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Suburban Appraisal Services
File No. 2148c0
Case No.
Small Residential Income Property Appraisal Report
The purpose of this summary appraisal report Is to provide the lender/cliont with an te. and adequately supported, opinion of the matket value of the subject properly.
d Property Address 2148 Commonwealth Avenue City Newton Stale MA Zip Code 02466-1903
Bowower McNeil;CAN-DO Quwner of Public Record Paula Chesbrough County Middlesex
egal Description South Middlesex County Registry of Deeds Book 25027 Page 84
ssessor's Parcel No. 41-14-4 Tax Year 2009 RE. Taxes $ 7,068.61
hborhood Name Auburndale Map Reference Page 170/C2 Census Tract 3747.00
| Occupant | ] Owner [X] Tenant [X]Vacant Speciel Assessments § N/A "1 Pup  HOAS N/A [ peryear[ per month
Properly Rights Appraised FeeSimple [ [Leasehold [ | Other (describe)
Assignment Type | X | Purchase Transaction || Refinance Transaction [ | Other {deseribe)
| Lender/Client The Village Bank Address 319 Auburn Street, Newton, MA 02466
Is the subjest property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Dﬂ Yes |_~—| No
| Report data source(s) used, offerings price(s), and date(s). MLS data indicates subject property was listed for sale on July 14, 2009 for $749,000.
arketing time was sixty-four days, )
did D did not analyze the contract for sdle fof the subject purchase transaction. Explain the results of the andlysis of the contractfor sale or why the andysis was not
eiformed. “A signed Purchase & Sale Agreement has been reviewed. No unusual conditions were noted.

| ContractPrice$ 666,300 Dale of Contragt _9/22/09 _Is the property seller the owner of public record? TXTYes] |No DataSourcels)  Assessors
there any financial assistance {loan charges, sde concessions, gift or down payment assistance, etc.) to be paid by any party on behalf of the borrower? ];]Yes No
Yas. teport the tolal dollar amount and describe the items to be paid. None known.

Note: Race and the raclal composition of the neighborhood are not appraisal factors.
Nelghbomaod Charactarisics

Location [ [Urhan | X {Sububan] | Rurd Property Values [ Increasing [ X]Stable Declining | PRICE AGE | One-Unit 50 %
BuitUp | X |over75% 25-75% Under 25% | Demand/Supply Shortage In Bdance | X jOverSupply| $ (000} {yrs} | 2-4 Unit 10 %
= Growth Rapid | X [Stable Slow Marketing Time Under 3mihs | X |3-6 mths over6mis] 500 low 50 | Mult-Famly 10 %
50 Nelghborhood Boundaties Commonwealth Avenue to the north, Lexington Street to the eastand | 900 High 130+] Commercal 20 %
Auburn Street to the south and to the west. ) . 650 Pred. 89 | Other 10 %

O Neighborhood Description See Comment Addendum

Market Congitions {including support for the above condusions) See Comment Addendum

Dimensions 89' Frohtage+- Area 8,310 SF Shape Irregular View Other Homes
| Specific Zoning Classification Multi Residence 1 Zoning Description 10,000 SF Minimum/ 80 Frontage
 Zoning Compliance | |Legat | X Legal Nonconforming (Grandfathered Use) | |No Zoning | _|Wegal (describe)

Is the highest and best use of subject property as improved {or as proposed per plans and specifications) the present use? ]X]Yes r—l No_if No, describe.

Utilities Public Other (describe) Public _Other {describe) - Off-site Improvements-Type Public _Private
{ Hectricity [X Water ’—— Street Paved Asphalt X |

Gas X - Sanitary Sewer | XJ Alley  None .

FEMA Special Flood Hazard Area | | Yes [ X|No FEMA FloodZone C FEMAMap# 250208 0001C__ FEMA Map Dat 07/1711986

| Ave the uilities and off-site improvements typical for the marketarea? [ X]Yes [ |No I No, describe.
re there any adverse site condilions or external factors (easements, encroashments. environmental condiions, Jand uses, ete.)? | |Yes [X]No If Yes, deseribe.
{See Comment Addendum

slcondition’

ol sell condiion | interi materalsicondition

Crawd Space | Foundation Walls Fieldstone/Average | Roors Hardwood/Tile/AvalGd

[ JAccessoiy Usit (describe below) X1 Full Basoment | _|Patiat Basement | Exterior Walls VinyliGood Widls_Plaster/Average/Good
#ofStories 2.75  #ofbldgs. 1 Basement Area 1,164 sq.ft| Roof Surface Slate/Average TrivFinish Wood/Average/Gd

| Type [X pet] Jat [ |S-Det/End Unit {Basement Finish 0 % { Gutters & Downspouts Aluminum/Good | Bath Flogr_Tile/Average/Good
[XJExisting] | Proposed] _JUnder Const. [ X ] Outside Entry/Exif _|Sump Pump] Window Type Double Hung/Good Bath Wainseot _Tile/Avg/Gd
Design (Stle) Two-Family Evidence of | | Infestation Storm Sesh/insulated Thermal/Good Car Storage
Year Built 1895 Dampness| Setement Sereens Ful/Good Car Storage None
Effective Age (Vi) 12 Years ng/ ; \f X|Diveway #ofCars 4+
Altie None FWA [} X HWBBR Radiant Fireplate(s) #

y {58 Driveway Suiface Paved Asphalt
Drop Stair Stairs Other | Fuel Gas Patio/Deck Fence X | Garage #ofCas 2
Floor X[ Scuttle Cooling | | Central Air Conditioning Pool XiPach _Four Carport #of Cars
| |Finished Heated [ Tindvidua [ TOther Other At [X]pet. [ [Buitin

#of Appliances | Refiigerator P | Range/Oven 2 TDishwasher 2 |Disposal 2 | Microwave 1 | WasherfDryer __ |Other {describe)
Unit#1 contains: 4 Rooms 2 Bedroom({s) 1.00  Bath(s) 1,308 Square feet of Gross Living Area

Unit #2 contains; 7 Rooms 4 Bedroom(s) 2.00  Bath{s) 1,900 Square feet of Gross Living Area

Unit#3 contains: Rooms Bedroom(s} Bath(s) Square feet of Gross Living Area

Unit#4 contains: Rooms Bedroom(s) Balh(s) Seuare fest of Gross 1iving Area
Additional features (special energy efficientitems, ete.) Four Porches

Describe the condiion of the property {including needed repairs, deterioration, renovations, remoddling, efe.). See Comment Addendum

Freddie Mac Form 72 March 2005 Fannie Mae 1095 March 2005
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Suburban Appraisal Services

Fite No.

2148c0

Case No.

Small Residential Income Property Appraisal Report

Are there any physical deficiencies or

verse conditions that affect the fivability, soundness, of struclural integrity of the property? | |Yes| X [No_If Yes, describe

No physical deficiencies or adverse conditions were observed that would affect the livability, soundness or structural integrity of

_the property.

! Doss the property Qenerdly conformm 1o the neighborhood {funclional ulity, style, condition, use, construction, ete.)? [ X]Yes | [No_IfNo, desciibe Property

enerally compares well with other neighborhood improvements in style, condition, construction and age.

the property subject to rent control?

[ Tres [X]No_if Yes, describe

I The WG [OPETieS Fepresent 16 Most CUITERY, ST, and proximets Comparane fentel properties to the Subject properly. THis anayss 16 intended to support the ™
opinion of the market rent for subject property.

