedure and Information 
Notice to Owner About Construction Liens.  

SIGNATURE: _______________________________________________________ DATE: ____________ 
CUSTOMER COPY  

KK/SRC 
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S & B James 
 
Following are estimated costs for repairs and replacements based on our discussion and 
site walk today: 
 

1. Membrane roof replacement $100,000.00 (mechanically fastened) or fully adhered 
option is about $120,000 

2. Mechanical equipment replacement $150,000 including minimal ductwork and 
outside air if required by code at split systems (for replacement only, code upgrade 
(addition of outside air) is not required). I am still waiting on Metal Masters for 
confirmation of my pricing so this may need adjustment once that comes in. 

3. Electrical system repairs $30,000 to $50,000 
4. Structural upgrades allowance in support of the above work (equipment supports @ 

HVAC equipment, damaged roof sheeting replacement @ roof deck) $50,000. 
 
We look forward to bidding the project should it go that route. 
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4/21/2026 ACH CITY HALL REPAIRS 04.21.26.xlsx

 

LABOR MATERIALS SUB EQ OR GEN TOTAL
$0

1020 PERMIT $0
7300 ROOFING $168,200 $168,200

15800 HVAC $89,535 $89,535
16100 ELECTRICAL $55,000 $55,000

$0
$0 $0 $312,735 $0 $312,735

TOTAL COST $312,735
0.0% $0

OWNER CONTINGENCY 10.0% $31,274
LIABILITY INSURANCE 0.0% $0

BOND 1.0% $3,440
OH & P 8.0% $27,796

TOTAL BID $375,245

BID $375,245

CITY OF ASHLAND - CITY HALL REPAIR
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Date: May 4, 2026  
Agenda Item Reivew of City Council Budget 

Department City Manager's Office 

From Sabrina Cotta  
 
TIME ESTIMATE 
10 minutes 
 
CATEGORY 
Informational - this is to inform the body on a particular topic. No motion or direction needed. 
 
SUMMARY 
At the December 1, 2025 Council Retreat a request was made to review the Mayor and Council budget and what 
is in it. Detailed information has been provided for what was budgeted for in FY 2026. 
 
POLICIES, PLANS & GOALS SUPPORTED 

• Respect for the citizens we serve, for each other, and for the work we do 

• Excellence in governance and city services 

• Sustainability through creativity, affordability, and rightsized service delivery 
 
 
BACKGROUND AND ADDITIONAL INFORMATION 
At the December 1, 2025 Council Retreat, a request was made to review the Mayor and Council budget. The 
Mayor and Council's budget is limited and includes the following: 
 
Professional Services 
Stipends — Per City Charter, each member of the body receives $900 a month. $63,000 annually. 
Other expenses under professional services for this year include: 

• Rental of Mountain Theater for Town Hall : $486 
• Town Hall supplies: $439 
• City Band to play at Oregon Mayor's Association Conference: $150 

 
Trainings and Conferences: 

• $18,860 to be split between 7 members (includes mileage, lodging and conference registration). $2,694 
per member 

o Expended this year $12,777 (pending expenses prior to end of fiscal year) 

 
Dues: 

• Sister Cities International $440/year 
• National League of Cities (lobbying) $2256/year 
• League of Oregon Cities (lobbying) $19,625/ year 
• State of Oregon- Oregon Government Ethics Commission $1872 
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• Amigo Club $2000 

 
Sister City Commission: 

• Activities and expenses related to sister city relationships: 
• Expended this year 

o Ukraine $2310 
o Guanajuato $391 

 
 
 
FISCAL IMPACTS 
City staff looks for Council guidance when building the Mayor and Council budget. 
 
SUGGESTED ACTIONS, AND/OR OPTIONS 
N/A 
 
REFERENCES & ATTACHMENTS 
None 
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