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End of U Street 
Springfield, OR 
 
 
 
 
 
 
 
 

Comparable 6 ($45,129/acre, $24,814/lot) is 
the sale of nearly 33 acres of subdivision land 
in Springfield, OR, an inferior location when 
compared to the subject.   The property was 
purchased by Breeden Brothers, experienced 
developers from the Lane County area.  The 
sale was confirmed by Breeden Brothers staff 
members who reported that they are excellent 
negotiators and suggested that the sales price 
is slightly low compared to other similar 
subdivisions sales in the area.  This property 
had several development challenges.  As a 
result, only 2/3 of the land was developed 
while the remaining 1/3 was donated for open 
space.  Excluding 1/3 of the total site size from 
the sales price results in a price per acre 
indication of $67,684. We could not confirm if 
the donation of a portion of the property had 
any effect on the overall value indication.  Its 
challenging development issues coupled with 
inferior locational characteristics make it a low 
indicator of value for the subject. 

  

 
Royal Avenue 
Eugene, OR 

Comparable 7 ($108,540/acre, $17,090/lot) is 
located in west Eugene, a slightly inferior 
location when compared to the subject.  The 
property had some development challenges.  
The realtor who verified the transaction stated 
that likely only 75% of the parcel was 
developable.  Based on the PUD application 
submitted to the city of Eugene, the 
developers intended to place 177 lots on the 
site indicating the highest density of all the 
comparables at 6.24 units per acre.  Overall, 
based on its location, surrounding 
development, reduction of useable land due 
to development challenges, this comparable 
is a low indicator for the subject property.  Its 
per lot indicator is a low indicator for the 
subject based on their smaller sizes.  

 
Below is a chart which summarizes the comparables and their comparison to the 
subject property.   

 

 

 

 

Comparable Price Per Acre Indicator
6 $45,129 ($67,684) Low
7 $108,540 Low
4 $119,297 Low
3 $125,850 Slightly Low
1 $154,732 Slightly High Indicator
5 $165,680 High
2 $496,507 Extremely High
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The subject is narrowly bracketed by Comparables 1 and 3.  They suggest a range of 
$125,850 to $154,732 per acre.  The remaining comparables are good indicators that 
largely bracket the subject.  

The subject is large in size, larger than the majority of the comparables presented.  
Typical hillside development costs that will be associated with the majority of the 
development on the site suggest its per acre value conclusion should fall near the low 
end of the range.  However, its location in south Eugene amongst other high end single-
family developments as well as the fact that there are few large tracts of residential 
land left in south Eugene suggest its value conclusion should fall at the high end of the 
range.  Additionally, the land is very aesthetically pleasing indicating probable lot 
pricing at the high end of the range.  

Based on the physical characteristics of the subject, its location and the comparables 
presented, a price per acre of $138,000 is considered appropriate for the subject.   

Price Per Lot 
The subject’s most recent proposed development plan was provided for review.  It was 
eventually denied.  It is unknown if a new development plan has been submitted.   The 
most recent plan proposed 81 lots for the subject, which included 10 duplex lots. This 
suggests a density of 2.75.   This proposal was not denied based on the number of lots, 
rather there were several other reasons sited by the Hearings Official who denied the 
proposal.  This suggests that the proposed number of lots and subsequent density was 
reasonable for the subject.  Based on the comparables presented (whose densities 
range between 1.81 and 6.24), the proposed density of 2.75 (81 lots) is considered 
reasonable.  For this analysis, the proposed 81 lots for the subject will be utilized to 
estimate a price per lot, which will be used as a check of the price per acre value 
conclusion. 

Based on a price per acre of $138,000, indicating an overall value of $4,064,100, a price 
per lot of $50,000 is indicated.  Below is a chart which summarizes the comparables 
prices per lot as well as the subject’s positioning within the array. 

 

 

 

 

 

 

The subject falls in the middle of the range.  Its position within the array is reasonable 
based on its physical characteristics and probable lot pricing at the upper end of the 
range. Additionally, the duplex lots, which are larger in size and can be developed with 
two residential units, will also command a price at the higher end of the range. 

