
 

From the Desk of 
Mike Rhodes 

18160 Cottonwood Rd PMB 830 

Sunriver, OR 97707 

MikeRV9A@gmail.com 

 
29 July 2020 
 

Ref: Bend Airport Hangar Rental Increase 
 

Bend City Council, 

It was with stunning disbelief that I received with less than 30 day notice, a 30% increase in the Bend Airport T-hangar 
rental currently collected by the City.  Some are seeing their rental rates doubled.  The change notice was included in the 

monthly rental invoice, which I didn't receive in the US Mail until on or about July 8th. (Attachment 1).  There isn't even a 
date on the notice provided. 

On July 13th I contacted a tenant renting a hangar in the same building as I and he had no idea there was a rent 

increase due on Aug. 1st.  
You need to read and understand every word in this rebuttal, and in keeping with the FAA Airport Compliance Manual, 

Section 18.6; the city is required to satisfactorily respond in detailed point by point response to this letter. 
 

There are MANY problems with this increase. 

 Timing 

 Procedural 

o Cost of Services Analysis 
o FAA Grant requirements 

 Technical 

o Market Valuation 
 Collateral Damage 

  

Timing: 
 May 29th, 2020: Kidder-Mathews of Seattle, issues the Bend airport appraisal report to Teresa Briggs, City of 

Bend. 

 June 3rd, 2020: Bend City Budget Committee meets to discuss a 25 page "Fees Resolution" document, which 

contains approximately 1100 fee line items.  119 fee line items had changes, of which  16 involved airport fees.  I 

have watched the video of this meeting. 

  
I find the presentation of the information here very deceptive.  All the line items specify how much the increases 

are going to be, except "Other utility fee charges" which are to reflect "cost of service".   
 

Notice the airport line item has no specifics.  The presenter does verbally mention a 30% increase and bases it 
solely on the 2020 appraisal.  No other details were provided. It's clear the Kidder-Mathews appraisal was simply 

taken at face value and no one questioned the veracity of the appraisal, nor other requirements that factor in, 



such as "cost of services" and FAA regulatory mandates. 

 
 

The City made it very clear they were trying to minimize fee increases in all these areas, EXCEPT the airport.  
With increases of 0-3% in all these categories, how could anyone not ask about the huge 30% outlier of airport 

fees??  NO ONE asked any questions! 

It clearly demonstrates a callous disregard by city staff toward the airport, and unwillingness of city council to 
effective oversight. 

 June 17th, 2020: City Council virtual meeting where Melissa Bradley from the city budget department gave a 5 
minute presentation concerning a bridge loan to the airport until grant monies were received in July, and a simple 

statement that the council needed to approve the revised schedule of Fees/Charges.  She specifically offered no 

details as to any the 119 fee changes the council was voting on.  There was no discussion or questions from the 
Council and it was approved unanimously.  

 July 8th, 2020: Give or take a day, I received in the mail the July invoice for hangar rent and the undated notice 

of the 30% rent increase effective Aug. 1st. 
 Outrageous timing in light of the present economic crisis caused by COVID-19, when both residential and 

commercial tenants are being given rental payment extensions, 

 No one is raising rents right now.  If a landlord increased residential or commercial rents of this magnitude, with 

less than 30 days notice, there would be public hell to pay. 
 July 17th, Oregon State Legislature passed HB 4213 which extends the state's ban on evictions for both 

residential and commercial properties until 30 Sept. and gives renters until 3/31/2021 to pay back outstanding 

nonpayment balances.  
https://olis.oregonlegislature.gov/liz/2020S1/Downloads/MeasureDocument/HB4213/Enrolled 

 

 

Procedural: 

 No opportunity for stakeholders to participate in the process, (FAA Airport Compliance Manual - Order 5190.6B) 

 No opportunity for stakeholders to provide relevant information in the process, (FAA Airport Compliance Manual - 

Order 5190.6B) 
 No opportunity to evaluate and question the veracity of the data relied upon by the City, (FAA Airport Compliance 

Manual - Order 5190.6B) 

 Complete lack of public process transparency, (FAA Airport Compliance Manual - Order 5190.6B) 

 Lack of reasonable notice for the rent increase (especially given the huge magnitude of this increase).  Should be 

at least 90 days notice. 

