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FOR SALE 
 

Braebrook Townhomes: 25 Units 
 

479 South Monmouth Street 
Monmouth, Oregon 97361 

 

 
 

 
Price:  $1,600,000 

 
 

Offered By: 
 

Robert W. Nelson, CCIM 
Real Estate Investment Broker 

 

Pacwest Real Estate Investments, LLC 
711 Country Club Road, Suite 1B 

Eugene, OR 97401 
 

(541) 485-8100 
 

Package Date: 1/20/10 
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Executive Summary 
 
Property: The Braebrook Townhomes are located at 479 South 
Monmouth Street, Monmouth, Oregon 97361. This 20 unit townhouse 
apartment complex was built in 1971. The adjacent duplex was built in 
1986, and triplex was built in 1996. There are four residential buildings.  
Location: It is five blocks south of Western Oregon University (a four 
year 5,000 student campus) and the Oregon Police Academy. 
Unit Mix : One one-bedroom unit, 19 two-bedroom units, two two-
bedroom 1.5 bath duplex units, and three two-bedroom 1.5 bath triplex 
units.  The units offer dishwashers and disposals. Each unit features 
electric ranges, refrigerators, microwave ovens, and high speed 
computer and digital TV linkages (by tenant subscription). 
Building Area:  The gross building area is about 24,500 square feet 
(including a laundry room with two pairs of owned laundry machines). 
Lot Size:  71,858 sf or 1.65 acres zoned Medium Density and High 
Density Residential by the city of Monmouth.  
 
Property Tax Info : Tax Lots 6700 and 6800 of Polk Co. map 08525-DA  
    TL 6700          TL 6800          Both 
Land:                         $335,680           $ 91,290        $426,970 
Improvements:              1,101,460          402,710       1,504,170 
Real Market Value      $1,437,140        $494,000      $1,931,140 (2009-10) 
Assessed Value:             $632,100        $398,730      $1,030,830 
Property Taxes:               $11,185            $7,055           $18,240 
 
Probable Performance: Next 12 months (see page 5) 
 

      Scheduled Gross Rent $183,360 Current 
(+) Other Income and Fees  $2,800 Current 
     Total Gross Income $185,160  
(-) Vacancy and Credit Loss   -$4,560 2.5% 
     Effective Total Income $180,600  
(-) Forecasted Expenses  -67,700 37.3% 
    Net Operating Income $113,900  

 
Price:  $1,600,000     7.6% cap rate on actual 2009 numbers 
Debt:   None              7.1% cap rate on more conservative numbers                                                                  

8.7 x current gross  $65.30 psf gross building area 
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     CURRENT RENT ROLL 
 

 Unit No.  Rent  Size Rent / sf   

20-Plex  1 $475 700 $0.68 per SF 
 2 $595 928 $0.64  
 3 $595 928 $0.64  
 4 $595 928 $0.64  
 5 $595 928 $0.64  
 6 $595 928 $0.64  
 7 $595 928 $0.64  
 8 $595 928 $0.64  
 9 $595 928 $0.64  
 10 $595 928 $0.64  
 11 $595 928 $0.64  
 12 $595 928 $0.64  
 13 $595 928 $0.64  
 14 $595 928 $0.64  
 15 $595 928 $0.64  
 16 $595 928 $0.64  
 17 $595 928 $0.64  
 18 $595 928 $0.64  
 19 $595 928 $0.64  
 20 $595 928 $0.64  
 Laundry 0 700   
  $11,780 19,032   
      
Duplex  21 $700 993 $0.70 per SF 

 22 $700 993 $0.70  

  $1,400 1,986   

      

Triplex  23 $700 1,064 $0.66 per SF 
 24 $700 1,064 $0.66  
 25 $700 1,064 $0.66  
 Garage $0 300   
  $2,100 3,492   
      
 Totals $15,280  24,510 $0.62 per SF 

 
The leases are month to month agreements. In the past there has been very 
little summer time vacancy. Vacancies are filled quickly by the professional 
management company. Tenants tend to stay for the duration of their 
educational program. If an owner seeks to live on-site, they could live quite 
comfortably in either the duplex or the triplex unit with the garage.  
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REAL PROPERTY TAX SUMMARY 
Tax Year 2009 - 2010 

