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SUMMARY DESCRIPTION OF HOME 
SPACE 1 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Kaufman & Broad / Celtic  

Home Type:  Double Wide    Year Built: 1977 

Room Count:  2 Bedroom(s) / 2 Bath(s)  Living Area: 1,120 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Composition 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms each with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: Evaporative cooler and one window unit 

Laundry: Unknown 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 1 – Rancho Dominguez 
(Continued) 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Windows appear to be newer. 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch. 

Shed: 1 shed 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 1 was estimated 
to be $36,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 1 was estimated 
to be $15,200. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $36,000 

Off-site Value (NADA):       $15,200 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 4 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Golden West / Somerset  

Home Type:  Double Wide   Year Built: 1981 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 1,040 Sq. Ft. 

Additions: None 

Exterior Siding: Masonite 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms each with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: Central 

Laundry: Unknown 
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(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch. 

Shed: 1 shed 

Parking: Open  

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 4 was estimated 
to be $35,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 4 was estimated 
to be $16,100. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $35,000 

Off-site Value (NADA):       $16,100 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 5 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Rollaway  

Home Type:  Single Wide   Year Built: 1963 

Room Count:  1 Bedroom(s) / 1 Bath(s) Living Area: 684 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): One standard bathroom with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: Two mini-split units 

Laundry: Unknown 
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Special Features: Dual glazed windows 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average+ 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Large covered porch/patio. 

Shed: 2 sheds 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 5 was estimated 
to be $20,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 5 was estimated 
to be $9,600. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $20,000 

Off-site Value (NADA):         $9,600 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 7 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Skyline / Homette  

Home Type:  Double Wide   Year Built: 1980 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 1,040 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Paneling 

Kitchen: Appliances include a range/oven, garbage disposal and refrigerator. 
Granite countertops. 

Bathroom(s): One bathroom features a tile shower with enclosure and a separate tub 
while the second bathroom has a tile stall shower only.   

Heating: Forced air heat 

Air Conditioning: Central. Evaporative cooler doesn’t work. 

Laundry: Washer and dryer. 
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Special Features: Mixture of tile and wood laminate flooring throughout the home and one 

ceiling fan.   

Recent Significant 
Upgrades: New flooring and paint in bathroom. 

Significant Deferred  
Maintenance: None 

Overall Quality: Average+ 

Overall Condition: Average+ 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch. 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed and a brief 
phone interview was conducted.  We have relied on our exterior inspection as well as 
information from HCD, the park owner and the homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 7 was estimated 
to be $35,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 7 was estimated 
to be $17,400. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $35,000 

Off-site Value (NADA):       $17,400 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 10 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Skyline / Homette  

Home Type:  Double Wide   Year Built: 1978 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 1,040 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Composition 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: Two mini-split units 

Laundry: Unknown 
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Special Features: Dual glazed windows 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch. 

Shed: 1 shed 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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Space 10– Rancho Dominguez 
(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 10 was estimated 
to be $31,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 10 was estimated 
to be $15,200. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $31,000 

Off-site Value (NADA):       $15,200 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 11 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Skyline / Cameron  

Home Type:  Single Wide   Year Built: 1976 

Room Count:  1 Bedroom(s) / 1 Bath(s) Living Area: 624 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): One standard bathroom with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: One window unit 

Laundry: Unknown 
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Space 11 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch/patio. 

Shed: 2 sheds 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a working phone number was not provided.  We have relied on our exterior inspection 
as well as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 11 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 11 was estimated 
to be $17,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 11 was estimated 
to be $7,900. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $17,000 

Off-site Value (NADA):         $7,900 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 12 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Kaufman & Broad / Canyon Crest  

Home Type:  Double Wide   Year Built: 1982 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 1,040 Sq. Ft. 

Additions: None 

Exterior Siding: Masonite 

Roof: Composition 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: None 

Laundry: Unknown 
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Space 12 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch. 

Shed: 2 sheds 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 12 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 12 was estimated 
to be $35,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 12 was estimated 
to be $15,800. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $35,000 

Off-site Value (NADA):       $15,800 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 13 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Fleetwood  

Home Type:  Single Wide   Year Built: 1974 

Room Count:  2 Bedroom(s) / 1.5 Bath(s) Living Area: 720 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Composition 

Interior Walls: Paneling 

Kitchen: Appliances include a range/oven and refrigerator.  

Bathroom(s): Full bathroom with tub/shower with tile surround plus a half-bath.  

Heating: Forced air heat (assumed) 

Air Conditioning: Two window units 

Laundry: Washer and dryer 
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Space 13 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Dual glazed windows and hardwood flooring. 

Recent Significant 
Upgrades: New windows and interior paint.  Half-bath remodeled and kitchen 

cabinets were replaced. 

Significant Deferred  
Maintenance: None 

Overall Quality: Average+ 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Large covered porch/patio. 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home; however a phone interview was conducted.  We have relied on our exterior inspection as 
well as information from HCD, the park owner and the homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 13 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 13 was estimated 
to be $30,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 13 was estimated 
to be $12,900. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $30,000 

Off-site Value (NADA):       $12,900 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 14 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Golden West / Golden West  

Home Type:  Double Wide   Year Built: 1989 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 880 Sq. Ft. 

Additions: None 

Exterior Siding: Masonite 

Roof: Composition 

Interior Walls: Drywall 

Kitchen: Appliances include a range/oven and refrigerator.  

Bathroom(s): One bathroom features a tub/shower with enclosure while the second 
bathroom has a stall shower with enclosure.  

Heating: Forced air heat 

Air Conditioning: One window unit 

Laundry: Washer and dryer 
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Special Features: Wood laminate flooring, vaulted ceilings and mirrored wardrobe doors. 

Recent Significant 
Upgrades: None 

Significant Deferred  
Maintenance: None 

Overall Quality: Average+ 

Overall Condition: Average+ 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch. 

Shed: 2 sheds 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home; however a phone interview was conducted.  We have relied on our exterior inspection as 
well as information from HCD, the park owner and the homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 14 was estimated 
to be $37,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 14 was estimated 
to be $24,500. 
 
SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $37,000 

Off-site Value (NADA):       $24,500 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 18 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Hallmark – Southwest Corp / Yorktown  

Home Type:  Double Wide   Year Built: 1988 

Room Count:  3 Bedroom(s) / 2 Bath(s) Living Area: 1,040 Sq. Ft. 

Additions: None 

Exterior Siding: Masonite 

Roof: Composition 

Interior Walls: Mixture of drywall and paneling. 

Kitchen: Appliances include a range/oven, garbage disposal and refrigerator.  

Bathroom(s): One bathroom features a tub/shower with enclosure while the other has a 
stall shower with enclosure.  

Heating: Forced air heat 

Air Conditioning: Evaporative cooler 

Laundry: Washer and dryer 
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Space 18 – Rancho Dominguez 
(Continued) 
 
 
Special Features: A portion of the home has wood laminate and tile flooring.  Other features 

include vaulted ceilings, built-in kitchen island, two ceiling fans, one 
skylight, three mirrored wardrobe doors and earthquake bracing 

Recent Significant 
Upgrades: New wood laminate flooring and interior and exterior paint. 

Significant Deferred  
Maintenance: None 

Overall Quality: Average+ 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small covered porch/patio. 