 
Cost of Services Analysis: 

Bend City Code 12.15.005 resolution stipulates, "The fee shall not exceed the average cost of providing the service".   
  

Because the City of Bend has received FAA Federal Grant funds for improvements, the city is required to adhere to the 
stipulations of the FAA Airport Compliance Manual - Order 5190.6B 

https://www.faa.gov/airports/resources/publications/orders/compliance_5190_6/ 
 

"Chapter 17. Self-sustainability 
17.10. Rates Charged for Aeronautical Use.  

Charges for aeronautical uses of the airport must be reasonable. For aeronautical users, the FAA considers charges that 
reflect the cost of the services or facilities satisfies the self-sustaining requirement. Accordingly, the FAA does not 

consider the self-sustaining obligation to require the sponsor to charge fair market value rates to aeronautical users.  

Aeronautical fees for landside or non-movement area airfield facilities (e.g., hangars and aviation offices) may be at a fair 
market rate, but are not required to be higher than a level that reflects the cost of services and facilities." 

 
"Chapter 18 Airport Rates and Charges. 

18.2. Policy Regarding Airport Rates and Charges.  

a. The Rates and Charges Policy provides comprehensive guidance on the legal requirement that airport fees be fair, 
reasonable, and not unjustly discriminatory. The reasonableness requirement is set forth in three different statutory 

provisions. 
b. The Rates and Charges Policy is intended to provide guidance to airport proprietors and aeronautical users, encourage 

direct negotiation between parties, minimize need for direct federal intervention, and establish standards that FAA will 

apply in addressing airport fee disputes and compliance issues." 

https://www.faa.gov/airports/resources/publications/orders/compliance_5190_6/


 

"18.5. Principles.  
a. Fair and Reasonable. Federal law, as implemented by the Rates and Charges Policy, requires that the rates, rentals, 

landing fees, and other charges that airports impose on aeronautical users for aeronautical use be fair and reasonable." 
 

"18.6. Local Negotiation and Resolution.  

a. General. Although federal law provides the DOT with authority to intervene in disputes over an airport fee or charge, 
the DOT primarily relies on the sponsor and its aeronautical users to reach consensus on airport rates and charges. The 

sponsor may impose a fee unilaterally, after consultation with users, if the fee is fully consistent with the Rates and 
Charges Policy. The sponsor may adopt a fee that varies from the Rates and Charges Policy only if users agree.  

b. Consultation. As provided for in the Rates and Charges Policy, DOT encourages adequate and timely consultation 

with users prior to implementing rate changes. To permit aeronautical users time to evaluate proposed rate changes, 
consultation should be well in advance, if practical, of introducing significant changes in charging systems, procedures 
or level of charges. Adequate information should be provided so users can evaluate the airport’s justification for the 
change and to assess its reasonableness. Due regard should be given to the views of both the aeronautical users and 
the airport and its financial needs. The Rates and Charges Policy notes that the parties should make a good-faith effort 
to reach agreement, and encourages airports and aeronautical users to include alternative dispute resolution 

procedures in their lease and use agreements to facilitate resolution and reduce the need for direct federal 
intervention to resolve differences over aeronautical fees." 

 
 Where was the cost of services analysis in the bases for setting this 30 to 100% fee increases?  

 Where was the direct negotiation between the city and aeronautical users as required by the Airport Compliance 

Manual? 

 Where was the transparency and time provided to users to evaluate the airport’s justification for the change and 

to assess its reasonableness? 
 
