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CITY OF NEWTON

LAW DEPARTMENT
INTEROFFICE MEMORANDUM
DATE: March 3, 2016
TO: All Members, City Council
FROM: Ouida C.M. Young, Associate City Solicitor
RE: Acquisition of 23 Parkview Avenue for School Use

Docket #66-16
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In mid-February prior to the Committee of the Whole meeting which considered acquisition of 23
Parkview Avenue as part of the Cabot Elementary School Project, I provided the Council with executive
summaries from two appraisals of 23 Parkview Avenue. As you may recall, the Owners of the property and the
City each had appraisals made. The City used William J. Lanciloti d/b/a Suburban Appraisal Services, who set
the value for the property at $925,000.00. The Owners used Christine Zitso Jaques, who set the value for the
property at $970,000.00.

Several councilors requested copies of the comparables used by both appraisers. Accordingly, I am
transmitting copies of both appraisals with the comparables included. All personal information regarding the

subject property has been redacted from both appraisals.

Please call me if you have any questions.

Thank you.




APPRAISAL OF REAL PROPERTY

LOCATED AT
23 Parkview Ave
Newton, MA 02460
South Middiesex County Registry of Deeds Book 36268 Page 454

FOR
City of Newton
1000 Commonwealth Avenue
Newton Cenfre, MA 02459

AS OF
017222016

BY
William J. Lancitoti, Jr., SRA
Suburban Appraisal Services
727 Washington Street
Newton, MA 02460
{617) 968-3006
suburbanappraisal@verizon.net
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' SUMMARY OF SALIENT FEATURES

Subject Address 23 Parkview Ave

Legal Descripion South Middlesex County Registry of Deeds Book 36268 Page 454

Z Newton

=

é GCounty Middlesex
- B MA

=] Zp Code 02460

Gensts Tract 3734.00

Map Reference 15764

Sale Price §o

Date of Sals

Glient « City of Newton

App[aisgr William J. I.anc"oﬂ, Jr., SRA

Size {Square Feet) 1,701

Price per Souars Foot $

N

NS

=

1.ocafion Average

Age 91 Years

OF {iPROVER

Condtion Good

Total Rooms 7

DESCRIPTION

Bedrooms 3

Baths 24

Appralser William J. Lanclloi, Jr., SRA

Oate of Appraised Value 01/22/2016

APPRAISER

Opinion of Value $ 925,000

Form $SD3 - *TOTAL® appralsal software by a la mode, Inc. - 1-800-ALAMODE
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Suburban Appralsal Services

RESIDENTIAL APPRAISAL SUMMARY REPORT FioNo:_23park ‘
' Property Address: 23 Parkview Ave Clty: Newton State: MA ___ 7ip Code: 02460

251 County. Middiesex al ipfon: South Middiesex County Registry of Deeds Book 36268 Page 454

& Assessor's Parcel # 22-&7

3 Tax Year: 2016 R.E. Taxes: § 6,327 eclal Assessmenls: § 0

? Curreni Qwner of Record: __ Alan & Daphne Potter Ocoupant: tzg o [l Yenam [] Vacant [[ ] Manufactured Housing

il Project Typs: PUD Condongnium prative Other {describe HOA: $ 0 ] peryear ] por monlh

= [ Mt Avea N Newtonville Map Refersnce; 15764 Consus Tract  3734.00

The purposs of this appraisal Is to develop an opinton of:  [X] Market Value (as defined), or [ ] other type of valug {describe)
This report raflects the following value (if not Current, ses cosmmients): D Current (the Inspection Date I the Effective Date [_) Retrospctive [ 1 Prospective
\pproaches developad for #is appraisal: D Sates Companison Approach [ ] Cost Approach {1 Incoms Approach  (See Reconclilaion Comments and Scope of Wol

Z

i1 Property Rights Appraised:  OX) Fea Shmple ] Leasshold [ ] Leased Fes [ ] Other {descrivg)
=z

(L)

1 Intended Use: The purpase of this appreisatl is to determine a market value for possible sale.

i

7
2} Intandad User(s) (by nams or typs): Provide Opinion of Value for possible purchase,
ZHCllonl: _ City of Newlon Address: 1000 Commonwealth Avenue, Newton Centre, MA 02459
; :i Appraiser:  William J. Lanciioti, Jr., SRA Address: 727 Washinglon Street, Newton, MA 02450
Location: L] Urban D4 Suburban  {_f Rural Predominant Ome-Unit Housing Present Land Use Change in Lend Use
22| Buit up: DX Over75%  [12575% [ Under2ss | Occupancy | ppice AGE | One-Unit 75 %] ] Nat Likaly
szwﬁxmts ] Rapld B4 Stabie {1 Slow X1 Owner $(000) {wrs) | 2-4 Unit 10%| D4 Likely* ] In Process *
g Propetty values: (] Increasing DX Sieble () Declining [ Tenant 500 Low O |Muli-Unit 5%| * To: Residential to
o.| Demanchsupply: (] Shortage [} InBalance (] Over Supply | DX) Vacant (0-5%) |_3,500 High 175 [ Commi 0 %] Municipal,
0 Marketing time:  0<] Under 3 Mos. [} 3-6Mos. ] Over6 Mos. |[] Vacant{>6%)} ©50 Pred 86 [Park/School  10%
Market Area Boundarles, Description, and Market Conditions {Including support for the above characleristics and trends): Newton is bounded by the cities of

| Wattham and Watertown to the north, the city of Boston and the town of Brookline 1o the east, Boston and the towns of Needham and
Weﬂesley to the south, and Waltham, Wellesley and the town of Weaston to the west. See Comment Addendum for additional neighborhood

%] discussion. At present, MLS reports 102 active offerings. List prices range from $560,000 to $10,500,000. Medlan list price is $1,735,000.
On!y three homes are priced befow $608,000 and only two houses are listed in excess of $4,500,000. Of the active listings, 11 have accepted
| offers with contingencies. There are 37 properties pending for sale. Median asking price was $1,349,000, Gonventional financing is available
{ at low interest rates. Seller concessions are typlcally in the form of price reductions. Prices are relatively stable at this time.

<
A
.

KELAREADESCRI

. Dimenslons: _Refer to Attached Deed She Area: 4,300 sf
Zoning Classification:  Multi Residence 1 Description: 10,000 SF Minimumy/ 80' Frontage

Zoning Complance: [ ] Legal [X] Legal noconforming (grandfathered) 7] Wegal [ No zoning |

%%/ Aro CC8Rs applicable? (] Yes DXT No [ Unimown __Have the docurnents beenreviewed? [ ] Yes [ ] No _Ground Rent (i appficabls) § /

i Highest & Best Use asImproved:  [] Presentuss, or DG Ciher use {oxpllin) New Home

3] Ackal Use as of Effective Dale:  Single-Family Residence Use as appraised In this report  Sinale-Famlly Resldence
= Summary of Highost & BestUse:  Highest and Best Use is as currently utilized. Lot size is insufficiant fo take advantage of Multl-Residence
‘% Zoning.

g Utilities Public Other  Provider/Descriplion | Off-site Improverents  Typs Publlc Prvate | Topography  Level
BlEecticy X [ Eversource Streol Pavad Asphalt X O |se Below Average '
2] Gas ® O Eversource Cuwib/Gutter Granite B [ |Shape Reclangular
| Water X [ city Sidewak  Concrete ] [J |Dminage  Appears Adequate |
«: Sendary Sewer 4 [J City Smtﬂghls Overhead XK O [Vew Resid./School
SomSewer (& [ city Nane o 0
“é Other ste elements: Q) Inslde Lot ] Comer Lot :I Cutda Sac [ ] Underground Utiltfes [ 1 Othar (describe)
;4 FEMA Spec'l Food Harard Area [ ] Yes X No FEMA Flood Zone X FEMA Map # 25017C0552E FEMA Map Dale6/4/2010

2 , Sns Commenls: See Comment Addendum

%51 General Description [Exterior Description Foundation Basement [ INone |Healing
El#oftnls 1 [ Acc.Untt | Foundation Concrete Slab None AeaSq. Bt 875 Type  Steam
@] #of Slorles 2 Exterior Walls Hardi Plank Crawl Space Partial % Finished @ Futst Gas

<|Type DX Ot (1At (71 [Roof Surfacs Asphalt Shingle |Bassment  Predominant | Celling Wood Joists
21 Design (Style)_Colonlal Gultets & Dwaspls. Atlum/Alum Sump Pump {1 Walls Conc./Knt Pnf Cooling
22104 £xisting [ Proposad [] Und.Cons. | Window Type Double Hung __ |Dampness ] Flaor Concrete __[Central No
Actual Age (Yrs) 91 Stormy/Screens  Fuill Settlement None Noted | Cutside Entry Walkout Other 3 Mini-Splits
| Effective Age (Yrs) 12 Condition Good Infesiation  None Noted  {Finish Minimal Fin.
Interfor Description Appliances Attic | |Nons| Amenttles Car Storage _1 None
1 Floors Hardwood Refrigerator  {_J|Stars  [C}|Fireplaca(s} # 4 Woodstova(s) # Garege #ofcars ( 4 Tot)
Walls Plaster Range/Ovan (30| Orop Stalr PG| Patio Attach,
TiinyFnlsh ~ Wood Disposal Kiscute [ HDeck Rear Detach.
ifBathFloor  Linoleum Dishwasher (X} Doorway [ }{ Porch Bl-ln
:C} Bath Walnscot Tile Fantood  (J{Foor  [)fFence Carport
] Doors Wood Miciowave )| Healsd  [J|Pool Drivaway 4
£} Condition Good Washen/Dryer [ 3! Finished  []) . Suface_Paved Asphait
D1 Finished area above grade contains: 7 Rooms 3 _Bedrooms 2.1 Bath{s) 1,701 Square Fest of Gross Living Araa Above Grade
Additional features:  Wired for Alarm, Recessed Lights, Granite Counters, Stainless Steel Appilances, Celling Fans, Deck, Fireplace, 3
% | Mini-Split AC Units; Renovation and Addition In 2012

Describe tha condition of the property (including physical, functional and exiernal obsolescanss):  See Comment Addendum.

~ CopyTight® 2007 Ly a ta mode, Inc. This form may be reproduced unmodiied WiklouR vfiGan periasion, howsver, a f2 made, ko, must be acknovriedgad and credfed.
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RESIDENTIAL APPRAISAL SUMMARY REPORT

Fie No: 23park

#66-16

My research |_] did did not reveal any pifor sales or iransfers of the subject property for the three years prior to the effective date of this appraisal,

251 Data Sourcs(s):  MLSPIN/Assessors/T]
O 1st Prior Subjact Sale/Transfer

he Warren Group

@] Date:

08/30/2002

241 Price:  $626,000

Analysis of sale/ransfer history and/or any cusrent agreement of salefisting:
ownership during the last thirty-six months.

