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July 24, 2024 
 

Fong Mak 
 
 

Re: A land parcel located at 301 N Hudson Ave, Pasadena, CA 91101 
 

To Whom It May Concern: 

 

As requested, this report has been prepared in accordance with the Uniform Standards of Professional 

Appraisal Practice; the Code of Ethics and Standards of Professional Practice of the Appraisal 

Institute; and the appraisal requirements of Fong Mak. 

We have the knowledge and experience necessary to complete this appraisal assignment, and the 

appraisal assignment was not based on a requested minimum or specific valuation or the approval of 

a loan. The values contained herein excludes business value, going concern and goodwill. The purpose 

of this appraisal is to estimate the As Is Market Value of the fee simple interest in the subject property 

as of July 23, 2024. 

It is our opinion that the as-is market value of the fee simple interest in the subject property, as of July 

23, 2024 is as follows: 

“As Is” Market Value - $2,760,000 

 

We hereby certify that we have no interest, present or prospective, in the property appraised, and that 

our employment is not contingent upon the values derived or any other contingency of employment. 

We further certify that to the best of our knowledge and belief, the statements and opinions contained 

in this appraisal are correct. Acceptance of, and/or use of this appraisal report constitutes 

acceptance of these conditions. 

 

Respectfully, 

 
California Certified General Appraiser License #AG032464 

ComPro Consultants, LLC 
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SUMMARY OF SALIENT DATA 

Type of Property: The subject property consists of one developed parcel of land, 

to be valued as if vacant. 

  

Location: 301 N Hudson Ave, Pasadena, CA 91101 

(APN:5723-008-025) 

  

Owner: Fong K Mak 

  

Purpose/Function: The purpose of this appraisal is to estimate the As Is Market 

Value of the fee simple interest for the subject property in the 

“As Is” condition, as of the appraisal date, July 23, 2024. 

 

 The function of the appraisal report is for the exclusive use by 

Fong Mak, in establishing the fair market value for internal use 

related to a prospective sale purpose. 

  

Site Area: Approximately 9,358 square feet or 0.215 acres, according to 

information from the Assessor’s Parcel Map. 

  

Zoning: The subject is currently zoned CD-RM-87. 

  

Flood Zone: Not part of a flood zone.  

  

  

Environmental or  

Toxic Hazards: 

The appraiser has not been provided with any Geo-Technical 

report, nor either a Phase-I or Phase-II environmental report. 

Inspection of the subject property did not disclose any exterior 

storage of potentially hazardous or toxic waste. However, 

please see standard Underlying Assumptions and Contingent 

Conditions with respect to environmental hazards. 
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Building Area: No building being appraised, only land. 

  

Building Age/Condition: N/A 

  

Highest and Best Use: As Though Vacant: 

Some type of residential use would represent highest and 

best use, as if vacant. 

 As If Improved: 

The existing use does not represent the highest and best use 

of this site. The current highest and best use is to hold for 

future development. 

  

Legal Description: LOT COM AT SE COR OF LOT 4 ETHLYN TRACT TH 

W 110 FT TH S 20 FT TH W 50 FT TH N 70.75 FT TH E 

152.12 FT TH SE ON A CURVE CONCAVE TO SW 

(R=15 FT) 23.45 FT TH S TO A PT E FROM BEG TH W 

LOT 7 BLK 6 OLIVE WOOD 

  

Marketing Time Estimate: 3 - 6 mos. 

 

  

Cost Approach: N/A 

  

Income Approach: N/A 

  

Sales Comparison Approach: $2,760,000 

  

  

Final Estimate of  

“As Is” Value: 

$2,760,000 

 

 

  

Date of Value: July 23, 2024 

  

Date of Report: July 24, 2024 
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MARKETING TIME  

The USPAP definition of Marketing Time is “the reasonable marketing time is an opinion of the 

amount of time it might take to sell a real or personal property interest at the concluded market value 

level during the period immediately after the effective date of an appraisal.” The estimated reasonable 

marketing time for the subject property is estimated to be (3-6) months based on the following 

reasoning: 

 Statistical information about days on market for past recent sales suggests a 3-6-month 

exposure. 

 Information gathered through comparable sales verification suggests the market is stable to 

increasing. 