Shed: 1 shed 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home; however a phone interview was conducted.  We have relied on our exterior inspection as 
well as information from HCD, the park owner and the homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   

 



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 18 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 18 was estimated 
to be $41,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 18 was estimated 
to be $24,900. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $41,000 

Off-site Value (NADA):       $24,900 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp











Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

 
 
 
 
 

INDIVIDUAL HOME APPRAISAL SUMMARY 
 
 
 
 

SPACE NO. 20 
 

RANCHO DOMINGUEZ MOBILE ESTATES 

 

435 E. GARDENA BOULEVARD 

 

CARSON, CALIFORNIA 90248 

 

 

 

 

Date of Value 

September 10, 2020 

 

 

 

 

Date of Report 

October 9, 2020 

 
  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

SUMMARY DESCRIPTION OF HOME 
SPACE 20 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Silvercrest  

Home Type:  Double Wide   Year Built: 1971 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 880 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Composition 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: None 

Laundry: Unknown 
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Space 20 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small open patio 

Shed: 2 sheds 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 20 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 20 was estimated 
to be $24,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 20 was estimated 
to be $11,400. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $24,000 

Off-site Value (NADA):       $11,400 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 21 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Homette  

Home Type:  Double Wide   Year Built: 1978 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: None 

Laundry: Unknown 
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Space 21 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch. 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home.  A phone number was provided; however, we were unable to reach the homeowner.  We 
have relied on our exterior inspection as well as information from HCD and the park owner in 
the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 21 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 21 was estimated 
to be $30,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 21 was estimated 
to be $9,200. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $30,000 

Off-site Value (NADA):         $9,200 



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

 

 

 

Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 22 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Skyline / Cameron  

Home Type:  Single Wide   Year Built: 1976 

Room Count:  1 Bedroom(s) / 1 Bath(s) Living Area: 624 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Paneling 

Kitchen: Appliances include a range/oven, garbage disposal and refrigerator. 

Bathroom(s): The bathroom has a tub/shower.   

Heating: Wall heat. 

Air Conditioning: One window unit. 

Laundry: Washer and dryer. 
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Space 22 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Wood laminate flooring throughout, one ceiling fan and mirrored 

wardrobe doors. 

Recent Significant 
Upgrades: None 

Significant Deferred  
Maintenance: None 

Overall Quality: Average 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Large porch/patio and medium awning. 

Shed: 2 sheds 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed.  A phone 
number was provided; however, the homeowner declined a phone interview.  We have relied on 
our exterior inspection as well as information from HCD, the park owner and the homeowner in 
the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 22 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 22 was estimated 
to be $23,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 22 was estimated 
to be $9,800. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $23,000 

Off-site Value (NADA):         $9,800 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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Anderson & Brabant, Inc. 

SUMMARY DESCRIPTION OF HOME 
SPACE 23 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Kaufman & Broad / Canyon Crest  

Home Type:  Double Wide   Year Built: 1980 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Masonite 

Roof: Standard 

Interior Walls: Paneling 

Kitchen: Appliances include a range/oven and refrigerator. Granite countertops. 

Bathroom(s): Both bathrooms feature a tub/shower with enclosure.   

Heating: Wall heat 

Air Conditioning: None 

Laundry: Washer and dryer. 
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Anderson & Brabant, Inc. 

Space 23 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Tile and wood laminate flooring throughout, dual glazed windows built-in 

hutch, three ceiling fans and earthquake bracing. 

Recent Significant 
Upgrades: None 

Significant Deferred  
Maintenance: None 

Overall Quality: Average+ 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch. 

Shed: 1 shed 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed.  We have 
relied on our exterior inspection as well as information from HCD, the park owner and the 
homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   

 



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 23 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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Space 23 – Rancho Dominguez 
(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 23 was estimated 
to be $36,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 23 was estimated 
to be $23,000. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $36,000 

Off-site Value (NADA):       $23,000 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 24 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Skyline /Skyline  

Home Type:  Single Wide   Year Built: 1976 

Room Count:  1 Bedroom(s) / 1 Bath(s) Living Area: 624 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): One standard bathroom with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: One window unit 

Laundry: Unknown 
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Space 24 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Large covered patio 

Shed: 2 sheds 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a working phone number was not provided.  We have relied on our exterior inspection 
as well as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 24 was estimated 
to be $23,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 24 was estimated 
to be $8,300. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $23,000 

Off-site Value (NADA):         $8,300 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

SUMMARY DESCRIPTION OF HOME 
SPACE 25 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Meteor  

Home Type:  Double Wide   Year Built: 1976 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Composition 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: None 

Laundry: Unknown 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 25 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Dual glazed windows 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   

 

 



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 25 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 25 – Rancho Dominguez 
(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 25 was estimated 
to be $30,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 25 was estimated 
to be $13,300. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $30,000 

Off-site Value (NADA):       $13,300 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

SUMMARY DESCRIPTION OF HOME 
SPACE 27 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: National / National   

Home Type:  Double Wide   Year Built: 1965 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 1,000 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: One window unit 

Laundry: Unknown 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 27 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small covered porch 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Anderson & Brabant, Inc. 

Space 27 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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Space 27 – Rancho Dominguez 
(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 27 was estimated 
to be $26,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 27 was estimated 
to be $8,600. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $26,000 

Off-site Value (NADA):         $8,600 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 28 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Prestige  

Home Type:  Double Wide   Year Built: 1977 

Room Count:  2 Bedroom(s) / 1 Bath(s) Living Area: 800 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Paneling 

Kitchen: Appliances include a range/oven and refrigerator. 

Bathroom(s): Bathroom features a tub/shower with enclosure.   

Heating: Forced air heat 

Air Conditioning: None 

Laundry: Washer and dryer. 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 28 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Tile and wood laminate flooring, built-in hutch, wet bar, two ceiling fans 

and vaulted ceilings. 

Recent Significant 
Upgrades: The roof was recently replaced and the exterior painted.  New oven, 

washer and dryer.   

Significant Deferred  
Maintenance: None 

Overall Quality: Average+ 

Overall Condition: Average+ 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch. 

Shed: 2 sheds 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed and a brief 
phone interview was conducted.  We have relied on our exterior inspection as well as 
information from HCD, the park owner and the homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   

 



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 28 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 28 – Rancho Dominguez 
(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 28 was estimated 
to be $30,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 28 was estimated 
to be $14,700. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $30,000 

Off-site Value (NADA):       $14,700 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

SUMMARY DESCRIPTION OF HOME 
SPACE 29 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Jefferson  

Home Type:  Double Wide   Year Built: 1977 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Mixture of paneling and drywall 

Kitchen: Appliances include a range/oven, garbage disposal and refrigerator. 

Bathroom(s): Both bathrooms feature a tub/shower with granite countertops. 

Heating: Forced air heat 

Air Conditioning: One window unit 

Laundry: Washer and dryer. 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 29 – Rancho Dominguez 
(Continued) 
 
 
Special Features: A portion of the home has ceramic tile and wood laminate flooring.  There 

is also one ceiling fan.   

Recent Significant 
Upgrades: New carpet in the living room and new water heater. 