The City failed its federal obligation to factor in "cost of providing services" and the legal requirements set forth in the 
FAA Airport Compliance Manual - Order 5190.6B; Chapter 18 Airport Rates and Charges 

 

Comparisons of Bend Airport Services 
Table 2 Spreadsheet compares services available at the 16 regional airports used in Table 1.  Airports are ordered based 

on hangar rent from most expensive to least.  Bend is currently the 3rd most expensive in the State.  The new hangar 
rates makes it the MOST expensive in the state at 0.45 $/SF. 

Comparing the services rendered at this price to what the 2020 appraisal says we're NOT getting for the money is 
revealing: 

Bend has NO:  

 Air traffic control tower, 

 Precision instrument approach, 

 Airport perimeter security fence, 

 No designated transient aircraft parking for small general aviation aircraft. 

 Facility for washing airplanes, 

 Commercial air service.  Redmond has all these services and hangar rent is 50% less than Bend. 

 

Technical: 
 Market Value Determination: 

 Significant factual errors are present in the 2020 Kidder-Mathews airport appraisal. 

 https://www.bendoregon.gov/home/showdocument?id=46825 

 

The rental change notice references an appraisal performed in April, transmitted to the City on May 29th,  to justify the 

rental increases.  I reviewed said appraisal in detail and found it to be factually incorrect on many fronts.   
Using the T-Hangar valuations as an example, Page 41 of the report lists 9 regional airports as T-hangar rental 

comparisons. 
 

Even though the report includes Eugene and Redmond as comparison airports, it provides no T-Hangar rental information 

for them.  Actual rents at those airports run 0.225 and 0.23 $/SF respectfully.  
 

For Corvallis, the report says rent for 1000 square-foot (SF) T-Hangars are $144 to $183/month, then presents that as 
$0.45-0.50 $/SF.  Must be "new math", because they also use 0.45- 0.50 $/SF on Pg 40 in the discussion.  They also 

quoted a private developer who "believes" he can get 0.50 $/SF.... even though he's actually charging 0.36 $/SF.  The 
report doesn't even divulge which airport this private developer was talking about.  The comment was pure speculative 

and conjecture, therefore the comment is meaningless, irrelevant and outcome based prejudicial.  

https://www.bendoregon.gov/home/showdocument?id=46825


 

Then Pg 40 text continues, "Other similar airports like Corvallis and Portland-Hillsboro indicate rent ranges from 0.33 $/SF  
up to 0.50 $/SF."  The problem is, Corvallis ACTUAL hangar rental rate is 0.144 to 0.183 $/SF and the ONLY airport the 

appraiser shows at 0.50 $/SF is Portland-Hillsboro.  Fact of the matter is, Portland-Hillsboro rental rate is 0.36 $/SF. 
 

Pg. 41, Line 6. Troutdale Airport, show T-Hangars are 1200 SF.  I was based at Troutdale for 15 yrs and in 3 different 

hangar buildings over that time, there are no standard T-Hangars there over 1000 SF. 
Line 7. Bend Airport, lists a T-Hangar of 1680 SF as the comparison.  I'm in the north end J hangar building, which the 

city apparently believes is 1000 SF and plans to charge those of us accordingly.  The problem is, ACTUAL USABLE space 
inside of those T-Hangars is 968 SF.  So the City is charging us for floor space we don't actually have.  It makes the 

effective rental rate of 0.465 $/SF. 
 

Out of all this sloppy math from the appraiser and the city, they summerize that Bend T-Hangar valuation should be 0.45 

$/SF.    
 

Attached Table 1 and Figure 1 demonstrates how the appraiser's own numbers are completely disconnected from the 
appraisers conclusions.  Clearly the City relied solely on the Kidder-Mathews appraisal for changing airport fees, even 

though the appraisers bases data fails to support its own conclusion. 
 