 Interviews of market participants suggest a stable to increasing market during the period of the 

sales. 

 Anticipated changes in market conditions suggest that the market is stable to increasing. 

 

 

EXPOSURE TIME 

Exposure time is generally defined as “1) the time a property remains on the market and 2) the 

estimated length of time the property interest being appraised would have been offered on the market 

(prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal; 

a retrospective estimate based upon an analysis of past events assuming a competitive and open 

market.”1 

The subject property consists of a well located, land parcel, in average condition; were the subject 

property available for sale, the estimated marketing period is three to six months. The estimated 

exposure time is also three to six months. 

 

 

 

  

 
1 The Dictionary of Real Estate Appraisal - Fifth Edition, Appraisal Institute, Chicago, IL, 2010, p 73. 
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APPRAISAL DEFINITIONS 

Market Value 

“The most probable price which a property should bring in a competitive and open market 

under all conditions requisite to a fair sale, the buyer and seller each acting prudently and 

knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this definition is 

the consummation of a sale as of a specified date and the passing of title from seller to buyer under 

conditions whereby: 

 Buyer and seller are typically motivated; 

 Both parties are well informed or well advised, and acting in what they consider their own 

best interests; 

 A reasonable time is allowed for exposure in the open market; 

 Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 

 The price represents the normal consideration for the property sold unaffected by special or 

creative financing or sales concessions granted by anyone associated with the sale.”  

 

Fee Simple Estate 

“Absolute ownership unencumbered by any other interest or estate; subject only to the 

limitations imposed by the governmental powers of taxation, eminent domain, police power, and 

escheat.” 

Intended Use  

“The manner in which the intended users expect to employ the information contained in a 

report.” 

Intended User  

“1. The client and any other party as identified, by name or type, as user of the appraisal or 

appraisal review report by the appraiser on the basis of communication with the client at the time of 

the assignment. (USPAP, 2014-2015 ed.) 

2. A party who the appraiser intends will employ the information contained in a report.” 
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Restricted Appraisal Report  

 

“A written report prepared under Standards Rule 2-2(c), 8-2(c) or 10-2(b) of the Uniform 

Standards of Professional Appraisal Practice. (2010-2011 ed.)” 
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UNDERLYING ASSUMPTIONS AND LIMITING AND QUALIFYING CONDITIONS 

1. This report is intended to comply with the reporting requirements set forth under Standards Rule 

2-2(b) and Standards Rule 1-4 of the Uniform Standards of Professional Appraisal Practice 

(USPAP) for a restricted appraisal report. As such, it might not include full discussions of the data, 

reasoning and analyses that were used in the appraisal process to develop our opinion of value. 

The information contained in this report is specific to the needs of the client and for the intended 

use stated in this report.  

2. No responsibility is assumed for legal or title considerations. Title to the property is assumed to be 

good and marketable unless stated otherwise in this report. 

3. The property was appraised free and clear of any or all liens and encumbrances unless stated 

otherwise in this report. 

4. Responsible ownership and competent property management are assumed unless stated otherwise 

in this report. 

5. The information furnished by others for the appraised property is believed to be reliable. However, 

no warranty is given for its accuracy. 

6. All engineering is assumed to be correct. Any plot plans and illustrative material in this report are 

included only to assist the reader in visualizing the property. 

7. It is assumed that there are no hidden or unapparent conditions of the property, subsoil or structures 

that render it more or less valuable. No responsibility is assumed for such conditions or for 

arranging for engineering studies that may be required to discover them. 

8. It is assumed that there is full compliance with all applicable federal, state and local environmental 

regulations and laws unless stated otherwise in this report. 

9. It is assumed that all applicable zoning and use regulations and restrictions have been complied 

with, unless a nonconformity has been stated, defined and considered in this report. 

10. It is assumed that all required licenses, Certificates of Occupancy or other legislative or 

administrative authority from any local, state or national government or private entity have been 

or can be obtained or renewed for any use on which the value estimates contained in this report 

are based. 

11. Any sketch in this report may show approximate dimensions and is included to assist the reader in 

visualizing the property. Maps and exhibits found in this report are provided for reader reference 

purposes only. No guarantee as to accuracy is expressed or implied unless stated otherwise in this 

report. No survey has been made for the purpose of this report. 

