LAND APPRAISAL REPORT ( A

Central Mass Appraisals, Inc. (978)534-9696 (Vi File N Fa7m)

,

Property Address: Lot 2 Wellinglon Rd City: Templeton State: .. & LO0e: 01468

County: Worcester Legal Description: WCRD - Book 49088 Page 267 Per Legal Description indicated above. Subjectis Lot 2

as recorded in the WCRD - Plan Book 700 Plan 23.

i | Assessors Parel #3107 34/ 117 Tax Year. 2015 RE. Taxes: § 7 Special Assessments:§ 0

2| Project Type (i applicable): |y ruv__; wo watimis PUD (] Other (describe) HOA:$ 0 (] eryear [} per month
;¢ Are there any existing improvements fo the property? [ No [ ] Yes W Yes, indicale cument occupancy: L) Owner ([T Tenant [] Vacant [ Not habitable

Market Area Name:  Templatnn Map Reference: 49340 Census Tract  7051.00
Current Owner of Record: Bomower (i applicable): /A

If Yes, give a brief description:

| The purpose of this appraisal is to develop an opinion of:  [X] Market Value (as defin other type of value (describe
refiects the following value (f not Current, see comments): (<] Cument (the lnspecnon Date is the Effectve Date) [ ] Refrospective [ Prospective

'E Property Rights Appraised:  [X) Fee Simple [T Leasehohd [7] Leased Fee  [(J Other (describe)

g Intended Use: Appraisal is intended for market valuation es. Itis not intended for any other pu

=

% Intended User(s) (by name or type):  The intended user is th &1

2| intended for am: ~---

|Clieat ¢

. -| Appraiser. Addre I —

o~ viaiauienstics Predominant One-Unit Housing Present Land Use Change in Land Use

~'[ Location: O uman X Sububan [ Rural Occupancy | ppice AGE [One-Unit 75 %|5X] NotLikely

| Buit up: Oover7s% X1 25-75% [ Under25% | () Owmer ${000) (rs)  [2-4 Unit %] tkely* 3 In Process *
" |Growthrate: [ Rapid X Stable [ Slow O Tenant 20 low 1 |Muli-Unit %] * To:

| Property values: [J Increasing Stable [ Oecliting | [X) Vacant (0-5%) | 435 High 275 |Comm'l %

.-|Demand/supply: [ Shortage [0 InBalance [J Over Supply |[) Vacent (>5%)| 197 Pred 75 |Other 25 %

*..| Marketing ime: [T Under 3 Mos. (5} 3-6 Mos. [ Over 6 Mas. %

= Factors Atfecting Marketability

2|  fem Good Avemge Far Por WA tem Good Avemge Far Poor  NA
o | Employment Stabifty O X O O O Adeguacyof Utities O X O O J
| Convenience to Employment O X O 0O Property Compatibility O X O O O
| Convenience to Shopping O X O O @O P-roectontomDetimentalCondions [ X [ O O
3 | Convenience to Schools O ® O O O PreliceandFreProtection O X O O 0O
5 | Adequacy of Pubtc Transportation O ® 0O O O General Appearance of Properties O X O O T
< | Recreational Faciies 0 R 0O 0O 0O AwedoMatel 0O ® 0O 0O

]

X

‘:» with and most appearing maintained. No adverse condmons noted. 25% In Presem Land Use abgve is for mostly vacant land and minimal amounts of 2-4

O
Market Area Comments: Subiject is located on WeElmgt_on Road in the Templeton Center area of Templeton, MA. Wellington Road, is a side way, with minimal
raffic. i acces: 3 in . i jo 3
Rte. 2 within 1 mile, and Rtes. 202 and 68 (major east/west and north/south commuter ways, re: spectively, for the area) within 3.5 miles for commuting

lf ._Some em| ent found within the commum and uale emplo ent within ncal comrnutin dnslances in Ihe surroundin area and

family, apartment buildings and commercialfiight industrial uses. The subject area market for land sales comparable to subject is slow {MLS shows 6 sales over
past 36 months) with average marketing time of 564 days with an average sales price of $41.083 and a median sales price of 32,500 and a sales price to list

price ratio of 84%. Cash sale are inant with minimal available mo: e monies for land acquisition.
~|Dimensions: 181.17'frt x150.00'x383.42'1 79.61'x16.42'x31.87x127.43x60.26'x200.00° Site Area: 2.24 Acres
| Zoning Classification:  Vittage District Description: ~ Residential and mixed use with 1 acre and 150" min. site

- | Uses allowed under current zoning:  Uses allowed without approval include single family residence, 2-family residence. Uses allowed subject to approval include

- retail sales sh

‘| services, etc.. Uses allowed with special it include fiquor stores, ice cream shops. etc. and minor home occupations.
Are CC&Rs applicable? X Yes [ No []Unknown  Have the documents been reviewed? () Yes [_J No  Ground Rent (¥ appicatie) § /

Areais residential in nature, mostly single family residential and minimal amounts of 2-4 family and commercial uses.