FEATURE SUBJECT COMPARABLE RENTAL#1 COMPARABLE RENTAL #2 COMPARABLE RENTAL #3
Address 2148 Commonwealth Ave. 305 Webster Street 58 Washburn Avenue 26-28 Normandy Road
Newton, MA 02466-1903 Newton, MA Newton, MA Newton, MA
Proximily to subject’ 0.43 miles NE 0.55 miles E
Current Monthly Rent_|$ 0
Ren/Gross Bldg. Area |$  0.00  sqftf =
Rent Confrol [ T¥es [X]no Yes Yes Yes | X[No
=4 Data Sowree(s) - inspection MLS/BrokerfAssessors MLS/Broket/Assessors MLS/Broker/Assessors
2! Date of Lease(s) TAW/Nacant Owner-5/31/10 8/31/10 Owner-8/31/10
Locafion Average Average Average/Good Average/Good
= Aclual Age 114 Years . 79 Years 105 Years 81 Years
Condition Average/Good Good Average/Good Good
2 Gross BuldingArea | 3,208 2,147 2,454 3,673
T Unit Breskdown Rm Count Ssql.Z; R Count Ssq’,zzt. Monthly Rent | Rm Count- SS;Z; Montily Rent | Rm Count. S?ﬁ Monthy Rent 1.
. Tot| Br | Ba Tot| Br| Ba Tot{ Br| Ba Tot{ Br| Ba
2 Unit#H 41 2 [.0d1.308 5|2 h.od1,085s Owner | 5| 2 11.041.140s 1,500 | 6 | 2 [1.001,3643 Owner
o1 Unit#2 7| 42001900 6| 21.001,08213 2,000 | 7| 3 [1.0 1,314 1,850 [ 8| 3 [2.002,309s 2,200
Unit#3 ] $ $ $
Unit#4 $ i$ $
Utilities Induded ‘Water & Sewer Water & Sewer Water & Sewer Water & Sewer
Included ih Rents Included in Rents Included in Rents ‘Included in Rents

Analysis of rental data and support for estimated market rents for the individual subject units reported below {indluding the adequacy of the comparables, rentd concessions,
ete.) Rentals 2 & 3 are located on lightly traveled roads of better appeal. Rentals 1 & 3 possess better overall maintenance levels.

These comparable rentals provide good support for the subject's forecasted rents. Water and sewer are included in rents, while heat,

hot water and electric charges are the responsibility of the individual unit occupants.

RentSchedule: The appraiser mustreconcite the applicable indicated monthly market rents to provide an opinion of the market rent for each unitin the subject property.

Leases Actual Rent Opinion Of Matket Rent
Lease Date Per Unit Total Per Unit Totat
Unit No. Begin End Unfurnished Furnished Rent Unfurnished Eurnished Rett
2 1 TAW $ Family {$ $ Unknown|$ 1,600 i$ $ 1,600
2 $ Vacant 1% . $ Vacant |$ 2,000 i% $ 2,000
3 $ $ $ $ $ $
4 $ . $ $ $ $ $
Comment onlease dataSee Comment Total Actual Monthly Rent $ 4] Total Gross Monthly Rent $ 3,600
D Other Monthly Income {itemize) $ Other Monthiy Income (itemize) $
Total Actual Monthly Income $ Q Total Estimated Monthly [ncome $ 3,600

Utliies |

Niirdard

Tin eslimatedrents | | Electric | X |Water | X |Sower | |Gas] | 01

Cable | |Trash cdllecti

| [other

1| Comments oh actual or estimated rents and other monthly income (induding personal property)

First floor is rented to the owner's sister at a sum

reported to be well below market rate. Unit 2 is vacant at this time. Estimated rents are based on a review of comparable

data. Heat, hot water and electric charges are separate, while water and sewer are included in forecasted rents. Demand

for rental housing is fairly stable at this time.

- I mdid ﬁ did not research the sale o transfer history of the subject properly and comparablé. sales. If not, explain

| My rosearch | [did | X] did nolreveal any prior sales of lransf

ata source(s) MLS, The Warren Group, Assessors

of the subject property for thé three years prior to the effective date of this appraisal.

| Myresearch m did [7[ did not reveal any prior sales or transfers of the comparable sales for the year prior fo the date of sale of the comparable sdle.

ata sourcefs) MLS, The Warren Group, Assessors

| Report the results of the 1

ch and analysis of the prior sale or transfer history of the subject property and comparable sales {report addiional prior sales on page 4).

ITEM SUBJECT COMPARABLE SALE#1 COMPARABLE SALE#2 COMPARABLE SALE#3
ate of Prior Sale/Transfer None Noted None Noted None Noted None Noted
tice of Prior Sale/Transfer N/A . NIA N/A N/A
Data Source(s) MLS/A MVarren Gipl MLS/Assess/Warren Gip| MLS/A /Warren Grp| MLS/Assess/Warren Grp
ffective Date of Data s 10/2/09 10/2/09 10/2109 10/2/09

nalysis of prior sale o transfer history of the subject property and comparable sales_Subject property has not sold or transferred ownership

uring the past thirty-six_months.

Freddie Mac Form 72 March 2005
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Suburban Appraisal Services '

. . . : . File No.  2148co
Small Residential Income Property Appraisal Report case No.

Therears 12 comparable properties clmenty offered for sale in the subject neighborhood ranging in price fromm § 600,000  t$ 775,000 .

Thereae 11 comparable sales in the subject neighborhood ithin the past twelve months rangingin sale price flom$ 600,000 lo$ 775,000

FEATURE | SUBJECT COMPARABLE SALE#1 COMPARABLE SALE#2 COMPARABLE SALE #3
Address 2148 Commonwealth Ave. 59 Withington Rd : 330 Lexington Street 440-442 California Street
Newton, MA 02466-1903 Newton, MA Newton, MA Newton, MA
Proximity to Subject 1 miles E ) 0.26 miles NE 2.47 miles NE