12. It is assumed that the utilization of the land and improvements is within the boundaries or property 

lines of the property described, and that there is no encroachment or trespass unless stated 

otherwise in this report. 
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13. We are unaware of any easements or encumbrances that substantially impact the subject property. 

However, we have not been provided with a title report and if in the event such report detailed the 

existence of an otherwise unknown easement or encumbrance, the value conclusion contained 

herein may be subject to change. 

14. We are not qualified to detect hazardous waste and/or toxic materials. Such determination would 

require investigation by a qualified expert in the field of environmental assessment. The presence 

of substances such as asbestos, urea-formaldehyde foam insulation or other potentially hazardous 

materials may affect the value of the property. Our value estimate(s) is predicated on the 

assumption that there is no such material on or in the property that would cause a loss in value 

unless stated otherwise in this report. No responsibility is assumed for any environmental 

conditions or any expertise or engineering knowledge required discovering them. Our descriptions 

and comments are the result of our routine observations made during the appraisal process. 

15. Unless stated otherwise in this report, the subject property was appraised without a specific 

compliance survey having been conducted to determine whether the property is or is not in 

conformance with the requirements of the Americans with Disabilities Act (ADA). The presence 

of architectural and communications barriers that are structural in nature that would restrict access 

by disabled individuals may adversely affect the property's value, marketability or utility. 

16. Any proposed improvements are assumed to be completed in a good and workmanlike manner in 

accordance with the submitted plans and specifications, and conforming to all municipal, building 

and health codes. 

17. Our value conclusions were based on the assumption that the subject property will continue to be 

adequately maintained and professionally managed to sustain its competitiveness in the 

marketplace. 

18. The distribution of the total valuation in this report between land and improvements applies only 

under the stated program of utilization. The separate allocations for land and buildings must not 

be used in conjunction with any other appraisal and are invalid if so used. 

19. Possession of this report, or a copy thereof, does not carry with it the right of publication. It may 

not be used for any purpose by any person other than the party to whom it is addressed without the 

written consent of the appraiser(s), and in any event, only with properly written qualification and 

only in its entirety. 

20. Neither all nor any part of the contents of this report (especially any conclusions as to value, the 

identity of the appraiser(s) or the firm with which the appraiser(s) is/are connected) shall be 

disseminated to the public through advertising, public relations, news sales or other media without 

the prior written consent and approval of the appraiser(s). 
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EXTRAORDINARY ASSUMPTIONS 

We have not been provided with a preliminary title report, environmental audit or engineering report, 

and as such, we have assumed that there is no unusual title, environmental or structural issues with the 

subject property; any evidence to the contrary could result in a revision of our value conclusion. 

 
HYPOTHETICAL CONDITIONS 

This appraisal includes no Hypothetical Conditions. 
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SCOPE OF WORK 

Based on the data available found on public records and other resources for the subject property, 

neighborhood and comparable market data during the previous 12 - 24 months, we were able to draw 

a fair market value of the subject property. The subject is a parcel that is approximately 9,358 SF 

(0.215 AC) per available resources such as the assessor’s records.   

The scope of work includes a limited on-site physical inspection of the subject property; a brief 

summary of the subject’s condition; a brief market assessment of the local economy; and lease and or 

sale comparables from which the potential fair market values are estimated. 

The purpose of this appraisal report is to determine the fair market value of the subject property as of 

July 24, 2024.  

This is a restricted use report and as such presents the limited data, analysis and estimates that led to 

the opinion of the fair market value for the subject property per client request.  

The preparer of this report has no current or vested interest in the subject property and has not 

performed any valuation services on the subject property in the past 36 months. No one provided 

significant professional assistance to the appraiser for this assignment. 

We were not provided a survey description of the subject site. We relied upon the County public 

records for the identification of the subject site. The gross site area was based on information provided 

by the ownership and/or public records as well as the appraiser’s measurements. 

We conducted a thorough search of the County public records for the past three years. Further, along 

with the County public records, Costar, and RealQuest commercial real estate services were utilized. 