Significant Deferred  
Maintenance: None 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: None 

Shed: 1 shed 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed.  We have 
relied on our exterior inspection as well as information from HCD, the park owner and the 
homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 29 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 29 was estimated 
to be $30,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 29 was estimated 
to be $13,200. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $30,000 

Off-site Value (NADA):       $13,200 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 30 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Great Lakes   

Home Type:  Double Wide   Year Built: 1971 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 800 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: None 

Laundry: Unknown 
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(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch, open patio 

Shed: 2 sheds 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 30 was estimated 
to be $23,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 30 was estimated 
to be $8,200. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $23,000 

Off-site Value (NADA):         $8,200 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 31 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Champion  

Home Type:  Single Wide   Year Built: 1968 

Room Count:  2 Bedroom(s) / 1 Bath(s) Living Area: 672 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Composition 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): One standard bathroom with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: One window unit 

Laundry: Unknown 
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Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Large covered porch/patio, small patio 

Shed: 2 sheds 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 31 was estimated 
to be $21,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 31 was estimated 
to be $8,100. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $21,000 

Off-site Value (NADA):         $8,100 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp









Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

 
 
 
 
 

INDIVIDUAL HOME APPRAISAL SUMMARY 
 
 
 
 

SPACE NO. 34 
 

RANCHO DOMINGUEZ MOBILE ESTATES 

 

435 E. GARDENA BOULEVARD 

 

CARSON, CALIFORNIA 90248 

 

 

 

 

Date of Value 

September 10, 2020 

 

 

 

 

Date of Report 

October 9, 2020 

 
  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

SUMMARY DESCRIPTION OF HOME 
SPACE 34 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Redman / New Moon  

Home Type:  Single Wide   Year Built: 1963 

Room Count:  2 Bedroom(s) / 1 Bath(s) Living Area: 864 Sq. Ft. 

Additions: There are two additions that appear to be part of the living area and have 
been included in square footage. 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Paneling  

Kitchen: Appliances include a range/oven, garbage disposal and refrigerator. 

Bathroom(s): The bathroom features a tub/shower 

Heating: Forced air heat (reportedly doesn’t work) 

Air Conditioning: Two window units 

Laundry: Washer and dryer. 
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Special Features: There is hardwood flooring in the addition.  Other features include two 

ceiling fans and earthquake bracing.   

Recent Significant 
Upgrades: New windows, water heater and tub/shower.   

Significant Deferred  
Maintenance: None 

Overall Quality: Average 

Overall Condition: Average+ 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small covered porch and a small covered patio 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed and a brief 
phone interview was conducted.  We have relied on our exterior inspection as well as 
information from HCD, the park owner and the homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   

 



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 34 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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Space 34 – Rancho Dominguez 
(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 34 was estimated 
to be $23,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 34 was estimated 
to be $10,800. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $23,000 

Off-site Value (NADA):       $10,800 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 35 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Howden Homes (NADA spells manufacturer name Howdan) / Rollaway  

Home Type:  Single Wide   Year Built: 1962 

Room Count:  2 Bedroom(s) / 1 Bath(s) Living Area: 672 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): One standard bathroom with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: Evaporative cooler 

Laundry: Unknown 
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Space 35 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average+ 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Large covered porch/patio 

Shed: 2 sheds 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 35 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 35 was estimated 
to be $24,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 35 was estimated 
to be $6,200. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $24,000 

Off-site Value (NADA):         $6,200 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 36 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Skyline / Freedom  

Home Type:  Double Wide   Year Built: 1973 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 880 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Composition 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: Three window units 

Laundry: Unknown 
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Space 36 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch and small covered patio 

Shed: 1 shed 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 36 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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Space 36 – Rancho Dominguez 
(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 36 was estimated 
to be $29,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 36 was estimated 
to be $12,400. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $29,000 

Off-site Value (NADA):       $12,400 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 38 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Celtic / Celtic  

Home Type:  Double Wide   Year Built: 1976 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 800 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: None 

Laundry: Unknown 
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Space 38 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch 

Shed: 1 shed 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 38 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 38 was estimated 
to be $23,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 38 was estimated 
to be $10,000. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $23,000 

Off-site Value (NADA):       $10,000 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 39 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Broadmore  

Home Type:  Double Wide   Year Built: 1965 

Room Count:  3 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: None 

Laundry: Unknown 
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Space 39 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small open patio 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 39 was estimated 
to be $27,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 39 was estimated 
to be $10,200. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $27,000 

Off-site Value (NADA):       $10,200 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

 

 

 

Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 40 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Fleetwood  

Home Type:  Single Wide   Year Built: 1972 

Room Count:  1 Bedroom(s) / 1 Bath(s) Living Area: 648 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Composition 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): One standard bathroom with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: Two window units 

Laundry: Unknown 
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Space 40 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small porch and medium patio 

Shed: 2 sheds 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 40 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 40 was estimated 
to be $17,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 40 was estimated 
to be $6,700. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $17,000 

Off-site Value (NADA):         $6,700 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 42 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Lakeview  

Home Type:  Single Wide   Year Built: 1964 

Room Count:  2 Bedroom(s) / 1 Bath(s) Living Area: 684 Sq. Ft. 

Additions: There are two additions that appear to be part of the living area and have 
been included in square footage. There is also an enclosed porch that has 
not been included in the living area.   

Exterior Siding: Masonite 

Roof: Standard 

Interior Walls: Paneling  

Kitchen: Appliances include a range/oven and refrigerator. 

Bathroom(s): The bathroom features a tub/shower with enclosure. 

Heating: None 

Air Conditioning: One window unit. 

Laundry: Washer and dryer. 
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Space 42 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Most of the home has ceramic tile flooring.  There are also three ceiling 

fans and earthquake bracing.   

Recent Significant 
Upgrades: New steps 

Significant Deferred  
Maintenance: None 

Overall Quality: Average 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small covered porch and a small open patio 

Shed: 1 shed 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed.  We have 
relied on our exterior inspection as well as information from HCD, the park owner and the 
homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 42 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 42 was estimated 
to be $27,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 42 was estimated 
to be $13,300. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $27,000 

Off-site Value (NADA):       $13,300 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 44 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Cavco / Cavco  

Home Type:  Double Wide   Year Built: 2000 

Room Count:  3 Bedroom(s) / 2 Bath(s) Living Area: 800 Sq. Ft. 

Additions: None  

Exterior Siding: Masonite 

Roof: Composition 

Interior Walls: Paneling  

Kitchen: Appliances include a range/oven, garbage disposal and refrigerator. 
Engineered countertops. 

Bathroom(s): One bathroom features a tub/shower with enclosure while the other has a 
tub/shower with no enclosure.  Engineered countertops 

Heating: Forced air heat  

Air Conditioning: One window unit. 

Laundry: Washer and dryer. 
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Space 44 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Mixture of ceramic tile and wood laminate flooring throughout.  The home 

also has dual glazed windows and vaulted ceilings.  Upgraded kitchen 
with skylight. 

Recent Significant 
Upgrades: New flooring throughout the home, remodeled kitchen, exterior of home 

painted. 

Significant Deferred  
Maintenance: None 

Overall Quality: Good 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch and a small open patio 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed and a brief 
phone interview was conducted.  We have relied on our exterior inspection as well as 
information from HCD, the park owner and the homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 44 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 44 was estimated 
to be $45,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 44 was estimated 
to be $40,600. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $45,000 

Off-site Value (NADA):       $40,600 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 45 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Viceroy  

Home Type:  Double Wide   Year Built: 1972 

Room Count:  3 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Drywall  

Kitchen: Appliances include a range/oven, garbage disposal, dishwasher, built-in 
microwave and refrigerator. 

