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. CITY OF NEW BEDFORD
o COMMUNITY PRESERVATION ACT FY24

PROJECT APPLICATION

PROJECT INFORMATION - Please complete all questions

PROJECT TITLE YWCA Residential Services WARD |4
PROJECT LOCATION 549 County Street, New Bedford, MA 02740

LEGAL PROPERTY OWNER OF RECORD |YWCA Southeastern Massachusetts

CPA PROGRAM CATEGORY [ ] OPEN SPACE [H] HISTORIC RESOURCE

(Select relevant categories for your project) [] RECREATION (W] HOUSING

ESTIMATED START DATE 7/1/24 ESTIMATED COMPLETION DATE (12/31/24

ONE SENTENCE DESCRIPTION OF Th ed ject will ide handi to this historic buildi includi idential unit, a bathi d located ible the first floo(kitch d li ).
PROJECT proposed proje pr P g, g 3 '9 -

APPLICANT INFORMATION

APPLICANT ORGANIZATION NAME YWCA Southeastern Massachusetts

APPLICANT IS (Check only one) [ ] cITY DEPARTMENT | [=] NON-PROFIT ] PRIVATE GROUP/CITIZEN
CO-APPLICANT ORGANIZATION NAME

(If applicable)

CO-APPLICANT IS (Check only one) [ ] cITY DEPARTMENT | [_] NON-PROFIT | PRIVATE GROUP/CITIZEN
PROJECT CONTACT PERSON Gail Fortes

MAILING ADDRESS 20 South Sixth Street, New Bedford, MA 02740
TELEPHONE NUMBER 508-999-3255 | EMAIL: (gfortes@ywcasema.org

BUDGET SUMMARY

CPA FUNDING REQUEST

(must match CPA request-line 1 of Project Budget on page 8) $ 1 02 ’ 500 . OO

TOTAL BUDGET FOR PROJECT $216,500.00

SIGNATURES

I/we attest that all information provided in this entire submission is true and correct to the best of my/our knowledge and that no
information has been excluded which might reasonably affect funding. I/we authorize the Community Preservation Committee
and/or the City of New Bedford to obtain verification from any source provided. |/we acknowledge and agree that a permanent
restriction may be placed on the property as a condition of funding.

APPLICANT NAME (printed) SIGNATURE 11/17/23
Gail Fortes DATE:
CO-APPLICANT NAME (printed) SIGNATURE

DATE:
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Submission Checklist

The following items should be organized on your submitted flash drive in folders named for each applicable
section below (e.g., Application, Financial, etc.). Please check off each item on this list if it is included in your

submission packet. Note: not all items will apply to each project.

APPLICATION

Application Information (page 1)

Submission Checklist (this page)

Narrative/Project Management/Category Specific Section/Financial (pages 3-7)

Project Schedule — Project Budget — Funding Sources Summary (page 8)

Construction Budget Summary —to be complete for construction projects ONLY (page 9)
Certificate of Vote of Corporation and Tax Compliance Certification (page 10) must be completed by both

applicant and co-applicant. Form must be completed by authorized board member. *Certificate of Vote named
person must be different person from signer of the certificate.

FINANCIAL

1 written quote from a contractor and 1 cost estimate from an architect OR 2 written quotes from a contractor

(Quotes must be submitted with application — late submissions will not be accepted)

[l

Proof of secured funding (commitment letters or bank statements), if applicable. Please redact account
numbers and any sensitive information.

OWNERSHIP/OPERATION (NON-CITY)

If the applicant is not the owner, attach documentation of site control or written consent of owner to undertake

[ the project. Applications will not be reviewed without this documentation.

[«] | Certificate of Good Standing (if operating as a corporation)

501(c)(3) certification (if operating as a non-profit)

Purchase & Sale agreement or copy of current recorded deed, if applicable.

COMMUNITY SUPPORT

| Letters of support from residents, community groups, city departments, boards or commissions, etc.
PLANS & REPORTS

The following plans and reports, if available, will strength your application. Submit in digital format only.

[v] Renderings, site plans, engineering plans, design/bidding plans, specifications, and any MAAB variance requests.
Applicable reports (21E, Historic Structure Report, appraisals, survey plan, feasibility studies, etc.)
VISUAL
Map of the property location (if applicable, show wetlands and wetland buffers, flood plain, water bodies, parks,
[v] | openspaces, rails, and other features pertinent to the project). Applicants may use the City’s interactive
mapping website.
v] | Photos of the project site (not more than four views per site) Digital copies only.
[ ] | Catalogcuts (i.e. recreation equipment) if applicable.
FOR HISTORIC RESOURCE PROJECTS ONLY

Documentation stating the project is listed on the State Register of Historic Places or a written determination

from the New Bedford Historical Commission that the resource is significant in the history, archeology,
architecture, or culture of New Bedford.
Photos documenting the condition of the property. Digital copies only.
Report or condition assessment by a qualified professional describing the current condition of the property, if
:
available.
I/We have read the U.S. Secretary of the Interior’s Standards for the Treatment of Historic Properties and

understand that planning for and execution of this project must meet these standards.
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PROJECT NARRATIVE

€@ GENERAL NARRATIVE (1000 Character Maximum)

= Describe the project’s location, the property involved and its proposed use.
= Describe the proposed scope of work.

The YWCA Southeastern Massachusetts submits this proposal for its new affordable housing program located at 549
County Street, New Bedford. This house sits in the middle of the Historic County Street District and is listed on the State
Register of Historic Places. The YWCA purchased this property on February 28, 2023. This 12-bed facility will provide
low-income women, age 18 and over, with their own fully furnished bedroom and shared common living spaces, kitchen
and bathroom facilities.

This proposed project will provide handicap access to this historic building, including a residential unit, a bathroom and
common areas located on the accessible first floor (kitchen and living room). The site will require an accessible route,
including a handicap designated parking space and path to an accessible entrance door and corridor.

€@ COMMUNITY NEED (1000 Character Maximum)

= What community need(s) listed in the FY24 CPA Plan will this project address? How does the project benefit the
public and what populations(s) will it serve? If it serves a population currently underserved, please describe.
=  How does the project preserve and enhance the character of New Bedford?

This project addresses two needs as identified in the FY 24 CPA plan: Historic Resource and Community Housing. This home is part of the County Street Historic District and is listed on the MA historic
registry. The program housed at the property will also provide residential housing services to low-income women and 18 and over.

YWCA Residential Services continues to meet its original goals and objectives by providing affordable housing and wrap-around services to low-income, single women ages 18 and over. Most women in
the program have been homeless or couch-surfing and have few possessions, so the YWCA is committed to providing them with a safe, comfortable, and furnished place to live on their journey to
self-sufficiency. Residents have shared with us the comforts of living in a residential program that "is an actual home, not an instituional facility or dormitory." Many women in the program are homeless or
are at-risk for homelessness and have little or no income. Many women in residence are recently released from a drug/alcohol treatment program and/or prison. All residents fit HUD criteria for low to very
low-income (less than $21,000). The YWCA conducts in-take interviews with all women and reviews paychecks and other form of income to determine eligibilty before offering housing. Each woman must
make a commitment to stay in residence at least three months; however, the average length of stay is nine months to one year.

This project will preserve and enhance the character of New Bedford by making this historic home handicap accessible. The project team will ensure that all upgrades preserve the historical integrity of the
property and the Couty Street Historic District. This home is in excellent condition and will make a beautiful home even better by making it a residential home for low-income women in our community.
Adding handicap accessibility will greatly add to the building and will be a great asset to the neighborhood.

€) GOALS & OBJECTIVES (1000 Character Maximum)

= Describe the project’s goals and objectives. The objectives must be specific, measurable, achievable and realistic.
= How does the project meet the general and category-specific priorities outlined in the Community Preservation
Plan or other current relevant planning documents?

The goal of the project is to provide access to people with disabilities to the residential program at 549 County Street, New
Bedford, by December 31, 2024.