Su

has not sold or transferred

1| Source(s): MLSPIN/Assess/Warren Gl

) 2nd Prior Subect Sale/Transfer
Date: _08/27/1999
=APrics;  $366,000

H Source(s): MLS/Assess/Warren Grp

SALES COMPARISON APPROACH T0 VALUE @if developed) { | The Sales Comparison Approach was not dsveloped for this appraisal.

FEATURE | SUBJECT COMPARABLE SALE # { COMPARABLE SMLE # 2 COMPARABLE SALE # 3
Addiess 23 Parkview Ave 186 Parkview Ave 93 Manchester Rd 16 Danie] St
Newton, MA 02460 Newton, MA 02460 Newton, MA 024 Newton, MA 02459
Proximity to Subj 1.87 miles S
4| Sals Piice $ ; )
1] Salo Prica/GLA $ fsaft}$ . 5 648,62 /sut.
27| Data Soureo(s Inspection/Owner |MLSPIN #71817626 MLS #71885200 IMLSPIN #71844847
| Verlfication Source(s) | Assessors Exterior Inspection/Warren Groug Exterior Inspection/Warren GrougExterior Inspaction/Warren Groug
# VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +() § Adjst DESCRIPTION +() S Adust. |  DESCRIPTION +[) $ Adjust. |
Sales or Financing N/A Closed Saje Closed Sale Closed Sale
1| Concessions NIA Conv. Financing;0 Conv. Financing,0 Conv. Financing;0
2] Date of Sale/Time N/A 0641212015 ;- 10/29/2015 08/03/2015
1 Rights Appralsed __|Fee Simple Fee Simpls Fee Simple Fes Simple
Locatlon Average Average Average/Good -50,000{Average/Good -50,000
Site 4,300 of 9,300 of -100,000|5,145 sf 4,950 sf
2 Viow Resid./School/Park|Residential/Park Residentlal Residential
2| Design (Style) Colonlal Colonial Colontal Colonial
‘| Quality of Construction | Average Average Average Average
| Age 91 Years 75 Years 80 Years 95 Years
Condition Good Good Good Good
2| Above Grade  Total [Bomns]  Baths | Yoiat [ Banms]  Baths Tolal | Bdnms| _Bats Tota! | Boms| _ Baths
| Room Count 7lal 214 T8l a4l 20 +10,0000 7 [ 3 | 21 7i3] 14 +20,000)
Gross Living Area 1,701 sqft. 2,349 sqit -48,600 1,670 sqft 1,488 sgft +16,975|
| Basement & Fnished Full Basement Full Basement Full Basement Full Basement
1 Rooms Below Grade None None Rec Room -10,000|2 Rooms,Bath ~20,000|
5] Functional LI Average Average Average Average
Healing/Cooliny SteamyMini-Spiits |FHW/None +10,000{FHW/None +10,000]Steam/None +10,000
=} Enargy Efficlent Rems None None None None,
2 it 4 Car Open 2 Car Open 1 Car Dal/2 Open -10,000{2 Car Del/4 Open -20,000
) Deck None +5,000}Dack Patio 42,500
S Fireplace Fireplace Fireplace Fireplace
N/A $955,000 $950,000 1$879,000
N/A 5 Days 6 Days 6 Days
123,600 O+ -
931,400 $§ 923475

&] | Summary of Sales Comparison Approach

J Sale 2 and Sale 3 lie on streets of better appeal and are adjusted downward for location. Sale 1 is
3| adiusted downward for its substantially larger and mare useful site. Size adjustments are made at $75.00/sf with_a threshold of 100 sf, Cther
adjustments are expected market reaclions.

& Indicated Value by Sales Comparison Approach$ 025,000

RESIDENTIAL

Capyright© 2007 by a la mode, inc. This form may bs reproduced unmadified without vaftten permission, howsver, a 2 made, fne, must be acknowlsdged and credited.
Form GPRES2 - "TOTAL" apprasal Software by a la mode, ing. - 1-800-ALAMODE
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#66-16
RESIDENTIAL APPRAISAL SUMMARY REPORT FieNo:_23park

COST APPROACH TO VALUE (i developed) < The Cost Approach was not developed for this appraisal.
%51 Provide adequale information for replication of the following cost figiwes and cafculations.
74 Suppart for the apinton of site value (summary of comparable fand sales or other methods for estimaling site value):

OPINION OF SITEVALUE . ... ooeeeeecceceeemeees =
DWELLING Soft @8 .
Effective date of cost data: et @9 —
St @$ .
SgR@$ )
Sch@$ e =8
) )
Garage/Cargort SR @$ nee
Total Estimate of Cost-New e =$
Less Physicd  [Functional | Extemnal
Depreciation | ] =§( )
Depraclated Cost of improvemonts .. =
"As-is" Valus of Site improvements =
=$
Years |INDICATED VALUE BY COSTAPPROACH ____________________ =$
¢ melncmwwasnoldevemedfowﬁs_w
X Gross Rent Mllllplisr Indlcated Vatue by Income Approach
|_] The Sublgct is part of a Planned Unit Development.
21 Indlcated Value by: Sales Comparison Approach $ 925 000 Cost Approach (if developed) § Income Approach (if deveoped) §

3| Final Reconcliion The Sales rison roach Is given sole weight in the final analysis. Sale 1 is the best sale due to its close

2

z

This appraisal Is made D¢ "asis”, [1 sublect to completion per plans and specifications on the basis of a Hypothelical Condion that the mprovements have baen
ocmpletsd ] subject to the foliowing repars or alterations on the basls of a Hypothetical Gondiion that the repairs or alterations have besn completed, { ) subjeet to
the following required inspaction basad on the Extraordinaty Assumption that the condifon or deficlency does not require alteration or repal.  The appraisal Is made

/| "as 18", No warranty of the appraised property is given or implied. No liabllity is assumed for the structuratimechanical elements noted.

epart I aiso subjoct to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the atiached addenda.
! Hased on the degree of inspection of the subject property, as indicated below, defined Scope of Work, Statement of Assumptions and Limking Conditions,
21| and Appraiser’s Centifications, my (our) Opinion of the Market Value (or other speciﬁed value type), as defined hereln, of the real property that [s the subleot
| of this repost Is: $ 5,000 asof: 272016 Which 1 the effesive dal of 1is apprsisa
A If Indicated above, this Opinion of Value Is subject to Hypolhetlcal Condlllons andlor Extraordinary Assumptions Tncluded tn this report. See atteched addenda.
H{A s and complele copy of this report contains _24  pages, including exhiblts which are considered an integral part of the seport. This appraisal report may not be
21 proparly understood without reference to the information contalnad In the complate report.
Attached Exiibis: _
3] & Scope of Work X Limiting Cond/Certifications  B%} Narrative Addendum D4 Photograph Addenda Sketch Addandum
(E Map Addenda B4 addiional Sates L1 Cost Addsndum Fiood Addendum 8 Manu. House Addendura

[ ] Hyg

‘? Chient Contact:  Qulda C. M. Young
‘ ] E-Mail:_oyoung@newtonma.gov

Client Name: City of Newton
Address: 1000 Commonwealth Avenue, Naewlon Centre, MA 02458

1| APPRAISER SUPERVISORY APPRAISER (if required)
or CO-APPRAISER (if applicable)
A/.AQ. [ne=ttt: >-

: Supervisory or

| Appraisor Name:  Willlam J. Landiloti, Jr., SRA Co-Appralser Name:
® Company:  Suburban Appraisal Services Company:
gz Phone: (617) 968-3006 Fax. (617) 969-8647 Phone; Fax:

24 E-Mall: suburbanappralsal@verizon.net E-Mall:

2] Date of Report (Signature): 01/26/2016 Date of Report (Signature}:

2] Licensa or Certification #: 636 State: MA | Llcense or Certification #: . State:
= Designation:  Certified Residential Real Estate Appralser Dasignation:

3111 Expiration Date of License or Cerfification:  10/28/2017 Expiration Date of Licanse or Certification:

=21 Inspection of Subject; D4 Interior & Exerior~ [) ExteforOnly (] None | Inspection of Subject: [ tnterfor & Exterior [ Exteror Only  [] None
£5| Dato of inspection: __ 01/2272016 Dats of Inspection:

Copyright® 2007 by a 12 mode, tne. This form may be reproduced unmodified without wiitten parmission, howaver, a la mode, ino, must be acknowledged and credited.
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#66-16

ADDI'I['IONAL COMPARABLE SALES FileNo.: 23park
FEATURE ] SUBJECT COMPARABLE SALE #4 COMPARABLE SALE #5 COMPARABLE SALE #5
| Address 23 Parkview Ave 12 Avondale Rd 85 Greenlawn Ave 22 Wiltshire Rd
Newton, MA Newton, MA 02459 Newton, MA 02459 Newton, MA 02458
2| Proimity to Subject 1.44 miles SW

$  410.71/sqft

MLSPIN #71854552

< Sale Prca/GLA $ fsutt)S .
4] Data Sourca(s] Inspection/Owner_ IMLSPIN #71868847

MLSPIN #71 81 6082

Summary of Sales Comparison Appraach Sale 4 and Sale § lie in the village of Newton Center and are adjusted downward for their superior
ocations, while Sale 6 ig adjusted ard for its Newton Comer location, Upward adjustments are applied to Sate 4 and Sale 5 to reflect their
nferlor levals of condition, Size adjustments are made a} $76.00/sf wih a threshold of 100 sf. Other adjustments are expected market
reactions.