Do present improvements comply with existing zoning requirements? O Yes (JNo No Improvements

nal services shops such as barber, cosmetology, ete.; professional business offices such as Doctor, Dentist, etc.: and bank and financial

Comments: Legal description and plan indicate drainage easement, watertine easement and drainage ditch as shown on ptan. Common and not adversa.
Highest & Best Use as improved: [ Present use, or [ Other use (explain)

Actual Use as of Effective Date: ~ Vacant land Use as appraised in this repot:  Vacant landiresidential developable land

Summary of Highest & Best Use: Highest and best use would be single family residential due to constant market, zoning, available financing, etc.; although

limited at present, market shows new construction offerings and sales.

T:SITE DESCRIPTION - o

Muttimedia Several options/in St | Alle None 0o 0o
* 1 Other site elements: % Inside Lot Comer Lot Culde Sac | Underground Utilities { ] Other {describe)
| FEMA Spec'l Flood Hazard Area Yes [ No FEMA Fiood Zone C FEMA Map # 25033900208 FEMA Map Date _05/17/1882
*| Site Comments:  All public services at street. Legal description and plan indicate typical water line and drainage easements to municipality and t site

.| which is common to area with no measurable affect on marketability as site includes ate size and use and utility. Subject rs to have an active

superceding order from DEP for crossing of wetlands for access which is favorable.

Utilities Public Other  Provider/Description | Off-site Improvements  Type Public Private | Frontage 181.71' to code, adequate
Electricity X Communityfin Street | Stregt Paved Asphatt X O |Topography Gently Rolling

Gas O Width Adequale, typical 40+-* Size Typical, Average

Water X Communityfin Street Surface  Paved asphait Shape irreqular

Communityfin Street | Curb/Gutter None
Communityfin Street | Sidewalk  Noae
Several options/In St | Street Lights Electric

(J |Drainage Appears adequate
O |View Res;Woods
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(/
LAND APPRAIAL REPORT C .
My research |X) did did not reveal any prior sales o transters of the subject property for the three years prior to the effective date of this appraisal.

?"-' Data Source(s): WCRD, Assrs.
g 1st Prior Subject Sale/Transfer Analysis of sale/transter history and/or any current agreement of saleflisting:  Last two sales (06/06/2012 and 01/20/2012)
| Date: NRNamn 2 appear to have been convenience for title transfer between family. Subject also conveyed 05/05/201 1 for Tless than
;: Price: $100" in an apparent convenience for title transfer between family. Last conveyance in a sales transaction was
w Source(s): Assrs. WCRD - 49088/267 | 06/
% 2nd Prior Subject Sale/Transfer
De:  ~-rmeny ]
Elpes —
-] Source(s): WCRD - wowewiiva : _
i FEATURE | SUBJECT PROPERTY COMPARASIE ND_ 1 | COMPARABLE ND. 2 | PAVDEDARIF NN 3
| Address Lot 2 Wetlington Rd L
Templeton, MA 01468 De. _!
. | Proximity to Subject - | - 2. Ta
Sale Price $ > |s
« | Pdce/ Acre $ $ - ° - o > ]
“+| Data Source(s) Inspection, Assrs.  [MLt |--~mr ML
| Verification Source(s)  |wcrp Ass) Ass
VALUE ADJUSTMENT DESCRIPTION euuIir LU +{-) $ Adjust DESCRIPTION +(-) § Adjust ueaunirtiON +(-) $ Adjust
Sales or Financing Arms length Ams length Arms length
5 Concessions Cash Cash Cash
< | Date of Sale/Time s07/13;¢05/13 s01/15;cUnknwn s11/114:¢10/14
2 Rights Appraised Fee Simple Fee Simple Fee Simple Fee Simple
& [Location Neutral:Residential | Neutral;Residential Mo dbantrn - Gretent e nidaniiag
; Site Area (in Acres)  [2.24 3.80
g Frontage 181.17/Public way | 307/Public way )
&1 Topography Gently rolling Gently rolling Gently rolling Gently rolting
o | Utiities(water/sewer) |Public/Public Public/Pyblic Private/Private 0|Private/Private o
g Other None None None None
o
& | Net Adjustment (Total, in §) U+ X-Is veimmy o
3 Net 249 % | Net agn @l LN !
3] Adjusted Sale Price {in §) Gross 249 %|s o
" 1 Summary of Sales Comparison Approach Sales Comparison Approach Auusunent Uomments: Proximity. Comps. #1, #2, #3, #5 and #6 exceed 1 mile radius of