Objectives:

-Provide an accessible route, including a handicap designated parking space and path to an accessible entrance door and
corridor by December 31, 2024.

-Create an accessible residential unit, a bathroom and common areas located on the accessible first floor (kitchen and
living room) by December 31, 2024.

This proposed project addresses the FY'24 CPA plan goal of preserving a historical residential building by making it ADA
compliant to provide affordable housing to low-income women in our community. This project meets the catehory
defintions on the CPA Allowable Uses Chart as it ill increase the supply of affordable housing available to low and
moderate-income households, support the preservation of a historic residential building and increase the supply of ADA
compliant housing units.
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@O MEASURING SUCCESS (1000 Character Maximum)

= How will the success of this project be measured?

Success is measured by completion of the project. This will ensure equal access to our program by
making it more inclusive for people with disabilities, both employees and clients. The YWCA values
diversity and wants to serve our community by providing accessible housing to those in need.

The YWCA also annually completes program evaluations and resident surveys to measure program
impact and progress on program goals and objectives.

© COMMUNITY SUPPORT (1000 Character Maximum)

= Explain the level of community support this project has received. If possible, please include letters of support
from any groups or individuals who have endorsed this project.

Providing affordable, safe and secure housing is a top priority for the YWCA in this three-year strategic plan (2022-2024).
The YWCA has provided residential programming since the 1990s. We collaborate with many organizations for referral,
educational and support services for our residents, such as PAACA, Steppingtsone, Highpoint, Southcoast LGBTQ+
Network, Women's Center, Bristol Community College, Homeless Services Providers Network and Mass Hire. Please see
attached letters of support from the Immigrants Assistance Center, Veterans Transition House and the New Bedford
Housing Authority.

Once provided with an alternative to costly, often substandard housing, residents in our program are able to begin
establishing long-range career, educational, financial and personal goals. An effective support network is developed with
our community partners which helps residents identify and address changing needs and concerns. Our goal is to provide
safe, affordable and stable permanent housing to low-income, underserved residents in our community.

@ CRITICAL NEED (1000 Character Maximum)

= s this project of an urgent nature?

= s there a deadline or factors not controlled by the applicant (i.e. opportunity for immediate acquisition,
opportunity to leverage available non-CPA grant or other financial opportunity)?

= For historic resource applications only, is the property at risk for irreparable loss? If so, please include a condition
assessment from a qualified professional if available.

This project is not of an urgent nature. The YWCA plans to complete the project in the next year and
will continue to search for funding to complete the project. There is not a deadline to access other
funding for the project. The property is not at risk for irreaparble loss.

Community Preservation Act Project Application FY24 4



PROJECT MANAGEMENT

€@ APPLICANT INFORMATION (1000 Character Maximum)

= Describe applicant. Is applicant a public entity, private non-profit, private for-profit, an individual, a partnership,
or another type of entity? What is their history and background?

= |dentify and describe the roles of all participants (applicants, architects, contractors, etc.) including the project
manager.

= Describe any past projects of similar type and scale, or experience that demonstrates the applicant’s ability to
carry out this project.

YWCA Southeastern Massachusetts, a non-profit organization, is dedicated to eliminating racism, empowering women and promoting peace, justice,
freedom and dignity for all. Incorporated in the Commonwealth of Massachusetts in 1911, the YWCA operates autonomously at the discretion of its
Board of Directors and with the leadership of its Executive Director. Programs focus on racial justice, financial literacy, leadership development,
advocacy, chld care, girls programming, health and wellness, widowed persons support group, and housing. For over thirty years, the YWCA has
provided residential services to our community. This new project will increase our residential program from 15 women to 27 women. This new
permanent housing program (our third), located at 549 County Street, will house 12 women. Currently, the YWCA operates A Woman's Place, located in
a renovated Victorian home, at 347 Pleasant Street, New Bedford, offering support for 7 women who need permanent supportine housing. The YWCA
also operates Another Woman's Place, which consists of 8 additional single-room occupancy rooms of supportive permanent housing for women, located
at 20 South Sixth Street, New Bedford.

Studio 2 Sustain, under the leadership of Kathryn Duff, will serve as the architect on the proect. The contractor is to be determined at this time. Gail
Fortes, YWCA Executive Director, will serve as the Project Manager. The YWCA has experience with construction and renovation projects. In 2019, the
YWCA, under the leadership of the Executive Director, completed a $4.5 million dollar project that included the renovation of the historic Levi Standish
House, which serves as the YWCAs administrative office, construction of the YWkids School Age Child CareProgram for 52 children and Another
Woman's Place residential program for 8 women.

@ PROJECT FEASIBILITY (1000 Character Maximum)

= [List and explain further actions or steps required for completion of the project, such as environmental
assessments, zoning or other permits and approvals, agreement on terms of any required conservation,
affordability or historic preservation agreements, subordination agreements, and any known or potential
barriers or impediments to project implementation.

Most of the work being proposed is limited to relatively minor interior renovations of an existing
building, and hence, the permitting process is limited to Inspectional Services. However, a building
permit will need to be obtained, and this process can take several weeks. In additon, the building
does have occupants, and safety measures will need to be installed to protect occupants, allowing
temporary access to kitchen and bath facilities elsewhere in the building. This process may extend
the length of construction, but not signficantly. Lastly, the additon of the exterior lift and side door
modification/reconstruction is weather dependent and the construction schedule will need to
accomodate this exterior work.

€) PROJECT MAINTENANCE (1000 Character Maximum)

= Please explain the long-term maintenance plan for the completed project.

The YWCA Facilities Manager, Jack Davis, will be responsible for the long-term maintenance of the
completed project. The Facilities Manager creates and implements the maintenance plan which
includes annual inspections, repairs, renovations and other project needs that arise. The YWCA will
also establish a building fund to support ongoing maintenance costs for the projecy as they arise.
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COMPLETE FOR HISTORIC RESOURCE PROJECTS ONLY

CPA Compliance (1000 Character Maximum)

= Describe how the proposed project complies with the U.S. Secretary of the Interior’s Standards for
Rehabilitation, as required by the CPA legislation under the definition of rehabilitation.

= Describe how the applicant will ensure compliance with these standards as the project is ongoing, including an
identification of who will make historic preservation determinations.

The proposed project architect, Studio 2 Sustain, has a strong history and experience working with
historic buildings. The design of the proposed project by the architect complies with this legislation
through rehabiliation of this historic building. Adding handicap accessibility to the home will be done
in an intentional and thoughtful way that will preserve parts of the building that provide historical,
cultural, and architectural values, while making the exterior and first floor handicap accessible. As a
residential program, the property needs to be accessible to people with disabilities. The architect and
the YWCA will work with the City of New Bedford Historical Commission, Inspectional Services,
Planning Department, CPA and other entities to ensure that the rehabilitaton work on the property
add to the historic building and does not damage its integrity in any way.

COMPLETE FOR PROJECTS WITH ACCESSIBILITY REQUIREMENTS ONLY

CPA Compliance (500 Character Maximum)

= Describe how the proposed project complies with the ADA/MAAB Requlations.

The architect, Studio 2 Sustain, has reviewed the project and designed plans in compliance with the
ADA/MAAB Regulations. The existing common areas of laundry, kitchen, bathroom, bedroom and
exterior door are large and spacious enough to accomodate accessibility as required. Our goal is to
make the building accessible to, functional for, and safe for use by persons with disabilities.

COMPLETE FOR COMMUNITY HOUSING PROJECTS ONLY

CPA Compliance (500 Character Maximum)

= Describe how the proposed project complies with CPA affordability requirements (100%of AMI for New Bedford)
= Describe the number and types of units (e.g.: 1br, 2br).

=  Provide a complete Development Budget and an Operating Budget (for rental properties).

The proposed project complies with the CPA affordability requirements of 100% AMI for New
Bedford. Each resident must provide proof of income and complete an application form and submit
other required paperwork and documentation before entering the program. The New Bedford

Housing Authority will also review affordability requirements before approving the project based
voucher for residents that qualify.