Bathroom(s): One bathroom feature a tile stall shower while the other has a tub/shower 
with enclosure and tile surround. 

Heating: Forced air heat 

Air Conditioning: Evaporative cooler 

Laundry: Washer and dryer. 
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Space 45 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Mixture of ceramic tile and hard wood flooring throughout.  There is also 

one ceiling fan and mirrored wardrobe doors.   

Recent Significant 
Upgrades: New roof, wood flooring, steps, water heater, furnace, refrigerator, 

dishwasher, and range/oven. The entire home was plumbed with copper 
piping approximately 5 years ago. 

Significant Deferred  
Maintenance: None 

Overall Quality: Average+ 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: None 

Shed: 2 sheds 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed.  We have 
relied on our exterior inspection as well as information from HCD, the park owner and the 
homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 45 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 45 was estimated 
to be $33,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 45 was estimated 
to be $19,500. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $33,000 

Off-site Value (NADA):       $19,500 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

 

 

 

Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 48 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Skyline / Hillcrest 

Home Type:  Double Wide   Year Built: 1978 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Paneling  

Kitchen: Appliances include a range/oven and refrigerator. 

Bathroom(s): One bathroom features a tub/shower with enclosure while the other has a 
stall shower. 

Heating: Forced air heat 

Air Conditioning: One window unit 

Laundry: Washer and dryer. 
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Space 48 – Rancho Dominguez 
(Continued) 
 
 
Special Features: A portion of the home has wood laminate flooring.  There are also a built-

in hutch, mirrored wardrobe doors, five ceiling fans and earthquake 
bracing.   

Recent Significant 
Upgrades: New wood laminate flooring, kitchen remodeled, and interior paint 

Significant Deferred  
Maintenance: None 

Overall Quality: Average 

Overall Condition: Average+ 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small porch and a medium awning 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home; however a phone interview was conducted.  We have relied on our exterior inspection as 
well as information from HCD, the park owner and the homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 48 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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Space 48 – Rancho Dominguez 
(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 48 was estimated 
to be $32,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 48 was estimated 
to be $15,900. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $32,000 

Off-site Value (NADA):       $15,900 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 49 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Kaufman & Broad 

Home Type:  Double Wide   Year Built: 1981 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 880 Sq. Ft. 

Additions: None 

Exterior Siding: Masonite 

Roof: Composition 

Interior Walls: Paneling  

Kitchen: Appliances include a range/oven and refrigerator. There is a dishwasher; 
however, it was reported it doesn’t work. 

Bathroom(s): One bathroom features a tub/shower while the other has a stall shower 
with enclosure.   

Heating: Forced air heat 

Air Conditioning: One window unit 

Laundry: Washer and dryer. 
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Space 49 – Rancho Dominguez 
(Continued) 
 
 
Special Features: There is a built-in hutch, one ceiling fan and vaulted ceilings.   

Recent Significant 
Upgrades: None 

Significant Deferred  
Maintenance: None 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed.  We have 
relied on our exterior inspection as well as information from HCD, the park owner and the 
homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 49 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 49 was estimated 
to be $29,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 49 was estimated 
to be $14,000. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $29,000 

Off-site Value (NADA):       $14,000 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 50 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Universal  

Home Type:  Single Wide   Year Built: 1963 

Room Count:  2 Bedroom(s) / 1 Bath(s) Living Area: 576 Sq. Ft. 

Additions: There is an enclosed porch that has not been included in the living area. 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): One standard bathroom with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: Two window units 

Laundry: Unknown 
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Space 50 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: Outside of home is dirty and exterior paint is peeling. 

Overall Quality: Average 

Overall Condition: Average/Fair 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered patio 

Shed: None 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home.  A phone number was provided; however, the homeowner declined a phone interview.  
We have relied on our exterior inspection as well as information from HCD and the park owner 
in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 50 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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Space 50 – Rancho Dominguez 
(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 50 was estimated 
to be $13,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 50 was estimated 
to be $6,400. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $13,000 

Off-site Value (NADA):         $6,400 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 51 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Biltmore  

Home Type:  Single Wide   Year Built: 1972 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 660 Sq. Ft. 

Additions: There is an addition that appears to be part of the living area and has been 
included in the square footage.   

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: One window unit 

Laundry: Unknown 
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(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: Outside of home is very dirty and in need of paint, bent and damaged 

skirting.   

Overall Quality: Average 

Overall Condition: Fair/Poor  

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium open patio 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 51 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 51 was estimated 
to be $8,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 51 was estimated 
to be $5,300. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $8,000 

Off-site Value (NADA):       $5,300 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
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SUMMARY DESCRIPTION OF HOME 
SPACE 52 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Fleetwood  

Home Type:  Single Wide   Year Built: 1967 

Room Count:  2 Bedroom(s) / 1 Bath(s) Living Area: 742 Sq. Ft. 

Additions: There is an addition that appears to be part of the living area and has been 
included in the square footage.  

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): One standard bathroom with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: Two window units 

Laundry: Unknown 
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Space 52 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average+ 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small covered porch and small covered patio 

Shed: 2 sheds 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 52 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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Space 52 – Rancho Dominguez 
(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 52 was estimated 
to be $25,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 52 was estimated 
to be $12,200. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $25,000 

Off-site Value (NADA):       $12,200 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 54 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Silvercrest / Silvercrest  

Home Type:  Double Wide   Year Built: 1971 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Composition 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: Evaporative cooler and one window unit 

Laundry: Unknown 
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Space 54 – Rancho Dominguez 
(Continued) 
 
 
Special Features: French doors 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: Some bent skirting and one window covered with wood.   

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered patio 

Shed: 2 sheds 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 54 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 54 was estimated 
to be $25,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 54 was estimated 
to be $13,000. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $25,000 

Off-site Value (NADA):       $13,000 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 55 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Skyline 

Home Type: Double Wide Year Built: 1972 

Room Count:  3 Bedroom(s) / 1 Bath(s) Living Area: 940 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Paneling  

Kitchen: Appliances include a range/oven, garbage disposal and refrigerator.  

Bathroom(s): One bathroom features a tub/shower with enclosure.   

Heating: Wall heat.  There was forced air heat; however, it doesn’t work. 

Air Conditioning: None 

Laundry: Washer and dryer. 
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Space 55 – Rancho Dominguez 
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Special Features: Mixture of wood laminate and hard wood flooring throughout.  There is a 

built-in hutch and earthquake bracing.   

Recent Significant 
Upgrades: New laminate flooring and one set of steps.  Newer roof. 

Significant Deferred  
Maintenance: None 

Overall Quality: Average 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small open patio 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed and a brief 
phone interview was conducted.  We have relied on our exterior inspection as well as 
information from HCD, the park owner and the homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 55 was estimated 
to be $28,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 55 was estimated 
to be $16,000. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $28,000 

Off-site Value (NADA):       $16,000 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SPACE 56 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Skyline / Homette  

Home Type:  Double Wide   Year Built: 1982 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 880 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: Evaporative cooler and one mini-split unit 

Laundry: Unknown 
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Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home 

Overall Quality: Average 

Overall Condition: Average+ 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small porch and medium awning. 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 56 – Rancho Dominguez 
(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 56 was estimated 
to be $31,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 56 was estimated 
to be $11,500. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $31,000 

Off-site Value (NADA):       $11,500 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 57 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Bendix / Meteor 

Home Type:  Double Wide   Year Built: 1977 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Paneling  

Kitchen: Appliances include a range/oven and refrigerator.  

