File No. CG24-109

APPRAISAL OF

LOCATED AT:

104 Copicut Road
Assonet, MA, 02702

FOR:

Michael Ashley
104 Copicut Road
Assonet, MA, 02702

BORROWER:

N/A

AS OF:

May 25, 2024

BY:

Carlton German




LAND APPRAISAL REPORT File No. CG24-109

no known or noticeable adverse factors or adverse conditions.

The undersigned has recited three recent sales of properties most similar and proximate to the subject and has to be considered these in the market analysis. The description
includes a dollar adjustment, reflecung market reaction to those items of significant variation between the subject and comparable properties. If 2 significant iem in the comparable
property is superior to, or more favorabl

Bomrower N/A Census Tract 6171.01 Map Refi e MSA# 39300
WM Property Address 104 Copicut Road
o Ciy Assonet County Bristol State MA Zip Code 02702
A Legal Descripion  Book: 8622 Page: 94 - ***For full legal description see attached deed.™*
=l Sale Price N/A Date of Sale N/A LoanTerm NJA ys.  Propeny Rights Appraised  [XJ Fee (] Leasehold () De Minimus PUD
ey Actual Real Estate Taxes $1,936 (yr)  Loan charges to be paid by seller N/A Other sale concessions N/A
Lender/Client  Michael Ashley Address 104 Copicut Road, Assonet, MA 02702
Occupant Owner Appraiser Carlton German Instructions to Appraiser See Attached Addendum
Location ) urban X Suburban ] Rural tood - AM9 . Chaw  hooe
Built Up (] Over 75% 25%1075% [ Under 25% Employment Stability O o g
GownRate [ FulyDev, () Rapid Steady () Slow Convenience to Employment 0 @ 0O 0O
Property Values (O increasing ~ (X) Stable (] Declining Convenience to Shopping U ® O 0O
Demand/Supply shoage (] inBalance (] Over Supply Subierlenca o Shoois 0 0 0
Bl tarketing Time Under 3Mos. (] 4-6Mos. [T Over 6 Mos. Adequacy of Public Trasporiation QO ® 0 0O
(=] Present  30% One-Unit __5 %244 Units _5%Apts __ 0% Condo __5 % Commercial | Recreational Faciities Q &x® 0O 0O
[ 12nd Use 0% Industrial 20 % Vacant 25 % Other Adequacy of Utilties O O 0
=} Change in Present Land Use ([ Nt Likely Likely (L] Taking Place() | Property Compatibility O ® 0O 0O
o {JFrom Vacant Land To Single Family Protection from Detrimental Conditions O X ] O
E| Predominant Occupancy Owner ] Tenant 9% Vacany | Police and Fire Protection U ®» 0 0O
One-Unit Price Range $ 250,000 to $2,750,000  Predominant Value $ 575,000 | General Appearance of Properties U X 0 0
One-Unit Age 0 ws.lo 325 s PredominantAge 45 yrs. |Appeal to Market U ® 0 0
Comments including those factors, favorable or unfavorable, affecting marketability (e.g. public parks, schools, view, noise) ~ See Attached Addendum
Dimensions See attached site plan - 1.62acres 70,596 sf [LJ Comer Lot
Zoning Classification  Residential (70,000sf min with 175' frontage) Present Improvements  [XJ Do [_J Do Not Conform to Zoning Regulations
Highest and Best Use | Present lse “E-Other (specify) Highest and best use of the subject would be a new construction single family.
Public  Other (Describe) OFF-SITE IMPROVEMENTS | Topo  Sloping to rear
Elec. Steet Access (X Public [ Private |Size  Typical for area
l Gas x Surface Gravel Shape  Rectangular
=1 Water (] Private Mai e X Publc (] Pivate |View  Neighborhood
San. Sewer D Private [:l Storm Sewer (L) CurbiGutter | Drai ge Adeguate
Underground Elec & Tel D Sidewalk (] Street Lights | Property localed in 2 HUD identified Special Flood Hazard Area? D Yes [X] o
‘ Comments (favorable or unfavorable including any app d t or other ad conditions) At the time of inspection, there were
|
|

e than subject property, a minus (-) adjustment is made, thus reducing the indicated value of the subject, if a significant item in the comparable