The project wil house 12 one bedroom low-income units. Each unit will have a bed, dresser, bureau,
nightstand, carpet, curtains, closet, lamp, microwave and refridgerator. Ultilites are included.
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PROJECT FINANCIAL INFORMATION

@ FINANCIAL INFORMATION (2000 Character Maximum)

= Describe all successful and unsuccessful attempts to secure funding and/or in-kind contributions, donations, or
volunteer labor for the project. A bullet point list is acceptable.

= Will the project require CPA funding over multiple years? If so, provide estimated annual funding requirements.

= What is the basis for the total CPA request?

= How will the project be affected if it does not receive CPA funds or receives a reduced amount?

The YWCA currently has grant applications pending with the Carney Family Charitable Foundation and
the Amelia Peabody Charitable Foundation for this project. We anticpate receiving information on the
status of the grant applications by December 31, 2023. The YWCA is constantly researching
opportunties to fund this project through outher sources.

This project will not require CPA funding over multiple years. The basis for the total CPA request is
based on the estimate from the architect and contractor. If the project does not receive CPA funds or if
it receives a reduced amount the project may not start on time. We cannot begin the project until all
the funding is secured.
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PROJECT SCHEDULE — PROJECT BUDGET — FUNDING SOURCE SUMMARY

PROJECT SCHEDULE

Please provide a project timeline below, noting all project milestones. Please note the City Council must approve all
appropriations of CPA funds. Grant funding will not be available for disbursement until July 1, 2024.

ACTIVITY ESTIMATED DATE
PROJECT START DATE: Begin exterior demolition. 71124
PROJECT MILESTONE: Complete exterior handicap accessible lift. 10/1/24
50% COMPLETION STAGE: Complete exterior handicap accessible parking spot and exterior door. 10/15/24
PROJECT MILESTONE: | Begin interior demolition of restroom, kitchen and bedroom. 11/1/24
PROJECT COMPLETION DATE: | Complete accessible bedroom, kitchen and restroom. 12/31/24

ANTICIPATED PROJECT BUDGET

Please include a complete itemized budget of all project expenses, including the proposed funding source for each
expense, with your application. Note: CPA funds cannot be used for maintenance.
If the project received CPA funds in another fiscal year, please include this amount on a separate line, not on line 1.

FUNDING SOURCES EXPENSES
STUDY SOFT COSTS* | ACQUISITION | CONSTRUCTION** TOTAL

1 | NEW BEDFORD CPA FY24*** | § S S $102,500.00 $102,500.00
2 | carney Family Charitable Foundation | S S 14,000.00 S S $1 4,000.00
3 | Amelia Peabody Charitable Foundation | $ S S $100,000.00 $100,000.00
4 S S S S S

5 S S S S S

6 S S S S S

7 S S S S S

TOTAL PROJECT COSTS S $14,000.00 S $202,500.00 $216,500.00

* Soft costs include design, professional services, permitting fees, closing costs, legal, etc.
** Construction refers to new construction, rehabilitation, preservation, restoration work, and/or accessibility related expenses.
***New Bedford CPA (Line 1) amount should match the amount requested on the application cover page.

ANTICIPATED FUNDING SOURCE SUMMARY

Please explain the current status of each funding source (i.e., submitting application on X date, applied on X date, received
award notification on X date, funds on hand, etc.). For sources where funding has been awarded or funds are on hand,
please include documentation from the funding source (e.g., commitment letter, bank statement) in application packet.

FUNDING SOURCE STATUS OF FUNDING
Carney Family Charitable Foundation Grant submitted November 6, 2023-status pending
Amelia Peabody Charitable Foundation Grant submitted September 30, 2023- status pending

Nt (WIN|F
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CONSTRUCTION BUDGET
To be completed for construction projects only

ACTIVITY CPA FUNDS OTHER FUNDS TOTAL
Acquisition Costs
Land S $ $
Existing Structures S S S
Other acquisition costs S S S
Site Work (not in construction contract)
Demolition/clearance S S S
Other site costs S S S
Construction/Project Improvement Costs
New Construction $102,500.00 $83,800.00 $186,300.00
Rehabilitation S S S
Performance bond premium S S S
Construction contingency (30%) S $16,200.00 $16,200.00
Other S $
Architectural and Engineering (See Designer Fee Schedule for guidance):
https://www.mass.gov/files/design fee schedule- dsb 2015 2007.pdf
Architect fees S $14,000.00 $14,000.00
Engineering fees S S S
Other A & E fees S S S
Other Owner Costs
Appraisal fees S S S
Survey S S S
Soil boring/environmental/LBP S S S
Tap fees and impact fees S S S
Permitting fees S S S
Legal fees S S S
Other S S S
Miscellaneous Costs
Developer fees S S S
Project reserves S S S
Relocation costs S S S
Project Administration & Management Costs
Marketing/management S S S
Operating/Maintenance S S S
Taxes S S $
Insurance S S $
Other S $ $
TOTAL $102,500.00 $114,000.00 $216,500.00
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CERTIFICATE OF VOTE OF CORPORATION AUTHORIZING
EXECUTION OF CORPORATE AGREEMENTS

At a meeting of the Board of Directors of (organization) duly called and held on

, 20 at which a quorum was present and acting throughout, the following vote was duly
adopted.
VOTED: That (person), the (title) of the corporation, be and

hereby is authorized to affix the Corporate Seal, sign and deliver in the name and on behalf of the corporation, contract
documents with the City of New Bedford, the above mentioned documents to include but not be limited to Bids,
Proposals, Deeds, Purchase and Sales Agreements, Agreements, Contracts, Leases, Licenses, Releases and
Indemnifications; and also to seal and execute, as above, surety company bonds to secure bids and proposals and the
performance of said contract and payment for labor and materials, all in such form and on such terms and conditions as
he/she, by the execution thereof, shall deem proper.

A TRUE COPY, ATTEST:

Name (printed)

(Affix Corporate Seal)

Signature

Pursuant to Chapter 62C of the Massachusetts General Laws, Section 49A(b), |, the undersigned, authorized signatory for
the below named contractor, do hereby certify under the pains and penalties of perjury that said contractor has
complied with all laws of the Commonwealth of Massachusetts relating to taxes, reporting of employees and

contractors, and withholding and remitting child support.

Signature Print Name
Organization name Federal Tax ID #
Date

Community Preservation Act Project Application FY24 10



CERTIFICATE OF VOTE OF CORPORATION AUTHORIZING
EXECUTION OF CORPORATE AGREEMENTS

AL & meeting of the Bosrd of Directors of YWCA Southeastermn MA {organization) duly called and held on
Qclalber 23, 2023 , 2023 at which a quorum was present and acting throughout, the following vote was duly
adopted.