Sale Price $ 666,300
SaePricelGross Bldg. Area |$  207.70 sq ff$ 273.47 sq.ft
Gross Monthly Rent $ 3.600 $ 3,800 Est.
Gross Rent Multiptier 187.00 193.16 184.72
Price Per Unit $ 333,150 |$ 367,000 $ 332,500
Prige Per Room $ 60573 |$ 56,462 $ 51,154
Price Per Bedroom $ 111,050 |$ 146,800 $ 110,833
Rent Contral Yes[XNo |[ [Yes[XINo [ TYes[X]Ne T Tyes[XNo
DataSource(s) MLS/Broker/Assessors MLS/Broker/Assessors | MLS/Broker/Assess./JOwner
Verfication Sourcels) “[Ext. Inspection/Warren GroupExt. Inspection/Warren GrouplExt. Inspection/Warren Group
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION _|+{} Adustment DESCRIPTION | +{) Adustment! DESCRIPTION | +{} Adustment
Sale of Financing Closed Sale Closed Sale Closed Sale
Concessions onv. Financin Conv. Financin Conv. Financin
"Date of SalelTime Y2509 6/29/09 . 918109
Localion . Average Superior. -70,000 Average Inferior +25,000
Leasehold/Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Site 8,310 SF 6,945 SF 16,985 SF -20,000 5,886 SF
View Other Homes | Other Homes Other Homes Other Homes
Design (Stvle) Two-Family Two-Family Two-Family Two-Family
Qudlity of Construction Average Average Average Average
Actual Age 114 Years 99 Years 108 Years 89 Years
<@ Condition Averagel/Good | Average/Good Average/Good Average/Good
53| Gross Bullding Area 3208 sqf) 2684 sqft +20,9600 3,230 saft ’ 3,523  saft -12,600
Unit Breakdown Total| Bdms| Baths | Totdl| Barms| Baths Total} Bdms| Baths Total| Bdms| Baths
2] Unit# 1 : 4] 2 1100 6] 2 |1.00 41 2 j1.00 61 2 1100
=% Unit#2 . 71 41200} 7| 3 1200 71 31100 +10,000 7 | 4 §2.00
oy Unit#3 )
Unitit 4
B t Description Full Basement | Full Basement Full Basement Full Basement
=€ Basement Finished Rooms Unfinished Unfinished Unfinished Partial Finish -10,000
Functional Uit : Average Avetrage Average Average
Healing/Codling Heat Only Heat Only Heat Only Heat Only
Energy Efficient ltems Unknown Unknown Unknown tnknown
Parking On/Off Site 2 Car Detachedi2 Car Detached Driveway +10,000{2 Car Detached
Porch/Patio/Deck 4 Parches 2 Porches Porch,Deck,Poo 2 Parches
Fireplaces None 2 Fireplaces -5,000 2 Fireplaces -5,000 None
Listing Price $749.000 $750,000 $675.900 $686.968
Days on Market 13 Days 69 Days 5 Days
Net Adjustment (Totd) T J+IXI-1s 54040 ] T J+IXI- s -5000 X1+ 1- s 2,400
Adjusted Sale Price et Adj. i 7% NetAdj.:-1% NetAd).:0%
of Comparables i 13% $ 679,960 GrossAd]:7% $ 670,000 GrossAd.:7% $ 667,400
Adj, Price Per Unit _(Ad $P.C of Comp Units
Adj. Price Per Rooin_(adi sP € of Comp Rooms
Adj. Price Per Bdrm, (Adj. SP Comp¥# of Comp Bedrooms e = :
Velue Per Unit $ 335,000 X 2 Units=$% 670,000  |valye Per GBA $ 210.00 X 3.208 GBA=$% 673,680
Vslue Per Rm. $ 60,000 X 11  Rooms=$ 660,000 |ValuePerBdrms. $ 115000 X 6 Bdms.=§ 690,000

Summary of Sales Comparison Approach including reconciliation of the above indicators of value. In order to Jocate Sales 1 & 3, it was necessary to go
beyond one mile from the subject. After considering all data, these were deemed two of the best available sales. Sale #1 was adjusted
downward roughly. 10% in respanse to.its locatioh along a street of better appeal. Sale #3 lies on a street of lesser appeal and was
adjusted upwatrd for location. Sale #2 po a larger and more useful site and was adjusted downward. Size adjustments were
made at $40.00/pst. Other adjustments are expetted market reactions. No adjustment was made for Sale #2's in-Ground Pool. There
is no evidence to quantify any contributory value for pools in this area. This is based on the cooler climate and their limited seasonal
utility.

indicated Value by: Sales Comparison Analysis § 670,000

Total gross monthly rent $ 3,600 X gross rent multiptier (GRM} 187.00 =% 673,200 Indicated value by Income Approach

Comments on income approach including reconciiation of the GRM _ GRM was taken from recent sales and is considered reliable. This
approach provides good support for the final opinion of value.

ndicated Value by: Sales Comparison Analysis $ 670,000 ncome Approach$ 673,200 Cost Approach (if developed)$ N/A
The Sales Compatison Approach was _given primary emphasis. All four closed sales were considered. The Cost Approach was
not developed due to the subject's age and the difficulty in estimating physical depreciation. The Income Approach is suppottive
of the final opinion of value.

This appraisal is made “asis,” Dsubject to completion per plans-and spedifications-on the basis of a hypothetical condifion that the improvements have been.
completed, l___l stibject to the following repairs or alterations on the basis of a hypothelical condiion that the repairs or dterations have been completed, or |:| subjectto the
following recuired inspsction based on the extraordinaty assumplion that the sondition or deficiency doss not require shteration or repain. This appraisal is
ubmitted "as is". No warranty of the appraised property is given or implied.

| Based on a complete visual inspestion of the interior.and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser's certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this reportis

670,000 ,asof Qctober 2, 2009 . which iis the date of inspection and the effective date of this appraisal,

Freddie Mac Form 72 March 2005 ’ Fannie Mae Form 1025 March 2005
ClickFORMS Appraisal Software 800-622-8727 Page 4 of 25




Suburban Appraisal Services
FileNo. 2148co

Case No.

Small Residential Income Property Appraisal Report
NEIGHBORHOOD DESCRIPTION :
The subject lies in the Aubumdale village of Newton near Routes 186, 30, 128/95 and the M husetts Turnpike (1-90).
This is a fully developed neighborhood improved with a vast predominance of one and two-family homes of average to
above average condition and average appeal. No negative influences were apparent that would diminish marketability. A
number of commercial improvements as well as a House of Worship are located nearby. These buildings, and above
average traffic volume along Commonwealth Avenue, serve to temper the appeal of this neighborhood. Auburndale
Playground is located in the immediate neighborhood and adds to appeal.

This location provides good access to schools, shopping, several main roads and highways, public transportation,
playgrounds, and employment ceriters in all directions. Newton is located approximately eight miles west of Boston and is
noted for its highly funded and highly rated public school system.

MARKET CONDITIONS
The two-family market features an oversupply of active offerings in MLS with thirty-two. Prices range from $375,000 to

$1,199.000. Average asking price is $691,884 and average days on market is ninety-six. Median list price is $642,450.
Three of the listings have accepted offers, but remain ac@ive pending signing of Purchase & Sale Agreements.

Nine two-family homes are under agreement for sale. Asking prices ranged from $434,000 to $1,095,000. Average list price

was $648,778 and avérage marketing time was seventy-nine days. Median [ist price was $599,000. Seller concessions are
vically in the form of price reductions. Conventional financing is available at low interest rates for conforming loans.

Availability of credit has declined due to problems within the mortgage/banking sectors. Market activity has improved slightly

as compared with Q4 of 2008 and Q1 of 2009.

SITE .
Site size and shape are typical for the area. No adverse easements or encroachments were observed. Asphalt driveway is

older and would benefit from repaving. 18' x 18’ detached garage is located at the rear of the site and is in mostly average
condition, though an overhead door is needed. Landscaping is adequate. Legal non-conforming sites are typical for the
area and are market accepted. According to MA state law, the subject may be rebuilt in the event of its destruction.

CONDITION

This is a two-family home built in 1895+-. Structure suffered significant damage as the result of a 1999 fire. Consequently,
numerous repairs and updates were completed. Included were application of vinyl siding, installation of new gas fired
boilers and vinyl clad replacement windows. First floor apartment was extensively remodeled including a new kitchen and
bathroom. Unit #1 po one first floor bedroom and one second floor bedroom. Overall condition of this apartment is

Unit #2 includes a kitchen, living room, dining room, bedroom and bathroomm on the second floor and three bedrooms and a
full bathroom on the third level. Overall condition of this apartment is average. No significant repairs or modernizations were
noted as being het v. All systems appeared to be operating properly. It Is assumed there are levels of lead paint. This
is very common for most two-family homes in Newton.