N s inferidr to of less favorable than the subject property, a plus (+) adjustment is made, thus increasing the indi value of the subject.
i ITEM | SUBJECT COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
Address 104 Copicut Road 7 Boxberry Lane 3 Locust Street Lot 3 Haystack Lane
Assonet, MA 02702 East Freetown, MA 02717 Assonet, MA 02702 Berkley, MA 02779
Proximity to subject 3.77 miles SE 2.42 miles NE 7.03 miles NW
2] Sales Price $ N/A $ 249,000 $ 210,000 $ 240,000
B8 Price sisq. 3.55 2.04 3.67
i; Data Source Inspect/Assessor MLSPIN# 73093947 MLSPIN# 73144199 MLSPIN# 73191252
4 Date of Sale and DESCRIPTION DESCRIPTION +(-) Adjust. DESCRIPTION +() Adjust. DESCRIPTION +) Adjust.
é Time Adjustment 09/08/2023 12/13/2023 04/29/2024
Ié Average Average Busy Road 20,000 | Average
| by Neighborhood Neighborhood Neighborhood Neighborhood
| e 1.62 ac/70,596sf  [1.61 ac/70,119sf 0]2.36 ac/102,802 01.5 ac/65439sf 0
I:I 70,596 sf 70,119 sf 51,489 sf 20,000 | 65439 sf 5,000
|
Sales or Financing
‘ Concessions
I el Adi. (Total X O Ts o] By [J-Ts 40000 [(XJ+ [J-Ts 5,000
‘ Indicated Value GrossAdi  0.0% Gross Adi: 19.0% Gross Adi: 4.0 %
of Sublect NetAd:  0.0%|$ 249,000 |MetAd;  19.0%|$ 250,000 |NetAd;  40%|s 245000

Comments on Market Data  See Attached Addendum

Comments and Conditions of Appraisal ~ This report was completed as-is with the noted hypothetical conditions. See attached instructions to
the appraiser.

Final Reconciliaion Al three approaches to value were not considered as this is a vacant land appraisal and the only approach to value
that lends any credibility to this report is the sales comparison approach.

=
8
% IESTIMATE THE MARKET VALUE, AS DEFINED, OF THE SUBJECT PROPERTY ASOF (05/25/2024 TOBE $ 249,000
g APPRAISER SUPERVISORY APPRAISER (if applicable)
Q
(&Y -.
bl Signature g : Dé 1 / 9
 Name Caltbn Germarn Name
Tile Certified Appraiser Tille
Date Repont Signed 05/28/2024 Date Report Signed
State Certification # 75476 State MA State Certification # State
State License # State State License # State
Expiration Date of Centification or License 12/30/2024 Expiration Date of Certification or License
Date of Inspection ~ 05/25/2024 (Joia [ pid Not Inspect Propenty Date of Inspection
ing A saftwawe, n LAMDZ 04162012

Carlton German



LAND APPRAISAL REPORT

File No. CG24-109

The undersigned has recited three recent sales of properties most similar and proximate to the subject and has to be considered these in the market analysis. The description
includes a dollar adjustment, reflecting market reaction o those items of significant variation between the subject and comparable properties. If a significant ilem in the comparable
property is superior to, or more favorable than subject property, a minus (-) adjustment is made, thus reducing the indicated value of the subject, if a significant in the comparable
is inferior to or less favorable than the subject property, a plus (+) adjustment is made, thus increasing the indicated value of the subject.

ITEM SUBJECT COMPARABLE NO. 4 COMPARABLE NO. 5 COMPARABLE NO. 6
Address 104 Copicut Road 8 Boxberry Lane 4 Boxberry Lane
Assonet, MA 02702 East Freetown, MA 02717 East Freetown, MA 02717
Proximity to subject 3.79 miles SE 3.77 miles SE
Sales Price § N/A 1 249,000 $ 275,000 §
Price $/5q. Ft. 3.55 3.92
Data Source Inspect/Assessor | MLSPIN# 73176282 WrnGrp: M248P36.25
Date of Sale and DESCRIPTION DESCRIPTION +(-) Adjust. DESCRIPTION +(-) Adjust. DESCRIPTION +{-} AdjusL.
Time Adjustment 06/30/2023 06/30/2023
Location Average Average Average
Site/View Neighborhood Neighborhood Neighborhood
Site Size 1.62 ac/70,596sf 1.61 ac/70,238sf 011.61 ac/70,132sf 0
Upland 70,598 sf 70,238 sf 70,132 sf
Sales or Financing
Concessions
Net Adj. (Total] + D- $ 0 [E. D 3 0 Dv D $
Indicated Value Gross Ad: 0.0 % Gross Adi:  0.0% Gross Adj: %
of Subject Net Adj: 0.0%1$ 249 000 | Net Adj: 0.0%]$ 275,000 | Net Adj: %3