We developed the Direct Sales Comparison Approaches for this assignment per prior agreement with 

the client.  
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PURPOSE OF APPRAISAL: 

The purpose of this appraisal is to estimate the market value of the fee simple interest of the subject 

property in “As Is” condition, as of the valuation date, July 24, 2024. 

 

FUNCTION OF THE APPRAISAL: 

The function of the appraisal report is for the exclusive use by Fong Mak, to assist in establishing 

value for internal use related to a prospective sale purpose. This report is not to be used for lending. 

 

PROPERTY RIGHTS APPRAISED: 

The property rights appraised are Fee simple interest, as of the date of value. 
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SUBJECT SITE AND IMPROVEMENTS 

 
 

Site Description: 

Typical site and utility for the area. No adverse easements or encroachments noted or observed.  The 

site is well located and afforded good access and visibility from roadway frontage. The size of the site 

is typical for the area and use, and there are no known detrimental uses in the immediate vicinity. 

Overall, there are no known factors which are considered to prevent the site from development to its 

highest and best use, as if vacant, or adverse to the existing use of the site. 

The site is generally level and at street grade. The topography of the site is not seen as an impediment 

to the development of the property. During our inspection of the site, we observed no drainage 

problems and assume that none exist. A soils analysis for the site has not been provided for the 

preparation of this appraisal. In the absence of a soils report, it is a specific assumption that the site 

has adequate soils to support the highest and best use.  
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There are no known easements or encroachments impacting the site that are considered to affect the 

marketability or highest and best use. It is recommended that the client/reader obtain a current title 

policy outlining all easements and encroachments on the property, if any, prior to making a business 

decision 

Condition and Assessment: 

The street appeal to the subject property is good being near the intersection of Corson St and N Hudson 

Ave. The overall subject's condition rating was concluded as average  
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Highest and Best Use: 

According to The Appraisal Institute, The Appraisal of Real Estate, 13th Edition link, the highest and 

best use of a property is defined as: 

The reasonably probable and legal use of vacant land or an improved property that is physically 

possible, appropriately supported, and financially feasible and that results in the highest value. 

The Appraisal Institute has also defined a set of tests, known as The Four Tests that comprise the 

factors an appraiser must consider when determining the highest and best use of a property. Each of 

these four tests can potentially be a complex and detailed process but the concept of each should be 

straight-forward. The Four Tests are given below with brief explanations of each. 

1. Legally permissible – Only those uses that are, or may be, legally permitted are potential 

highest and best uses. This may exclude uses that are not, and unlikely to become, permitted 

by zoning, land use planning, uses forbidden by government regulations, and uses prohibited 

by deed restrictions or covenants. 

2. Physically possible – Any potential use must be physically possible given the size, shape, 

topography, and other characteristics of the site.  

3. Financially feasible – The highest and best use of a property must be financially feasible: the 

proposed use of a property must generate adequate revenue to justify the costs of construction 

plus a profit for the developer. 

4. Maximally productive – The use must generate the highest net return (profit) to the developer. 

Intuitively, these four factors make sense. If a potential use is not allowed by law and is not physically 

possible to construct on the given piece of land, then that use case will likely not serve as the highest 

and best use for that property. Likewise, if the use of the property doesn’t fit well within the 

surrounding demographics and commercial activity it will not be maximally productive, in which case 

a different use may realize more of the potential of the property. 

Based on the above criteria for the Highest and Best use, the subject’s future use as a multi-family 

development while being valued as a vacant parcel of land, is permitted under the current zoning, may 

be constructed on the subject site, and it is producing income as of the date of valuation. As such, the 

subject’s current use is considered to have fulfilled the four tests of Highest and Best Use. For purposes 

of this appraisal, the subject’s property’s Highest and Best Use is considered to be its future use as a 

multi-family development. 
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Subject Photos 

 

 
 

 
 

 

 

 

 

 

 



ComPro Consultants, LLC Ph: 866-217-6432 
18 

 
 

 
 

 
 



ComPro Consultants, LLC Ph: 866-217-6432 
19 

 
 

 
 

 
 

 



ComPro Consultants, LLC Ph: 866-217-6432 
20 

 
 

 
 

 
 

 



ComPro Consultants, LLC Ph: 866-217-6432 
21 

Property Profile 
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Plat Map 
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Zoning Map 
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Flood Map 
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Location Maps  
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Aerial View  
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ANALYSIS OF DATA AND CONCLUSIONS 

COST APPROACH TO VALUE 

The Cost Approach to Value is one of three traditional valuation methods used in the appraisal of 

improved real estate, and it is regarded by this appraiser not to be applicable in this appraisal 

assignment.  