VOTED: That GE‘EI F(}rtEE (person), theExBGUtWEDlrEGmr {title) of the corparation, be and

hereby 5 autharized to affix the Corporate Seal, sign end deliver in the name and on behalf of the corporation, contract
documents with the Clty of New Bedford, the sbove mentioned documents ta Include but not be Fmited to Bids,
Proposals, Deeds, Purchase and Seles Agreements, Agreements, Contracts, Leases, Licenses, Relfeases and
indemnifications; and also to seal and execute, as above, surety company bonds to secure bids and proposals and the
performance of sald contract and peyment for labor and materials, all in such form and on such terms and conditions as
he/fsie, by the axecution theraof, shall deem proper,

A TRUE COPY, ATTEST:

Shai Spinola-Ramos

Name {printed) /_D
Mm /!}2 {Alfi Corporate Seal)

Skghature
Clerk U/ El 2.3
Title Date

i . e i U B . S N G W W NN R N NG W SRR S R RN Y (N S WL S NN R —— [a) . . S -
— e e f e e e e i e e e e e e o g e R e S EE e [ — ]

TAX COMPLIANCE CERTIFICATION

(1]
1]
1]
]
n
i
1
1
1

1
]
I
I
It
1]
Il
il

Pursuant ta Chapter 620 of the Massachusetts General Laws, Section 434(b), |, the undersigned, autherized signatory for
the below named contracter, do hereby certify under the pains and penalties of perjury that sald contractor has
compiled with all laws of the Commornwealth of Massachusetts relating to taxes, reporting of employees and

contractors, and withholding and remitting child support.

e %C@ %{f& Gail Fortes

Slgnatura Prinl Namae
YWCA Southeastern MA 042104747
Crganizatlon mame Fedaral Tax i §

[ #723

Comnwnlly Presarabion Acl Praject Applicalion FY24



NEW BEDFORD HOUSING AUTHORITY

Posd Crifece Hox 20H1
Mesw Becliomd. Massachaeschs D2T41
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Movembar ¥, 2023

Cear CFA Granls Committee:

I am wriling on behaif of Kew Badford Housing Authordly I soppar of the YWEA Southeaslem
Messachusetts' handicap accessibility project al 542 Coonty Strest, New Badford. This projact
will rerabliitate an histons Building for 3 permanent residental program for twelve low-income
women. This will ba tha ¥WCL's thind residential howsitg program for wamen in the City of
Mew Bedform

The YWCA whngs mission is o ehminate racism and empowar WonEn, 15 & strandg sommuonily
agency thal provides needed services to women, children. people of color and thair families o
our regicn. The YWCA has provided residanial serviees g women in hew Bedford for aver
twenty years., This project will provide the VAWCA wilh 12 addiiwral booging i, incraasing
Ihenr pragram from 15 residents to 27 resddents. On a3 daily basis. the YWCA receives
Ielaphone calls for safa, affordable hoysing unite far women and the wating listis Inng, With
Iunding supper from our office and athers i the community, he YWCA suceessfolly apanad s
second Irusineg pragram in 2019 and | am conhident that they will be successful in this new
endedvor, as d is absolutely nocdod in tha City of Naw Bedlore.

Since 1911, YWCA Soulheastem Massachusatls has providad vital sommuniby services bo this
communily, Tins propect will increase the hoosing supply in Mew Bedord and will improve
housing affordability in e Somrmanity.

The MNew Bedford Housing Authority strongly supports the YWCA's proposal and recommends
thus project for funditg Ibeeogh the Camrmuanity Prése neation program.,

Sincerehy,
MEW BEDFORD HOUSING AUTHORITY

_ﬂ-‘%_ﬁ"“rf e .L" ]’_.—i_.-'_ ?" e

Steven A Beauregard
Exagudive Direclor
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IMMIGEANTS CE.EBRAMNEG TR SOM AkN EREART
AZEISTAMCT CEMTER

///

Movember 7, 2023

Dear GPA Granls Committes:

| am wrlling on behalf of lmmigrants’ Asslstance Center, Ine (|AC in suppod of the YWOCA !
Southeasiein Massachusetts' handicap acceasibility project at 542 County Streat, New Badford. :
Thiz project will rehabilitate an historic building for & permanent residential proaranm for twelve
lra-incoma women. This will ba the YWEA's thind residantial hausing program for wornan in the
City of Now Badlord,

The YWCA, whase misglon 13 19 eliminate racism and ampowsr women, is o shong community i
agancy that prevddas needed services 1o wormen, children, peoplz of cclor and heir familics in {
aur ragion. The ¥YWCA hes provided residantlal sepvices o women in Mew Badfsm for over -
bwenty years. This crojec| will provide the YWGEA with 12 additional housing unitg, Increasing
their program frorm 18 residents to 27 rasidants  On & daily basis the YWEA receives telaphona
calls for safe, affordable housing units for woman and the waiting list le long. With funding
suppar from our office and olhers in the community, the YWOA successiully onanad its secand
housing program in 2013 and | ans confidan that they will be successful i this new cndeavwor,
83 it is abzolutaly needed in the City of New Bedford,

Since 12711, YWCA Southeastern Massachuzetts has provided vital community sarvicas to this
community. This project will increase the hausing supply in Naw Bediord anid will improve
housing affordability 14 Sur community.

The [AC stronuly suppors tha YWCA's proposal and recommands Ihs projec! for funding
through the Communily Preservation program.

EMPOWERING IMMIGRANTS FOR CITIZENSHIF AND WORKFORCE READINESS
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VTH

HETERAMES TRAAS TN |ORiSE

MNovember 13, 2023
MNovember 7, 2023
Dear CPA Grants Committee;

[ am writing on behalf of the Board of Directors of Southeastern Massachusetts Veterans
Housing Program, Incorporated {Veterans Transition House, *¥TH"), in support of the
YWCA Southeastern Massachusets' handicap accessibility project at 549 County Street, New
Bedford. This project will rehabilitate an historic building for a permanent reaidential
program for twelve low-income women. This will be the YWCA's third residential housing
program for women in the City of New Bedford,

The YWCA,; whose mission 15 1o eliminate racism and empower Women, 15 & strong
community agency that provides needed services to women, children, people of color and
their families in our region. The YWCA has provided residential services 1o women in New
Bedfard for over twenty vears, This project will provide the YWCA with 12 additional
housing units, increasing their program from 15 residents to 27 residents, On a dasly basis the
YWCA receives telephone calls tor sate, affordable housmg umts for women and the waiting
list 15 long, With funding support from our office and others in the community, the YWCA
successfully opened its second housing program m 2019 and Tam confident that they will be
sucoessful in this new endeavor, as it 1 ..1|'|-'-:r]|LlLL'|:_‘.-' neecled in the 'Ei'l:,' of Mew Bedlored.

Since 1911, YWCA Southeastern Massachusetts has provided vital community services to this
community. This project will increase the housing supply in New Bedford and will improve
housing affordability in our communizy.

VTH strongly supports the YWCA's proposal and recommends this project for funding
through the Community Preservation program,

Executive Director

BUILDING HOPE FOR HEROES

www vetshouse.org 1297 Purchase Streel, Mew Bedford, MA 02740 telephone: 508,992 5313 fax: H05 B68 3500




YWCA: HP UPGRADES BUDGET eliminating raciem

ompowering women

ywca

Date: 26 September 2023
Project: Housing at 549 County Street: HP Upgrades
Address: 549 County Streetf, New Bedford MA, 02740

Scope: Budget pricing for HP upgrades to entry, kitchen, bathroom, and bedroom

ITotaI Estimated Budget $195,373.50 I

Trade Division Cost Estimate
0100 General Conditions - Total:
Based on 5% of Estimate $8,090.00
0200 Existing Conditions:
- Demo existing side porch & minor interior $3,500.00
0300 Concrete:
- New walkways & piers $3,000.00
0600 Woods & Plastics:
- Exterior Porch & minor interior $30.500.00
0700 Thermal & Moisture Protection:
- Roof Shingles & Underlayment $5,500.00
0800 Doors & Windows: $3,700.00
- New Exterior door, interior door repairs, tempered window sash U
0900 Finishes:
- Gyp patching, Bath Floor, Painting $6,600.00
1000 Specialties:
- Toilet & Bath accessories, FE Cab. $1,500.00
1100 Equipment:
- Hook-up Appliances, W/D (BY OWNER) $1,000.00
1200 Furnishings:
- Kitchen Cabinets & Countertops $10.000.00
1400 Conveying Equipment:
- New Exterior Platform Lift at side porch $50.000.00
2200 Plumbing:
- HP Kitchen & HP Bathroom Plumbing & Fixtures $35.000.00
2300 HVAC:
- Bathroom Exhaust & Dryer Vent $1,500.00
2600 Electrical:
- Platform Lift Wiring, Minor Interior & Exterior lighting upgrades $5.000.00
3200 Exterior Improvements: $5,000.00
- Drainage and Landscaping U
Construction Price - P&O Baisis: $169,890.00
Contingency (15%): $25,483.50

studio2sustain

ARCHITECTS CONSULTANTS  ENVIRONMENTAL EVANGELISTS

studioZsustain.com



REAL PROPERTY APPRAISAL
APPRAISAL REPORT FORMAT
New Bedford, Massachusetts 02740
549 County Street
County of Bristol

YWCA of Southeastern Massachusetts, Inc.