Comments on Market Data

AC) software. BO0.234

LAMDZ 4162012



ADDENDUM

Borrower: N/A File No.. CG24-109
Property Address: 104 Copicut Road Case No.
City: Assonet State: MA Zip: 02702

Lender: Michael Ashley

Statement Relative to the Coronavirus (COVID-19)

COVID-19 has been declared a pandemic and a national state of emergency in place. Substantial turmoil has occurred in
financial markets and due to the developing situation, it is not possible at this time to quantify its long-term or short-term
effects on real estate markets or on the subject property. The value opinion contained in this appraisal is based on findings
of an analysis of market data available to the appraiser at the time of the assignment."

Taxes are estimated based off of the assessed land value and the current 2024 tax rate of $10.43/$1,000.

Instructions to Appraiser

Determine market value based on the following hypothetical conditions: that the subject is back to raw developable land with
no improvements on it and that there are no deed restrictions

Neighborhood Comments

The subject is located on Copicut Road in the Assonet section of the town of Freetown. Public facilities and support services
are accessible within 1-2 miles and access to major highways such as route 24 is conveniently located within 2 miles of the
subject. No conditions adverse to marketability were noted. Other in the present land use represents vacant land, parks,
schools and/or other recreational facilities in the subject neighborhood.

All parks(Freetown State Forest), schools, and recreation areas also have no negative affect on marketability or value and
only add to the appeal of the marketing area.

Comments on Sales Comparison

Sale 2 was adjusted for being located on a busier roadway. Sale 2 and 3 were adjusted for differences in uplands in
comparison to the subject. This adjustment was based on contributory value of the minor differences in total upland. Most
weight was placed on sales 1-4 as they are MLS sales and the best indication of market value for the subject. Less weight
was placed on sale 5 as it was a non MLS sale that was located in public record and the conditions of sale are unknown.

Extra Comments

| certify, as the appraiser, that | have completed all aspects of this valuation, including reconciling my opinion of value, free
of influence from the client, client's representatives, borrower or any other party to the transaction. No employee, director,
officer or agent of the seller, or any third party acting as a joint venture partner, independent contractor, appraisal company,
appraisal management company or partner on behalf of the seller, shall influence the development, reporting or review of an
appraisal through coercion, extortion, collusion, compensation, inducement, intimidation, bribery, or in any manner.

Addendum Page 1 of 1




USPAP ADDENDUM File No. CG24-109

Borrower: N/A
Property Address: 104 Copicut Road
City: Assonet County: Bristol State: MA Zip Code: 02702

Lender:  Michael Ashley

Reasonable Exposure Time
My opinion of a reasonable exposure time for the subject property at the market value stated in this report is: 0-3 Months

Exposure Time is estimated length of time that the property interest being appraised would have been offered on the market prior to
the hypothetical consummation of a sale at market value on the effective date of the appraisal. The subjects exposure time is time is 0-
3 months. This was determined by viewing prior sales data located in MLS over the past 12-24 months.

Additional Certifications

(1 have performed NO services, as an appraiser or in any other capacity, regarding the property that is the subject of this repart within the three-year
period immediately preceding acceptance of this assignment.

I HAVE performed services, as an appraiser or in another capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment. Those services are described in the comments below.

The appraiser is completing three appraisals for the subject for the same client. One with the subject and the entire lot size noted in
public record, a second appraisal with the proposed lot sub-division and a third vacant land appraisal for the proposed sub-divided Iot.

Additional Comments

The appraiser has not been paid with any undisclosed fees, commissions, or things of value in connection with the procurement of an
assignment.