| Verification Source(s Assessors Exterior Inspection/Warren GrougiExterior InspectionfWarren Grouglinterior Inspection/'Warren Group
4 VALUE ADJUSTMENTS DESCRIPTION DESGRIPTION +() § Adjust. DESCRIPTION +() § Adjust. DESCRIPTION +{) § Adjust
2] Sales or Financing N/A Closed Sale Closed Sale Closed Sale
| Concasslons N/A Cany. Financing;0 Conv. Financing:0 Conv. Financing;0
‘| Date of Sale/Time N/A 08/27/2016 * 06/16/2015 " 08/13/2015
%=1 Rights Appraised Fee Simple Fee Simple Fee Simple Fee Simple
2| Location Aveiage Average/Good -50,000|Average/Good -50,000|Inferior +50,000,
21 Site 4,300 sf 5,120 sf 6,500 sf -25,000(4,500 sf
View Resid./School/Park|Residential Residential Residential
221 Design (Style) Colonial Colonial Colonial Colonial
i* Quall of Construcion__]Average Average Average Average
91 Years 100 Years 80 Years 29 Years
Good Average/Good +50,0001 Average/Good +50,000{Good
Todal B&ms[ Baths | Total }Bdims! Baths Toial @ Baths Totdl | Bdmms| Baths
5 Room Gount 713l 214 {e{al 21 8] 4] 14 +20000] 7 | 4 | 24
Gross Living Area 1,701 sqt. 1,880 saft -13,425) 1,748 saft. 2,240 sqft -40,425)
g Basement & FAnished Full Basement Full Basement Full Basement Full Basement
23] Rooms Below Grade | None lRec Room -10,000|None 3 Rooms,Bath -25,000
é Functional Utity Average Average Average Average
% Heafing/Caoling Steam/Mini-Splits |FHW/Cent AC FHW(Cent AC FHW/Nane +10,000
551 Energy Efficlent [bms ~ |None None None Nane
% GaragefCarport 4 Gar Open 4 Car Det/2 Open -10,000|2 Car Del/4 Open -20,000{3 Car Open
§§ Porch/Palio/Deck Deck Patio +2,500|None +5,000iPatio +2,500
% eplacas Fireptace Fireplace lFlreglace IFiremaoe
5| ist Price N/A $919,000 {s945.000 $649,800
%Dﬂ on Market N/A 6 Days 11 Days 16 Days
g
iz Net Adstment (Toz 20000f [1+ 4 2,625
0 Adjusted Sals Price :
] of Comparables : : 1923,075| ¢ 925,000 § 917,075
[0}
2
=
[}

- Copysight® 2007 by a la mode, Inc. This farm may be reproduced unmedified without wiritten permission, however, a & mode, lnc. must bs acknowdedged and creditsd,
- RESI DENT!AL Form GPRESZ.(AC) - “TOTAL" appralsal software by a la mode, inc. - 1-800-ALAMGDE 32007




#66-16

ADDI'IFIONAL COMPARABLE SALES FlioNo:_23park
Z FEATURE | SUBJEGT COMPARABLE SALE # 7 COMPARABLE SALE # 8 COMPARABLE SALE #9
Address 23 Parkview Ave 20 Capitat St 45 Sheridan St
Newlon, MA 02 Nawton MA 02458 Newton, MA 02465
; 1.89 miles W
. $ 0]
§ fsoft]§  459.14/50 300.80/s0ft fsaft
, Inspection/Owner |MLSPIN #71826178 I__LSPIN #71844947
Assessors Exterior Inspection/Warren Groug]interfor inspection/Warren Group,
DESCRIPTION DESCRIPTION +{-) § Adlust. DESCRIPTION +(}$ Adjust | DESCRIPTION +(-) $ Adjust.
N/A Closed Sale Closed Sale
; N/A Cony. Finandng:0 Cash0 __
2| Date of Sale/Time N/A 08/03/2015 07/22/2015
o Rights Appralsed Fee Simple Fee Simple Fee Simple
£ Location Average Inferior +50,000} Inferior +100,000
= She 4,300 sf 4,920 sf 5,790 sf
5 View Resld./School/Park{Residential Residential
Z Deslgn (Style) Coloniat Colonial Colonial
alily of Constuction__ | Average __JAverage Average
| Age 91 Years 119 Years 65 Years
£21 Condiion Good Good Inferjor 75,000
AbovaGra‘de Totsl [Bdms] Baths ﬁndzms| Balhs Yotal | Bims] _Baths Total | Boms| _Baths
221 Room Count 713 21 |8 2.1 sl 4] 21
1! Grass Living Area 1,701 saft 1,958 sgft -19.275] 1.961 sqft, -19,500 it
Basemant & Bnished fult Basement Full Basement Full Basement
2| Rooms Below Grade ___ [ None None 2 Rooms. Bath 20,000
':é‘* Functional Uty Average Average Average
% Healing/Cooling Stean/Minl-Splits_|FHA/Cent AG FHW/None +10,000 r
%,i Energy Efficlent llems [ None None None
%1 Garage/Carport 4 Car Open 1 Car Del/3 Open ~10,000}4 Car Open
7| PorctyPatio/Deck Deck Parch,Patlo 2 OOOIDeck Patfo ~2,000
keplaces Fireplace None 2 Fireplaces -2,000
2| List Price N/A $899,000 $749,900
| Das on Market NIA 34 Days 8 Days
t%
I Net Adiustment (Tot $ 141,500
21 Adjusted Sale Ptk:e
‘| of Comparablas ; $ 925,500 0
c.;'f Summary of Sales Comparison Approach Sale 7 and Sale 8 are Imtsd In neighbarhoods of substantially inferior appeal and are adjusted upward

| in varying degree. An upward adjustmant is applied to Sale 8 to reflect the sublect's slanificantly better condition. Slze adjustments are made

] at $75.00/sf. Other adjustments are expected market reactions,

USSR SALESICOMPARIS

k4
Copyright® 2007 by a Iz mode, nc. This form may be reproduced ified wihowt wiltten perméssion, howover, 2 1a mods, iec. must be acknovaedged and creditad,
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Supplemental Addendum file No. 23park
Client City of Newton
Property Address 23 Parkview Ave .
Gy Newton . County Middlesex Stats MA ZpGods 02460
ralser William J. Langiloti, Jr., SRA
EXPOSURE TIME

Reasonable marketing time far the subject property is less than 90 days.

NEIGHBORHOOD ’ :

The subject lles In the Cabot School neighborhood of Newtonville. The vast predominance of improvements are older single-
family and two-family dwellings of average fo very good condition and average to above average appsal. There are also a
number of condominiums within this area, Many are in converted two-family homes, while others were built new upon razing of
original improvements. Directly next to the subject Is Cabot Elementary School. Across the street is Cabot Park which adds to
appeal. Appeal and Values are tempered by increased traffic volume associated with proximity to schaol. Plans call for
rebuilding of school and a possible taking of an unknown number of abutling properties.

This location provides very good access to Newton North High School, the Walnut Street Business District, several main roads
and highways including major Routes 95/128 and 1-80 {Massachusetts Turnpike}, commuter raif and bus stops, and
employment centers. Newton is focated approximately eight mites wast of Boston and is noted for its highly rated public schools.
Other Land Use Percentage is Cabot Elementary School and Cabol Park. Newton public scheols and municipal sefvices are
very highly rated.

SITE .
Site slze Is below average for the area. No adverse easements or encroachments were apparent that would detract from
marketability though a drainage easemsnt is located at the rear right corner. Paved asphalt driveway is located along the left
sidsline and provides adequats off-strest parking. Location directly next to echool tempers appeal slightly. Landscaping is
average. Legal non-conforming sites are common for the area and are markat accepied. According to MA state law, the subject
may be rebuilt in the event of its destruction.

CONDITION .
The subject is a Colonial style home built in 1925. This property was expanded and remadeled in 2012. Overalf condition is
good and efiective age is low. A former porch on the left side was razed and a two-story addition was added that includes a
crawl space for a foundation. These new rooms feature a first floor sun room, and a second floor master bathroom with a closet.
Siding, roof, windows and flooring have been replaced. A number of walls and ceilings are newer. Kitchen and bathrooms have
been remodeled and are modemn. No physical, functional, or external Inadequacies are observed that would diminish
marketability. Quality of construction I avarage. Basement has a low quality room that is given no value. Finish is very minimal.
Room sizes are adequate and there exists adequate closet and storage space. All systems appeared to be operating properly.

FINAL NOTE
The appraiser has not appraised or rendered services for the subjec! property during the past thirty-six months.

The reported analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with the
requirements of the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute. The
use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly authorized
represeniatives.

As of the date of this report, | (William J. Lancilot, Jr.) have completed the Standards and Ethics Education Requirement of the
Appraisal Institute for Deslignated Members.

The Intended User of this appraisal report is the Client, the City of Newton. The Intended Use Is to evaluate the property that is
the subject of this appraisal for a possible purchase, subject to the stated Scope of Work, purpose of the appraisal, reporting
requirements of this appraisal report form, and Definition of Market Value. No additional Intanded Users are identified by the
appraiser. .
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Bullding Sketeh
Cient City of Newton
Property Address 23 Parkview Ave
Newton Gounly Middlesex Stale MA Zio Code 02460
ralser William J. Lanciloti, Jr., SRA
16'
7'
Dack Ky
. | Dining
28' 5 | Area
7| 7 \J
Bath
Bedroom Den Kitchen "
N
73 Bath B ] Sun Room !
Living
Bedroom Bedroom
-—7—1 _'"I 1w

28 28"

First Floor

[875 5q ft]

TOTAL Sxich by a fa mode, inc.

Area Calculations Summa

18x7 = 126
77 = B
25%28 = 700

18x7 = 126
25% 28 = 700

16 x 14 = 224
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Plat Map
Client City of Newlon
Property Address 23 Parkview Ave
* Newton Gounly Middiesex State MA ZipCode 02460
ratser William J. Lancilot], Jr., SRA
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Flood Map
Client City of Newton
Proparty Address 23 Parkview Ave
‘| City Newton ‘Counly Middiesex Stale MA Zip Gode 02480
raiser William J. Lanciloti, Jr., SRA

. l nterF'OOd Liy i Iy et

MAP LEGEND .
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Aerial Map
Clignt City of Newtan
| Property Addrass 23 Parkview Ave
City Newton CGounly Middlesex Siate _Ma Zip Code 02480

| Appraiser Willlam J. Lanclioti, Jr., SRA

! H
)O,JC oarth
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Location Map

Cliant City of Newton
Property Address 23 Parkview Ave

*| Gity Newlon County Middlesex Stats A Zip Gode 02480

Appralser Willam J. Lanciloti, Jr., SRA
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Flle No, 23park

\

. DEFINITION OF MARKET VALUE: The most probable prce which a property should bring In & compefitve and open market under adf conditions

requisite to a falr sals, the buyer and seller, each acting prudently, knowledgaably and assuming the prics Is not affected by undue stimulus. Implicit in this
definftion Is the consummation of a saks as of a specified dale and the passing of tide from seller to beuyer under condiions whereby: (1) buysr and sollar are
typically motvated; (2) both parties are welt Informed or well advised, and each acting In what he considers his own bast interest; {3) a reasonabls time Is aiowsd
for exposure in the open market; (4) payment is made In terms of cash I U.S. doliars or In terms of financial arrangaments comparable thereto; and (5) the price
represents the normal consideration for the propedy sold vmatfected by spacial or creative financing or sales concessions* granted by anyone assochaled with
the sale. {Source: FDIC Interagency Appralsal and Evaluation Guidelines, October 27, 1994.)