Valuation of a Rooming House Property

Appraisal File #4285

Prepared for: BayCoast Bank
330 Swansea Mall Drive
Swansea, MA 02777

Prepared by: Mark T. Freitas
Mark T. Freitas Appraisers, Inc.
784 High Street

Fall River, MA 02720
Effective

Date: January 26, 2023



TABLE OF CONTENTS

APPRAISAL REPORT FORMAT

PART | - INTRODUCTION

Letter of Transmittal

Summary of Salient Facts

Subject Photographs

Statement of Assumptions and Limiting Conditions

PART Il —NATURE OF ASSIGNMENT

PART 111 —LOCATION AND MARKET ANALYSIS

PART IV —SUBJECT PROPERTY DATA

Site Analysis

Zoning

Description of Improvements
Highest and Best Use Analysis

PART V —VALUATION AND CONCLUSIONS

The Appraisal Process

Cost Approach

Sdales Comparison Approach

Income Capitdlization Approach
Reconciliation & Final Vaue Conclusion
Certification of Appraisal

PART VI —ADDENDA

Client’s Engagement L etter

Boo s

59

77

78
81
83
86

89

90
92
93
104
113
115

116

117



PART |

INTRODUCTION



February 2, 2023

BayCoast Bank
330 Swansea Mall Drive
Swansea, MA 02777

Dear Sir/Madam:
LETTER OF TRANSMITTAL

Re: Real Property Appraisal

Appraisal Report Format

549 County Street

New Bedford, MA 02740

YWCA of Southeastern M assachusetts, Inc.
Appraisa File #4285

Pursuant to your written request of January 6, 2023, a copy of which isincluded at the end of this
report, | have conducted a study and analysis of the above referenced property. The property isidentified
as the City of New Bedford Assessor's Map 58, Lots 337 & 338, a legal description of both lots is
included within a deed recorded at the Bristol County South Registry of Deeds in Book 7214, Page 263,
dated October 8, 2004. A copy of thetransfer deed isincluded later within this report.

Also, in accordance with your request, | am reporting my value conclusions via this Appraisal
Report. Reference is made to my appraisal file #4285. No applicable approaches to value are omitted
from thisanaysis.

The purpose of this study isto arrive at an opinion of the subject’s “asis’ fee smple market value
The appraisal is to be used to assist the client and intended user, BayCoast Bank, in appropriately
analyzing the subject property and to provide the client with a collateral evaluation for the purpose of
facilitating a new loan origination as part of a pending sal e between the owner of record and the applicant.

As a result of my investigation, | have formed the opinion that the market value of the subject
property, asis, in fee simple, as of January 26, 2023, is:

$1,030,000.00
($85,833/ROOM/UNIT)

Based upon market conditions just prior to the effective date, and a consideration of historic
periods of market exposure for competing properties in this market, a reasonable exposure time for each
subject property, asis, appears between two and four months at the appraised value.

| hereby certify that | have no present nor contemplated future interest in the property thatis
the subject of this analyss; | have no personal interest nor bias with respect to any parties with interests
in the real estate; | have inspected the subject property; to the best of my knowledge and belief, the
statements of fact contained herein, upon which the analyses, opinions and conclusions expressed were
based, are true and correct; al limiting conditions affecting the analyses, the analyses, opinions and
conclusions are set forth herein; and that no one other than the person signing this report prepared the
analyses, opinions and conclusions set forth herein. My employment and compensation for preparing this
appraisal report were in no way contingent upon the value reported.



Letter of Transmittal
Page 3
BayCoast Bank

All information contained within this report is strictly for the sole use of the client to which this
letter is submitted. It may not be used for any purpose of any other party without the written consent of
the appraiser. Possession of this report, or any copy thereof, does not carry with it the right of publication
nor may any portion of this report be reproduced.

Thank you for allowing usto be of service in this matter. If we may be of further assistance or if
you have any guestions, please do not hesitate to call.

Respectfully submitted,

Tl

Mark T. Freitas

President

Mark T. Freitas Appraisers, Inc.
Certified General RE Appraiser #2270
State of Massachusetts



Address:

Legal Description:

Property Type:

Site Description:

Flood Hazard:

Utilities:

Zoning:

FY 2023 Assessed Value:
FY 2023 Taxes.

Easements/Encroachments:

SUMMARY OF SALIENT FACTS

549 County Street, New Bedford, MA 02740 Bristol County

City of New Bedford Assessor’s Map 58, Lots 337 & 338
Book 7214, Page 263
Bristol County South Registry of Deeds

Rooming House Property

The site is made up of two contiguous assessor lots ditting at the southwest
corner of County and North Streets, also siding along the north side of Mill
Street, containing a combined total of some 21,657 square feet with 191.1 feet of
frontage along County Street, 150 feet of frontage along North Street, and 79.34
feet along Mill Street. The siteis L-shaped and sits level at the grade of al three
streets with gentle dopes. The rooming house sits at the north end of the site
facing County Street, the south end of the site is a paved parking |ot, adequate in
Size to accommodate some 17 cars. A paved driveway heads west from the
parking lot, aong the south side of the rooming house, leading to an additional 3
paved parking spaces sitting off the rear/southwest corner of the residence.

With a total building footprint containing some 3,171 square feet, the building
coverage is computed at 14.64%.

According to FEMA’ s Flood Insurance Rate Map, Community Panel Number
25005C0393G, effective 07/16/2014, the subject appears to be located in Zone
X, which isan area determined to be outside the 100-year flood plain. The
subject siteislevel at street grade with gentle slopes, apparently adequate for
drainage.

All municipal and commercial utilities are available to the site, all run
underground in the immediate neighborhood. Utility capacity appears to be
adequate for the current use.

The subject is located within a Mixed-Use Business District. The subject’s
rooming house use is an allowable use with the issuance of a special permit, the
subject is currently licensed for 12 rooms. Per the New Bedford Licensing
Board, the subject is permitted as a rooming house with 12 rooms, a new license
must be issued to the new owner, rooming house license are not transferable.
This valuation assumes a new rooming house license for 12 rooms will be issued
to the new owner.

$570,000

$9,959.97

There were no apparent encroachments noted by a walkover inspection of the
subject property but we are not engineers and make no certification asto any

encroachments. Thereis no mention of any easements or rights of way in the
subject’ smost recent legal description.



Building Improvements:

Highest and Best Use
If Vacant:
As Improved:
Purpose of the Report:
Property Rights Appraised:

Effective Date of Appraisal:

Date of Property Inspection:

Date of Report:
Hypothetical Conditions:

Extraordinary Assumptions:

SUMMARY OF SALIENT FACTS

The rooming house contains a total of some 5,656 sguare feet of gross living
area excluding the basement and attic spaces. The building is a free-standing,
2.5 story, wood-framed, Victorian-style rooming house constructed upon a full
and unfinished basement, built in 1850. Known as the Alfred Kempton House,
the residence is licensed for 12 rooms excluding the manager’s unit which is
located at the front/northeast corner of the first floor. There are 5 single rooms
and two common bathrooms on the first floor and 7 single rooms and two
common bathrooms on the second floor.

The building improvements appear in above average to good condition showing
above average upkeep. Heating appears adequate for the subject’s size and use,
both boilers are assumed in good working order. The applicant plans the
installation of a new wet sprinkler system, the actua cost of the installation has
not yet been determined.

The site is also improved at its rear/northwest corner, by a single-car, block-
framed garage facing North Street.