 
Polk County Assessor’s Account Number: 195821 
Polk County Assessor’s Map: 08525-DA 
 
  TL 6700 TL 6800  

Real Market Value   20-Plex  2+3-Plex  Both  
Land  $335,680 $91,290 $426,970 

Improvements  $1,101,460 $402,710 $1,504,170 
Real Market Value  $1,437,140 $494,000 $1,931,140 

     
RMV per Unit  $71,857 $98,800  

     
Assessed Value   $632,100 $398,730 $1,030,830 
     

Property Taxes 2009-10  $11,185 $7,055 $18,240 

 
 

ABOUT WESTERN OREGON UNIVERSITY 
 

Western Oregon University is a part of the Oregon University System. 
It was founded in 1856. The 157 acre campus has a centralized location 
for the population centers of Portland, Salem, Corvallis and Eugene.  
There are approximately 5,000 students in this four year college 
institution. It offers bachelor, master, and post-bachelor certificates 
 
This university is known for generating quality teachers in social 
science, psychology, English and business. The graduate programs 
include history, teaching, music, criminal justice and nursing.   
 
Freshman must live on campus. Other students are free to seek other 
residences. 

ABOUT THE OREGON POLICE ACEDEMY 
 
The Oregon Public Safety Academy is located six blocks north of the 
Braebrook Townhomes. That academy offers training for HomeLand 
Security, Tribal Policing, and Community Policing. The Oregon Police 
Academy trains Oregon city and county law enforcement officers. 
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RECENT OPERATING HISTORY 
 

Source: Owner's Schedule E    Probable   

 2009   
Next 12 
Months   

   Scheduled Rental Income $183,360   $183,360  
 - Vacancy and Credit Loss $4,043 2.2%  $4,560 2.5% 
   Effective Gross Rental Income $179,317 actual  $178,800  
      
   Other Income:      
   Late Fees and NSF Fees $1,190   $1,000  
   Move-In Fees Inclusive   $300  
   Laundry Vending Income Unreported   1,500  
   Total Other Income $1,190   $2,800  

      

 Effective Gross Income $180,507 actual  $181,600  

  
w/o 

vending    
Operating Expenses:       
Fixed Expenses :      
Property Taxes $18,179   $18,700  
Property Insurance $3,621   $3,700  
Total Fixed Expenses: $21,800 12.1%  $22,400 12.3% 
      
Variable Expenses :      
Property Management  $16,280 9.0%  $16,100 9.0% 
Utilities: Electrical, Sewer, Water $8,296   $8,500  
Garbage Service $2,016   $2,200  
Cleaning and Maintenance $360   $500  
Move-Out Expense $968   $2,500 $100/u  
Repairs and Maintenance $5,686   $8,800 $350/u 
Landscape Maintenance $3,900   $4,200  
Replacements $0   $2,500 2.0% 
Total Variable Expenses: $37,506 20.8%  $45,300 25.0% 

      

Total Operating Expenses: $59,306 32.9%  $67,700 37.3% 

      

Net Operating Income: $121,201 actual   $113,900  

 
DISCLAIMER: Information contained above was obtaine d from sources deemed  
to be authoritative, but are not warranted to be ei ther accuracy or complete by  
Pacwest Real Estate Investments, LLC or the propert y owner. The offering is subject 
to correction, modification, prior sale, or withdra wal without prior notice. 
Contact Bob Nelson CCIM, at 541-485-8100 or bob@103 1guru.com for status of this  
property. Nothing contained herein alleviates a pro spective buyer from performing 
independent and thorough due diligence prior to inc urring any liability whatsoever. 
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PROPERTY MANAGEMENT 
  

The property is currently professionally managed by Western View 
Properties Property Management LLC. That firm is located in 
Monmouth and is very familiar with the property and the Monmouth 
market.  
 
All tenant applications, screenings, payment of rent and legal actions 
are handled by the professional property manager. That firm is located 
nine blocks northeast of this property. It appears that this management 
company is doing a good job, and the current owner is satisfied. 
 