*Adjustments to the comparables must be made for specldl or creative financing or ssles concessions. No adjusiments are necessary
for those cosis which am normally pald by sefiers as a result of tradiion or law in a market area; these cosis are readlly entifisble
siice the seller pays thess cosls In vidualy all salos ransacions. Specld or ereaive financing adjustmenls can be made lo the
comparable property by comparisons to financihg terms offered by a thid perly instilulional lender that fs not alyeady involved in the
property or transaclion. Any adjustment should not be cafculated on a mechanical dollar for doltar cost of the financing or concession
but the dollar amcunt of any adjustment should approximate the market's reaction fo the financing or concessions based on the
appraiser's judgement.

STATEMENT OF LIMITING CONDITIONS AND CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS: The appraiser’s cedification that appears in the appraisal report Is subject te the following conditions:

1. The appralser will not be responsible for matiers of a legal nature that alfect elfther the property being appraised or the fitle to . The appraiser assumes that

{he tlls Is good and marketable and, therefore, will not render any opinions about the file. The propery Is valued on the basls of it being under responsible
ownership.

2. Any skefch provided in the appralsal report may show appraximate dimensions of the improvements and Is Includad only lo assist the reader of the report b visualizing
the property. The appraiser has made no survey of the propory.

3. The sppralser wilt not give testimony or sppear In court because he or she mads an appraisal of the properly in question, unless specific amangements to do
80 have besn tnade beforehand, or as atherwise required by law.

4, Any distribution of valuation between land and imgrovements in the repoit applies only under the existing program of Likzation. These saparate valuations of the
fand and Improvements must not be used in conjunction with any other appealsal and are Invalid if they are so used.

5. The appraiser has no knowledge of any hidden or unapparent conditions of the property or adverse environmentaf condftions (incluiding the presence of hazardous wasts,
toxic substances, elc.) that would make the property mors or less valuable, and has assumed that there are no such condiions and makes no guaranteas or wananties,
oxprass of implled, regarding the condiion of the properly. The appraiser will not be responsible for eny such conditions that do exist or for any englnesring or
testing that might be required to discover whather such conditions exist. This appraisal report must not be considered an environmental assessment of the subject properly.

6. The appraiser obtained the Information, sstimates, and oplnlons thal were expressed in the appraisat report from sources that he or she considers to be
reffable and bekieves them o he tue and corect. The appraiser does not assums responsibiiy for the accuracy of such dems that wer fumished by other
partiss.

7. Tha appraiser will not disclose the conlents of the appralsal report except as providsd for'in the Unlform Standards of Professional Appralsal Practice,
and any applicable federal, stats or local laws.

8. The appralser has based his or her appraisal report and valuation conclusion for an appralsal that Is subject lo satisfactory completion, repalrs, or
alterations on the assumption that complefion of the improvements will be performed In a workmanfie manner.

9. The appraiser must provide his or her prior writen consent before the lender/client specified in the appralsal report can distribute the appraisal report
{including concluslons about the propety value, the appralser's Identity amd professional designations, and references to any professional appralsal
organizations or the fim with which the appraiser Is assoclaled) fo anyone cther than the bomowsr; the mortgagee or its successors and assigns; the morigage
Insurer; consuitants; professional appralsal organizations; any state or federally approved financial insktution; or any department, agency, or instrumentality
of the Unlied States or any stais or the Distict of Columbla; except that the lendes/client may distribute the property deseription section of the report only to data
collection or reporting service(s) without having to oblain the appraiser's pror wwitten consent The appraiser's wiitien consent and approval must also
be obtained before the appraisal can be conveyed by anyone 1o the pubfic through adverfising, public refations, news, sales, or other media.

10. The appraiser is hot an employee of the company or individual(s) ordering this report and compensation s not contingant upon the reporting of a predstermined
value or direction of value or upon an action or event resuling from the analysis, opinfons, conclusions, or the use of this report. This assignment is not
based on a required minimtim, spectfic valuation, or the approval of a faan,

“Pageiof2
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Flle No. 23park

CERTIFICATION: The appraiser certifies and agrees that
1. The stalemenis of fact contained In Wis report are tue and comect.

2. The reported analyses, opinlons, and concluslons are fimited oply by the reported assumptions and Smiting condiions and are my personsl, Impartial
and unblased professional analyses, opinions, and conclusions.

3. Unless otherwise Indicated, 1 have no presemt or prospective lnterest in the property that Is the subject of this report and no personal interest
interest with respect o the parbies Involved.

4. Unless otherwlse Indicaled, | have performed no services, as an appraiser or i any other capaclty, regarding the property that 3 the subject
of this report within the three-year period fmmediately preceding acceplance of this assignment.

5. | have no blas with respect to the property that is the sublect of this report or the parties invoived with this assignment.
6. My engagsment In this assignment was mot confingent upon developing or reporting predefermined results.

7. My compensation for complating this assignment is not contingent upon the development of repoting of a predetermined valus or diwecior in value
that favors the cause of the client, the amount of the value opinion, the attaloment of a siipufated result, or the occurmsnce of a subseouent event
directly refated to the intended use of this appraisal

8. My analyses, opinions, and conclusions were developed, and this report has been prepared, In conformily with the Uniforn Standards of Professional
Appralsal Pracice that were in effect at the fime this report was prepared.

9. Unless otherwise indicated, | have made a personal Ispection of iho Inlerfor and eerior areas of the property ®hal is the subject of Bis report,
and the extarors o( all properties Usted as comparables.

10. Unless otherwise indlcaled, no one provided significant veal propery appraisal assistince to U person(s) signing this ceriiffcation (if there are
exceptions, the name of each Individual providing significant real property appraisal assistance Is staled elsewhers in this repor).

ADDRESS OF PROPERTY ANALYZED: 23 Parkview Ave, Newton, MA 02460

APPR‘“SW : 5 SUPERVISORY or CO-APPRAISER (If applicable):
Signatine: m . 3" Signature:

Name:  William J. Lanciloll, Jr., SRA Nama;
ite: Certified Residential Real Estate raiser Title:
Stadn Cortification #: 638 Stats Certification #:
or State License #: or State License #:
State: MA  Explration Dale of Certification or License: 10/28/2017 State: _ Explration Date of Cerlification or License: _
Dalo Signed:  01/28/2016 Date Signed:
[J b [ ] DidMot Inspect Property
Page 2 0f 2
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Subject Photo Page

#66-16

Client City of Newton
Property Addiess 23 Parkview Ave
A (ﬁg Newton County Middlesex Stale MA Zip Gods 02460
ralser Willlam J. Lancllofi, JJr., SRA

Subject Front
23 Parkview Ave

Sakes Price 0
Gross Living Area 1,701
Total Rooms 7

Total Bedrooms 3
Total Bathrooms 2.4

Location Average
Viow Resid./School/Park
Site 4,300 sf
Quality Average
Age 91 Years

Subject Rear

Subject Street

Form PIC3x5.5R - "TOTAL" appralsal software by & la mods, Inc. - 1-800-ALAMODE




#66-16

Additional Photos

Client Clty of Newton
Property Address 23 Parkview Ave
b % Newton County Middtesex State MA Zip Code 02460
ralser Willam J. Lancliioti, Jr., SRA

Mini-Split Condenser View of Gahot School Driveway
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Comparahie Photo Page

Gounly Middiesex Slate MA Zip Code 02460

Comparable 1

15 Parkview Ave

Prox. to Subject ~ 0.03 miles S
Sales Price 1,055,000
Gross Living Area 2,34

Total Rooms 8

Tolal Bedrooms 4

Total Bathrooms 2.0

Location Average
View Residential/Park
Slte 9,300 sf
Quality Average
Age 75 Years

Gomparahle 2
93 Manchester Rd
Prox. to Subject ~ 1.87 miles SW
Seles Price 977,000
Gross Living Area 1,870
Tolal Rooms 7
Totai Bedrooms 8
Tolal Bathrooms 2.1

L.ocation Average/Good
View Residential
Site 5145 sf
Quafity Average

Age B0 Years

Comparable 3

16 Danlel St
Prox to Subjest  1.97 miles S
Sales Price 965,000

Gross Living Area 1,488
Total Rooms 7

Tote! Bediooms 3

Total Bathrooms 1.1

Location Average/Good
View Residential
Site © 4,950 sf
Quality Average

Age 95 Years
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Client City of Newton
Property Address 23 Parkview Ave
City Newton Counly Middlesex Slate MA Zip Code 02460

raiser William J. Lancilot], Jr., SRA

Comparabhle 4

12 Avondale Rd

Prox. to Subject .00 miles SE
Sales Price 954,000

Gross Living Area 1,880

Total Rooms 8

Total Bedrooms 3

Tolal Bathrooms 2.1

Location Average/Good
View Residential
Site 5,120 sf
Quality Average

Age 100 Years

Comparahle 5

95 Greenlawn Ave

Prox.to Subject  1.14 miles SW
Sales Price 945,000

Gross Living Area 1,748

Total Rooms 8

Tolal Bedrooms 4

Tolal Bathiooms 1.1

Location Average/Good
View Residential
Sie 6,500 af
Quality Average

Age 90 Years

Comparahle 6

22 Wiltshire Rd

Piox.to Subject  0.52 miles N
Sales Price 920,000
Gross Liing Aiea 2,240

Totel Rooms 7

Total Bedrooms 4

Total Bathrooms 2.1

Location Inferior
View Residential
Sita 4,500 sf
Quaflty Average
Age 29 Years
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Comparahle Photo Page

Client Clty of Newton
| Property Address_23 Parkview Ave
~| Gty Newton County Middiesex Siale MA Zip Cods 02460
7aiser William J. Lanclioti, Jr., SRA

Comparahle 7

20 Capital St
Prox. to Subject  0.82 miles N
Sale Price 899,000
Gross Living Area 1,958

Total Rooms 8

Total Bedrooms 4

Total Batiwooms 2.1

Location Inferior
View Residential
Stte 4,920 sf
Quality Average
Age 119 Years

Comparable 8

45 Sheridan St

Prox. toSubject  1.89 miles W
Sals Price 784,000
Gross Living Area 1,861

Total Rooms 8

Yolal Bedrooms 4

Total Batiwooms 2.1

Location Inferior
View Residential
Site 5,790 sf
Quality Average
Age 65 Years

Gomparahie 9

Prox, to Subject
Salg Price

Gross Living Area
Total Rooms
Total Bedcooms
Total Bathrooms
Location

View

Shte

Quality

Age
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Deed

Bk: 36268 Pg: 454
Reicoidiat: 08/30/2002 QUITCLAIM DEED
Document: DO0OG0 Page: 1 of 1
We, Louis G. Tassinary & Melanie Thrig, of 23 Parkview Aventie, Neviton,
Middleaex Coitnity, Massaqhusetts, for consideration paxd, five hundred twenty-six
thousand dollars. (8520, 000 00), grant to Alan Poller and Daphne Potter, of 189
! ~ University Avenug, Provideice, Rhods Tslaid, husband and wifc; as tenants by the
etitirety, with quitclaim covenants,