Therefore, the indicated market value via the Sales Comparison Approach, as of 
December 3, 2007, was (29.45 acres x $138,000) $4,064,100 rounded to: 

$4,050,000 
 

Comparable Price Per Lot
7 $17,090
6 $24,814
4 $36,187
1 $37,176

Subject $50,000
3 $55,500
5 $64,784
2 $84,164
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 LAND SALES TABULATION CHART   

 
 
 
 
 

Characteristics
Name

Address

Map & Tax Lot

Proximity to Subject 

Sale Date

Sale Price

Price/AC

Date Inspected

Site Area (AC)

Zone

Proposed Lots

Av erage Lot Size

Density

Element Description Adj(+/-) Description Adj(+/-) Description Adj(+/-) Description Adj(+/-) Description Adj(+/-) Description Adj(+/-) Description Adj(+/-)
Property Rights Conv eyed Fee Simple $0 Fee Simple $0 Fee Simple $0 Fee Simple $0 Fee Simple $0 Fee Simple $0 Fee Simple $0

Financing Terms Conv entional $0 Conv entional $0 Conv entional $0 Conv entional $0 Conv entional $0 Conv entional $0 Conv entional $0

Conditions of Sale Arm's Length $0 Arm's Length $0 Arm's Length $0 Arm's Length $0 Arm's Length $0 Arm's Length $0 Arm's Length $0

Market Conditions: Time 2.0% $27,700 6.0% $195,324 11.0% $55,000 18.0% $82,800 18.0% $2,520,000 22.0% $264,000 21.0% $525,000

Adjusted Price $1,412,700 $3,450,724 $555,000 $542,800 $16,520,000 $1,464,000 $3,025,000

Adjusted Price/Lot $37,176 $84,164 $55,500 $36,187 $64,784 $24,814 $17,090

Adjusted Price/Acre $154,732 $496,507 $125,850 $119,297 $165,680 $45,129 $108,540

Qualitative Adjustment Comparison Adj(+/-) Comparison Adj(+/-) Comparison Adj(+/-) Comparison Adj(+/-) Comparison Adj(+/-) Comparison Adj(+/-) Comparison Adj(+/-)
Location Eugene Eugene Eugene Eugene Eugene Springfield Eugene

Size 9.13 6.95 4.41 4.55 99.71 32.44 28.36

1% per month

Eugene

29.45

Not Av ailable

Comparable 3
Walter Dev elopment LLC

West Amazon

18032023  1100

less than 2 miles

Jan-07

$500,000

$113,379

September 18, 2007

4.41

R1

10

19,210

18-03-20-21 101,200,300 and 302 18041121  5801 17032840  1400

Nov ember 27, 2007 (most recent) September 18, 2007 September 18, 2007

Crest Meadows PUD (Eddie Property)

Subject Comparable 1 Comparable 2

Garden Way Crest Driv e

Comparable 4 Comparable 6
Riv er Heights Sub (Breeden Bros.)Bev erly Property

Subject less than 4 miles approximately 5 miles

Sout of West Amazon Driv e and Martin Street 
and North of West Amazon Driv e 3300 Hawkins Lane Springfield

Comparable 5

$1,385,000 $3,255,400 $460,000

Oct-07 Jun-07 Jun-06

Parlker Dev elopment Group

Timberline Driv e

18 041100  302 (parent parcel)

less than 7 miles approximately 12 miles

$1,200,000

Feb-06

170230  800

Jun-06

$14,000,000

Comparable 7
Royal Meadows PUD

Royal Av enue Properties LLC

170420  2400

approximately 10 miles

Mar-06

$151,698 $468,403 $101,099 $140,407

September 18, 2007

2.75 4.16 5.89 3.29

81 38 41 15

R-1 Low Density Residential R1 R1 RA

29.45 9.13 6.95 4.55 99.71

RA

10,466 7,384 13,213 17,033 15,970 5,235

2.552.26 1.81 6.24

$2,500,000

$89,702

255

September 18, 2007

18030732  300

less than 2 miles

$36,991

September 18, 2007September 18, 2007

177

27.87

R1

59

RES

32.44
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LAND SALES MAP – COMPARABLES 1, 4 & 5 
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LAND SALES MAP – COMPARABLE 2 
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LAND SALES MAP – COMPARABLE 3 
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LAND SALES MAP – COMPARABLE 6 
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LAND SALES MAP – COMPARABLE 7 
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