A Cost Approach to Value is not regarded to be a necessary part in developing a credible result to this 

appraisal assignment, and therefore will not be completed as a part of this appraisal assignment by the 

appraiser based on the intended use and scope of this appraisal.  

Reasons for the Cost Approach to Value not being applicable in this appraisal assignment are: 

 This valuation method not being typical practice based on the characteristics of this 

assignment. 
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SALES COMPARISON APPROACH TO VALUE 

Introduction to the Sales Comparison Approach to Value 

The subject real estate will be valued by use of a Sales Comparison Approach to Value. The following 

is a summary of important procedures used in applying the Sales Comparison Approach to Value: 

1. Market data information must be obtained for similar type of property for which sale price, 

option price, listing price, offer to purchase or other cost information is available for 

comparison to the subject property. 

2. The market data information must be reviewed to determine the terms of sale, motivating 

factors, interest and property rights conveyed, and whether it is an arm’s length transaction to 

determine the cash equivalent effective price level to be considered in the subsequent valuation 

analysis. 

3. A comparison of the comparable sale or other related market data information important 

property characteristics is accomplished considering relevant issues including the time 

difference between date of sale and effective date of value, location, land contribution to 

overall value.  

4. This valuation analysis concludes with an indication of the value of the subject property as of 

a specified effective date of value, which may be a past or retrospective date, a current date or 

prospective date in the future. 

The comparable market data that is submitted in detail in the report is stated.  
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Comparable Sales 

 

Comp 1 – Closed Sale 12/11/2023 - $291.46/SF - $12,695,725/AC 
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Comp 2 – Closed Sale 11/07/2023 - $158.20/SF - $6,891,548/AC 
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Comp 3 - Closed Sale 07/25/2023 - $149.85/SF - $6,527,714/AC 
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Comp 4 – Closed Sale 06/30/2023 - $413.89/SF - $18,029,903/AC 
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Comp 5 – Closed Sale 04/20/2023 - $140.45/SF - $6,118,168/AC 
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Comp 6 – Active - $539.63/SF - $23,505,976/AC 
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Comp 7 – Active - $390.96/SF - $17,030,655/AC 
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Reconciliation of the Sales Comparison Approach 

Based on the limited research, which includes data found in public records and other resources, we 

were able to draw a potential fair market value for the property. In broadening the search parameters, 

we broadened the pool of data. 

It was preferred to seek out sales comps from the nearby and competing areas. These comps were used 

to derive a potential fair market $/AC and $/SF. 

 

Comparable Sales Data 

Range of $/SF - $140.45 - $149.85 - $158.20 - $291.46 - $390.96 - $413.89 - $539.63 

 

Mean Average - $297.77/SF 

 

Median Value - $291.46/SF 

 

The concluded Fair Market Rate $/SF is $295.00/SF x 9,358 SF = $2,760,610 

Rounded to $2,760,000 

 

 

Range of $/AC - $6,118,168 - $6,527,714 - $6,891,548 - $12,695,725 - $17,030,655 - $18,029,903 - 

$23,505,976  

 

Mean Average - $12,971,384/AC 

 

Median Value - $12,695,725/AC 

 

The concluded Fair Market Rate $/AC is $12,835,000/AC x 0.215 AC = $2,759,525 

Rounded to $2,760,000 

 

 

Sales Comparison Approach Value Conclusion $2,760,000 
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INCOME CAPITALIZATION APPROACH TO VALUE 

The Income Capitalization Approach to Value is one of three traditional valuation methods used in 

the appraisal of improved real estate, and it is regarded by this appraiser not to be applicable in this 

appraisal assignment. 