Table 1 lists the T-Hangar values or average values used in the Appraisal report.   The airports in yellow are listed as 

used by the appraiser as best comparables.   I would consider only 4 of the 9 airports as actually comparable, and only 
Corvallis & maybe Walla Walla from the appraisers list.  Aurora and Portland-Hillsboro aren't even close to the same 

league as Bend.   The second column are ACTUAL hangar rents currently being paid at all the airports listed.  These 
numbers are verified from renters and a few landlords AT THOSE AIRPORTS today. 

 

Summary from Table 1: 
 

From the appraisers list of airports: 
Most similar 4 airports average:   0.307 $/SF 

Total average of the 9 airports:   0.305 $/SF 

 
ACTUAL current rents paid:  

Total Average of 19 regional airports, 
including 5 major out of state airport:  0.280 $/SF 

Oregon Regional average:  0.275 $/SF 
Oregon Local Average:   0.227 $/SF 

 

Most actually similar to Bend Municipal Airport 
Average of most similar:   0.228 $/SF 

The previous 2015 airport appraisal was performed by Bratton Appraisal Group LLC from Bend.  Appraisals prior to that 
were also local appraisers. 

It's unclear why the City of Bend went to Kidder Matthews, a Seattle firm, who is unfamiliar with local issues and facilities.  

When I look at the website for Kidder Matthews, they state that they specialize in: 

“Valuation Advisory Services specializes in all property types including investment-grade real estate, 

office, retail, industrial, apartments, condominiums, hotels and resorts, mixed-use properties, low 

income tax credit properties, health care, golf courses, marinas, athletic clubs, parking garages, service 

stations, truck stops, agricultural land, mining properties, restaurants, branch banks, high value single-

family residences and estates, residential subdivisions and undeveloped vacant land.” 

Nowhere does Kidder Matthews mention that they are experts in federally obligated airports, which I would argue are 
very different than the other types of commercial/ industrial/residential/etc. properties they specialize in.   

It appears the city used a general appraiser who may not be familiar with the idea of “aeronautical rates”.  These rates 
are supposed to reflect either “the cost of making the space available OR the rates of comparable airports OR rates that 

are justifiable by any method acceptable to the FAA”.  As stipulated in  FAA Airport Compliance Manual - Order 5190.6B  



 

 2015 Appraisal Comparison:                

https://www.bendoregon.gov/home/showdocument?id=42684 

From the 2015 Bratton appraisal, the report stipulates "The use must be legal and probable, not speculative or 

conjectural."    

Figure 2 shows the conclusion of the Bratton report for 2015 T-Hangar rental rates.  

  

It stipulates a rental rate of 0.25 $/SF for the standard T-Hangars at Bend.  With a total CPI change of 9% from 2015 to 

2020, that would bring today's rental rate to 0.273 $/SF.  Yet today, Bend's ACTUAL hangar rate is .345 $/SF.  That is a 
38% increase in 5 yrs!  The 2020 Appraisal report claims the rate should be 0.45 $/SF, which is an 80% 

increase in 5 yrs! 

https://www.in2013dollars.com/us/inflation/2015?amount=1 

Notice that the 5 yr CPI adjustment of 0.273 $/SF is very close to current ACTUAL average of 0.275 $/SF 
from Table 1. 

It's easy to see how seriously messed up the City of Bend's treatment is of airport users and property.  It's financially 
abusive to the users and it's called playing loose with the facts. 

 
Collateral Damage 

There is a general public perception that pilots and airplane owners must be flush with extra money.  The complete 

opposite is true.  We are involved with aviation because it's a life passion, not because we can afford it.  A flight examiner 
once told my pilot brother "that aviation took every dime I ever had". As many times as I've told other pilots that, 

everyone has said, ain't that the truth!  Many of us who own and hangar our airplanes are retired, we live on fixed 
incomes. It costs each owner thousands of dollars/yr in required aircraft inspections, insurance, and storage before the 

airplane can even be flown.  We put all of our resources into this passion, not because we can afford it, but because we 
love it.  But we can only do so much.... when greedy government starts taking more than their fair share. 