Bathroom(s): One bathroom features a tub/shower with enclosure while the second has a 
tub/shower.   

Heating: Forced air heat 

Air Conditioning: Evaporative cooler 

Laundry: Washer and dryer. 
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Special Features: There is one ceiling fan and earthquake bracing.   

Recent Significant 
Upgrades: New vinyl flooring throughout. 

Significant Deferred  
Maintenance: One set of steps in poor condition. Exterior paint is mismatched. 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium awning and small porch 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed and a brief 
phone interview was conducted.  We have relied on our exterior inspection as well as 
information from HCD, the park owner and the homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 57 was estimated 
to be $30,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 57 was estimated 
to be $11,500. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $30,000 

Off-site Value (NADA):       $11,500 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 58 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Fleetwood / Fleetwood 

Home Type:  Single Wide   Year Built: 1969  
         1980 (Effective) 

Room Count:  2 Bedroom(s) / 1 Bath(s) Living Area: 960 Sq. Ft. 

Additions: There is an addition that appears to be living area and has been included in 
the square footage. 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Drywall  

Kitchen: Appliances include a range/oven and refrigerator.  

Bathroom(s): Bathroom features a tile shower with enclosure.  Tile countertops. 

Heating: None 

Air Conditioning: Two window units 

Laundry: Washer and dryer. 
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Special Features: Mixture of ceramic tile and wood laminate flooring throughout.  Dual 

glazed windows, recessed and track lighting, one ceiling fan, mirrored 
wardrobe doors and earthquake bracing.   

Recent Significant 
Upgrades: Recent kitchen remodel and laminate flooring in the bedrooms. 

Significant Deferred  
Maintenance: None 

Overall Quality: Average+ 

Overall Condition: Average 

Comments:  There was a fire in this home in 2006.  The home was subsequently rebuilt 
including all new electrical, drywall, floor coverings, and etc.  Thus, it is 
our opinion that the effective age of the home is approximately 1980. 

Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small covered porch and small covered patio 

Shed: 2 sheds 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed and a brief 
phone interview was conducted.  We have relied on our exterior inspection as well as 
information from HCD, the park owner and the homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
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estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited.  
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 58 was estimated 
to be $30,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 58 was estimated 
to be $18,000. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $30,000 

Off-site Value (NADA):       $18,000 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 59 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Viceroy  

Home Type:  Double Wide   Year Built: 1971 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: One window unit. 

Laundry: Unknown 
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Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home 

Overall Quality: Average 

Overall Condition: Average+ 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small open patio 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 59 – Rancho Dominguez 
(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 59 was estimated 
to be $28,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 59 was estimated 
to be $10,200. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $28,000 

Off-site Value (NADA):       $10,200 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 60 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Hallmark Southwest Corp / Yorktown  

Home Type:  Double Wide   Year Built: 1989 

Room Count:  3 Bedroom(s) / 2 Bath(s) Living Area: 1,040 Sq. Ft. 

Additions: None 

Exterior Siding: Masonite 

Roof: Composition 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: Four window units. 

Laundry: Unknown 
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Space 60 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Dual glazed windows 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home 

Overall Quality: Average+ 

Overall Condition: Average+ 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small open patio 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home.  A phone number was provided; however, the homeowner declined a phone interview.  
We have relied on our exterior inspection as well as information from HCD and the park owner 
in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 60 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 60 was estimated 
to be $40,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 60 was estimated 
to be $22,700. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $40,000 

Off-site Value (NADA):       $22,700 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 62 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Puritan  

Home Type:  Double Wide   Year Built: 1964 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: One window unit. 

Laundry: Unknown 
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(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium open patio 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 62 was estimated 
to be $30,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 62 was estimated 
to be $9,100. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $30,000 

Off-site Value (NADA):         $9,100 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 63 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Kaufman & Broad / Baywood 

Home Type:  Double Wide   Year Built: 1979 

Room Count:  3 Bedroom(s) / 2 Bath(s) Living Area: 1,000 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Composition 

Interior Walls: Mixture of drywall and paneling  

Kitchen: Appliances include a range/oven, garbage disposal and refrigerator.  

Bathroom(s): One bathroom features a tile shower with enclosure and a separate oval 
tub while the other has a tub/shower.   

Heating: Forced air heat 

Air Conditioning: None 

Laundry: Washer and dryer. 
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(Continued) 
 
 
Special Features: Most of the home is a mixture of ceramic tile and wood laminate flooring.  

The home features dual glazed windows, a wet bar, built-in hutch, one 
ceiling fan and earthquake bracing. 

Recent Significant 
Upgrades: None 

Significant Deferred  
Maintenance: Back steps were worn.   

Overall Quality: Average 

Overall Condition: Average+ 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch and medium covered patio 

Shed: 1 shed 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed.  We have 
relied on our exterior inspection as well as information from HCD, the park owner and the 
homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 63 was estimated 
to be $33,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 63 was estimated 
to be $19,900. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $33,000 

Off-site Value (NADA):       $19,900 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 64 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Hallmark / Yorktown 

Home Type:  Double Wide   Year Built: 1986 

Room Count:  3 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Masonite 

Roof: Composition 

Interior Walls: Mixture of drywall and paneling  

Kitchen: Appliances include a range/oven and refrigerator.  

Bathroom(s): One bathroom features a tub/shower with enclosure while the other has a 
tub/shower.   

Heating: Forced air heat and wall heat. 

Air Conditioning: One window unit.  There is central air conditioning unit that reportedly 
doesn’t work.   

Laundry: Washer and dryer. 
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(Continued) 
 
 
Special Features: Mixture of ceramic tile and wood laminate throughout.  The home features 

dual glazed windows, built-in hutch, three ceiling fans, mirrored wardrobe 
doors, and vaulted ceilings. 

Recent Significant 
Upgrades: Newer steps, shed, water heater, exterior paint and some interior paint. 

Significant Deferred  
Maintenance: None 

Overall Quality: Average+ 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch and small covered patio 

Shed: 1 shed 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed and a brief 
phone interview was conducted.  We have relied on our exterior inspection as well as 
information from HCD, the park owner and the homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 64 was estimated 
to be $40,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 64 was estimated 
to be $26,600. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $40,000 

Off-site Value (NADA):       $26,600 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 65 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Skyline / Buddy  

Home Type:  Double Wide   Year Built: 1974 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: Two window units. 

Laundry: Unknown 
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Space 65 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: Home is dirty and in need of exterior paint, bent skirting and steps are in 

poor condition. 

Overall Quality: Average 

Overall Condition: Fair 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: None 

Shed: 1 shed 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home.  A phone number was provided; however, we were unable to reach the homeowner.  We 
have relied on our exterior inspection as well as information from HCD and the park owner in 
the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 65 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 65 was estimated 
to be $18,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 65 was estimated 
to be $9,300. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $18,000 

Off-site Value (NADA):         $9,300 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 66 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Fleetwood / Fleetwood 

Home Type:  Single Wide   Year Built: 1968 

Room Count:  3 Bedroom(s) / 1 Bath(s) Living Area: 912 Sq. Ft. 