APPRAISER: SUPERVISORY APPRAISER (only if required):

Signature: & IZZ/ Signature:

Name: Carlton German Name:

Date Signed: 05/28/2024 Date Signed:

State Certification #: 75476 State Certification #:

or State License #: or State License #:

or Other (describe): State #: State:

State: MA Expiration Date of Certification or License:

Expiration Date of Certification or License: 12/30/2024 Supervisory Appraiser inspection of Subject Property:

Effective Date of Appraisal; May 25, 2024 (O pidNot (] Exterior-only from street [ Interior and Exterior

USPAP_TANT 04272008




PLAT MAP

Borrower: N/A File No.: CG24-109
Property Address: 104 Copicut Road Case No.:

City: Assonet

State: MA

Zip: 02702

Lender: Michael Ashley

PARCEL 1
TOTAL FRONTAGE = 33278 FT.
TOTAL AREA' = 70,596+ SF. %

FELDSTONE FIONUMENT

L} g

-




LOCATION MAP

Borrower: N/A

File No.. CG24-109

___’r_om Addres 104 Copicut Road

Case No.:

State: MA

Zip: 02702

«"T
‘Comparatie Sale 3
- Lot 3 Haystack Lane

A Berkley, MA 02779

"
HORTH DIGHTON

MIDDLEBORTUGH
CENTER

Middleborc




AERIAL MAP

Borrower: N/A
Property Address: 104 Copicut Road
City: Assonet State: MA Zip: 02702

Subject
104 Copicut Road
Assonet, MA 02702




FLOOD MAP

Borrower: N/A

File No. CG24-109

Property Address: 104 Copicut Road

Case No.:

City: Assonet State: MA

Zip: 02702

Gnc-g[c

| Lender: Michael Ashley

; Subject
104 Copicut Road
8 Asscnet, MA 02702

-

FLOOD INFORMATION LEGEND
Community: Town of Freetown [E = FEMA Special Flood Hazard Area - High Risk
Property is NOT in a FEMA Special Flood Hazard Area
dap Mumber: 25005C0264F = Medarate and Minimal Risk Arsas
Panel: 25005C0264 Road View:
Zone: X . :
Map Date: 07-07-2009 - Forest - Vater
FIPS: 25005
Source: FEMA DFIRM
Sky Flood™
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DEED

Borrower: N/A File No.. CG24-109
Property Address: 104 Copicut Road Case No.:
City: Assonet State: MA Zip: 02702

Lender: Michael Ashley

BK UEbZZ Pl B4

“T.N.E.

1] EED

I, ANDREW MCLAIN SIENKEWICZ, of Freetown {Asgonet), Massachusefts, an
unmarried man, and as TRUSTEE OF THE BELLFREE REALTY TRUST w/d/t dated
December 27, 1994 and recorded with the Bristol County, Fall River District, Regisiry of Deeds,
Book 2897, Page 343,

for consideration paid, and in full consideration of $125,000.00

grant to MICHAEL ASHLEY, Trustee of the Ashley Freetown Realty Trust w/d/t May 30,
2014 and having a niailing address of P.O.Box 520, Freetown {Assonet), Massachusetts,

with QUITCLAIM COVENANTS,

the land in FREETWON (ASONET), BRISTOL COUNTY, MASSACHUSETTS, WITH
ALL BUILDINGS AND IMPROVEMENTS THEREON, IF ANY, BEING BOUNDED
AND DESCRIBED AS FOLLOWS:

BEING Parcel 1 as shown on a Plan of land entitled “Approval Not Required Plan, A.P. 237,
Lot 2; 5 Bell Rock Road, Frestown, Massachuseits; Prepared for Edwin & Edith C. Hawkridge;
Prepared by Pro-Line Engineering, Inc.; Date: April 3, 2014; Scale: 1"=80"", said Plan is
recorded with the Bristol County, Fall River District, Registry of Deeds in Plan Book 155, Page
72. Said Parcel 1 consisting of 70,596 square feet of land, moreé or less,

For the Grantor's source of title, se¢ the following Deed recorded with the Bristol County, Fall
River District, Registry of Deeds, Book 2897, Page 350.

PROPERTY ADDRESS: VACANT LAND - PARCEL 1
COPICUT ROAD
FREETWON (ASS MASSACHUSETTS

The Grantor hereby affirms that the premises conveyed is vacant land and is not homestead
property; however, to the extent any stalutory or declaratory homestead interest may exist the
same is hereby released.