COST APPROACHTO VALUE {not retjiiiisd by Fannie Ma

Provide adequate information for the lender/dient to replicate your cost figures and n
Support for the opinion of site value (summaty of comparakie land sales or other methods for estimating site velue)

ESTIMATED [—] REPRODUCTIONOR [_I REPLACEMENT COST NEW OPINION OF SITE VALUE =!
Saurce of cost data Dwelling S.Ft@$ © =

ing from cost seiviee Effective date of cost data . |Bsmt, 1,164 Sq.FrL@$ =
Comments on Cost Approach {gross living area cdculafion depreciation, ete.)
Garage/Carport Sq.Ft@$ =
Total Estimate of Cost-new =
Less Physical Functional 0 _{ Bxtemal O
Deprecialion =% { )

Depreciated Cost of linprovements =!
"Asds” Value of Site limprovements =4

Estimated Remaining Economie Life (HUD and VA orl ___Years Indicated Velue By Cost Apy ach N/A
{FORMATION EOR fapplicable) = :
Is the developer/builder in contrel of the Homeowner's Association (HOAY? [ [Yes [ INo Unittypets) [ |oetached [ ]
Provide the following information for PUDs ONLY if the developer/bullder is in control of the HOA and the subject property is an attached dwelliqgunit.
Legal Name of Project i
Total number of phases Total number of units Total nurnber of units sold
Total number of units rented Tota) number of units for sale Data source
Was the projest created by the conversion of existing bullcingls) intoa PUD? [ [Yes [ |No IF Yes. date of convession.
Does the project contain any multi-dwelling units?] [Yes| [No Datasource.
‘Are he units, common dements, and recrealion facilities complete? |1 Yes [ | No If No, describe the status of completion.
Are the common ¢ ts leased to or by the Homeowner's Association? [ Tves [ INo if Yes, desctibe the rental terms and options.
| Describe common dements and recreational faclities.
Fredie Mac Form 72 March 2005 Fannie Mae Form 1025 March 2005
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Suburban Appraisal Services
EXTRA COMPARABLES 4-5-6

File No. 2148co
Case No.
Borrower McNeil;CAN-DO
Property Address 2148 Commonwealth Avenue
City Newton County Middlesex State MA ZipCode 02466-1903
Lender/Client - _The Village Bank Address 319 Auburn Street, Newton, MA 02466
FEATURE" | SUBJECT COMPARABLE SALE# 4 COMPARABLE SALE# 5 COMPARABLE SALE# 6
| Address 2148 Commonwealth Ave. 50-52 Whittemore Road
Newton, MA 0246 Newton, MA
Proximity to Subjsct = 3.70 miles E
Sale Price $ 666,300 663,000 =
Sale Price/Gross Bidg. Area |$ 207.70 $ 222.93 $
Gross Monthly Rent $ 3,600 $ 3,600 $
Gross Rent Multiplier 187.00 184.17
Price Per Unit $ 333,150 i$ 331,500 $
Price Per Room $ 60,573 |$ 47,357 $
Price Per Bedroom $ . 111,050 s 110,500 $
Rent Confrol [ IYes]X]No Yes| o T Tves] [No
Data Source(s) | MLS/Broker/Assessors
Verificafion Source{s) ssors - |Ext. Inspection/Warren Group
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION | +{} Adustment DESCRIPTION | +() Adustment| DESCRIPTION | +{-} Adustment
Sale or Financin, = Closed Sale ]
Congessions onv. Financin:
Date of SalefTime 5/1/09
Location Average Superior -60,000
Leasehold/Fee Simple " Fee Simple Fee Simple
Site 8,310 SF 6,385 SF
View Other Homes | Other Homes
Design {Style} Two-Family | Two-Family
Qudlity of Construction Average Average
Actual Age 114 Years 88 Years
Condition Average/Good Average +60,000]
Gross Building Area 3,208 sqft] 2974 sqft +9,360 sq ft sq. ft
Unit Breakdown Total| Bdms | Baths | Totel| Bdms] Baths Total] Barms|_Baths Total] Bdims| Baths
Unit # 1 41 21100 7| 3 |1.00
Unit#2 71 41200 7] 31100 +10,000;
Unit#3
Unit#4
Basement Description Full Basement| Full Basement
Basement FinishedRooms | Unfinished Unfinished
Functional Uity Average Average
Heating/Cooling Heat Only Heat Only
Energy Efficient ltems . Unknown Unknown
Parking On/Off Site 2 Car Detached| 2 Cay Under +5,000
Porch/Patio/Deck 4 Porches 2 Porches
Fireplaces None 2 Fireplaces -5.000
Listing Price $749,000 $699,000
Days on Market 64 D 6 Days
Net Adjustiment (Totd = X[+ 1- s 19360 | [ [+[ I- s [T+ 1-1s
Adjusted Sale Price et Adj. : 3% NetAd.: 0% NetAdf. 1 0% _
of Comparables ross Adj. : 23% 682,360 _Gross Adj. : 0% Gross Adj.: 0% §
Adj. Price Per Unit._(Ad 5P Comp/#tof Camp Units) : (s
Adj. Price Per Room _(adi. 5P C of Gomp Reoms)
Adi. Price Per Bdrm. (Ad). 5P Conuvit of Gop Bedrooms]

Repori the resuits of the research and analysis of the prier sale or transfer history of the subject property and comparable sdles

ITEM SUBJECT COMPARABLESALE# 4 COMPARABLE SALE# 5 COMPARABLE SALE# 6
Date of Prior Sale/Transfer None Noted None Noted -
Price of Prior Sale/Transfer N/A _N/A
Data Source(s) WILS/AssessiWarren Grpl MLS/Assess/Warren Grp
Efeciive Dale of Data Source(s) 10/2/09 10/2/08

Summary-of Sales Comparison Approach including reconiciliation of the above indicators of vdue. In order to locate Sale #4, it was necessary to go

beyond one mile from the subject. After considering all data, this was deemed one of the best available sales. Whittemore Road is a

lightly traveled road of better appeal and was adjusted downward approximately 10% for location. An upward condition adjustment of

roughly 10% was applied to Sale #4 in response to its substantially inferior condition. Size adjustments were made at $40.00/psf. |

Other adjustinents are expected market reactions.

ClickFORMS Appraisal Software 800-622-8727
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Suburban Appraisal Services
File No. 2148co

Small Residential Income Property Appraisal Report  case No.

This report form is designed to report an appraisal of a two- to four-unit property, including a two- to four-unit property in a
planned unit development (PUD). A twa- to four-unit property located in either a condominium or cooperative project
requires the appraiser to inspect the project and complete the project information section of the Individual Condominium
Unit Appraisal Report or the Individual Coooperative lnterest'Appfaisal Report and attach it as an addendum to this report.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional résearch or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser's
continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of wark for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market valus, statement of

assumptions and limiting conditions, and certifications. The appraiser must, ata minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, {4) research, verify, and analyze data from reliable public and/or private sources,

and (5) report his or her analysis, opinions,' and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive'and open
market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming

the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and

the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both

parties are well informed or well advised, and each acting inwhat he or she considers his or her own best interest; (3)
reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms

of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffected by special or creafive financing or sales concessions* granted by aryone associated with the sale.

*Adjustments to the comparables must be made for special o creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party insfitutional
fender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market's
reaction to the financing or concessions based on the appraiser's judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is

subject to the following assumptions and limiting conditions:

1. The appraiser will nof be responsible for matiers of a tegal nature that affect either the property being appraised or the title
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report fo show the approximate dimensions of the improvements.
including each of the units. The sketch is included only to assist the reader in visualizing the property and understanding
the appraiser's determination of its size. T

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located inan
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4, The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this.appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, eto.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing this appraisal. Unless otheiwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparert physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmentat conditions, efe.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because the appraiser is hot an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or aiterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.

Freddie Mac Form 72 March 2005 Fannie Mae Form 1025 March 2005
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Suburban Appraisal Services
File No, 2148c0

Small Residential Income Property Appraisal Repert Case No.
APPRA]SER'S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. | performed a complete visual inspection of the interior and exterior areas of the subject property. | reported the condition
of the improvements in factual, specific terms. | identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.