Additions: There are two additions that appear to be living area and have been 
included in the square footage. 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Drywall  

Kitchen: Appliances include a range/oven and refrigerator. Granite countertops. 

Bathroom(s): The bathroom has a tile shower with enclosure.  Granite countertops.  

Heating: Wall heat 

Air Conditioning: One window unit.   

Laundry: Washer and dryer. 

Special Features: Mixture of ceramic tile and wood laminate flooring throughout.  The home 
also has mirrored wardrobe doors. 
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(Continued) 
 
 

Recent Significant 
Upgrades: Recent kitchen and bathroom remodel.  Newer wood laminate flooring in 

the living room and bedrooms. Some newer windows. 

Significant Deferred  
Maintenance: The exterior is dirty and needs paint.  Mismatched and damaged skirting. 

Overall Quality: Average+ 

Overall Condition: Average (Although the exterior condition of the home was rated fair to 
poor, the resident indicated the interior was in excellent condition with 
many upgrades.) 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small covered patio and small open patio 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed.  We have 
relied on our exterior inspection as well as information from HCD, the park owner and the 
homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 66 was estimated 
to be $27,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 66 was estimated 
to be $15,700. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $27,000 

Off-site Value (NADA):       $15,700 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 71 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Skyline /Skyline  

Home Type:  Single Wide   Year Built: 1964 

Room Count:  2 Bedroom(s) / 1 Bath(s) Living Area: 896 Sq. Ft. 

Additions: There are two additions that appear to be part of the living area and have 
been included in the square footage. 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): One standard bathroom with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: None 

Laundry: Unknown 
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Space 71 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small covered patio 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 71 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 71 was estimated 
to be $23,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 71 was estimated 
to be $8,700. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $23,000 

Off-site Value (NADA):         $8,700 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 72 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Skyline / Skyline  

Home Type:  Double Wide   Year Built: 1972 

Room Count:  2 Bedroom(s) / 1 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): One standard bathroom with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: None 

Laundry: Unknown 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 72 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average+ 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small open patio 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 72 was estimated 
to be $22,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 72 was estimated 
to be $7,900. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $22,000 

Off-site Value (NADA):         $7,900 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp









Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

 
 
 
 
 

INDIVIDUAL HOME APPRAISAL SUMMARY 
 
 
 
 

SPACE NO. 74 
 

RANCHO DOMINGUEZ MOBILE ESTATES 

 

435 E. GARDENA BOULEVARD 

 

CARSON, CALIFORNIA 90248 

 

 

 

 

Date of Value 

September 10, 2020 

 

 

 

 

Date of Report 

October 9, 2020 

 
  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

SUMMARY DESCRIPTION OF HOME 
SPACE 74 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Skyline / Homette  

Home Type:  Double Wide   Year Built: 1971 

Room Count:  2 Bedroom(s) / 1 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): One standard bathroom with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: None 

Laundry: Unknown 
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Space 74 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Dual glazed windows 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: None 

Shed: 2 sheds 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 74 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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Space 74 – Rancho Dominguez 
(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 74 was estimated 
to be $22,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 74 was estimated 
to be $8,100. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $22,000 

Off-site Value (NADA):         $8,100 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 75 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Fleetwood / Fleetwood  

Home Type:  Single Wide   Year Built: 1971 

Room Count:  2 Bedroom(s) / 1 Bath(s) Living Area: 768 Sq. Ft. 

Additions: There is an addition that appears to be living area and has been included in 
the square footage. 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): One standard bathroom with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: Two window units 

Laundry: Unknown 
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Space 75 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Dual glazed windows 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small covered porch, small covered patio and two small open patios 

Shed: 2 sheds 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 75 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 75 was estimated 
to be $22,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 75 was estimated 
to be $9,000. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $22,000 

Off-site Value (NADA):         $9,000 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

SUMMARY DESCRIPTION OF HOME 
SPACE 76 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Wick / Grandville 

Home Type:  Single Wide   Year Built: 1972 

Room Count:  2 Bedroom(s) / 1 Bath(s) Living Area: 564 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Paneling  

Kitchen: Appliances include a range/oven, garbage disposal and refrigerator. 

Bathroom(s): The bathroom has a tile shower with enclosure.   

Heating: Forced air heat 

Air Conditioning: None 

Laundry: Washer and dryer. 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 76 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Mixture of ceramic tile and wood laminate flooring throughout.  Dual 

glazed windows.   

Recent Significant 
Upgrades: Recent flooring throughout home, roof, partial kitchen remodel and 

skirting replaced.   

Significant Deferred  
Maintenance: None 

Overall Quality: Average 

Overall Condition: Average+ 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Large covered porch 

Shed: 2 sheds 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed and a brief 
phone interview was conducted.  We have relied on our exterior inspection as well as 
information from HCD, the park owner and the homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   

 



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 76 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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Anderson & Brabant, Inc. 

Space 76 – Rancho Dominguez 
(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 76 was estimated 
to be $22,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 76 was estimated 
to be $10,200. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $22,000 

Off-site Value (NADA):       $10,200 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

SUMMARY DESCRIPTION OF HOME 
SPACE 77 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Skyline / Freedom  

Home Type:  Double Wide   Year Built: 1975 

Room Count:  3 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: None 

Laundry: Unknown 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 77 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Unknown 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small open patio 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home.  A phone number was provided; however, we were unable to reach the homeowner.  We 
have relied on our exterior inspection as well as information from HCD and the park owner in 
the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Anderson & Brabant, Inc. 

Space 77 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 77 was estimated 
to be $27,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 77 was estimated 
to be $11,000. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $27,000 

Off-site Value (NADA):       $11,000 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 78 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Winston Manor 

Home Type:  Double Wide   Year Built: 1977 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Mixture of drywall and paneling  

Kitchen: Appliances include a range/oven, garbage disposal, dish washer and 
refrigerator. Ceramic tile and granite countertops. 

Bathroom(s): Two bathrooms each with a tub/shower with tile surround and enclosure.   

Heating: None 

Air Conditioning: None 

Laundry: Washer and dryer. 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 78 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Mixture of ceramic tile and wood laminate flooring throughout.  Dual 

glazed windows, four ceiling fans and earthquake bracing.   

Recent Significant 
Upgrades: Recent kitchen and bathroom remodel, tiled porch.   

Significant Deferred  
Maintenance: None 

Overall Quality: Average+ 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch and small open patio 

Shed: 1 shed 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed.  We have 
relied on our exterior inspection as well as information from HCD, the park owner and the 
homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   

 



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

Space 78 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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Anderson & Brabant, Inc. 

Space 78 – Rancho Dominguez 
(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 78 was estimated 
to be $36,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 78 was estimated 
to be $20,200. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $36,000 

Off-site Value (NADA):       $20,200 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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Anderson & Brabant, Inc. 

SUMMARY DESCRIPTION OF HOME 
SPACE 79– RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Hallmark Southwest Corp / Yorktown  

Home Type:  Double Wide   Year Built: 1986 

Room Count:  2 Bedroom(s) / 2 Bath(s) Living Area: 960 Sq. Ft. 