The income approach to value is based upon the premise that a relationship exists between the income 

that a property can produce and the value of that property. The principles of anticipation and change 

are central to this approach. Value is created by the expectation of future benefits, and future benefits 

are predicated upon anticipated changes. Since the future is less certain than the present, investors will 

pay less for future payments than they would for the same sum received today. The impact of future 

events on value is a function of the time value of money, as well as perceived risks. Risks can be 

viewed by investors in many ways ranging from relatively "risk free" to highly speculative. In general, 

higher risks equate to higher rewards. 

To use the income approach, the appraiser must first estimate the annual income the property can 

generate; deduct from this the anticipated expenses to be incurred with the operation of the property; 

determine the appropriate capitalization technique; and then mathematically process the net income 

stream into an indication of value. 

The two methods available to value the subject using the income approach are direct capitalization 

and discounted cash flow. The direct capitalization technique converts one year's estimate of net 

income into an indication of value by rates developed from market sales and analysis of debt and 

equity requirements. The discounted cash flow approach estimates value by forecasting income and 

expenses over a typical investment-holding period and converting all future benefits (including resale 

proceeds) to present worth at an appropriate rate of return. Direct capitalization is more appropriate 

when income is expected to remain stable, leases are month-to-month or short term, rents are uniform 

among the units, and vacancy and expenses are stable. The direct capitalization approach has been 

utilized herein, as most buyers use such an analysis in the buy/sell decision-making process for a 

property of the subject size.  
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Reconciliation 

Based on the scope of work, we were able to derive two separate values for the fair market value of 

the subject for the sole use of our client. 

Valuation Analysis       Current “As Is” Value Premise 

Cost Approach          Not Appropriate 

Sales Comparison Approach        $2,760,000 

Income Approach         Not Appropriate 

 

Final Value Conclusion        $2,760,000 

 

The Sales Comparison Approach to Value indication is based on the principle of substitution that 

assumes a prudent purchaser probably will not pay more for a specific property than for an equally 

desirable and available substitute property. Consequently, the Sales Comparison Approach to Value 

provides a good indication of value for an improved property when adequate and similar market data 

is available for review by the appraiser.  

It is estimated that the available market data as it is considered for this report is similar enough to the 

subject property to be worthy of consideration. The value indicated by this Sales Comparison 

Approach to Value is rated to be of primary importance for the valuation of the subject in fee simple 

ownership terms.  

The purpose of this appraisal report is to determine the fair market value of the subject property as of 

July 24, 2024 for Fong Mak. 

 

FINAL VALUE ESTIMATE = $2,760,000 

 

Respectfully, 

 

California Certified General Appraiser License #AG032464 

ComPro Consultants, LLC 

  



ComPro Consultants, LLC Ph: 866-217-6432 
47 

CERTIFICATION OF APPRAISAL 

This valuation is based upon the attached report and all the assumptions and limiting conditions 

contained therein, including the understanding that the appraiser has no control of the use at which the 

report may be put by any subsequent reader of this report. 

I certify that, to the best of my knowledge and belief: 

1. The statements of fact contained in this report are true and correct. 

2. The reported analysis, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions and are my personal, unbiased, professional analysis, 

opinions, and conclusions. 

3. I have no present or prospective interest in the property that is the subject of this report and 

I have no personal interest or bias with respect to the parties involved. 

4. I have performed no valuation services, as an appraiser or in any other capacity, regarding 

the property that is the subject of this report within the three-year period immediately 

preceding the agreement to perform this assignment. 

5. I have no bias with respect to the property that is subject of this report or to the parties 

involved with this assignment. 

6. My engagement in this assignment is not contingent upon the development or reporting of a 

predetermined value 

7. My compensation for completing this assignment is not contingent upon the development 

or reporting of a predetermined value or direction in value that favors the cause of the 

client, the amount of the value opinion, the attainment of a stipulated result, or the 

occurrence of a subsequent event directly related to the intended se of this appraisal. 

8. My analyses, opinions and conclusions were developed, and this report has been prepared, 

in conformity with the Uniform Standards of Professional Practice Appraisal Practice. 

9. I have made a personal inspection of the property that is the subject of this report. 

10. No one provided significant real property assistance to the person signing this certification. 

 

 

California Certified General Appraiser License #AG032464 

ComPro Consultants, LLC 

 

 