4. | developed my opinion of the market value of the real property that is the subject of this report based on the sales comparison
and income approaches to value. | have adequate comparable market data to develop a refiable sales comparison approach

for this appraisal assignment. | further certify that | considered the cost approach to value but did not develop it, unless otherwise
indicated in this report.

5.1 researched verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. | researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. 1 selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. | have not used comparable sales that were the result of combining a land sale with the contract purchase price of @ home that
has been built or will be built on the land.

9. | have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. 1 verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

12. | am aware of, and have acoess to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. | obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
refiable sources that | believe to be true and correct.

14. | have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subjecf
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. |
have noted in this appraisal repott any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that | became aware of during the research involved in performing this appraisal. | have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property. ’

15. | have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.

16. | stated in this appraisal report my own personal, unbiased, and professionai analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. § have no present or prospective interest in the property that is the subject of this report, and | have no present or
prospective personal interest or bias with respect to the participants in the transaction. | did not base, either partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property of on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that | would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in valte, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
‘mortgage loan application).

19. | personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. 1f §
refied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, | have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. | certify that any individual so named is qualified to perform the tasks. | have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthiorized and [ will take no
responsibility for it.

20. | identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that

ordered and will recelve this appraisal report. .

Freddie Mac Form72 March 2005 Fannie Mae Form 1025 March 2005
ClickFOGRMS Appraisal Software 808-622-8727 Page 8 of 25




Suburban Appraisal Services
. . . FileNo. 2148co
Small Residential Income Property Appraisal Report  case No.

21. The lender/client may disclose or distribute this appraisal report fo: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns, mortgage insurers, government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser's or supetvisory appraiser’s (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media). :

22, | am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, | am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The bon"ower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.

24, if this appraisal report was transmitted as an “electronic record" containing my "electronic signature,” as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy of representation of my signature, the appraisal report shall be as effective, erforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability andfor
criminal penailties including, but not fimited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. 1 directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's
analysis, opinions, statements, conclusions, and the appraiser's certification.

2. | accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser's analysis, opinions,
statements, conclusions, and the appraiser's certification.

3. The appraiser identified in this appraisal report is either a sub-antractor or an employee of the suparvisory appraiser (or te
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisat Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal -
report was prepared.

5. If this appraisal report was transmitted as an “electronic record" containing my "electronic signature,” as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this

appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER SUPERVISORY APPRAISER (ONLY [F REQUIRED)

Signature Signature

Name  William J. Ladcifoti, Jr. Name

Company Name Suburban Appraisal Services Company Name
Company Address 727 Washington Street Company Address

Newtonville, MA 02460
Telephone Number 617 969-3006
Emall Address suburbanappraisai@hotmail.com
Date of Signature and Report October 5, 2008
Effective Date of Appraisal October 2, 2009
State Certification# 636 ‘
or State License #
of Other {describe)
State MA
Expiration Date of Certification or License 10/28/11

State #

ADDRESS OF PROPERTY APPRAISED
2148 Commonwealth Avenue
Newton, MA 02466-1903

APPRAISED VALUE OF SUBJECT PROPERTY $
LENDER/CLIENT
Name Katie Mulhern
Company Name The Village Bank
Company Address 319 Auburn Street
Newton, MA 02466

670,000

Email Address

Telephone Number

Email Address

Date of Signature

State Certification #

or State License #

State

Expiration Date of Certification or License

SUBJECT PROPERTY

E Did not inspect subjest property
Did inspect exterior of subject property from street
Date of Inspection

l:] Did inspect interior and exterior of subject property
Date of Inspection

COMPARABLE SALES
EIDid not inspect exterior of comparable sales from street
Did inspect exterior of comparable sales from street
Date of Inspection

7
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Suburban ApKraisal Services

SKETCH ADDENDUM FileNo, 2148co
. Case No.
Borrower  McNeil.CAN-DO
Properly Address 2148 Commonwealth Avenue )
City Newton County Middlesex State MA ZipCods  02466-1903
Lender/Client - The Village Bank Address 319 Auburn Street, Newton, MA 02466

= e = e e
48 5 . 3 NQrTh o
2148 - 2150 Commonwealth Avenuc » Newton, Massachusetts
E—
i
i Uit |
h Parch
ait |
Bedraom
s 12
©mE L ! T
L : L 2 i
) Pasch }
Linit | e S
Uining ; LS
‘:,““"“‘ ' B Vit |
ERE Bedrouin
pt, R P
Limg ¢ i - .
Living g . - L ]
Room Yair Lnit 2
RS LY el Dinmg
: 4 Hanm :
e . k P32 Va
fPusel ! S e Uit 2 -
1 % FIRS T FLOVM - Dt o T TE—
b = — Hedroom
) W12 Lnw 2
i ‘ [ faving
T ' T 0 o ]y Koomn
‘ s ’«’%f* It 13518
i .
i Unit 3 |
Puaych SECORD | LaH
Linig 2 Uiy 2 e
Hedrownn Redrnn
Vs 17T 13
1* Tr
\1 e }. / Unig2 & oo R
i -—-LHJ 5 Bedreom SR
¢ S 1= ’ Y M By R
: oMrEieR
TN ELLIR MR
TRE-237-1470
| weoaw IMByme com
i SR LSENE PN D §
; Nyt drare b g
oo VIR Tad T veogrs A (e et Corrrgha v I by ey S Vs

ClickFORMS Appraisal Software 800-622-8727 ‘ Page 10 of 25




Suburban le_(i)_raisal Services
P MAP FlleNo. 2148co

. Case No.
Bomower _ McNeil;:CAN-DO
Property Address 2148 Commonwealth Avenus
City Newton County Middlesex State MA ZipCode  02466-1903
Lender/Client  The Village Bank Address 319 Auburn Street, Newton, MA' 02466
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Suburban Appraisal Services
FLOOD MAP ADDENDUM FleNo. 214800
Case No.
Borower  McNeil; CAN-DO g
Property Address 2148 Commonwealth Avenue
City Newton _Counly Middlesex State MA ZipCode  02466-1903
Lendes/Client  The Village Bank Address 319 Auburn Street, Newton, MA 02466
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Community Name: NEWTON, TITY OF

Zores € Poriel 250208 0001C  Panel Date: 07/17/1986
FIPS Code: 25017 Census Tract: .
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Suburban Appraisal Services
LOCATION MAP ADDENDUM File No. 2148co

Case No.

Boower __ McNeil: CAN-DO

Properly Address 2148 Commonwealth Avenue

City Newton

County Middlesex State MA ZipCode  02466-1903

Lender/Client

The Village Bank Address 319 Auburn Street, Newton, MA 02466°
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Suburban Appraisal Services
FileNo. 2148co

CERTIFICATION Case No.
Bomower McNeil:CAN-DO
Property Address 2148 Commonwealth Avenue
Gty Newton . County Middlesex State MA 7ip Code 02466-1903

Lender/Client The Village Bank Address 319 Auburh Street, Newton, MA 02466

F.LR.R.EA. ADDENDUM )
1. PURPOSE OF THE APPRAISAL The purpose of this report is fo estimate the market value of the subject property, as
defined herein. The estimate of market value is to be used solely.by the client as a basis for lending decisions or portfolio

management.

il. SCOPE OF THE APPRAISAL The following steps were followed in arriving at the final estimate of value included in the
appraisal report of the subject property:

1. Aninvestigation was made to determine market trends, influences and other significant factors pertinent to the subject
property.