Mixed Commercial & Resdential Use

Current rooming house use

To arrive at an opinion of both the subject’s“Asls’ Market Value

Fee Smple

January 26, 2023

January 26, 2023

February 2, 2023

None

None



SUBJECT PHOTOGRAPHS



SUBJECT PHOTOGRAPHS

Front of subject (southeast corner)

Closer front view



SUBJECT PHOTOGRAPHS

Subject street scene looking north up County Street
r | 4

Subject street scene looking south down County Street
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SUBJECT PHOTOGRAPHS

Front of subject (northeast corner)

Sign along frontage
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SUBJECT PHOTOGRAPHS

Subject street scene looking west down North Street

Subject street scene looking east up North Street
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SUBJECT PHOTOGRAPHS

Southwest view toward subject from across North Street

South view toward site entrance from North Street
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SUBJECT PHOTOGRAPHS

Subject’snorth side

West view along north sideor residence
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SUBJECT PHOTOGRAPHS

Rear of subject (northwest corner)

Close-up of northwest corner
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SUBJECT PHOTOGRAPHS

South view acrossrear of residence

Rear of subject (southwest corner)
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SUBJECT PHOTOGRAPHS

North view over rear yard '

North view acrossrear of residencetoward rear of detached garage
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SUBJECT PHOTOGRAPHS

East view along south side of residence

West view along south side of residence
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SUBJECT PHOTOGRAPHS

%

Plaque mounted on front of residence

North view across parking lot
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SUBJECT PHOTOGRAPHS

North view toward south side of residence

North view across front of residence
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SUBJECT PHOTOGRAPHS

South view across parking lot

East view toward gate accessing parking lot from County Street
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SUBJECT PHOTOGRAPHS

Front foyer

Opposite view through frontfoyer
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SUBJECT PHOTOGRAPHS

Interior of room #1 off front foyer
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SUBJECT PHOTOGRAPHS

e

Kitchen in manager’s unit off front foyer
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SUBJECT PHOTOGRAPHS

Manager’s unit bathroom
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SUBJECT PHOTOGRAPHS

Rear stairwell and south side entrance on 1* floor

Opposite view through hallway toward rear of thefirst floor
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SUBJECT PHOTOGRAPHS
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Sink & water closet in bathroom
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SUBJECT PHOTOGRAPHS

Sink & water closet in 2" bathroom
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SUBJECT PHOTOGRAPHS

Interior of room #5to rear of 1% floor

Interior of freight elevator at 1% floor stop
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SUBJECT PHOTOGRAPHS

View up elevator shaft

View toward front foyer from 2™ floor
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SUBJECT PHOTOGRAPHS

2" floor common landing

Room #8 to front of 2" floor
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SUBJECT PHOTOGRAPHS

2" floor front common bathroom

Room #7 to front of 2" floor
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SUBJECT PHOTOGRAPHS

Room #6 to front of 2" floor

Room #9 to front of 2" floor
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SUBJECT PHOTOGRAPHS

Room #10 on 2™ floor

Common hall torear of 2" floor



SUBJECT PHOTOGRAPHS

floor rear common bathroom

Room #12 to rear of 2" floor
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SUBJECT PHOTOGRAPHS

Unfinished attic space

36



SUBJECT PHOTOGRAPHS

Attic view

Additional attic view
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SUBJECT PHOTOGRAPHS

East view from widow’ swatch with front of roof in view
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SUBJECT PHOTOGRAPHS

Finished office in basement

Main 200amp electrical pandl & meter in basement
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SUBJECT PHOTOGRAPHS

Gas-ired boilersin basement (rebent gas conversion from oil)

.-Ilﬁ'-r

Two 275-gallon oil storage tanksin basement (no leaks apparent)
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SUBJECT PHOTOGRAPHS

Basement built-in garage
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STATEMENT OF ASSUMPTIONSAND LIMITING CONDITIONS

The appraisal is subject to the following assumptions and limiting conditions:

WARRANTIES

The appraiser(s) who prepared this report and associate appraisers, if any, are not guarantors of value,
utility, condition, or feasihility.

The vaues reported herein are opinions only and not warranted as, or representations of, fact.

NON-CONTINGENT

The fee for this assignment and the client’s obligation to pay for our services are in no way contingent
upon the findings or conclusions as to value, beat use, or feasihility.

The abligation of the client to pay for our professional services on DELIVERY of the opinion, estimate,
or recommendation, isin no way contingent upon acquisition, disposition, sale, financing, closing, use,
zoning, court decision, abatement, or verdict, or any other action or event related to this property.

TESTIMONY

It is an express condition of this report that the appraiser is not required to give testimony or appear in
court because of having made this appraisal, with reference to the property in question, unless
arrangements have been previously made therefore.

THIRD PARTIES EXCLUDED-UNAUTHORIZED USE

The appraiser undertakes this assignment with the specific understanding that there is no third part
beneficiary to the contract between the client/applicant and the appraiser.

This report is for the exclusive benefit and use of the applicant and any other party expressly mentioned
herein as an intended user. 1t may not be relied upon by athird party. Possession of this report, or a copy
thereof, does not carry with it the right of publication, nor may it be used by anyone but the applicant or
expressed intended users without the previous written consent of the appraiser and the applicant.
Unauthorized transmittal of this report or its conclusions to athird party invalidates thisreport. Any party
who uses or relies upon any information in this report, without the preparer’ s written consent, does so at
his/her own risk.
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VALUE ALLOCATIONS
Any distribution of the value in the report applies only under the program of utilization as outlined herein.
The separate valuations of sections of the property must not be used in conjunction with any other
gppraisa and areinvalid if so used.
DEMONSTRATIVE MATERIAL
Any sketch in this report isincluded to assist the reader in visualizing the property. We have made no
survey of the property and assume no responsibility in connection with such matters.
LEGAL

The legal description referenced herein is assumed to be correct.

We assume no responsibility for matters legal in character nor do we render any opinion asto thetitle,
which isassumed to be clear and marketable.

All existing liens and encumbrances have been disregarded and the property is appraised as though free
and clear under responsible ownership and competent management.

This appraisal is not intended to provide insurance for risks that relate to title matters of any description
whatsoever; to land use, environmental or seismic problems of whatever nature.

Under no condition is the appraiser responsible or liable for damages arising from the subsequent
discovery of unrecorded options and/or leases.

The appraiser is not an attorney at law. The applicant is advised to consult with hig/her attorney on
genera rules of law as they apply to the property in question.

INFORMATION OBTAINED FROM OTHERS

The client shall, prior to the commencement of the appraiser’ s work, produce and deliver to the appraiser
all documents that might affect the value of the property.

Any misrepresentation or concealment of the fact to the appraiser by the client or any party related to the
client invalidates the appraisal.

We believe to be reliable and assume the correctness and reasonableness of the information which was
furnished to us by others, such as estimates of experts, engineers, architects, accountants, or statements by
government officias, owners, sellers, by buyers, agents, legal counsel, and others, or documents or
records obtained from government agencies, but we assume no responsibility for their accuracy. These
data are reported without liability to the appraiser.
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Information, estimates, physical measurements, dimensons, areas and opinions furnished to the apprai ser,
and contained in the report, were obtained from sources considered reliable and believed to be true and
correct. However, no responsbility for accuracy of such items furnished the appraiser can be assumed by
the appraiser.

Where flood plain maps are referenced, the location of the property in relation to flood plain zonesis
estimated to the best of the appraiser’s ability, but is not warranted or guaranteed, as the exact and precise
location on the flood panel can only be determined by a qualified engineer.

The appraiser is not atitle examiner or aforensic investigator. He is not the agent of theclient. The
appraiser is not empowered and compensated to carry out near discrete investigations and interviews to
dicit information which would not be available to the ordinary buyer.

PUBLICATION

Neither al, nor any part of the contents of this report shall be conveyed to the public through advertising,
public relations, news, sales or other media, particularly as to the value conclusions without the written
consent and approval of the author.

Disclosure of the contents of the appraisal report is governed by the by-laws and regulations of the
Appraisal Foundation.

