Flls No_ 091405A

File No. 091405A]

A Restricted Appraisal Report of a Complete Appraisal of

a hypothetical vacant acreage described as a

Portion of Tax Lot 18-02-06-00-03801

A 1.00 acre hypothetical site, the "after” instance
{unsurveyed, not a legal lot; one buildable homesite assumed)
file 091405A

AND
A Restricted Appraisal Report of a Complete Appraisal of

an existing parcel known as

Tax Lot 18-02-06-00-03801

The 6.18 acre present site, the "before” instance
(surveyed, a legal lot which is not buildable at this time)
file 091405B

Address:
Number Not Assigned South 39th Street
Springfield, Oregon 97477

Client:

Lance Winger

c/o Ron Funke, agent
Custom Planning Services

2595 Charnelton Street
Eugene, Oregon 97405

Purpose of the Appraisal:

To estimate market value of actual and hypothetical parcels subject {0 certain conditions
outlined in the text and exhibits of the reports 091405A and 091405B

091405A -- attached as a Land Appraisal Report

091405B -- attached as a narrative addendum

Use of the Appraisal:

For use in a State Measure 37 proceeding brought by the owner and agent in Lane County, Oregon

Date of Most Recent Inspection
and Effective Date of Report:
September 24, 2005

Report Completion Date:




General view of southsast Springfield with Midd!e Fork Willamette River along lower margin, Urban Growth Boundary is gresn
line through centar from upper left to upper right, subject Is just left of center In middle

Detall photo with subject just feft of center at northeast comer of South 39th Street and Harmon Lane. UGB is green line
along north side of subject. Hazenut orchard to upper right Is probable new subdivision In progress
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N NG and AEISIA L

v onveyls! to

— ;______________————————“ . hereinalter called grantof, ©
. S w -

e all that real property situated in the County
ofl___lane _ ————- State of Oregon, described as:

Beginning at 3 5/#" iron rod on the North line of Harmon Lane as decded to Lane County

by instrument recorded May 3, 1960, Reception No. 11096, Lane Cgunty Oregon Deed Records;
said point being south 89° 39' 10" East 226.40 feet and North 0 14* 12" West 60.00

feet from the brass cap sonument waTking the Southeast corner of the R.R. larper

Donation Land Claim No. 66 in Wof the Willamette
Meridian; thence along the Nor n o I

: TEon Lane nort 10" West 370.92
feet to the Easterly margin of South 3gth Street; thence along said margin North O
1 727+ 52 Weat 600,5) feet to the Southwest corner of First Addition to Willamette

Manor, as platted and recorded in Book 47, Page 2;. Lane County Oreg'or? Plat Records;
thence along the South line of snig plat South a1Y 54 25" East 180.25 feer; North 8s®
"3 27' 10" East 185.07 feet, Nosth 66 49' 45" East 227.92 ieet TO the Southeast cOTNer

of said plat; thence South: 0° 14' 12" East §73.25 fect to the point of beginning, in
Lane County, Oregod- . ‘ '

0 6 - MW HLY $a005.53

described property free of all encumbrances excepl ———

and covenantis} that grantor is the awner of 1he above
and will warrant and delend the same against all persons whi may lawiully claim the same, except as shown above.

The wue and actual consideration for this transfer is 5 _;m_nnn..n&———.'
.« SEND TAX STATEMENTS TO: Lance B. Winger

1305 South 39th
Springt‘ield, Oregon 97477

Dated this 23th day of

L1941 ..

T
f.. Winger

- - " Vitgini

4y I . :

e N _ A :u;a.,z

STATE OF QREGON; County of o lape )
.- i .. z

oy

) EITET RS s April 24 L1981 pecsonally appeared the above named
Ira J. Xinper amd Virrinia L. Winger and acknowledged the {oregaing

FARALLE Ly

instrument m.he___;_._-_.;_'.l_cl_iz_____-—uolumarv act and deed.

-

Betfore me:

‘Notary Public or QOregon

. My commission expires: 10-26-84 _ . ———

+  The doflar amount should include cash plus all encumbrances axisting against the property 10 which the
property remains subject of which the purchaser agrees to pay COf assume.