2. A physical inspection of the property was performed. Although due dilligence was exercised while at the subject property,
the appraiser Is NOT an expert in such matters as pest control, structural engineering, hazardous waste, or construction etc.
and no warranty is given or implied as to these or other elements outside of analysis of market data. Inspections by various
professionals within these fields may be recommended with the final estimate of market value subject to their findings.

3. A miore detailed review of the collected data was then performed with the most relevant factors extracted and considered.
Sales were examined and confirmed closed from material provided by one or more service(s) that obtain information from
public records. Market factors were weighted and  their influence on the subject property was determined. A highest and best
use analysis was done on the subject property. ' '

4. The appraisal report was then completed in accordance with standards dictated by THE APPRAISAL FOUNDATION in the
UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICES (USPAP). The report included sufficient data and
information needed fo lead a reader to a similar conclusion of market value.

5. The appraisal report was then delivered to the client, which constituted the completion of the assignment.

1. THIS REPORT COMPLIES WITH THE UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICES (USPAP) as
adopted by the Appraisal Standards Board of The Appraisal Foundation as of August 9, 1990.

IV.COMPETENCY OF THE APPRAISER Uniless otherwise noted in writing, the appraiser has done simitar assignments and
has the knowledge and experience to complete this assignment competently.

V. SALES HISTORY The marketing history of the subject was researched for at least one year. Unless otherwise noted in the
appraisal report, the subject properly has not been listed, sold or transferred in the past twelve months.

VI. RENTS AND VAC,ANQ‘ES Unless otherwise noted in the appraisal report, the subject property is currently owner
occupied. '

Vil. TREND ANALYSIS Real estate prices have been changing due to current economic conditions and {ocal trends. Itis
reasonable to assume that this same trend would apply to the subject. Still the average marketfing time typically varies
batween 90-180 days for residences within the county provided the property is competitively priced and properly marketed.

Viil. DEDUCTIONS AND DISCOUNTS in keeping with the USPAP, any financing concessions that influence the selling price of
a comparable sale were addiessed and accounted for to result ina market value of the subject property that is free of
discounts, deductions or other seller concessions.

iX. PROHIBITED INFLUENCES The appraisal assignment was not sonditioned upon the appraisal producing a specific
valuation or approval of a loan. Empjoyment of the appraiser was not conditioned upon the appraisat production of a specific
value. Neither employment nor compensation are based upon approval of any telated loan application.

X SELF CONTAINMENT This appraisal report is intended to be a self contained document containing all information
necessary to enable a reader to understand the appraiser's opinion. Any.third party studies referred to, such as pest control,
structural, soils or hazardous materials have been verified by the appraiser as to their existence, to the extent the assumptions
and conclusions are used. If not included with the report, they are maintained with our file and available upon request by the
client.

XI. PERSONAL PROPERTY Any personal property involved in the transaction has been excluded from the vaiuation of the
real property. Should a ransaction which includes persenal property of sufficient value fo affect the market value of the real
property be evident, a separated assessment of the personal property fixtures or intangible iterns will be included with the
report as a separate valuation.

i, THREE APPROACHES TO VALUE The appraiser has made a reasonable effort io apply the three recongnized approaches
to value. Most single family residences are purchased for owner ocoupancy and, as such, the INCOME APPROACH does not
generally reflect the highest and best use of the property and is not generally a relevant indicator of market value. The use of
the INCOME APPROACH to value will be used:
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File No. 2148co

CERTIFICATION Case No.
Borrower McNeil;CAN-DO
Property Address 2148 Commonwealth Avenue
City Newton County Middlesex State MA Zip Code 02466-1903
Lender/Client The Village Bank . Address 319 Auburn Street, Newton, MA 02466

1. Atthe request of the client for non-owner occupied units.
2. When sufficient market evidence exists in a neighborhood to indicate that rental properties or investor purchases are
typical, measurable and their analysis adds to the relevancy and reliability of the appraisal process.

{ CERTIFY TO THE BEST OF MY KNOWLEDGE AND BELIEF:

The statements of fact contained in this report are true and correct.
The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions, and

are my personal unbiased professional analysis, opinions and conglusions.
Unless otherwise noted in this report, | have no present or prospective interest in the property that is the subject of this report,
and | have no personal interest or bias with respect to the parties involved. .

My compensation is not contingent on an action or event resulting from the analyses, opinions or conclusions in, or the use

of, the report.
! have made a personal inspection of the real estate that is the subject of this report.
No one provided significant profesgional assistance to the person signing this report.

Date Qctober 5, 2009

Signature
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" Suburban Appraisal Services ' .
SUBJECT PHOTO ADDENDUM File No. 2148co

Case No.
Borrower  McNeil; CAN-DO

Property Address 2148 Commonwealth Avenue

QOty Newton County Middlesex . State MA ZipCode  02466-1903
Lender/Client  The Village Bank Address 319 Auburn Street, Newton, MA 02466

FRONT OF

SUBJECT PROPERTY

2148 Commonwealth Avenue
Newton, MA 02466-1903

REAR OF
SUBJECT PROPERTY

STREET SCENE
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Suburban Appraisal Services
SUBJECT PHOTO ADDENDUM FileNo. 2148co
Case No.
Borower  McNeil:CAN-DO
Property Address 2148 Commonwealth Avenue

City Newton Counly Middlesex State MA ZipCode  02466-1903
Lender/Client  The Village Bank Address 319 Auburn Street, Newton, MA 02466

Driveway

Garage

Additional Rear Photo
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Suburban Appraisal Services

SUBJECT PHOTO ADDENDUM FileNo. 2148co
Case No.
Bowower __McNeil.CAN-DO
Properly Address 2148 Commonweaith Avenue )
City Newion ) County Middlesex State MA ZipCode  02468-1903
Lender/Client  The Village Bank Address 319 Auburn Street, Newton, MA 02466 :
Boiler
Boiler
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Suburban Appraisal Services
SUBJECT PHOTO ADDENDUM FileNo. 2148co

Case No.-
Bomowsr  McNeil: CAN-DO

Property Address 2148 Commonwealth Avenue

City Newton Counly Middlesex State MA ZipCode - 02466-1903

Lender/Client  The Village Bank Address 319 Auburn Street, Newton, MA 02466

. . 1st Floor Dining Room

1st Floor Kitchen

Den
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Suburban Appraisal Services
SUBJECT PHOTO ADDENDUM FileNo, 2148co
. Case No.
Borowsr  McNeil,CAN-DO
Property Address 2148 Commonwaéalth Avenue

City Newton County Middlesex State MA ZipCode  02466-1903
Lender/Client  The Village Bank Address 319 Auburn Street, Newton, MA 02466
Bedroom
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Suburban Appraisal Services

COMPARABLES 1-2-3 File No. 2148co
Case No.
Borower  MoNeil: CAN-DO
Properfy Address 2148 Commonwealth Avenue :
City Newton Counly Middlesex State MA ZipCode  02466-1803
LendesfClient  The Village Bank Address 319 Auburn Street, Newton, MA 02466

COMPARABLE SALE # 1
59 Withington Rd
Newton, MA

COMPARABLE SALE # 2
330 Lexington Street
Newton, MA

'COMPARABLE SALE # 3
440-442 California Street
Newton, MA
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Suburban Appraisal Services

COMPARABLES 4-5-6 . FileNo. 2148co
) : Case No.
Borower _McNeil;CAN-DO
Property Address 2148 Commonweaith Avenue
City Newton County .__Middlesex State ~ MA ZipCode  02466-1903.
Lender/Client  The Village Bank Address 319 Auburn Street, Newton, MA 02466

COMPARABLE SALE # 4
50-52 Whittemore Road
Newton, MA

COMPARABLE SALE # 5

COMPARABLE SALE # 6
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DEED FileNo. 2148co

Case No.
Borrower McNeil, CAN-DO
Property Address 2148 Commonwealth Avenue
City Newton - County Mic!dlesex State  MA  Zip Code . 02466-1903
Lender/Client The Village Bank Address 319 Auburn Street, Newton, MA 02466 )
W e - e -

w5027 084

GUITCLAIM DERD
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MSE 114380 82
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new or lats nf Saunders; thence turping and running;

NMORTHERLY : by said land of Saunders, once hundred eightaen
(118} foaet, nore or less, Y zaid Commonwealsn
Avenug; thence turning and ruoning

RASTERLY : by a curved line on the gald Commenwealth Avenue,
’ eighby-seven and 40/200 (87.4¢) faet Lo Lhe point of
peginning.