R N

‘The parcel is shown 8¢ the whole of Lot 57 and a pari-of’ Lot 56 on a plan made by W.A.
Mason & Son, recorded with the Middlesex Sotith District Registry ‘of Deeds in Book of
Plans 172 as Plan 35, and i$ botirided and describied as follaws:

Easterly by Park View Aveniue, 51 feet, 11 inchis;

Northerly by Lot 58 on said plan, B2 feet;
Westedy by Jasid tiow o late of Frederickson, 51 feet; 11 inches;
Southerly by the semalning portion of said Lot 56, 85 foet,

Contajning about 4,300 Seuitire foe 6f Jaind,

mminZinve Y312 g

Said premiscs are conveyed subject o and together with any and all sagements, nghts of
way aiid résttictions of record insofar as the.same are now in force and applicable:

239R.56 29%
£5.00
o

“Broperty Address: 23 Parkview Avenue, Newton, MA 02460

For grantors’ 1itle sée deid tecordod with Middlesex Sovth District Registry of Deeds in

.
(=] .
8 Book 30597, Pago 522. !
" i
- :
8 = WITNESS my ham] and senl this_z¥ ? day of N Muﬁ/- w2002 '
f el
5 g ﬁ |
w o ]
K g " Yauis G. TaSsmary i
ie  COMMONWEALTH OF MASSACHUSETTS 1
'§ MIDDLESEX, §8 Aygust 25, 2002 %

Then personaily np'pem‘ed the above-named Louis

y and Melanio Thrig
acknowledgmg the foregmng 1o be their fres act afi ;

r

ifl-\'
g
&

A

v

TH:

bE REGLS

DEER
HMIDLE S
A
7

CAMERIDE

Cigh  SRBFE .56
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Errors and Omissions Insurance

/"‘Lﬁ DECLARATIONS

GREATAMERICAN, . pe
REAL ESTATE APPRAISERS
INSURANGE GROUP ERRORS & OMISSIONS INSURANCE POLICY
301 E. Fourth Strect, Cinclanati, OH 45202

THIS 1S BOTH A CLAIMS MADE AND REPORTED INSURANCE POLICY.

THIS POLICY APPLIES TO THOSE. CLAIMS THAT ARE FIRST MADE AGAINST THE INSURED
AND REPORTED IN WRITING TO THE COMPANY DURING THE POLICY PERIOD.

Insurance is afforded by the company indicated bolow: (A capital stock corperation)
& Gréat American Assurance Company
Note: The Insurance Company setected sbove shall hiérein be réferred 16 as the Company.
Policy Number:  RAP3667543-15 Renewalof RAPIG67543-14

Program Administrator: Hexbert H. Landy Insurance Agency Inc,
75 Second Ave Sulte 410 Needhsm, MA 02494.2876

Ttem 1. Nanied Iusuréd:  William J, LancHlofi
Item 2. Mailing Address; 727 Waslington Strect
City, State, Zip Code: ~ Newton, MA 02458
Item 3. Policy Perfod: From __ 12/22/2015 To 12/2212016

(Month, Day, Year)  (Morith, Day, Year}
(Both daies at 12:01 a.m. Standard Thue at the sddress of the Named Insured us stated in Hem 2.)

Iiem 4. Limits of Liability;
A, 5 ___ 500000 Damages Limit of Liability - Each Claim
B, s__ 500,000 Chaim Expenses Limit of Liability - Hach Claim
C. $_ 1,000,000 Damages LimH of Liability - Policy Aggregate
D. s__ 1,006,000 Claim Expeases Limit of Liability — Plicy Aggregate

item 5. Deductible (Inclusive of Claim Expenses):

A $ 500 Fach Claim
B. §_ 1,000 Aggregate

Item 6. Prémiun: $ 72700
Item 7. Refroactive Date (if applicable):  12/22/1993

Item 8. Forms, Notices and Endorsements attached:

D42100 (05/13) D42300 MA (05/13) .
D42402 (05/13) D42408 (05/13) i@—@, A . A privanct
gl
Authorized Represeniative
D42101 (05/13) Pagelof |
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CZJ APPRAISAL SERVICES

File No. 23Parkview

APPRAISAL OF

a single family home...

LOCATED AT:

23 Parkvisw Ave
Newton, MA 02460

CLIENT:
Daphne and Alan Potter

23 Parkview Ave
Newton, MA 02460

AS OF:

January 21, 2016

BY:

Christine Zitso Jaques




CZJ APPRAISAL SERVICES

Fila No, 23Parkview

#66-16

Daphne and Alan Potter
Daphne and Alan Potter

23 Parkview Ave
Newton, MA 02460

File Number: 23Parkview

Dear Daphne and Alan,
In accordance with your request, t have appraised the real property at:

23 Parkview Ave
Newton, MA 02460

The purpose of this appraisal is to develop an opinion of the defined value of the subject property, as improved.

The property rights appraised are the fee simple interest in the site and improvemenis.
In my opinion, the defined vaiue of the property as of January 21, 2016 is:

$970,000
Nine Hundred Seventy Thousand Doflars

The attached report contains the description, analysis and supportive data for the conclusions,
final opinion of value, descriptive photographs, assignment conditions and appropriate certifications,

THANK YOU!

Christine Zitso Jaques %ﬁ%
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Summary Residential Appraisal Report Fie No. 23Parkview
The purpose of this eppralsal report is to provide the client vith @ credibie oplaton of the defined value of the subject property, given the ntended use of Ue approlsal.
Client NamefIntended User Daphne and Alan Potter E-mail daphne.potter@gmail.com
Cilent Address 23 Parkview Ave City Newton State MA Zip 02480

Addilonst Intended User(s) Client's attornay

tntended Use market valuation for proposed sale of the home to the city for school expanslon

Addiess 23 Parkview Ave Gity Newton State MA Zip 02460
Qvmer of Public Record Daphne Potter/Alan Potter County Middlesex
Legal Description Baok 36268 Page 454
£y Assessor's Parcet # S:22 B:008 1:0007 Tax Year 2015 : RE. Taxes § 6,327.00
Nelghborhood Name Newtonville Map Reference MSA 15764 Census Tract 3734.00
Pr. its Appreised Feo Leasehold Other (desceibe)
fesearch did did not reveal any prior sales of transfers of the 0 for the thre years 10 the effective date of this fsal.
Prior SatefTransfer:  Date Price Source(s} Middiesex Registy of Deeds
Analysis of prior sele or ransfer history of the subject property {and comy sales, T apy ) as of the effective date of this valuation, there were no sales in
the prior three years.

Oifertngs, oplions and contracts as of the eflective dale of the app None noted as of the day effective date of this report

bortiopd Characteristics : us] 4 . 58% :
Location |_JUshan Sububan_|_J Rura) Property Valwos {Xjincr Siable Declirting PRICE AGE__ | Cnelinkt 90 %
Bubt-Up [X]Over7s% [ J2575% Uinder 25% Shoitay in Balance {_] Over Suppty | ${000) e [2-4Umk 1%
Giovtn _|_JRapid Stable Slow Marketing Thne Under 3 mihs 35 mihs Over B mitts 580 tow 1 | Muith-Faraf 0%
=3 Neighbothood on the north by the Mass Pike, to the south by Comm Ave, lothe eastby § 3,800 High 150 { Commarcial 1%
Newton Corner and to the west by West Newton Hill. 1,226 Pred. 80 | Other condo 8%

Nelghborhood Description  stbject proj is located in the suburban town of Newton in in area know as Newtonville. The overall appeal of
the neighborhood is very good with excellent access to the adiacent school and park as well as easy access to the Newtonville services
and shopping district . Employment stabliity and proximity is also excellent and very stable. The area Is made up of many sinliar style
homes of varlous sizes and condition.

Market Conditlons (inciuding support for the sbove condusions)  The market for the segment Is extremely si with days on market usually under 21
often under a week there Is a shortage of supply in the under $1 milion segment in the n of the city south of the Pi on rete that Is at least 45
units a month across the 12 month thaf increases In the spring and fall to atieast 56 units per month. ltis siso comemon for there to be multiple offers
on homes ke the ect In the first week on the market . This data is ed by the 1004MC market conditions statement in the worldile.
Dimensions see attached deed Arer 4300 sf Shape rectangular view Neighborhood/Park

c Qassificaton MR1 . Dascription 7,000 sf MINIMUM LOT REQUIREMENT
Zont liance Le X Leqat Noncorf Grandiathered No liiegat (describe)

is the highast and best use of the subject property as Trap (or as proposed per plans and specifications) the present use? [X]Yes DNo If No, descrive.

Utlitles Public _Other (describe] Pubfic _ Other (describe! Off-siteImprovements—Type Publlc  Prvate
Watee (] Steet PAVED 3]

Gas UJ SantarySewer  (X] { ] - aley Nons
She Ci siie is level and abuls the Cabot school on two sides{ the bullding on one slde and the garden area at the back) . The front

faces the Cabot Playground. Part of the street is two way, but the street cannot be accessed directly from Cabot Street which cuts
down on through traffic. The subject fot Is zoned MR1 which has a minimum lot requirement of 7000 sf. The subject fot doas not meet
this requirement but is legal grandfathered use as It was built prior to the adoption of the current bylaws.

B R SRiPT] : DATH : EXTERIOR DESCRIPTION
Units [XJ0ne [ Jonewhocu [ ] Concrets Slab Cravi Space Foundation Walls __concretefavg Floots Wood/geod
fofStorles 2 XJ Fuil Basement Partfal Basement | Exterior Walls Hardiplank/good | Wails Plaster/good
T Det. At S-Det/End Unt | Basement Area 812 sq.f. | Roof Surface: Asphalt Shingle/gd | TimFrish __Wood/good
Exist Proposed Under Const._| Basement Flnish 0% | Gutters & Dovnspouts Aluminumigood | BatnFloor  tite/good
Desi Coloniat DXJoutside EnngdExs_{ JSump Pump _| Window Type Dbl hungiqoed Bath Walnscot_file/good
Year Buit 1925 Storm Sashiinsulated Yes Certor;e i !None
Effective Age {Yrs) 8 Seyeens yes (XJodvewsy #ofCars 3
Aule Nona Heating FWA HW Radiant| Ameoltics WoodStove(s) #0 _ | Diiveway Surface paved
Stair Stalrs Othes Fuel gas Fireplace(s) # 1 Fence sidefrear Guage f#ofCas O
Floor Scutite Cooling l ICema Alr Capdtionin PatiofDeck deck Parch none Carj #oiCars Q
Finished Healed Individual Other mint split Pogt O Other O Al . ] pet. J Bukt-in

llances Refiigerator _{X) Range/Oven | X/ Dishvasher !X Disposal Microwave Washer/Dryer Other (describe)
194 Finished area above grade contalis: 7 Rooms 3 Bedrooms 2,1 Bath(s) 1,687 Square Feet of Gross Living Area Above Grade

] Addidonal Feawres house has been extensively Improved over the past 3 years (as mentioned below). It has been well maintained in the
time slnce that time. There is also a separate back shed for storage and the driveway is big enough to fit at least 3 cars tandem.