 
 

RECENT RENOVATIONS 
 
Over the past four years, the kitchens of the 20 unit townhouse complex 
were substantially upgraded and redecorated. Quality appliances were 
installed and windows were replaced with double glazed vinyl windows 
in the past several years. The owner believes that one of the two ten-plex 
roofs was resurfaced with a membrane surface within the past five 
years.  Carpets and blinds have been replaced as needed.  
 
Grounds: The grounds have been professionally maintained by a local 
landscaping company. The grounds demonstrate a pride of ownership 
that generates tenant appeal. There is a covered gazebo for storage of 
bicycles. There is a private patio area furnished with picnic tables and 
table umbrellas for tenant use. There decorative wrought iron fencing 
on the South Monmouth Avenue side appears to be in good condition. 
 
The newer duplex and triplex are sided with Hardi-Plank siding. The  
exterior paint appears to be in good condition.  
 
Grounds and Parking: The paved parking areas also appear to be in 
good condition. There is no visual evidence of breaking down of the 
surfaces.  
 
Pride of Ownership: It is obvious that this property shows a strong 
pride of ownership. This will continue to generate strong tenant appeal. 
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TRANSACTION SOUGHT 
 

Price:  $1,600,000     Cap Rate: 7.6% on actual 2009 numbers 
                                                              7.1% on conservative performance 
       Gross Income Multiplier: 8.67 x actual gross 
       $65.30 per square foot of gross building area 
 
Debt:  None. The property is free and clear of debt. 
 
Terms:   Seller seeks a cash transaction to fund a family trust.  

Seller has expressed an unwillingness to carry financing, or 
receive another asset in exchange. Owner will cooperate 
with buyer’s tax deferred exchange so long as there is a 
large earnest money deposit, and Buyer’s relinquished 
property is currently in escrow pending closing.  

 
Buyer may refinance the property with any lender of 
buyer’s choice.  
 

Contact: Robert W. Nelson CCIM 
  Real Estate Investment Broker 
  Pacwest Real Estate Investments, LLC 
  711 Country Club Road, Ste 1B, Eugene, Oregon 97401 
  Direct: (541) 485-8100 bob@1031guru.com 
  Fax:    (541) 485-5462    
 

IMPORTANT DISCLAIMER 
 
Information contained in this brief Marketing Broch ure has been 
obtained from sources deemed reliable and authoritative. However, it is 
not warranted as being either complete or accurate by either Pacwest 
Real Estate Investments, LLC or the property owner. 
 
Nothing contained in this package reduces or eliminates a buyer’s 
responsibility to independently verify all information prior to incurring 
any form of financial obligation or liability.  
Mr. Nelson and Pacwest Real Estate Investments, LLC represents the 
interest of the property owner and will be compensated by the property 
owner upon closing. 
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OREGON REAL ESTATE AGENCY DISCLOSURE PAMPHLET 
(OAR 863-015-214(4) 

 
This pamphlet describes agency relationships and the duties and responsibilities of real estate licensees in 
Oregon. This pamphlet is informational only and neither the pamphlet or its delivery to you may be 
construed to be evidence of intent to create and agency relationship. 
 

Real Estate Agency Relationships 
 

An “agency” relationship is a voluntarily legal relationship in which a real estate licensee (the “agent”) 
agrees to act on behalf of a buyer or a seller (the “client”) in a real estate transaction. Oregon law provides 
for three types of agency relationships between real estate agents and their clients: 
 
Seller’s Agent – Represents the seller only; 
Buyer’s Agent -  Represents the buyer only; 
Disclosed Limited Agent – Represents both the buyer and seller, or multiple buyers who want to purchase 
the same property. This can be done only with the written permission of both clients. 
 
The actual agency relationships between the seller, buyer and their agents in a real estate transaction must 
be acknowledged at the time an offer to purchase is made. Please read this pamphlet carefully before 
entering into an agency relationship with a real estate agent. 