' -1t consideration includes other property of value, add the lollowing: ~“However, the actual cansideration

consists ol or includes other praperty o value given of promised which s part of the/the whole

¢ consideration.” {indicate which
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PHOTOGRAPH ADDENDUM One

Borrower/Cliant No borrower
Property Address Number Not Assigned South 38th Street

G Springfieid County Lane Stals OR dpCode 97477
Lend Lance Winger

Fruit stand and storage building at
comer of South 39th Street and
Harmon Lane {right, locking northeast

Looking north on South 39th Street
from harmon lane

Looking east on Harmon Lane from
South 39th Street
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. - PHOTOGRAPH ADDENDUM Two

B lterd No borrowar

Number Not Assigned South 39th Street
C Springfiekd County Lane Stae  OR ZpCode 97477
L Lance Winger

L ooking west on Harmen Lane from
approximate southeast corner of
subjact site toward South 39th Street

Looking northwest from same point
as above

l.ooking northerly from same point as
above




PHOTOGRAPH ADDENDUM Three

Bomower/Tlient No barrawer
Property Address Number Not Assigned South 39th Street

City Springfield County Lane Stam  OR I Code 97477
Lender Lance Winger

Looking south on Scuth 38th Strest
toward Harmon Lane, fruit stand and
storage shed to left center

Looking east along north side of
subject site; drive is 60 wide
easement for access to owner's
dwalling on Tax Lot 4203

Main water lina through sublect site
with water rights to slough (in trees in
center of photo)
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: ' PHOTOGRAPH ADDENDUM Four

B No borrower

Address Numbsr Not Assigned South 39th Street
C Springflald Gounty Eane State OR Zp Code 87477
Leder Lance Winger

Looking northeast from southwest
(area of fruit stand) across subject
site

Loaking south from near northeast
comer of site toward Harmen Lane
from access drive to Tax Lot 4203

Form LPIG3X5 — *TOTAL for Windows" appralsal softwars by a ta mods, ine, — 1-800-ALAMODE




[FNE INU, U 14UDM )
HYPOTHETICAL
File No. 091405A
Map Reference _Pittmon metro 41

LESTiz/erEp LAND APPRAISAL REPORT
RRar-ADDTAISS

Bomower No borrower

Property Address Number Not Assigned South 38th Street

City Springfietd County Lane State OR Zip Code 97477

Legal Description Lengthy Mstes and Bounds Legal Description\Wsee deed attached /// HYPOTHETICAL PORTION Tax Lot 18-02-06-00-03801

SalePrice$ NotSold  Dateof Sale N/A______ Loan Tern N/A yrs. Property Rights Appralsed [ Fes [ ] Leasehold [ ] De Minimis PUD

Actual Real Estate Taxes $_38.48 (yr) Loan charges 1o be pald by sellar $ _N/A

Other salss concessions Not Applicable
Lender/Cllant Lance Winger c/o Ron Funke, agent Address 2595 Chamnelton Street, Eugene, Oregon 97405
Occupant vacant land Appralser Craig E. McKemn

Instructions to Appralser appraise to market value per USPAP standards.
Craig E. McKem, Appralser, P.C. 1574 Coburg Road, PMB 397, Eugene, Oregon 97401 telephone 541-345-0744 facsimile 541-345-0577

Census Tract 35.00

IDENTIFICATION

Location || Urban X Suburban [ | Aural Good Avg. Fair Poor
Bult Up <] Over 75% ] 25% 10 75% (] tnder 25% Employment Stabilty R EREN
GrowthRate [ ] Futy Dev. [ ] Rapld X steady [ Stow Convenlence to Employment X[
Property Values X Increasing BX] stable (] Declining Convenlence to Shopping XD
Demand/Supply 04 shortage & In Balance [ ] Oversupply Convenlence to Schools K[
Marketing Time D3 Under 3Mos. [ 46 Mos. (] Over 6 Mos. Adequacy of Public Transpartation RN
PR Present Land Use __80% 1 Family __ 5% 2-4 Family ___O% Apts. ___0% Condo__ 5% Commerclal | Recreational FaclTties E] &L,
8 __O% Industrlal__ 5% Vacant __5% _public use, park, school Adequacy of Utilitles AR
=34 Change in Present Land Use (] Not Likety ] Ukaly (*) D4 Taking Place (*) | Property Compatibiiity RSN
£ {*) From _vacant/re-developed 7o residential Protection from Detrimental Conditions [ ] D3 177 1 |
=1 Predominant Occupancy X Owmer [ Tenant 5_% Vacant Police and Fira Protaction )R
Bl Single Family Price Range $ 100 1o $_800+ Predominant Valus $_250+- General Appearance of Properties O
Single Family Age New yrs.to_100+ yrs. Predominant Age 20-40 yrs. | Appeal to Market R