) "j subject with Comps. #1, #2 and #4 from competing areas of subject community/market area and Comps. #3, #5 and #6 from the competing, adjacent
| community of Phillipston due to lack of more proximate comparables and low density of the area; all competing areas offer similar amenity.
| Site size; Site size adjustment at a market indicated $4,500 per acre (no adjustment under $1,000) as larger sites are of greater appeal lo the market with higher
-| value. Utilities Available; Market showed no reaction to sites with public water and sewer to those without (see Comps. #1 and #3). See Additional Comparables
+| age for Comps. #4, #5 and #6; actively marketed competing properties included as further support of subject value and current market conditions.

‘- | See attached USPAP Identification and Additional Certification. Subject value by the SCA estimated in middle of adjusted value range with equal weight to ail

sales comparables.

" PROJECT INFORMATION FOR PUDS (d appicabla]
- | Legal Name of Project

Describe common elements and recreational facilities:

() The Subject is part of a Planned Unit Development.

PUD

Indicated Value by: Sales Comparison Approach $

Final Reconciliation Cost and Income

(EILAND

Copyright© 2007 by a la mode, ic.
Form GPLND — "WinTOTAL" appraisal software by a la mode, inc. —

B |to value which is best indicator of value for buiding lot properties.

§ This appraisal is made ) "asis", or ] subject to the following condifions:  No conditions to appraisal.

w-d

g

O[] This report is also subject to other Hypothetical Conditions and/or Exiraordinary Assumptions as specified in the attached addenda.

3 |Based upon an inspection of the subject property, defined Scape of Work, Statement of Assumpticns and Limiting Conditions, and Appraiser's Certifications,
% my (our) Opinior = *-= "~ Vglue (or other specified value type), as defined herein, of the real prcrperw1 that is the subject of this report is:
18 ,asof: 03/05/2015 , which Is the effective date of this appraisal.
- f indicated above, uns upimun w value is subject to Hypothetical Conditions and/or Extracrdinary Assumptions included in this raport. See attached addenda.
- |A tue and complete copy of this report contains _20  pages, including exhibits which are considered an integral part of the report. This appraisal report may not be
‘;t’ properly understood without reference to the information contained in the complete report, which contains the following attached exhibits: () Scope of Work

| X Uimiing cond /Cenfications () Narrative Addendum (X Location Map(s) (3 Fiood Addendum (X Addidona Salestistings

<] (X Photo Addenda (X Parcel Map (7] Hypothetical Conditions (] Extraordinary Assumptions [

+:| Client Contact: ClientName:  Coliiers International Valuation and Advisory Services

.3 E-Mal: Address: _ 9820 Willow Creek Road. San Diego, CA 92131

.-| APPRAISER SUPERVISORY APPRAISER (if required)

i P or CO-APPRAISER (if applicable)

il - - Supenvi

oz | Appraiser Name: # Cochppraee Name:

2| Company: — |Company:

<1 Phone: Phone: Fax

O | E-Maif: E-Mal:

2| Date of Report (Signawsey  +110mm1a Date of Report (Signatare):

="| License or Certfication # State: MA  |License or Certficaton #: State:

| Designation:  MA Licensed Appraiser Designation:

| Expiration Date of License or Certification: Expiration Date of License or Certification:

%] Inspection of Subject: Did Inspect (] D reun wispect (Deskiop) Inspection of Subject: [ DidiInspect [ Did Not Inspect

2| Date of Inspection: 03/05/2015 Date of Inspection:

form may be reproduced unmoditied wihotrt written nammicsinn hmaover g 1a mode, inc. must be acknowisdged and credited.
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