 
Duties and Responsibilities of an Agent 

Who Represents only the Seller or only the Buyer 
 
Under a written listing agreement to sell property, an agent represents only the seller unless the seller 
agrees in writing to allow the agent to also represent the buyer. An agent who agrees to represent a buyer 
acts only as the buyer’s agent unless the buyer agrees in writing to allow the agent to also represent the 
seller. An agent who represents only the seller or only the buyer owes the following affirmative duties to 
their client, other parties and their agents involved in a real estate transaction: 
 

1. To exercise reasonable care and diligence; 
2. To deal honestly and in good faith; 
3. To present all written offers, notices and other communications in a timely manner whether or 

not the seller’s property is subject to a contract for sale or the buyer is already a party to a 
contract to purchase; 

4. To disclose material facts known by the agent and not apparent or readily ascertainable to a 
party; 

5. To account in a timely manner for money and property received from or on behalf of the 
client; 

6. To be loyal to their client by not taking action that is adverse or detrimental to the client’s 
interest in a transaction; 

7. To disclose in a timely manner to the client any conflict of interest, existing or contemplated; 
8. To advise the client to seek expert advise on matters related to the transactions that are 

beyond the agent’s expertise; 
9. To maintain confidential information from or about the client except under subpoena or court 

order, even after termination of the agency relationship; and 
10. When representing a seller, to make continuous, good faith effort to find a buyer for the 

property, except that a seller’s agent is not required to seek additional offers to purchase the 
property while the property is subject to a contract for sale. When representing a buyer, to 
make a continuous, good faith effort to find property for the buyer, except that a buyer’s agent 
is not required to seek additional properties for the buyer while the buyer is subject to a 
contract for purchase or to show properties for which there is no written agreement to pay 
compensation to the buyer’s agent. 
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None of these affirmative duties of an agent may be waived, except #10, which can be only be waived by 
written agreement between client and agent. 
Under Oregon law, a seller’s agent may show properties owned by another seller to a prospective buyer and 
may list competing properties for sale without breaching any affirmative duty to the seller. Similarly, a 
buyer’s agent may show properties in which the buyer is interested to other prospective buyers without 
breaching any affirmative duty to the buyer. 
 
Unless agreed to in writing, an agent has no duty to investigate matters that are outside the scope of the 
agent’s expertise. 
     

Duties and Responsibilities of an Agent 
Who Represents More than One Client in a Transaction 

 
One agent may represent both the seller and the buyer in the same transaction, or multiple buyers who want 
to purchase the same property only under a written “Disclosed Limited Agency” agreement, signed by the 
seller, buyer(s) and their agent. When different agents associated with the same real estate firm establish 
agency relationships with different parties to the same transaction, only the principal broker (the broker 
who supervises the other agents) will act as a Disclosed Limited Agent for both the buyer and seller. The 
other agents continue to represent only the party with whom the agent already has an established agency 
relationship unless all parties agree otherwise in writing. The supervising principal broker and the agents 
representing either the seller or the buyer have the following duties to their clients: 
 

1. To disclose a conflict of interest in writing to all parties; 
2. To take no action that is adverse or detrimental to either party’s interest in the transaction; and 
3. To obey the lawful instruction of both parties. 

 
 
An agent acting under a Disclosed Limited Agency agreement has the same duties to the client as when 
representing only a seller or only a buyer, except that the agency may not, without written permission, 
disclose any of the following: 
 

1. That the seller will accept a lower price or less favorable terms than the listing price or terms; 
2. That the buyer will pay a greater price or more favorable terms, than the offering price or 

terms; or 
3. In transactions involving one-to-four residential units only, information regarding the real 

property transaction including, but not limited to, price, terms, financial qualifications or 
motivation to buy or sell. No matter whom they represent, an agent must disclose information 
the agent knows or should know that failure to disclose would constitute fraudulent 
misrepresentation. Unless agreed to in writing, an agent acting under a Disclosed Limited 
Agency agreement has no duty to investigate matters that are outside the scope of the agent’s 
expertise. 

 
You are encouraged to discuss the above information with the agent delivering this pamphlet to you. If you 
intend for that agent, or any other Oregon real estate agent, to represent you as a Seller’s Agent, Buyer’s 
Agent, or Disclosed Limited Agent, you should have a specific discussion with him/her about the nature 
and scope of the agency relationship. Whether you are a buyer or seller, you cannot make a licensee your 
agent without their knowledge and consent, and an agent cannot make you their client without your 
knowledge and consent. 
 
Stat. Auth: ORS 696.385, 696.820 and 183.335 
Stat Implemented: ORS 696.805, 696.810, 696.815 