Comments including those factors, favorable or unfavorable, affecting marketability {e.g. public parks, schools, view, nolse): Subject is located just south of Springfield
Urban Growth Boundary; a wide variety of residential improvement types are pragent on 1/4 to 20+ acre sites norih of Middle Fork Willamette
River. The area continues 1o develop within the UGB with infilling, planned and potential subdivisions where metro sewer service is extended.
Mixed site size-and land use cutside UGB including small farms, spot light commetcial/home businesses, park and public uses greenway.

Dimenslons _See hypothetical plat map 1.00 _ Sa. Ft. or Acres || Comer Lot
Zoning classification _E25- Exclusive Farm Present Improvements [} do [ do not cenform to zoning regulations

Use 25 acre minimum new slte

Highest and best use Ij Present use QOther (specify) potential to sllow one acre buildable sites under present Measure 37 procedures
Public (Other (Dascriba) OFF SITE IMPROVEMENTS Topo _Level to slight slope
Elec. =4 Streel Access D) Public ] Private |Size _Typlcal small acres
W Gaos L] Surface_Asphait Shaps Mostly Rectangular
S water [ | _assumedwell |Mantenance <) Public [] Private |View Fields, distant hills
San. Sewer [ ] _Assm permit ) stormSewer [ ] Curb/Gutter  |Dralnage_Normally Adequate; FEMA 41039C1165F; Zones AE and X5
[ Underground Elect. & Tel.| [] Sidawalk (] Street Lights |1s the property located n a HUD Identified Speclal Flood Hazard Area? [ [No[X Yes

Comments (faverable of untavorable including any apparent adverse szsements, encroachments, or other adverse conditions): Site shown as within 100 and 5§00 year flood
plain benchmarks on FEMA-FIRM map; elevated foundations likely required to raise first lavel minimum one foot above indicated (by elevation
survey) high flood plain mark. Appraisal Is of a HYPOTHETICAL one acre site potentially created from prasent 6.18 acre total site; five other
hypothetical one acre sites are also potentially possible, each with public or dedicated easement road access. See below; also attached pages.
The undersigned has reclted thrae recent sales of properiias most simiffar and proxmate to subjact and has considered thess in the marke! analysis. The description includes a doflar

adjustment reflscting market reaction to thoss hems of significant variation between tha sublect and comparable properties. f a significamt fem In the comparable propery is superior
to of more favorable than the subject proparty, 2 minus (-} adjustment Is made thus reducing the Indicated valus of subjsct; ¥ a significant iem in the comparable Is inferior to or less

favorable than the subject property, a plus (+) adjustment is made thus Increasing ths indlcated value of the subject.

ITEM | SUBJECT PROPERTY COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
Address NNA South 39th Street Tax Lot 18-02-068-42-02600 NNA Rippling Way NNA Laurel Street
Springfield -- HYPOTHETICAL | Springfield/ asking $120,000 Leaburg/ esking $119,900 Sprinpfield/ no asking price
Proximity 10 Sublct_ | o e e 173 alr mile northwest
23 Sales Price $ Not Sold ‘ LS 130,000 | % it 119,900 [iabaiie 2 |8 90,000
; Price $ N § L SIS ‘ ] —
=4 Data Sourcs Observation/.Owner _| Coldwell Banker RE/ Inspection | Coldwell Banker RE/ Inspection | Prudential R.E./ Inspection
a4 Date of Sale and DESCRIPTION DESCRIPTION I +{= )% Adfust DESCRIPTION [+~ 1§ Adjust DESCAIPTION | +(-)§ Adjust.
£y ime Adjustment | 09-24-2005 03-2005(COE) | 0]07-2005 (COE) . 0 | 06-2005 (COE) 0]
e Location Good minus Good minus ; Average plus : Good minus
=4 Site/View One gcre m/lf Hills 1.39ac/ Hills »-20,00012.0 ac/ Hills X. 0 0.60 acres /Hills +20,000
223 Dwelling/ permitted | None/ Assumed None/ Permitted ; 0| None/ Permitied / 0 | None/ Permitted 0
Buildability/Slope Assumed / Leve| Approved / Level 5 01 Approved / Level : Approved / Lavel . 0
Wall/Septic system { None/Assm'd Permit | None/Assm'd Prmt | 0 [ Wetl/Assm'dPermit : -4.000 | City H20/ Permitted X -4,000
Utiftiesfoutbulldings | Available / None Available / Nona Available / None Installed/nene . -3,000
Sales of Financing | Cash to Seller Cash New Conv. Loan | New Conv. Loan
Concessions :3559".‘9?’ E— : No Points, Costs ! No Points, Costs
Net Adi. (Totat) T o '$  20,000] 3 4,000 + [1- 18 13,000
Indicated Value ! g B2t o P e T :
of Subject ‘ gether e NSNS S 110,000 -‘ﬁot"’j;# 18 115900 Rt idia % (s 103,000
\arv limiterd markat data for amaliar

