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Floodplain 

 
  
 According to the Federal Emergency Management 

Agency (FEMA), National Flood Insurance Program (NFIP), 
Flood Insurance Rate Map (FIRM), Community-Panel No. 
41039C1627 F, dated June 2, 1999, the subject site lies in 
Zone X, an area outside of the floodplain. 

  
Wetlands  The subject does contain a small area which is considered 

to be wetlands.  Based on a wetland delineation report, 
the wetlands on site total .60 acres.   

On-site wetlands can be mitigated through the purchase 
of off-site credits. Once mitigated they can then be 
developed considering certain development requirement 
including fill dirt at a minimum.   

The City of Eugene R-1 zone code allows what is known as 
density transferability.  If a portion of land cannot be 
developed due to wetlands, environmental issues, etc.  
the potential lots that could have been developed per 
the zone code in these areas can be moved to another 
area of the site.  This could increase density in one area of 
the site but would not increase the density of the overall 
site.    

Due to the allowable density transfer for the R-1 zone 
code, the subject’s wetlands do not hinder the number of 
lots available for the site.   

  
Goal 5 Inventory 
 
 
 
 
 

The subject property is included on the city of Eugene’s 
acknowledged Goal 5 inventory.  The Goal 5 ordinance 
requires local governments to protect significant riparian 
corridors, upland wildlife habitat and wetlands. The site 
contains several streams, wildlife and natural resources 
that are protected by the city of Eugene.  

N 

SUBJECT 



DESCRIPTION (continued) 

P071416 GREEN POWELL VALUATION INC © 2008  18 

Goal 5 Inventory (cont.) In an effort to meet the requirements of the city of Eugene 
and preserve existing natural resources, the proposed 
development of the site (Green Valley Glen PUD) included 
special design features and left approximately 50% of the 
site undeveloped for open space.  The proposed 
development plan placed lots adjacent to the open 
space, thus creating a view amenity for adjacent lots. 

Leaving 50% of the site undeveloped could have reduced 
the number of potential lots, however, due to density 
transferability, any developer of the site could develop a 
significant number of lots despite a reduction in useable 
acreage.   

The proposed development of the site (Green Valley Glen 
PUD) contains 108 lots, which suggests a density of 2.70 lots 
per acre.  This density is somewhat lower than what is seen 
in the majority of the city of Eugene.  However, the 
proposed density fits well with the overall character of the 
neighborhood.  The proposed density for the site based on 
the Green Valley Glen PUD application is considered 
reasonable based on surrounding development and the 
South Hills location of the subject. 

  
Soils The conclusions of several engineering reports have been 

reviewed regarding the subject property.  The most recent 
report (November 2007) performed by Foundation 
Engineering will be relied upon in this analysis.  This report 
relies upon previous reports from other engineering 
companies as well as recent boring on and near the 
subject property.  The report addresses several issues 
including the stability of the soil and a large debris flow 
located in and outside of the subject property.  This report 
concludes that the subject is developable.  However, 
typical hillside development practices are not enough to 
fully mitigate the possible instability of the soil and debris 
flow activity.  The report recommends the construction of 
a shear key (approx. 20 to 25 feet deep) to prevent further 
landslides within the subject property.  Actual costs for this 
shear key were not available.   

  
Site Rating Overall, noting the South Hills location of the subject 

combined with its residential zoning, the site has a high 
rating for residential development.  The slope, potential 
instability of the soils, Goal 5 inventory requirements make 
development of the site difficult but not impossible.  The 
proposed development of the site (Green Valley Glen 
PUD) mitigates the majority of the development problems 
associated with the subject property.   
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MARKET ANALYSIS/HIGHEST & BEST USE 

MARKET OVERVIEW 
The subject is located in south Eugene. Please see the Population, Economy, and Real 
Estate Market sections in the Regional Description located in the Addenda. 
 
The subject neighborhood (represented by the Southeast Neighborhood Association) is 
primarily improved with upper-end residential single-family development.  It makes up 
approximately 8% of Eugene’s population and will continue to increase in population as 
existing bare land is developed with homes.  Specific statistics regarding overall market 
share were unavailable.  However, a tour of the neighborhood revealed that the 
subject neighborhood is the primary location of newer upper-end subdivisions and 
homes.  The neighborhood represents a large majority of this type of development in 
the city of Eugene.   

TENANT/USER PROFILE 
The users of housing on the subject site will be residents of Eugene. Based on 
surrounding subdivisions and residential development in the area, the subject will likely 
contain lots priced towards the upper-end of the range when compared to the 
remainder of Eugene. The 2000 Census reports that 51.8% of the housing units in Eugene 
are owner occupied, with 2.47 persons per household.  

MARKET CONSIDERATIONS 
Supply & Demand Conditions - The subject is located in a stable residential 
neighborhood of Eugene, OR known as the South Hills.  This area is improved with 
upper-end single-family residential homes.  The majority of the homes are situated on 
larger homesites than what is typically seen in other areas of town.  Statistics for 
average square footage of lots in the area was not available; however, a physical 
inspection of the neighborhood suggests that both older and newly constructed 
residences are situated on lots larger than 7,500 SF.  The neighborhood is approximately 
60% built-up with two large tracts of residential land left to be developed with several 
small tracts interspersed throughout the neighborhood.  The subject property represents 
one of the larger tracts of land yet to be developed. 

The table below summarizes market activity in the city of Eugene over the last three 
years.  The chart includes bare land sales and does not reflect the sales of houses in the 
area.   

  

Item 01/01/2005 - 01/01/2006 01/01/2006 - 01/01/2007 01/01/2007 - 01/01/2008
Average Sales Price $161,792 $174,268 $224,311

DOM (Days on Mrket) 224 102 129

Eugene Market Activity  2005-2008
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