DEED

Borrower: N/A File No.. CG24-109
Property Address: 104 Copicut Road Case No.:
City: Assonet State: MA Zip: 02702

Lender: Michael Ashley

Bk: 08622 Pg: 85

WITNESS QUR hands and seals this 15" day of January 2015,

= A Xt

Andrew MecLain Sienkewitk, Trustee of the
Bellfree Realty Trsut

COMMONWEALTH OF MASSACHUSETTS
BRISTOL, 88., January 5, 2015

On this 15" day of January 2015 before me the undersigned notary public, personally
appeared Andrew McLain Sienkewicz, Trustee as aforesaid, who proved to me through
satisfactory evidence of identification, which was hig drivers® licenses, to be the person whose
name is signed on the preceding or attached document and acknowledged to me that he signed it
voluntarily for its stated purposes on behalf of the Bellfree Realty Trust.

Notary Public Thomas P. Killoran
My Commission Expires: 11/24/17

ATTEST: BR. COUNTY, FR. DIST,, Bemard J McDonald Il
E-%




E&O POLICY

Borrower: N/A File No.. CG24-108
Property Address: 104 Copicut Road Case No.:
City: Assonet State: MA Zip: 02702
Lender: Michael Ashley
GREAT DECLARATIONS
3 r Tur
AM ERICAN. REAL ESTATE APPRAISERS

INSURANCE GROUP ERRORS & OMISSIONS INSURANCE POLICY

301 F, Fourth Sereet, Cinginnati, O1f 45202

THIS IS BOTH A CLAIMS MADE AND REPORTED INSURANCE POLICY,

THIS POLECY APPLIES TO THOSE CLAIMS THAT ARE FIRST MADE AGAINST THE INSURED

AND REFORTED IN WRITING TO THE COMPANY DURING THE POLICY PERIOD.

Tnsurance is afforded by the company indieated befow: (A eapital stock corportion)

Girgst Ankercan Assurines Company

Note: The Insurance Company selected above shall herein be refenred to as the Company.

Pulicy Number. RAP3IIGEHG62-24 Renewal of  RAP33I6S$62-23

Propram Adrinisieatar Herbert H. Landy Insurance Agency Inc.
108 River Ridge Drive, Suite 30 Norwood, MA 02062

frem |, Nowed Insured:  Carlton German

Tremn 2. Address: 935 Folsom Ave

City, Staie, Zip Code,  Somerset, MA 02726

lem3 Policy Period: From _ 0S17/2024 To WS

2025
yAdGth, By, Yoar) — (Morith Day, Y]
(Boati diees as 12200 a.m. Standard Time at the sdhiress of the Nanved Insored as siated in flem 2.5

leem 4 Limits of Liability:

A S LOUO.OOG  Damages Limil of Laabiliy — Each Claim
B, §__ 1060000 Claim Expenses Lunit of Liababity - Each Claitm

.5 LUBROOO  pamaeges Lime of Lishility - Policy Agpregate

Bo§_ LOODDUD  Ctabm Expenses Limit of Liability - Policy Aguregate

fgm 5 Dedoctible (Inchsive of Cluin Expensesy,

A S__B00 Fach Clalm
Bos__ M Agpregal

ltern 6 Fremium S S98.00

Item 7. Retroactive Date tifapplicabley:  05/A7/2008

ftem 8. Forms, Notices and Endorsements attached:

DH2Z100 (03715 D-2300 MA (0543 ILT324 (0721

D42402 (0513 DE2408 (057135 D42412 (03717) DI2413 (06/17) &Iiﬁ_"  PE g
DA2414 10819 p .
Austborizad Representative

PEMDL @OVIS) Page bafl




LICENSE PAGE

Borrower: N/A File No.. CG24-109

.| Property Address: 104 Copicut Road Case No.:

City: Assonet State: MA Zip: 02702

|_Lender: Michael Ashley

Fold, Then Detach Along All Perforations

DIVISIO-N OF OCCUPATIONAL LICENSURE
BOARD OF

REAL ESTATE APPRAISERS
ISSUES THE FOLLOWING LICENSE CERT

RES. REAL ESTATE APPRAISER
CARLTON R GERMAN Ii &
95 FOLSOM AVE -

SOMERSET, MA 02726

CENSEE SIGNATURE

75476 12/30/2024 395768
LICENSE NUMBER  EXPIRATION DATE

SERIAL NUMBER