Comments onthe Improvements  subject has been extensively updated and renovated In the past 3 years. The home has a new kitchen, new
addition of a master bath, renovated family bath and lav, new windows, new roof, new gas fireplace Insert, updated wiring and

lumbing, new exterior siding (hardiplank) , new gutters and new composlte deck. Also, the owners have installed mini split ductless
ac units to cool the home. There was no evidence of excessive wear and tear on the day of inspection.
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Summary Residential Appraisal Report

#66-16

File No. 23Parkview

FEATURE I SUBJECT COMPARABLE SALE NO.1 COMPARABLE SALE NO. 2 COMPARABLE SALE NO, 3
23 Parkview Ave 15 Parkview Ave 16 Laudholm Road 14 Park Place
Address_Newton, MA 02480 Newton, MA 02480 Newton, MA 02468 Newtonvilie, MA 02460-1911
Proximity to Subje 0.02 miles NE 0.24 mites SE 0.33 miles SW
Sale Price
Sale PricefGrossLiv. Area y $ 675.68 sq.h
MLSPIN#71817626/ext inspect | MLSPIN#71898044/ext inspect | MLSPIN#71836139/Int inspect
Verlfication Sourcals) Deed/Broker/Fleld Card Deed/Broker/Fleld Card Deed/Broker/Field Card
VALUE ADJUSTMENTS DESCRIPTION 125 Adstmant DESCRIPTION o3 § Ausbront DESCRIPTION () S Moot |
Sale or Financing Conventional Conventional Conventional
Concesslons days on mkt: 5 days on mkt: 24 days on mkt: 6
Dale of SalefTime sd:06/12/2015 sd:12/02/2015 sd:07/20/2015
Location Suburban Suburban Suburban Suburb/superlor -110,000
Leasehold/Fee Simple | Fee Simple Fee Simple Fee Simple Fee Simple
Site 4300 sf 9300 sf -52,750 | 9480 sf -54,67536270 sf
R Viewt Neighborhd/park | Neighborhd/park Nelghborhood 0| Nelghborhood 0
21 Dosign (Styte) Colonial Colonial Cape Colonial
43 Qualty of Comstiuction | Average Average Average Average
4 Actusl Age 91+/- Years 76 82 66
iy Condifon Good Good Good Good
g Above Grade | Totsl |Bdms)  Baths | Votat [Bams]  Baths Toal [Boms|  Baits Tatat |Betrms| __ Bahs
[24 Room Count 7413 2.1 84 2.0 2000017 |3 2.1 713 1.1 40,000
I Gross Living Avea 100.00 1,687 sqtt 2,349 sq. . -66,200 2120 sq./ -43,300 1,628 sq.f. 0
IS] Basement & Finished Full Full Full ~10,000 | Full
W] Rooms Belovs Grade Unfinished Unfinished Finished wibt -10,000 | Unfinished
%] Functional Ui Typical Typical Typlcal Typical
] Heating/Cocling HW mint split Fhw/no cent ac 10,000 | Fhw/cent ac FWA C/AIr
ergy Efficient ltems None None None None
Garage/Cama 3 Car Driveway |4 Car Driveway 0]2 Car Garage -20,000] 1 Car Garage -10,000
PorchiPatiofDeck Deck None 6,000 { Patio 0| Patio/Porch o
List price nfa $955,000 $1,099,000 $819,000
Net Adysiment (Total] s 83950] (] (XI- [s 137875] (] (- s 80,000
Adjusted Sale Pice NotAd, -12.6% | NetAdg.  -7.3% R
of Comparabiles $ 971,050 [GussAd 12.6% |3 953,625 Gossad. 14.6%1$ 1,020,000

nmary of Sates Comparisan Approach __ GLA adjusted at $100 psf for any differences In excess of 150 sf. Baths adjustad at $40,000, lavs
adjusted at $20,000 above grade. Most emphasis placed on comp #1 as It is most similar in location the remalning comparables offer
stronyg support as they have similar 3 bedroom utility. The focation of the subject Is deemed to be very beneficlal to the value as it is
located next to the elementary school and across the street from a park and playing fleld. Also, the sublect (s located within a half mile
of the Newtonville shopping district and a short distance from the Newton North High School and commuter rail.

Site Value Comments _cost approach was not developed due to the difficulty In determining land vaiue for the site . Also for older homes the
sales compatrison approach Is the most relied on method for valuation by buvers in the market place and as such , cost approach is not

usually relied on during the decision making process.

ESTIMATED __ [ REPRODUCTION OR l iREPLACEMENT COST NEW OPINION OF SITEVALUE ... 0000 0ivresenieiionnrinnssenerinniiees =3
F8{ Source of cost data i 1,687 sg.fL@3 vieenirisie=§
be] Quality rating from cost service Elfacive date of cost data Bsmt: 812 Sq.Ft. Se.fL@$ T 0
g C on Cost Approach {gross living area cal depreciation, elc}
= Garage/Carport SgR.@$
2 Tola) Estimate of Cost-New 0
o Less Physicat | Functional | Exteinal
Deprectation | =8 [4)]
Depreciated Costof lmprovements .. .. ... . . 4]
“As-i5” Valuo of SHe ImROVeRIeNNS .. v vcuvrnuirniasrrieainniees
INDICATED VALUE BY COST APPROACH. . =$ 0
fe] Estimated Monihly Market Rent § X Gross Rent Muttiplies =3 Indicated Value by Income Approach
:‘2_‘ Summary of Incoma Approach {inchuding stupport for market rent and GRM)
Methods and technlques employed: Sates ComparisonApp Dms:‘ Dlncnmn pp D Other:
Discussion of methods and g reason for g B0 app ovae:  Sale Comparison approach Is deemed to be the mast

reliable approach to vall;atlonrfolr this type of property.Cost approach is not relied on or developed due to the reasons listed above. The
Income approach is not utilfzed or developed due to the lack of emphasis placed on this approach by buyers in the marketplace.

E’ Reconciiation comments:  All emphasis placed on tha sales comparison approach to value. Cost approach was not devslaped for the reason
K] stated above and the Income approach is not deemed a reliable approach o value for a single family home In Newton.

CIL

z

[¢] Basad on the scape of work, asst

g Js *s certillication, my (our) opinion of the defined value of the real praperty that is
o the subfect of thisreportasof  01/21/2016 . which Is the effective date of this appralsal, Is:
Singlepoint $ 970,000 D Range $ to$ D Greater than D Lessthan $
This appraisal s made [X) “asis. L) sutfectto comlelion per plans and specifications on the basts of a hypothelical condion that the imp have been comp
D subject to the foliowing repairs or alterations on the basis of a tiypathetical condition that the repalrs or alterations have been completed D stubject to the fallovsng:
there are no repairs required as a condition of this vaiue opinion. Value opinion contained herein Is market value as of the effective date
of this report.

Opar. piid
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#66-16

Summary Residential Appraisal Report Fio No, 23Parkview
FEATURE | SUBJECT COMPARABLE SALE NO. 4 COMPARABLE SALE NO. § GOMPARABLE SALE NO. 8

23 Parkview Ave 15 Buswell Park 23 Buswell Park 77 Walden Street
Address Newton, MA 02460 Newton, MA 02458 Newton, MA 02458 Newton, MA 02460

Proximity o Subject (.67 miles NE 0.67 miles NE 0.83 miles SW
Sale Price . {
Sate PricefGross Liv, Avea § 633.88 sqh - 65 sq.
Data Source(s MLSPIN#71916971/ext Inspect | MLSPIN#71826431/ext inspect | MLSPIN#71878847/ext inspect
Verification Souscef Deed/Broker/Fleld Card Deed/Broker/Field Card Deed{Broker/Fisid Card
VALUE ADJUSTMENTS DESCRIPTION ()$ Mjsument DESCRIPTION 1138 Adastment DESCRIPTION +)$ Aguomenn |
Sele of Financing Conventional Conventional Conventional
Concessions days on mkt: 10 days onmkt: 10 days on mkt: 3
Date of Sale/fime sd:12/16/2015 sd:07/13/2015 sd:09/17/2015
Location Suburban Suburban Suburban Suburb/superior -116,100
LeaseholdiFee Simple | Fee Simple Fee Simple Fee Simple Fee Simple
Stte 4300 sf 6207 sf 08166 sf -43,175|8722 sf -58,0650
View Neighborhd/park | Nelghborhood 0| Neighborhood 0] Neighborhood Q
Design{Style Colonial Cape Cape Colonial

Qualty of Consteuction __{ Average Average Average Average
Actuat Age 91+/- Years 75 75 92
Condition Good Good Average 125,000 | Good
Abave Grade Totst Bafs Total [Borms)  Baths Toil [Bdms|  Bahs Jowal Baths
Room Count 713 2.1 713 20 2000017 13 1.4 40,0001 813 1.1 40,000
Grosstiing Area 100.00 1,687 sq.tt. 1,635 sq.ft 15,200 1,565 sg I 0 2192 s0.8t -50,500
Basement & Finished Full Full -10,000 | Full -10,000} Full
Rooms Below Grade Unfinished finished wflav -5,000 | finished Unfinished
Functional Ut Typical Typical Typlcal Typlcal

leating/Cooling HW minl spiit Fhalcent ac Fhw/no cent ac 10,000| Fhwicent ac
Energy Efficient kems None None None None
Garage/Carpo 3 Car Driveway |1 Car Garage -10,000{ 1 Car Garage -10,000]2 Car Garage - -20,000
Porch/PatiofDeck Deck Patio/deck 0] Patio/deck 0| Porch 0
List price nla $985,000 $849,000 $999,000
Net Adustment s 10200 X (- [s 111,825] (], XJ. s 204,650
Adjusted Sale Price . K |Netad.  13.0% NetAd. -17.6%

$ 983,200 | GossAd. 27.6% |3 975,325 | Grosand. 24.5%($ 956,350

Summa i
Comp #1 is adjusted for superior land value and utility as compared o the subject. The comp's lotis larger (2 lots combined) than

that of the sublect and allows for more yard space ,fight, privacy as well as leisure time acitivities as compared to the subject. Even
though this sale Is on a larger lot and has a greater GLA, this appraiser felt is was absolutely imperative to ufilize this sale as it
supports the value of the nefghborhood and it has the same view/location across from the same park and is very close to the Cabot
school as it Is right next door to the subject. It should also be noted that much of the additlonal GLA of this homa is In the third floar
atlic expansion and certainly this could be considered for the subject should a buyer be Interested In expansion. It must also be noted
that this sale has just 2 baths, one on the second floor and one on the third floor. This is viewed by many buyers as a negative as there
is not a bath or lav on the first floor living levet and also there is not a master bath. The subject does have these features and to some
extent does somewhat balance out the GLA differences between the two properties.