Additions: None 

Exterior Siding: Masonite 

Roof: Composition 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: Evaporative Cooler 

Laundry: Unknown 
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Space 79 – Rancho Dominguez 
(Continued) 
 
 
Special Features: Dual glazed windows 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average+ 

Overall Condition: Average 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch and small open patio 

Shed: 1 shed 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home and a phone number was not provided.  We have relied on our exterior inspection as well 
as information from HCD and the park owner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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Space 79 – Rancho Dominguez 
(Continued) 
 

My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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(Continued) 
 

An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 79 was estimated 
to be $35,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 79 was estimated 
to be $18,100. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $35,000 

Off-site Value (NADA):       $18,100 

  



Rancho Dominguez Mobile Estates, Carson, California 
 

 
Anderson & Brabant, Inc. 

 

 

 

Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp
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SUMMARY DESCRIPTION OF HOME 
SPACE 80– RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Lancer / Lancer  

Home Type:  Double Wide   Year Built: 1978 

Room Count:  3 Bedroom(s) / 2 Bath(s) Living Area: 1,080 Sq. Ft. 

Additions: None 

Exterior Siding: Masonite 

Roof: Composition 

Interior Walls: Assumed Standard 

Kitchen: Appliances include a range/oven and refrigerator (assumed).  

Bathroom(s): Two standard bathrooms with tub/shower (assumed).  

Heating: Forced air heat (assumed) 

Air Conditioning: None 

Laundry: Unknown 
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(Continued) 
 
 
Special Features: Dual glazed windows 

Recent Significant 
Upgrades: Unknown 

Significant Deferred  
Maintenance: None visible from exterior of home. 

Overall Quality: Average+ 

Overall Condition: Average+ 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Small covered porch/patio 

Shed: 2 sheds 

Parking: Carport 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was not received for this 
home.  A phone number was provided; however, the homeowner declined a phone interview.  
We have relied on our exterior inspection as well as information from HCD and the park owner 
in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 80 was estimated 
to be $36,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 80 was estimated 
to be $14,800. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $36,000 

Off-site Value (NADA):       $14,800 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

  

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date
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SUMMARY DESCRIPTION OF HOME 
SPACE 81 – RANCHO DOMINGUEZ  

 

 

HOME DESCRIPTION 

Manufacturer/ 
Trade Name: Celtic / Arbor 

Home Type:  Double Wide   Year Built: 1976 

Room Count:  2 Bedroom(s) / 1 Bath(s) Living Area: 800 Sq. Ft. 

Additions: None 

Exterior Siding: Metal 

Roof: Standard 

Interior Walls: Paneling  

Kitchen: Appliances include a range/oven, and refrigerator. 

Bathroom(s): One bathroom with a tub/shower and tile surround.  Granite countertops. 

Heating: None 

Air Conditioning: One window unit.  There is a central air conditioning unit that reportedly 
doesn’t work. 

Laundry: Washer and dryer. 
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Special Features: Most of the home has a mixture of ceramic tile and wood laminate 

flooring.  Dual glazed windows. 

Recent Significant 
Upgrades: Newer laminate flooring and porch has been replaced.  

Significant Deferred  
Maintenance: None 

Overall Quality: Average 

Overall Condition: Good 

Comments:  Due to limitations and requirements of the NADA program, there may be 
some differences in the quality and condition ratings between the on-site 
and off-site (Used Manufactured Home Value Report by NADA) 
valuation analyses. 

EXTERIOR FEATURES 

Porches/Patios: Medium covered porch  

Shed: 2 sheds 

Parking: Open 

SOURCES OF INFORMATION 

Information on the home was obtained from an exterior inspection.  Due to COVID-19 
no interior inspection was conducted.  A completed homeowner form was reviewed and a brief 
phone interview was conducted.  We have relied on our exterior inspection as well as 
information from HCD, the park owner and the homeowner in the valuation of this home. 

This Summary Description is part of an appraisal of 57 mobile/manufactured homes in 
Rancho Dominguez Mobile Estates. The home information and value conclusions in this 
summary are subject to important assumptions and limiting conditions that are included in the 
Introduction to the full appraisal that was prepared for the City of Carson. 

VALUATION ANALYSES 
Definitions of Value 

The City of Carson has an ordinance that relates to the closure of a mobile home park.  In 
Section 9128.21 titled Relocation Impact Report (RIR), it states that the report shall contain “The 
appraised on-site value and off-site value of each of the mobile homes in the park.”  It is noted 
that the terms “on-site value” and “off-site value” are not defined in the ordinance.  It is my 
understanding that “on-site value” means the home is located within Rancho Dominguez Mobile 
Estates and subject to the City of Carson’s rent control ordinance.  It also means we are 
estimating the current in-place market value of the home, with knowledge and disclosure that the 
mobile home park use is no longer a legal use and the park will eventually be closed.   
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My understanding of “off-site value” is the depreciated cost (replacement value) of the 
home.  We have used NADA Appraisal Guides as the source for the off-site value estimates.  
Since the term is “off-site value,” we have assumed that the homes are not located in a rental 
mobile home park.  This is a hypothetical condition that is necessary for the analysis.  
Improvements for this analysis include the home with additions as well as raised porches, 
awnings, steps, carports and sheds, but do not include hardscape or landscape. 

Approaches to Value 

The primary approach to value for the estimates of in-place market value of the subject 
homes is considered to be a Sales Comparison Approach.  The Sales Comparison Approach 
compares the subject homes to similar homes that have recently sold.  Since the subject homes 
are “in-place” in a park that is subject to the City of Carson rent control ordinance, but also 
subject to closure, we have utilized comparable sales of mobile/manufactured homes within 
Rancho Dominguez, since those sales included the disclosure of the eventual park closure.  Sales 
of homes from other parks in the City of Carson, that are not subject to closure, are not 
considered to be comparable and have not been utilized.   

Furthermore, nearly all of the resident owned homes in the park are more than 30 years 
old with all but one resident owned home ranging in age from 1962 to 1989.  Thus, it is unlikely 
that these homes could be moved to another nearby park. 

A form of the Cost Approach has been utilized for the estimates of “off-site value.”  We 
have utilized the NADA Appraisal Guides for the estimates of depreciated replacement cost for 
the 57 homes.  

On-Site Value 

For the on-site value we have considered the fact that the mobile home park is now an 
illegal use and notice of the park closure has been given to the residents and must be disclosed to 
a prospective purchaser.  There have been 32 sales of homes in Rancho Dominguez between 
January 2009 and April 2020, with disclosure of the illegal use and ultimate closure of the park.  
Eleven of the homes were purchased by residents and 21 were purchased by the park.  There was 
a broad range of sale prices from $1,500 to $63,194.  There were 15 single wide sales with prices 
ranging from a low of $1,500 to a high of $30,000 and an average price of $15,453.  There were 
16 double wide sales with prices ranging from $5,000 to $63,194 and an average price of 
$24,968.  In addition, there was a sale of Space 70 where the home was pulled out of the park 
and we do not know if it was a single or double wide.   