Crap- TR Cormmuiines) Bh Attemae, Rawton., HA

ALED & vertain other parcel of Hegistered Lond, ghituzcg in said
meweon (adjoining the above described poxcell, pounded angd
deserived as followa:

That npereain parsel of land siteabte in Hewnon i1 the Tounty o

Migdlepex and said Commonwealth. bourded &md deseribsd as folldws: .

NORTHWESTRRLY: by land now or fortexly of James F. Mouaun, ninely-
thyee and A%/100 feet; .

Propersy Alddrgeen:

SOUTHRASTERTY; by Lot E aes showa on plan hareipafter menticned, by
{‘ \ cwo lings meaguring vogether, ninesy-fonr and 43/100
fenn; od

SOUTHWESTERLY: by 18 now or fermerly of the Roman Cathelte
Archbishop of Boston, ten fest.
-~

yaid pereal is Showp my Lot C on said plan (Plan No. FBEYY .

Dbt

All of safd boundaries ars decernined by the Court ko Be Locaved &S
shown &n a subdivision plan, as apgmved by the Court, fildéd in bhe
vand Registration OfFice, a copy of whigh 1s filed in the Ragistry .
af Daeds £y the Soubh Regimstzy Disgexicr of middlesex County in
Regizfrration Book 183, Page 537, with Cerrificate 27489 .
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DEED . FileNo. 2148co
Case No.

Borrower McNeil:CAN-DO

Property Address 2148 Commonwealth Avenue

City Newton County Middlesex State  MA _ Zip Code 02466-1903
Lender/Client The Village Bank o Address 319 Auburn Street, Newton, MA 02466

PRI

ijoe iz subjedt :rictions as deb forth in
e above desaribed lapd is subjedt to ragurictiong 42 ‘ »
gh'deed given by ®illdam Jackeen th Jomathan C. Wondbridga dated
Juns 28, 1648, duly recarded i Book 568, Pege 181, =0 Ear a% in
force.

% Trey: i sith the banefic of

RBaid promises sre conveyed gilviect tn'anc; w_lt:_ £ .
canopents and restrigtions of recoxd ineofay &g the game ars now 1o
force and applicable.

i ificate ; o wrded, with
For pitle, see Cerrifigats ng Title ¥o. :&911&5 recorded :
Hiddlages South Distrist Reyistry of Dends, and »megxstﬁgi.-:ga;n
offine, in Book 108%, Paye 186, aod deed xwmdad.wit? iddleser
gemth District Regigtry of Doeds in Book 21388, Page ™)

witness our hands and scals ehis éf'i,, day af November. 1834,

o il it gt Wl
. ’1}« t:!; A,,Ca(;;,tcmi . Margetet E. Mou'{ton

COMMONWEALTH QF MESSACHNISETTS

MIDDLESEX, §5. Novembet F2° . 1384

: fore t Elizabath
Then personally appearad befoce me the above naned Bliz
A Mmultnngand acknowladged the foragoing to be heg frag act and

cGaed . ) ‘ g
o W bz

T Hobaky Sublic -
My Commipsion Bxpires: flec V(%91

JieT A Gfefure IR
COMMONWEALTH OF MASSAUHUSETTS

LE BOUTH

e

48:.

PEEDS BEC 18

=
=

L

S ROTEE TAX

MIDDLRSBX, 58. Hovember ', 1§93

Then persomally appearsd before ®e rhe above usngd Margarel B
Mouwlrfer and dckaowladged the Toxegoing s her/; = act anit deed.

LS

=  Nonary Public
sy Commigaioft Baplres: égc ?;‘m{*
Avforr A 6O A TR .

[ - i

ClickFORMS Appraisal Software 800-622-8727 Page 24 of 25




LICENSE File No.  2148co

Case No.
Borrower McNeil; CAN-DO
Property Address 2148 Commonwealth Avenue
City Newton County Middiesex State  MA  Zip Code  02466-1903
Lender/Client  The Vlllage Bank . Address 319 Auburn Street, Newton, MA 02466

PR I LIGELN SAIGNG RS PRITOTATONE

" COMMONWEALTH OF MASSACHUSETTS <

SEARD

TYPE WILLIAM J LANCILOTI JR

CR 727 WASHINGTON ST °
NEWTON MA 02458-1278 =)

550624 636 10/28/11 550626
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DEED File No. 2148co

Case No.
Borrower McNeil:CAN-DO
Property Address 2148 Commonwealth Avenue
City Newton Counly Middlesex State  MA  ZipCode 02466-1903
Lender/Client The Village Bank Address 319 Auburn Street, Newton, MA 02466

o500

E4%

%

IR e B B R

i

i

vrake LAY Commonwez? Bh Atenud, Bawion, M4

Property Aldrees:

-
e

e et~ A e —r

®25027 %084 PR

GUITCLALH {BED

Elizabeth A. Moulton and Margarar K, Moulton of 2150 Componuenld vh
Leepue, Hewton, Middlesex Qounty, fasgachulistes

tor wongideracion paid, and in Eull consideration of Two Hundred
gigury-Two Thougsand Two Hundred Fifpy (9282,250) Dollars

grant to Pauis Y. Chesbrough, indgiviaually
of 21450 Commonwealtb Avenué, Newton, Massachugatto
wich guicelein oovelianby

a cauriin pacgel of land with the builaings thernen situated in
chat part of [éwt(m known ags Auburndale, Middlgaﬂx Conntiy,
Massgohuzects, being fuxther bounded and described as follows:

Peginning st @ point on the southerly gida of Compenwaaith Avenue,
pueive and 607105 [12.88) fest Westerly fxam Lhe Weatarly ling of
lang showa as Lat B on & plan entitled Blan of ~},p,'-‘=fn.d in Ngwbom,
Mass. o dated Nily 24, 1838, Everert M. Bracks., Civil Eng.. racorded
with Migdlesge Sourh Distriet weglscry of Dasds in Book Y287, Pagé
2K, theace running .

SOUTHEREY by tand noe or late of Toohy, fifty-one and 137168
{51.40} feec o a2 polnt, therce munning:

SOUTHWESTRRLY: by land shown as Lok © on said Plan ithaing the
second paxcel barsin degevibed), Ninety-fhree anid-

15/300 (33.391 feef to land of the Raman Catholic
Archbishop of Boston; thence Tuining and running

WESTERLY - by said 1and of the ‘Rohan Cathalic Archbishop of
Hoston, Lwenty-six ang 637100 (26,63} feet to land
new o late of Saunders; thence turning and running;

NORTRERLY : by smid lang of Saonders, onee buadred eightaen
13118} feet, mors or less, to said Commonwealsh
Avenug; thenes turiing and running

BASTERLY: by & cupved line on the agid Commenwealth Avenug,
eignty-seven znd 40/190 (87.4¢) tget uo the point of
Begloning .