ON APPROACH
8,

S

ALES COMPARY

S,

Comp #2 is adjusted for superior land value and utility as compared to the subject. The comp's [ot Is targer than that of the subject
and allows for more yard space light , privacy as well as lelsure time acitivitles as compared to the subject.

GComp #3 is adjusted -10% for superior location within a block of the shopping district, High School , commuter rall_etc. and fust two
houses away from Washington Park. The subject is about a half a mile from these areas but is not quite as conveniently located as
that of comp #3. Please note that this listing has 13 offers at the first open house and the highest offer was accepted.

Comp #5 Is adjusted for superior land value and utility as compared to the subject. The comp’s lotIs larger than that of the subject
and allows for more yard space |light , privacy as well as lelsure time acltivities as compared to the sublect. Also, per the broker and
MLSPIN comments, this home is in heed of updates to the kitchen as well as baths,cosmetics and correctlon of some deferred
malntalnance whereas the subject does not need any improvements at this time.

Comp #6 Is adjusted at -10% for superior location that is very close to the Newton North HS as well as the Newtonville shopping district
and services, as compared to the subject that s located about a half a mile from these areas but is not quite as convenlently located as
that of comp #6. Also, adjusted for superior land value and utllity as compared {o the subject, The comp’s lot is farger than that of

the subject and altows for more yard space ,light , privacy as well as lelsure time aclitivities as compared to the subject. This comp
photo was taken from MLSPIN as there was no clear access on the day of the drive by.

Comps 3 and 4 do not have a land /site ad|ustments as the _ulility is very similar to that of the subject lot.

Please note that the appraiser included the list or asking price (as a line item detail) of the comparables ufilized in order to show the
differential between the list and sales prices for homes like that of the subiect. Due to the overall Jack of Inventory in the under
$1,000,000 range, there are often bidding wars or, as one might say a "frenzy", for homes that are in this segment. This s even more
specifically noted in this range In homes that are close fo schools, parks and services , This [s lllustrated by the fact that 4 of the
comps utliized sold in excess of the list price and the remaining 2 sales sold within 1% of the list price and all but one went under
agreement in 10 days or less. This is Indicative of a competitive and strong market with dsfinite indications of slowly Increasing values
as we enter the spring and summer of 20186.

800234 This form Copyright @ 2005-2004 AC Diislon o 150 Cins Sesvioes, e, Al Rights Resanved.
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Summary Residential Appraisal Report Flle No. 23Parkview

#66-16

Scope of Work, Assumptions and Limiting Conditions

Secape af work is delined in the Uniform Standards of F t Appraisal Pr as" thatype and extent of research and analysesin an
assignment.” In short, scope of work is simply what the appraiser did and did not da during the coutrse of the assignment. It Includes, but s not
limitadto: the extent towhich the property is identifled and Inspectesd, the type andextent of dataresearched, thetype and extent of analyses applied
to arrive st opinfons or conclusions.

Thescope of this app! and il in this report are specificto the eeds of the client, other identified intended users and to the
intended use of the repart. Thisreport was prepared for thesole and useofthe client and ather ldentified intended users for the Identified
imtended use and its use by any other parties is prohibited. The appraiseris not responsible for unauthorized use of thereport.

Theappralser's certlfication appearing in this appraisal report is subject o the following conditions and to such other specific conditions as are
set forth by the appraiser Inthe report. All extraordinary assump and hyp ical conditt stated in the report and might have alfected the
asslgnment resuits.

1. The appraiser 8ssumes no responsibliity for matiers of a lege! nattve affecting the property appraised or Gitle thereto, nor does the appreiser render any opinion as to the title, which ks
assumed to be good and The propesty is appralsed as though under responsitle ov/nership.

2. Any sketch In this report may shov approximata dimensions and is included only 1o assist the reader in visualizing the property. The appraiser iras made no survey of the property,

3. The eppralser is not required to give testimony or appear in courl because of having made the appraisal with referunce to the property in queston, unless arrangements bave been
previously raade thereto,

4. Neither all, nior any pani of the content of this report, copy or other media therenf {inchuding conclusions as ta the property value, the identity of the ap
o lhe firm viith which the appralser Is connected), shall be used for sy purposes by anyone but the client and other intended users as identified hﬂistepon, nor shal k be wmeyed by
anyone to the public through advertising, public relations, news, sales, or other media, withot the writters cansent of the appraiser.

5. The appealser will not disclose the comemts of this appraisal report unless required by app Javror@s sp In the Un¥orm of F ional Appralsst Practice.

6. Inf i d and opirions fumished o he app and lf-mexepm,wemnbtanedfmmsmmmnsidaedrdlaﬂeaﬂhd‘avedlobemamm
Hovrever, no responsibility for accuracy of such to the apy bythe i

7. The appratser assumes that thero ere no hidden or unapparent conditfons of the propeity, subsoil, or structures, which would render it mare or less valuabie, Tho appreisor assumes
no responsibity Sor such conditions, of for engineering or testing, which might be required to discover such factors. This appraisal is not an environmertiat assessment of tha propesty and
should not be considered as such.

B. The I inthe o(rulpropenyandls not & home inspector, bullding contractor, stctural engineer, or siaflar expest, uniess i noted. The ap

did rot conduct the kntersh type of fleid ! thekind | luseelmddsowupmpenyde!ws Thevmhgolmepmpenyam_ 1 f
devehphgmophbnofmedeﬁmdvakleolmmmy.glvm us8 of this assh g oomﬂ:ma;ebasedmswfaced:servaﬂmwﬂy The
appraiser claims no special exp sgarding includi Mnotllmﬂadlo' dati molsum viood destroying (of other) insects, pest infestation,
1edon gas, lead based paint, moid or Issues. Unless f - sys(emsmnmac&mwdnmsled.

This appralsal report should not be used to disclose the condition of the property as It relates fo the presence/absence of defects, The client Is Invited and encouraged to employ qualificd
experts to inspect and address areas of concer. [ negative conditions are discovered, the opinton of value may be elfected.

Uniess otherwise noted, the appraiser assumes th p that itte th bject propesty imp (s)are Ity sound andin
working order.

Any vieving of the piopesty by the appralser was imited to readily observabie aroas. Unless othervise noted, attics and crawd space areas were not accessed. The appralser did nat move
fumiture, floor coverings or other ilems that mety restrict the viewing of the property.

9. Appraisais irvoiving hypothetical conditions refated to completion of news constaiction, repairs or are based on th wption that such completion, akeration ar repairs vill

be competently petformed.

10. Unless the intended tseafﬂsapprabalspedﬁullyhuixhsbmsdpmpa\yk&ramemage. this appraisal should not be Lrsed for such purposes. Reproduction or
Replacement cosl figures used in the cost af are for onl, g Intended use of the assignment. The Definition of Value used in this assignment is unitkely

to be consistentvith the defintfion of Insurable Vakie for pmpeﬂylmw:e coveragefuse.

11. The ACI General Purpose Appratsal Report {GPAR™) s not i for use mtr ns that require a Fannie Mae 1004/Freddie Mac 70 form,

also known as the Uniform Resldentlat Appralsal Report (URAR).

Additional Comments Related To Scope Of Work, Assumptions and Limlting Conditions

The scope of work entalled in this assignment did include an inspection of the subject home as of the effective date of this
valuation. As a whole, the data utilized for this assignment inciude field cards and other city and public data, GIS information,
exterior inspections , MLSPIN info , data provided from listing and selling agents and In some cases interior Inspactions .

I chaare, Ths farm Copyight © 2005-2013 ACI Diion o 150 Gitrws Sarvis, ke, A Rights Reservral
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Summary Residential Appraisal Report Fite No. 23Parkview

Appraiser's Certification
Theappratser(s) certifies that, to the best of the appraiser’s knowledge and bellef:
1. The statements of fact contained in this report are true and comect.

2. The mponed analyses, opinions, and conclusfons are kmited anly by the reported assumptions and limiting conditlons and are the appraiser’s personal, impartial, and unbiased
p lyses, opinions, and

3. Unless otherwise siated, the appralser has 1o present or prospective interest bn the property that fs the subject of this report and has nio personal interest with respect to the parties
Invoived.

4. The appraiser has no bias vith respect lo the property that s the subject of this report or to the pames involved with this assignment.

8. The eppralser’s engagenient in this assignment was not c upon ping or reporting p results,
6. The appraiser’s compensation lor completing this assignment Is not contingent upon the dcvelopmc nt of reporting of a predetemnined valus or direction In value that favors the cause of

the cllent, the amobnt of the vajue opinfon, the of a stipuk At, or the of a subsequent avent direcily refated {o the Intended use of this appralsal,

7. The appraiser's analyses, opinloas, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professlonal Appraisal Practice.
8, Unless ted, the apy fas made a personat lnsp of the property that is the subjecl of this report.

9. Uniess noted below, no one provided significant real property appralsal assistance lo the appraiser signing this cerification. Significant real property appraisal assistance provided by:

Additlonal Certlficatians:

This appraiser was contracled to provide her opinfon of market value for the subject property for a proposed sale of the subject fo the
city. The effective date of the valuation is as of 01/21/2016 . This is a Restricted Use Appraisal Report that Is for client use as well as
his or her attorney. The intended use Is for the purpose as stated on the first page of this report. It should be noted that rationale
and opinions stated in this report may not be understood properly without additional information in this appraiser’s work file.

Definldon of Value: MaykatValun Dother Valtse:
Source of Definkion: 2016-2017 UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICE

Market values means 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 prudenily and knowledgeably, and assuming the price Is not affecied 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 selier are typlcally motivated;

2) Both parties are weli informed and well advised, and acting in what they consider their own best interests;

3) A reasonable time is alfowed for exposure in the open market;-

4) Payment Is made in terms of cash in U.S, dollars or In terms of financial arrangement comparable thereto; and

5) The price represents normal consideration for the property sold unaffected by special or creative financing or sales concesslon
granted to anyone associated with the sale.