 

Many of us also give away our time and resources to introduce our youth to the aviation industry, by giving free airplane 
rides to kids and mentoring them.  I personally have given 160 free airplane rides to kids under the age of 18.  Taking 

more money out of my pocket, means I won't be able to contribute to our youth in life changing ways that you can't. 
 

There is a new pilot advanced training business at the airport who has said he unsure if he'll be able to keep his doors 

open with this rent increase.  It just makes his economic viability all the more tenable.  

https://www.bendoregon.gov/home/showdocument?id=42684
https://www.in2013dollars.com/us/inflation/2015?amount=1


 

A fellow Bend pilot who is on the Bend hangar waiting list, was told by airport management not to worry, with the rent 
increase they expect a lot of hangars to open up when people leave.  By the way, he won't rent your hangar at this rate. 

The City of Bend touts the airport as "an economic engine for community prosperity".  Just how does that work when you 
willingly and knowingly price good, deserving people away? 

 

Summary 
Bend T-Hangar rent is already at 0.345 $/SF, third highest in the State of Oregon.  ONLY Aurora and Hillsboro airports 

higher.  How this out of state appraiser can justify to the City of Bend, in its own report, that current average regional T-
hangar market rate average is 0.307 $/SF, that our independently determined ACTUAL average regional rate is 0.275 

$/SF, THEN just say you should be charging 0.45 $/SF, is beyond comprehension. The Kidder-Mathews made several 
references to speculative or conjectural statements within the report to infer higher rates, therefore they are not based in 

fact and frankly are prejudicial.  

 
The City of Bend does not own the Bend Municipal Airport to do with as they see fit.... it belongs to the people of Bend.  

The City is merely the custodian of the asset for the people.  Because the City of Bend has received FAA grants for airport 
improvements, the FAA has invested MANY millions of dollars in the airport, which therefore makes it part of the national 

aviation system infrastructure. With that comes greater responsibility to a much larger aviation community. 

 
 The City of Bend has not performed it's due diligence, by taking at face value an appraisal report that clearly 

contradicts itself. 

 The City has not accounted for "cost of services" as required by the FAA in determining reimbursement rates. 

 The City failed to provide the transparency and time for users to evaluate the airport’s justification for the rental 

change and to assess its fairness and reasonableness, as required by the FAA. 
 The City Council is not adequately fulfilling its oversight role of city staff. 

 Based on even the appraiser's own T-hangar rental data, it fails to support its own conclusions and certainly fails 

to meet the "fair and reasonable" test.  It calls into question the veracity of the entire appraisal. 

 The FAA requires aviation related fees/rents to be fair and reasonable AND to be subsidized by non-aviation 

business at the airport.  Reason being, aviation activity belongs accessible to everyone, not just the wealthy and 
influential.  The City of Bend is discriminating against the retired & working class of central Oregon with this failed 

process and unjustifiable rental/fee rates. 

 Based on all data as presented in the tables and graph, based on FAA requirements and level of services 

rendered to aviation users, Bend should technically be reducing rental rates, NOT increasing them.   
 In accordance with FAA Airport Compliance Manual, Section 18.6; the city is required to satisfactorily respond in 

detailed point by point response to this letter. 

 
Conclusion 

 The City of Bend needs to immediately roll back these rate increases to current levels because ALL the data 

clearly demonstrates the current pricing is already at the top end of the financial band for all airports in the 

region.  At current rates, Bend is already the 3rd most expensive airport in Oregon and lacks many of the services 
you'd expect at this price structure. 

 
 The Bend airport has not fared well under the management of the Economic Development Department.  The 

department manager knows nothing of aviation matters and the previous airport manager (who reports under 

Economic Development) took early retirement rather than continue fighting with city hall over the needs of the 
airport.  Unfortunately, the new airport manager has stepped into a snake pit, thanks to city hall.  The airport 

operates with a multimillion dollar budget line and has unique requirements to flourish and support the people of 

Bend and the region.  The airport and its manager needs to report directly to the City Manager. 
 