The differences in prices do not appear to reflect differences in the dates of sale, and 
changes in market conditions.  There also is a lack of consistency between the prices and the 
physical characteristics of the homes.  This suggests that other factors, such as the circumstances 
and motivations of the sellers and buyers, have influenced the sale prices.  This is not surprising 
in the case of homes being sold with full disclosure of negative factors, since the market for 
prospective purchasers is very limited. 
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An example of a buyer being influenced by motivating factors is the park purchase of the 
home on Space 70 in February 2017 at a purchase price of $10,000.  The home was reportedly 
uninhabitable and the park owner was willing to pay more than he typically would for a home in 
that condition due to “health/safety/hoarding issues.”  The home was subsequently pulled out of 
the park.  In addition, some of the sales in the park could reflect lower prices due to special 
circumstances and motivations of the sellers.  However, we were unable to verify the details of 
these transactions with any of the sellers. 

A park representative verified the price, physical characteristics and condition of the 21 
homes they purchased.  The remaining 11 sales were purchased by the current resident 
homeowners and we were unable to verify the details of the acquisitions including the conditions 
of the homes at the time of purchase.  We were provided with phone numbers for only two of the 
resident purchasers.  Both of those individuals refused to speak with us; however, one of them 
did return a completed questionnaire.  No phone numbers were provided for the other 9 resident 
purchases.  Information about these resident purchases was obtained from HCD records.  
According to the park, all prospective tenants are notified of the park closure at the time of 
purchase; thus, all 32 of the sales were made with full disclosure. 

The lack of consistency of the sale prices and physical characteristics of the homes results 
in the typical process of adjusting comparable sales not being applicable in this case.  However, 
the park owner’s representative shared with us some of the criteria used in their purchases.  It 
was stated that the prices were based on the general condition of the home at the time of sale.  If 
the price paid was below $8,000 it was likely in poor condition; if the price was between $9,000 
and $15,000 it was likely in below average condition; and if the price was greater than $15,000 it 
was in average condition.   

We have utilized a comparative analysis that involved the grouping of the sales and the 
subject homes in various ways to account for differences in the home characteristics.  We 
identified reasonable ranges of values for the various groups and formed conclusions of values 
for each home within the group.  A summary of the 32 sales in Rancho Dominguez follows this 
discussion.  As of September 10, 2020, the on-site value of the home on Space 81 was estimated 
to be $26,000. 

Off-Site Value 

In estimating the off-site value of each home, we have used the NADA Guides program.  
This is an automated cost estimating program based upon information obtained from 
manufacturers, dealers, wholesales and auctions.  The September-October 2020 edition has been 
used in valuing the subject homes.  A copy of the NADA Guides analysis follows this 
discussion.  As of September 10, 2020, the off-site value of the home on Space 81 was estimated 
to be $13,400. 

SUMMARY OF VALUE CONCLUSIONS 

On-site Value (Assumes notice of illegal use and park closure):   $26,000 

Off-site Value (NADA):       $13,400 
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Note: According to the park owner’s representative, all of the above sales were made with full disclosure that the 
park is an illegal use and subject to closure. 

 

Sale Price/ Sale Year Living
Price Sq.Ft. Date Make/Model Blt BR/Ba Type Additions Area Quality Cond. Comments

46 $6,000 $6.94 Jan-09 Parklane 1965 2/1 SW Incl 864 Avg Poor Park Purchase

54 $10,000 $10.42 Feb-09 Silvercrest/Silvercrest 1971 2/2 DW None 960 Avg Unknown Resident Purchase

72 $5,000 $5.21 Mar-09 Skyline/Skyline 1972 2/1 DW None 960 Avg Unknown Resident Purchase

4 $63,194 $60.76 Apr-09 Golden West/Somerset 1981 2/2 DW None 1,040 Avg Unknown Resident Purchase

10 $25,000 $24.04 Apr-09 Skyline/Homette 1978 2/2 DW None 1,040 Avg Unknown Resident Purchase

67 $21,500 $22.40 Nov-09 Skyline/Buddy 1972 2/2 DW None 960 Avg Avg Park Purchase

8 $30,000 $31.25 Dec-09 Skyline/Homette 1972 2/2 DW None 960 Avg Avg Park Purchase

32 $25,000 $22.32 Mar-10 Redman/Imperial 1972 3/2 DW None 1,120 Avg Avg Park Purchase

37 $27,500 $34.38 Jun-10 Skyline/Freedom 1972 2/2 DW None 800 Avg Avg Park Purchase

33 $16,000 $23.81 Jul-10 Champion/Manatee 1974 2/2 SW None 672 Avg Avg Park Purchase

41 $30,000 $44.64 Sep-10 Champion/Meadow Creek 1999 2/1.5 SW None 672 Avg+ Avg Park Purchase

52 $20,000 $26.95 Dec-10 Fleetwood 1967 2/1 SW Incl 742 Avg Unknown Resident Purchase

5 $20,000 $29.24 Dec-10 Rollaway 1963 1/1 SW None 684 Avg Unknown Resident Purchase

17 $15,500 $21.06 Jun-11 Biltmore 1968 2/1 SW Incl 736 Avg Avg Park Purchase

61 $18,300 $17.60 Jul-11 Universal 1965 2/2 DW None 1,040 Avg Avg Park Purchase

22 $1,500 $2.40 Aug-11 Skyline/Cameron 1976 1/1 SW None 624 Avg Unknown Resident Purchase

26 $8,500 $10.12 Sep-11 Moduline/Corinthian 1976 2/1 SW None 840 Avg Poor Park Purchase

38 $28,000 $35.00 Nov-11 Celtic/Celtic 1976 2/2 DW None 800 Avg Unknown Resident Purchase

39 $30,000 $31.25 Feb-12 Broadmore 1965 3/2 DW None 960 Avg Unknown Resident Purchase

2 $13,800 $20.54 May-12 Howden/Rollaway 1963 2/1.5 SW
80 SF

Encl Porch
672 Avg

Below 
Avg

Park Purchase

53 $15,000 $18.75 Sep-12 Star 1971 2/1 DW None 800 Avg
Below 

Avg
Park Purchase

59 $30,000 $31.25 Mar-13 Viceroy 1971 2/2 DW None 960 Avg Unknown Resident Purchase

47 $20,000 $28.49 Mar-13 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Unknown Resident Purchase

43 $10,000 $17.36 Jun-14 Skyline/Buddy 1969 2/1 SW None 576 Avg
Below 

Avg
Park Purchase

69 $21,000 $20.19 Aug-14 Silvercrest 1971 2/2 DW None 1,040 Avg Avg Park Purchase

3 $30,000 $31.25 Mar-15
Kaufman Broad/ 

Canyon Crest
1975 2/2 DW None 960 Avg Avg Park Purchase

73 $5,500 $9.48 Jul-15 Universal 1965 2/1 SW
280 SF

Encl Porch
580 Avg Poor Park Purchase

19 $15,000 $14.02 Mar-16 Parklane 1963 2/1 SW Incl 1,070 Avg
Below 

Avg
Park Purchase

70 $10,000 N/A Feb-17 Unknown N/A N/A N/A N/A N/A N/A Poor
Park Purchase.  Home uninhabitable and 
pulled out of park. New home put on 
space.

16 $20,000 $19.23 May-17 Cameron 1970 2/2 DW None 1,040 Avg Avg Park Purchase

47 $25,000 $35.61 Apr-20 Universal 1963 2/1 SW
Incl +182 SF
Encl Porch

702 Avg Avg Park Purchase

68 $25,000 $34.72 Apr-20 Golden West/Somerset 1971 2/2 SW None 720 Avg Avg Park Purchase

SUMMARY OF SALES - RANCHO DOMINGUEZ
Sorted by Date

Sp