The client is advised and acknowledges that the appraisal is subject to the requirements of the Uniform
Standards of Professional Appraisal Practice, as amended, by the Appraisal Standards Board of The
Appraisal Foundation.

STRUCTURAL

All mgjor improvements under appraisal appear to be structuraly sound unless otherwise noted in this
report. However, not being a qudified engineer, we accept no responsibility for structural or mechanical
failures which would not be reasonably obvious in the scope of an appraiser’s normal inspection.

The applicant specificaly waives any claim arising out of financid loss due to structural defect,
contamination, infestation, and permeation or flooding in the property and admits that the appraiser’s
opinion is based on reasonably sound structura and environmental conditions. The client should engage
speciaists for any determination in these areas.

This study and investigation did not include a critical inspection, testing, hydrostatic testing or any other
physical or structural evaluation of storage tanks, above or underground. No responsibility for condition,
utility, fractures or other failures of vessels, tanks, above or underground or of any pumps, pipes, vaves,
or other attachmentsis assumed. Theclient is urged to retain aqualified engineer to conduct such
evaluations.



HIDDEN OR OTHER PROPERTY CONDITIONS

The appraiser assumes that there are no hidden or unapparent conditions of the property, subsoil,
minerals, archeological findings, rare flora or fauna, aquifers, or structures, or designation by authorized
government bodies as a protected or historic site, which would impair marketability or render it more or
less valuable. The appraiser assumes no responsibility for such conditions, or for engineering which
might be required to discover such factors.

The appraiser assumes that there are no concealed conditions of the subsoil or the improvements which
would have atendency to render the property more or less valuable than similar properties. The appraiser
is specifically excused from core drilling on the property. Any such investigation shall be undertaken by
the applicant.

No percolation testing or engineering was conducted. In the event that the appraiser identifies data,
information, records, regulation, ordinances or by-laws that may affect the property, its use or value, and
is unable to resolve valuation problems without further consultation, the client is requested to secure the
assistance of appropriate experts to confer with the appraiser. Upon receipt of the requested information,
data, interpretation, or opinion, an addendum will be prepared by the appraiser to provide an estimate of
the effect on marketability or value, if any. There will be a proportional and appropriate additional fee for
the time required for the study, analysis, and preparation of the addendum.

It is understood that subsequent to the delivery of the report, should the client require an analysis or an
opinion based on a set of facts, assumptions or subsidiary opinions which differ from those under which
the study was conducted, there will be an extra charge for the time required to prepare and deliver such
amendment.

COMPLIANCE

No representation is made as to compliance with plans or specifications. The appraiser assumes no
liability for deviations from construction specifications.

CONSTRUCTION
In the event this valuation involves new construction, rehabilitation, conversion, or any other manner of
change, improvement, or addition, the value, if reported on an as complete basis, is subject to the total and
full completion of the project as described, in a good, workmanlike manner, and in full and substantial
compliance with the plans, descriptions, and/or specifications furnished to use, and such completions are
assumed to be within reasonable time of the date of thereport., Intervention of catastrophe, strikes,
government actions, or the effects of any other force major, will require arevision of this report.

FEASIBILITY

In the event this report deals with feasibility, competent management of this project is assumed.
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VIOLATIONS

The appraiser takes no responsihility for the detection of any violations related to conservation, pollution,
environmenta protection, zoning, subdivision regulations, building codes, or any other regulatory
statutes, ordinances, by-laws, regulations, or other legal constraints.

CONTAMINATION

The appraiser accepts no responsibility for the existence or discovery of liens whether presently existing
or hereafter arising on account of any indebtedness or liability to the statein which it islocated or if in
M assachusetts, to the Commonwealth of Massachusetts arising pursuant to the provisions of MGL Ch.
21E (to Clarify and Improve the Commonwealth’s Capability For Responding to Releases of Qil and
Hazardous Material and to Recover Response Cost from Persons Responsible For Rel eases).

UNDERGROUND TANKS

The presence or condition of underground tanksis excluded as a consideration in this study unless
otherwise noted. The client is advised that the law may require owners of underground tanks which may
contain petroleum or hazardous substances to report their existence to state authorities for registration.
This includes owner of tanks currently in operation for such substances and owners of tanks taken out of
operation after January 1, 1974, but still in the ground. In the Commonwealth of Massachusetts owners
who bring tanks into use after May 8, 1986, must notify the Department of Public Safety within 30 days.
The purpose of the notification program isto assist the EPA and the state in locating and evaluating
underground storage tanks.

AMERICANSWITH DISABILITIESACT
The appraiser accepts no responsibility for the detection of violations of, or in consistencies with the
Americans with Disabilities Act of any similar sate statute. The client is advised to seek the advice of a
gualified architect to determine conformity or non-conformity and to estimate the cost of compliance, if

any.

The American with Disabilities Act (ADA) became effective on January 26, 1992. No specific survey of
analysis of this property was made to determine whether the property meets ADA guidelines.

Compliance involves consideration of each owner's financia ability vs. cost to cure potentia
discrepancies. Cost of compliance can change with each owner’s financia ability. We therefore cannot
comment on compliance to ADA.

The value estimate does not consider possible non-compliance.

Our description of improvements does not suggest ADA compliance.
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ARBITRATION/RECONCILIATION
In the event the client requires the services of the appraiser to arbitrate or to reconcile the appraisal with

another appraiser or consultant, such services will be billed on an hourly basis, portal to portal, and in
accordance with the terms of engagement.
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PART I

NATURE OF THE ASSIGNMENT
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NATURE OF THE ASSIGNMENT

Property Identification

The subject is located in the geographic west/central section of New Bedford, just north of
downtown, in an urban, predominantly multi-family neighborhood. The combined site contains some
21,657 square feet of land improved by a 2.5-story, wood-framed, Victorian-style rooming house,
constructed in 1850 and known as the Alfred Kempton House. The residence is licensed for 12 rooms but
also includes a manager’s apartment. The residence is occupied by the current owner and two tenants at
will. The improvements appear in overal good condition with much of the origina finishes preserved,
known as Elizabeth’s Rooming House. The applicant plans the installation of a new fire sprinkler system,
as required by code, and at atotal projected cost, based upon actua costs of installing a new fire sprinkler
system in nearby properties, near $100,000.

Purpose of Appraisal/Intended User

The purpose of this study is to arrive at an opinion of the subject’s “as is’ market value as of
January 26, 2023. Theintended user isthe client, BayCoast Bank, the intended use isto assist the client in
appropriately analyzing the subject property and to provide the client with a collateral evaluation for the
purpose of facilitating a new loan origination. The use of this report by others is not intended by the
appraiser.

Property Rights Appraised

The subject is occupied by the current property owner and two single tenants (both tenants at
will), unencumbered by alease. With the subject unencumbered by alease, the fee simple estate is under
appraisal. Fee simple estate is defined as:

Absolute ownership unencumbered by any other interest or estate, subject only to the

limitations imposed by the governmental powers of taxation, eminent domain, police

power, and escheat.

Source: The Dictionary of Real Estate Appraisal, published by the Appraisal Institute
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NATURE OF THE ASSIGNMENT

Market Value Definition*:

The most probable price which a property should bring in an open and competitive market under
all conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and
assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of a
sale as of a specified date and passing of title from seller to buyer under conditions whereby:

a buyer and seller are typically motivated;

b. both parties are well informed or well advised, and each acting in what they consder
their own best interest;

C. a reasonable time is allowed for exposure in the open market;

d. payment is made in terms of cash in U.S dollars or in terms of financial arrangements

comparable thereto; and

e the price represents normal consideration for the property sold unaffected by special or
creative financing or sales concessions granted to anyone associated with the sale.