Frankly, I find this whole affair irresponsible, egregious and bordering on malfeasance.  The City of Bend has lost the 
confidence of the airport tenants to act in good faith, not just on this issue, but several others in recent years, which we 

the tenants are happy to discuss in a different venue.  There is no doubt, tenants deserve an active oversight role to 

ensure the City of Bend follows the requirements and stipulations for good stewardship of the airport.  Something it has 
utterly failed at this point. 

 
 

 
 

 

 



Sincerely, 

 
 

Mike Rhodes 
 

BS Nuclear Engineering Technology - OSU 

BS Radiation Therapy - OHSU 
Professional Licensed Nuclear & Mechanical Engineer CA- Retired 

Nuclear Regulatory Commission Senior Reactor Operator License - Retired 
Radiation Therapist RT(T) - Retired 

Certified Medical Radiation Dosimetrist (CMD) - Retired 
FAA Part 91 Private Pilot - Instrument Rated 50+ yrs 

FAA Part 107 Commercial UAS pilot 

 
XC:  

Tracy Williams  Bend Airport Manager    trwilliams@bendoregon.gov 
Carolyn Eagan  Director Economic Development  ceagan@bendoregon.gov 

Gina Kadow  Bend Airport Operations Lead   gkadow@bendoregon.gov 

Eric King  Bend City Manager    eking@bendoregon.gov 
All Bend  City Councilors     council@bendoregon.gov 

Jack Zika  Local state representative   Rep.JackZika@oregonlegislature.gov 
Tim Knopp  Local state senator    Sen.TimKnopp@oregonlegislature.gov 

Betsy Johnson  State senator, Scappoose, pilot   Sen.BetsyJohnson@oregonlegislature.gov 
Doug Ferguson  Member, Oregon Aviation Board  dougfse@ortelco.net 

Martha Meeker  Chair, Oregon Aviation Board   meekerma92@msn.com 

Betty Stansbury Director, ODA     betty.stansbury@aviation.state.or.us 
Anthony Beach  Airports Manger, ODA    anthony.beach@aviation.state.or.us 

 
 

Attachment 1:  Rental Increase Notice 
 

 



 

 

TABLE 1: T-Hangar Rental Comparisons 
   

  
2020 Appraisal 

     
Airport 

 

Pg 41 Hgr Rent- 
$/SF Actual Rent 

 

Actual Most 
Sim 

 UAO Aurora 0.475 
 

0.385 
   CVO Corvallis 0.164 

 
0.166 

 
0.166 

 EUG Eugene 
  

0.225 
   RDM Redmond 

  
0.23 

   HIO Hillsboro 0.39 
 

0.36 
   TTD Troutdale 0.275 

 
0.28 

 
0.28 

 BDN Bend 0.36 
 

0.345 
   ALW Walla Walla 0.2 

 
0.182 

 
0.182 

 S39 Prineville 0.27   0.25   0.25 
 DLS The Dalles 

  
0.325 

   SLE Salem 
  

0.275 
   BDN Bend NEW 0.45 

 
0.356 

   S12 Albany 
  

0.26 
 

0.26 
 S33 Madras 

  
0.2 

   4S9 Mulino 
  

0.325 
   SPB Scappoose 

  
0.23 

 
0.23 

 7S3 Twin Oaks     0.28     
 

        S50 Auburn, WA (Seattle) 
  

0.422 
   LVK Livermore, CA 

  
0.382 

   OAK Oakland, CA 
  

0.28 
   STS Sonoma Co, CA 

  
0.162 

   SMX Santa Maria, CA     0.234 
   

 
Oregon Region Average 

 
0.275 

   

 
Oregon Local Average 

  
0.227 

   

 
Most Sim Av per Aprsl 0.307 

     

 
Total Average 0.305   0.280 

 
0.228 

  

 

 

 

 

 



 
 

 