ALED 4 certaln other parcel of Hegistsred Land, gitueng in said
fewson (adjoining the shove destribed parcell, pounded ang
dagerived as followg:t

That nertain pareel of land situabe in Newton il the County af
Migdiesex and sxid Cemmonwealth, bounded 4nd dagoribsd as folldws:

WORTHWESTERLY: by land now or forterly of James F. Metamn, ninety-
three and 13/100 feet;

SOUMEASTERIY; by Lot B as showa on plan hereipafter wenticned, by
rwo lines meaguring rogether, nipety-four and 43/100
teat; and

SOUTHWESTERLY: by Jahd now or feomeriy cof the Romsn Cathelic
Arehbishop »f Bostom, Ter feat.

2id pareal s showp as ot C on #add plan (Plan ¥Ho. 588y

F

11 of said Doundsrifs are dabgruined py the Court to ba lozared a3
shown ot & gubdivigion plan, as apgruved by the (ourt, filed in bhe
tand Wegiatration Offica, a copy of whioh is Filed in the Regisiry
5f Deads for the Goubh Eegistry Digerict of Middlesex County in
Registratien Boox 1683, Page 537, with Certificate 27469 -

o
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DEED - . File No. 2148co

Case No.
Borrower McNeil,CAN-DO
Property Address 2148 Commonwealth Avenue
City Newton County Middlesex State  MA  ZipCode 02466-1903

Lender/Client _The Village Bank

R

YTty

T

" Address 319 Auburn Street, Newton, MA 02466

i i ‘ e et t forth in
The above desaribed lapd is subject to pegtyictiong as det |
sbf;eed given by Willdem Sackeon o Jomathan €. évaaabudgawufteq
June 29, 1848, duly recerded in Book 558, Bage 181, so far 2s in
forod.

i € b { i with the benelic of

8aid premises are comveyed subject bo and with th o .
omements and restricticms of recoxd inEofar as the same ars now A
force and applicable.

o~ .

i ) ded, with
For title, see certificste of Title ¥o. 181146 recovded wit
M?dﬁiesex‘ s;usb Pisrrict Réglstry uf Dasds, Land ~Reg_;§;g,§;m:: ‘
offiew, in Book 1688, Page 156, and deed resorded wiu_,; Middlesex
gonrh Pistriet Registoy of Daeds fn Book 21396, Page 71

Witness our hands and seals chis éf,,_ day of Novesber. 1991,

it ’ . ..
L i AT Au-q o "FZ,' 4 i 13 g .
{ o ) ;‘ :5{“:}"& gf f""’ iy s 4 . & xR
’ ath A, Mol Eon Fotr BE. Moulton
COMMONWEALTY OF MESSACHUSETTS
MINDLBSEX, 25. : Novembet F2 . 1394

2 ; 1 izabath
fhen personally appeared befors me the above named E z
A, Mﬁult:anrand acknowladged the foregoing to be hep frau act and
deed.

% W
o 3¢ —-n‘:_.:. ,
33 28 ° ! i gy
o 27 e My Comminsion Bxpires: fec V,/9%9
B aday MBEET A BReBuet I
3 §
& gF’ S T COMMONREALTH OF MASSAUHUSEYTTS
»MIBELESJ'EX. 54. MNovember B0, 1H94

Then personally spprared befors ge the above u;m‘nr’;_;i Maxgsrel B
Moulboh and dckaowledged the feregoing po-Bg Kot “1;;55 Ak and dacd.

/ZZT /S\’ -~

o ' P Wodary Bublic
My Comuissiop Hxplces; dec ?/?ﬁ’“
AvforT A ¥ 2T -

.
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Windows Live Hotmail Print Message

!

Two Family Sales in Newton

( .

F. .« Shaughnessy James (shaughj@newtonma.gov)
Sent: Tue 9/08/09 11:49 AM

To: jam_cando@msn.com

Attachments:
Attachment information. (0.4 KB), McNeil Josephine CAN-DO Two Family Sales 9-8-2009.xIs (14.6 KB)

Dear Ms. McNeil:

Attached is a list of larger two-family sales (2,700 to 3,500 sf) that sold
between 6/1/2008 and 7/31/2009. (We don't have the August or recent

September sales yet.)

These should help you see what other two-family properties sold for. Some
of these are comparable to the house you are iooking at. (2148-2150
Commonwealth Ave).

This list gives you basic information about the sales.If you want more
detailed information-on any of the sales, please iet me know. Thanks and

good luck.
Sincerely,

Jim Shaughnessy
Newton AsSSessors

(

Page 1 of 1
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_‘6201 6 0037
43011 0002
43011 0002
11018 0003

330240019

52028 0009
-62013 0003

21022 00268

31001 0012
61041 0002
61041 0002
44034 0014

24028 0045 |

52030 0008
73045 0025

51038 0021
64028 0013

71039 0010
75018 0002

13006 0006
710370028

33025 001 8
71038 0002

41014 0004

194/AUBURN ST

194:AUBURN ST _
54,CAPITAL ST |

391,CHERRY ST
“47|CLARK ST
41,CYPRESS ST

. 118iEDlNBORO ST

37| ATHELSTANE RD |

51§GREENWOOD AVE

' 46 LANGLEY RD

' 1462 LANGLEY RD

330 LEXI NGTON ST

" 474]LOWELL AVE
"40MILLER RD

' 2‘NOTT|NGHAM ST

15:0AK ST
s‘fPELHAM ST

20T P
i0:PLAYSTEADRD

11 RICKER TER

31 'SALISBURYRD
76 WASHINGTONST
- 21)WEBSTER ST

" 50!WHITTEMORE RD

’ “01 Jul 08

' 25-Sep- osf
" 25- Sep- 085

© 31-Mar-09; -
 07-May-09)

06 Jul 09;

i 21- -Aug- 08:

24 -Jul- 08
08 Jul 08(

04 Dec 08

16- Apr—09;

" 01-Jui:09.

02 Jul 08
 17- Mar 09

" 20-Nov- 08‘
24-Jul-08;

30 Jul 09

" 0i-Jul-09!
"02-Oct08.
22-Jul-08

17- Oct 08
14-Aug 08
01 May—OQ

Median
Average

$8eoooo{

$570,000:

$57O 0003

$535,000.

$550,0000 -
$799,0001

$830,000] 1!
- $664,000 ;’.ﬁ’

$532 500

'$585,000° _
$657,000!
16,985 Two Family | 1900 .

$675 000;

$580,483,
$575,0000
$667,875;

$64O OOOz

$879,000

'$600, boo§
$782 500;
$693, ooo
$636, ooo§
'$670,000;
" $663, 000:

$661,494 |

$657, ooo’ 7542 1

10 430§Two Famlly 1935
5 240;Two Ea[nlly 1870
5 240 Two Family | 1870
5 340 Two Famlly 1913

11 764 Two Famlly 1875
7, 4,83 Two Famlly 1920 .

19‘{291 Two Famlly 1875

10,3011 Duplex N 1976 ¢
15,300; Old Style 1900

.10 200 Two Famnly 1926
10 200;Two Famlly 1926

7 130 Two Famlly 1922

6 227 Colonlal (1930

4, 768 Two Famaly 1930 , €
19, 728 Two Famnly 1886
M7,9~Q§Two Fagmly 1860
13,929(Two Family : 1920
7,542/ Two Family 1900 ,

12 766§Two Famlly 1910

6,600{ Two Famtly 1925
4 600 Two Famlly 1920
6 385}Two Famlly 1921

8,972

3,290
2,815

2,857
2,722,
2,872
3,120
2,974
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