ADDRESS OF THE PROPERTY APPRAISED:

23 Parkview Ave.

Newion, MA 02460

EFFECTIVE DATE OF THEAPPRAISAL: 01/21/2016
APPRAISED VALUE OF THE SUBJECT PROPERTY § 970,000

APPRAISER SUPERVISORY APPRAISER

 Signature: ” i
Neme: Christine Zitso Jaés ? ;:‘ Lj 3 Name:

A4 13

State Centieation# MACR 75149 State Centification #
or License # of License #
of Other (describe): State #: State:
State: MA Expication Date of Certification or License:
Expfretion Date of Certification of License: 07/20/2017 Date of Sk
Date of Signakre and Repert:  01/28/2016 Date of Property Viewing:
Date of Property Vieving: 01/21/2016 Degrea of property Viewing:
of property vieving: Oimevior andexteior ~ [Jexteriorony ()i not personatty view
Interior and Exterlor DExtuia'Omy ou not persanally vievr
TPy e e} = R g Reaval
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SUBJECT PROPERTY PHOTO ADDENDUM

Client: Daphne and Alan Potter File No.. 23Parkview
Propeity Address: 23 Parkview Ave Case No.:
City: Newton State: MA Zip: 02480

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date; January 21, 2016
Appraised Value: $ 970,000

REARVIEW OF
SUBJECT PROPERTY

STREET SCENE
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COMPARABLE PROPERTY PHOTO ADDENDUM

Client: Daphne and Alan Potter

File No.: 23Parkview

Property Address: 23 Parkview Ave Case No.:

City: Newton State: MA Zip: 02460
COMPARABLE SALE #1
16 Parkview Ave

Newton, MA 02460
Sale Date: sd:06/12/2015
Sale Price; § 1,056,000

COMPARABLE SALE #2

16 Laudholm Road
Newtons, MA 02458
Sale Date; sd:12/02/2015
Sale Price: $ 1,091,600

COMPARABLE SALE #3

14 Park Piace

Newtonvlile, MA 02460-1911
Sale Date; sd:07/20/2015
Sale Price: $ 1,100,000
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COMPARABLE PROPERTY PHOTO ADDENDUM

| Client: _Daphne and Alan Potier File No.. _23Parkview
Properly Address: 23 Parkview Ave Case No.:
City: Newion State: MA Zip: 02460

COMPARABLE SALE #4

15 Buswell Park
Newton, MA 02458
Sale Date: sd:12/16/2015
Sale Price: $ 973,000

COMPARABLE SALE #5

23 Buswell Park
Newton, MA 02458
Sale Date; sd:07/13/2015
Sale Price: $ 863,500

COMPARABLE SALE #6

77 Walden Street

Newfon, MA 02460
Sale Date; sd:09/17/2015
Sale Price: $ 1,161,000
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front view

rear view
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FLOORPLAN SKETCH
ClientDaphne and Alan Potter File No,: _23Parkview
Property Address: 23 Parkview Ave Case No.:
City: Newton State; MA Zip: 02460

FirstFloor NOT DRAWN TO SCALE
CompositeDec (A= 87547,
b Second Floor
= Dinirsd) |Area: 812417
« B2 % ] .
7% Pining Room Kitchen ™ Bedroom
L
|
£ Den & %
s IE]__._] I =
Living - | Master Bedroom Bedraom
7t I .
|a 28t I“’ 284t

Composite Dsck

Tota! Living Arca {roundad};
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LOCATION MAP
Client: Daphne and Alan Potter File No.: 23Parkview
Property Address: 23 Parkview Ave Case No.:
City. Newlon State: MA 2ip: 02460

Coniparable Saie 3
“14 Park Place ]
Newtonvills, MA 02460-1911

Comparable Sales |
17 Walden Street

ompaiable Salg

A5 Parkvlew Ave

Newlon, MA 02460 -

{1 8.02mlles NE

Subject
23 Parkvlew Ave
Newilon, MA 062460

_Corjiparable 8ale §
15 Buswell Park

Comparable Sale 5
23 buswell Park .
Newloi, MA 02466
557 mllas NE
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USPAP ADDENDUM Flete. 23Parkview
Borower:
Praporty Address: 23 Parkview Ave
City: Newton County: Middfesex State: MA Zip Code: 02480

Lender:  Daphne and Alan Potter

APPRAISAL AND REPORT IDENTIFICATION

This report was prepared under the following USPAP reporting option:
(3 Appraisai Report . Avwiriiten report prepared under Standards Rule 2-2{a).
(X Restricted Appraisal Report  Awitten report prepared under Standards Rute 2-2(b).

Reasonable Exposure Time
My opinion of a reasonable exposure time for the subject propesty at the market value stated in \his report js; 5-15 days

This appraiser has estimated an Exposure Time of less than 15 days for the subject property. This Exposure Time was determined by
MLS data, the appraiser's expertise In the local market, and conversations with local brokers, as well as the Days on Market of the
comparables selected In this report. The Exposure Time chosen was deemed reasonable and refiable.

USPAF defines Exposure Time as "The estimated length of time that the property interest belng 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.”

Additional Certifications

{X] § have performed NO services, as an appraiser of In any other capacRy, regarding the propesty that is the subject of this report within the three-year
perlod immediately preceding acceptance of this assignment.

{_JI HAVE performad services, as an appealser of in another capaclly, 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.

Additional Comments

APPRAISER: ‘ SUPERVISORY APPRAISER (only ifrequired):
Signature; Yﬁ%@— Signature;

Name: ChnSfine Ziiso S Name:

Date Signed: 01/28/2016 vz Date Signed:

State Cenffication #: MACR 75149 State Centification #:

or State License #: or State License #:

or Other {describe): State #: State;

State: MA Expiration Date of Certification or License:

Expiration Date of Ceriffication or License: 07/20/2017 Supervisory Appralser inspection of Subject Proporty:

Effective Date of Appraisal: January 21, 2018 DigNat (3 Exterior-anly from straet Interior and Exterior

A1 scltware, BU0L234

USPAP, 1401012014
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FLOOD MAP
Client: Daphne and Alan Potter Fite No.: _23Parkview
Property Address: 23 Parkview Ave Case No.:
City; Newton State: MA Zip: 02460

Subject
23 Parkview Ave
Newton, MA 02460

FLOOD INFORMATION LEGEND

Community: City of Newton
Property is NOT in a FEMA Special Flood Hazard Area
Map Number: 26017C0552E

= FEMA Special Flood Hazard Area - High Risk

= Moderate and Minimal Risk Areas

Panel: 0552E Road View:
Zone: X
Map Date: 06-04-2010 = Water
FiIPS: 25017
Source: FEMA DFIRM
Sky Flood™
Mo fons or ias to any paity ing e contenl, acturacy of completenass of this flood report, inckuding any wanranty of + ilty of

fitness frx a particular purposa s implied or prowided. Visual scaling factors differ betwsen map '3)!(5 and are sapacate from flood 2one information at marker locanon
Mo fisb¥ily is accepted to sny third pasty for any usa ar muuso of this finsd map or its data.




AERIALMAP
Client: _Daphne and Alan Potter Flle No.. _23Parkview
Praperty Address: 23 Parkview Ave Case No.:
Clty: Newton State: MA Zip: 02460

(:-7009k\' Lispdsia i o

‘Bubject

i 23 Parlview Ave
Newion, MA 02460 [

ars dllage
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Client: Daphne and Alan Potter Flle No.: 23Parkview
Propesty Address: 23 Parkview Ave Case Na.:
Cily: Newton State: MA Zip: 02460

N

8k 36268 Pg: 454
Recorded: 08302002 QUITCLAIM DEED
Document: 00000200 Page: 1 of 1

We, Louis G. Tassinary & Melanie Thrig, of 23 Parkview Avenue, Newton,
Middlesex County, Massachusetts, for consideration paid, five hundred twenty-six
thousand dollars ($526,000.00), grant to Alan Potter and Daphne Potter, of 189
! University Avenuo, Providence, Rhode Island, husband and wife, us tenants by the
" entirety, with quitclaim covenants,

Mason & Son, recorded with the Middlcsex South District Registry of Deeds in Book of
Plans 172 as Plan 35, and is bounded and described as follows:

‘ The parce! is shown as the whole of Lot 57 and a part of Lot 56 on a plan made by W.A.
Easterly by Park View Avenue, 51 feet, 11 inches;

Northerly by Lot 58 on said plan, 82 fect;

Westetly by land now or lato of Fredesickson, 51 feet, 11 inches;

Southerly by the remaining portion of said Lot 56, 85 feet.

" Containing about 4,300 square fee! of land,

Property Address: 23 Parkview Avenue, Newton, MA (2460

%

* o ‘

@ g Said premises are conveyed subject to and together with any and all eascments, rights of

2 1 8 e v .

w ¥ way and restrictions of record Insofar as the same are now in force and applicable.

[l

m

o g For granlors' title sce deed recorded with Middlesex South District Registry of Deeds in
i Book 30597, Page 522.

g, "

7 2 WITNESS my hand and seat this & 7fday of ” 6:7‘/‘57/_ , 2002

o ‘

&8 . - )

gy . L7

s § uis G. Tassinary Meladic Thrig

g 8 COMMONWEALTH OF MASSACHUSETTS
§ MIDDLESEX, S8 August 29, 2002

Then personally appeared the above-named Louis
acknowledging the foregoing to be their free act an

" n fiotact S.Bowsﬁr.,thary W . v 4 ‘
“ % S BOWSRBGSE - L o

g

T

h
+
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0
it

Nolsry Public
Jhg KommissTon Explees faovary 22;
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Client: Daphne and Alan Potter File No.: 23Parkview
Propenty Address: 23 Parkview Ave Case No.;
City: Newton State: MA Zip: 02460 .
1/28/2016
City of Newton

feef

{

Proporty10: 22008 0007

Address: 23 PARKVIEW AVE.
Owner: POTTERALAN &
DAPHNE

MAP FOR REFERENCE ONLY
NOT A LEGAL DOCUMENT

Because of different update schedules, cument
Pproperty assessments may nol reflect recent

hanges lo y b Check with the
Assessors' Office (o confimy boundarles uses at
tha fime of assessment.
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Property Address: 23 Parkview Ave Case No.:
City: Newton State: MA Zip; 02460

. Fold, Then Detach Along All Perforations

iUs

Client: Daphne and Alan Potter File No.: 23Parkview