varant aitar In suhlact Incation ot

of LIGR- most surch sitag hava ;ithar pyislinn




SUPPLEMENTAL ADDENDUM Al 0914053 7—___,
e

Bomower/Client No borrower

Property Address Number Not Assigned South 39th Street

City _Springfietd County Lane Statsa OR Zip Code_ 97477
{ Lender _Lance Winger c/o Ron Funke, agent

Restricted Appraisal Report of a Complete Appralsal — report 091405B
Tax Lot 18-02-06-00-3801

The following is a brief namative report to establish, as possible, a site value for the subject 6.18 acres “as is” in the "before”
scanario for this Measure 37 related report. The reader should bear in mind the subject site is at this time zoned Exclusive
Farm Use 25 acra minimum site size and is a legal lot; however, becausse of zoning and because it had never had a dwelling
upon it to establish a homesite, the subject as appraised in the "before” scenario is not presently buildable. Therefore the
value is as for farmland which purpose it has been serving for berry, frult and truck farm crops.

The Lane County Assessor's Office real property tax assessment for 2004-2005 show the subject site as having a
$76,222 |land only value in real market terms; the shed and frult stand Improvements are stated as $8,500. The actual
assessed value is $3,437 for both iand and improvements. The eppralser wonders where the Real Market Value for land
figure came from; the amount is far too high for undeveloped and not developable farm land and far too low for land which
may be partitionable or aven have one single family residential site on the entire 6+ acres.

The appraiser made an extensive search for similar smaller acreages in the subject's and also the Pleasant Hill, Mohawk
Valley, lower McKenzie and Hayden Bridge locations. The vast majority of smaller acreage sites similar in size as compared
to the subject have already been buift upon either prior to rezoning circa 1984 or by re-development as a function of
replacing an existing home or by dividing a larger site since 1984. The subject's site's zoning of Exclusive Farm Use, 25 acre
minimum for new partitions, was applied circa 1984 as restrictive zoning.

As noled for the majority of sites simllar in size as compared to the subject and alse with similar close in proximity to
Springfield and the metro area have already been developad. The reader can then easily see the number of similar size,
smaller parcals which are not presently bulldable have become rare as other parcels around them were either already
developed or became annexed or were In the UGB. In some cases these smaller parcels were rezoned or received
conditional use permits for residential use.

The appraiser has researched several sales of larger (100 acres plus) farmland properties in Lane County within the past
saveral months. The appraiser beliaves the subject 6.18 acre site if offered for sale as an non buildable farmiand site -- in
other words, as it Is now - would seli for about $3,500 per acre in the range of $3,000 to $4,000 per acre. This shows a
figure of $21,630, say $22,000. There are also water rights for sprinkler irrigation for the sits in total, these rights could be
sold separately. The basic value of the ecreage include irrigation to gain maximum productivity and if not so irigated then
productivity is reduced which also reduces the value per acre. The structure on site is given $8.000 value; total= $30,000.

while it could be argued that the farmland value per acre is above $3,500 per acre, the appraiser has not seen Lane
County Class | and Il farmland sell In that price range since before the Agripac cannery went out of business. The real
question is "if you had to make the purchase of this site repay itse!f, how much could you afford to pay for the dirt alone?'