*Federal Regulation, 12 CFR 564, as promulgated by the OTC, effective August 23, 1990

Scope of the Assignment

The scope of this assignment is to prepare the appraisal in a format which complies with the
Appraisa Foundation and USPAP requirements. My investigation and analysis included an inspection of
the subject neighborhood and a near complete inspection of the subject property with the current owner
on the effective date. Research was conducted at the City of New Bedford Assessors Office, Building
Department and Planning Office, as well as the Bristol County South Registry of Deeds. The subject’s
most recent deed was reviewed. A study and analysis of comparable rooming house sales, current listings,
and rentals was conducted, sales were verified with city hall and with at least one party involved in the
sale. Forecasted income and operating expenses made part of the Income Approach consider actual and
historic rents and operating expenses reported by the gpplicant which were compared with those reported
by competing rooming house properties in the general market. Capitalization rates were also extracted
from the subject marketplace.

Area and Neighborhood Analysis

The appraiser personally inspected the surrounding area and utilized published and non-published
data to help draw conclusions about the affect of the area and neighborhood data impacting the subject.
Information for this section of the report was published by various private and public entities. Non-
published, yet public information, was obtained from various state, local and other government related
entities. Area rea estate brokers, agents, and appraisers were also consulted for their opinions of the
aforementioned.
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NATURE OF THE ASSIGNMENT

Site Description and Analyss

The site and building improvements were visualy inspected on January 26, 2023. Local
government bodies and utility suppliers were consulted to secure information regarding utility
availability, plat maps, zoning, flood hazards, and tax information.

Highest and Best Use

In determining the Highest and Best Use of the subject property, as though vacant and improved,
the appraiser utilized information obtained for, and reported in, the Area and Neighborhood Analyses and
the remaining sections of this appraisal report. This information revealed the historic and future
significance of the areato the subject. The four criteria examined to establish Highest and Best Use were:
1) Physically Possible, 2) Legally Permissible, 3) Financiadly Feasible, and 4) Maximally Productive.

Valuation Analysis

The Vauation section of this report was performed with sale comparabl es which were considered
most similar to the subject. The sources of information utilized to obtain salesincluded local, county and
state agencies, loca real estate brokers/agents, local investors, and other appraisers.

The comparable data relied upon in this valuation has been confirmed with one or more parties
involved in or familiar with the given transaction. However, in some cases, the sales have been
confirmed by appraisers other than the person who conducted this analysis. Each party is considered
reliable and the information received is considered true and factual to the best of the appraiser’s
knowledge.

Exposure Time Analysis

The reconciled exposure time of the subject property is the 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. Exposure time is a retrospective opinion
based on an analysis of past events assuming a competitive and open market. A history of any known
offers for the subject was also considered, as well as opinions of area rea estate brokers, agents, and
market participants.

History of Ownership
The subject was acquired by the current owner of record, Theodore Peris, from Gloria Carney n

October 8, 2004 in full consideration of $460,000. The transfer deed is recorded at the Bristol County
South Registry of Deedsin Book 7214, Page 263. A copy of this deed follows.
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NATURE OF THE ASSIGNMENT

Per the purchase and sales agreement provided by the client, the subject is currently under
agreement between the current owner of record and the applicant at an agreed price of $1,025,000. Per
the agreement, the buyer agrees to install a fire sprinkler system as required by building code. Also, per
the agreement, the seller agrees to remove both oil storage tanks located in the basement no less than 14
days prior to the sale.

The pending sale isreportedly a private sale, the pending price was negotiated by both parties, the
current owner is a real estate broker who approached the applicant and offered the property for sale at
$1,500,000. The subject has not been openly offered for sale, it has not been listed for sale in the MLS
Pin System or on LoopNet within the 36-month period immediately preceding the acceptance of this
assignment.

Encumbrances

There were no visible easements that would adversely affect the development of the subject
property assuming a vacant site. Only a detailed search by a title company or attorney can provide
positive assurance of the existence or absence of detrimental deed restrictions. However, for the purpose
of this appraisdl, it is assumed there are no deed restrictions or adverse conditions that exist that would
adversaly affect the subject’s marketability.
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SUBJECT'SMOST RECENT DEED
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Bristol Co. 5. l:n,

BK 7214 F Pl 263
. J749

QUITCLAIM DEED
I, Glaria M Carncy of 549 County Street, New Bedford, Bristol Couniy, Massachusetts

For Full Consideration paid and Full Consideration Four Hundred Sixty Thousand and
00/100 (3460,000.00) Dollars

Grants (o Theodore Peris, Individually of 317 Moraine Sireet, Brockton, Plymouth County,
Massachusetts

WITH QUITCLAIM COVENANTS

SEE ATTACHED SCHEDULE “A™ FOR LEGAL DESCRIPTION
FROPERTY ADDRESS: 549 County Street, New Bedford, Bristol Connty, Massachusetts
TITLE REFERENCE: Bristol County Reglstry of Deeds at Book 6781, Page 40

Witness my hand 35 2 sealed [nstrument this 7% day of Oetober , 2004, = %“’FL E'EE‘:"E

s mnt.fﬂ‘_l;g& =
. S
¥ M Carney *_‘? 'r_ =l

COMMONWEALTH OF MASSACHUSETTS 090000 HLTTS
R'ﬂ.!tl]]., 35 FoE ST .80

County ChAs EZ2097.&0
This T day of October 2004, before me, the undérsigned notary public,
persanally appeared Gloria M Carney and proved to me through satisfactory evidence of

identifieation, which were d:, g i » to be the person whose name is signed on
the preceding or atiached document, and ac lo me that (he) (she) (they) signed

It voluntarily for its stated purpose.

B UL B, ,a_ﬂreE W
"‘l'ﬂr.-’lﬁ"l‘ "Lﬂlll:.‘
"":;‘-FE*

docz s
@WE: [&f why &1
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BK 7214 PG 204
Exhihit A

The lond i sbd Mew Boedford, with all buldings thereon, bounded and described a5 follows:

PARCEL OME:
Beginming at the marihesst comer thereaol 28 2 point fiwrned by the isdercection of the south lime af Mok Sereet with
toe west line of County Strest;

Ehense southerly in sasd west line of Cotsty Sireet ninsty-five and 16/1 00t {95.36) feet 1o land of parfies anknowa,
formnely o Wilkimm O, Tabaor;

themce westerhy m line af lasf-named land one huslred and fifey {1507 feet s land mow o formerly of Francis 1,
Cikispow,

themee noriberly in Hioe of last roanecd e nimety-dhree and G001 00ths (93.60) feet 1 the said sowth hne of Morth
Sireet; 2md

thence cagerty in said sowh ne of Morth Smeet one bondeed and fifry (1300 feet 1o the place of begimiag.
Contairing ifly-two and 37100tk (52.03) sqoare rods, moss o ks,

PARCEL TWiOx

REGINMIMNG of 4 singe post o a padif i the wost bne of County Sivest dastant thersin minety-fve and 72/100¢hs
(5,72} feet from the sarth line of Mill Soest, (6 being the soubeast comner of fand formerly of said Hefem B, Avstin,
sale, coaveyved by First Motonal Aank of Mew Bediond, Trusies, by deed dsed bay 7, 1941, 3ad recorded in Pristol
Cousty 5.0 Regisicy of Deeds, Book 39 page 41

thenoe westerly by said Helen B. Arsim |and seveniy-eigit and & Ll [ 78.04) feet o 2 comer,

thence southirly by other land of Abribam Epstein sinsty.four and 73/100¢hs (94.73) fect tn the north lise of Ml
Sipest;

thence exsterly by said nopd s of Mill Sieet soventy-nins and 347 Bhs (78.34) Dot 1o o sleoe post & the
inberecetios of Mill apd Counry Brects; and

themot northerly by saxd County Stoel nmety-five and 721 00ths (95 72) fe=t 1o the poins of kegaming. Contiming
twesty-seven and 52/ 100chs (27.51) square rodz, more ar leis.
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FY 2023 ASSESSMENT & TAX DATA

The subject isassessed astwo different properties, theimproved Lot
337 isclassified as a Rooming/Boarding House, thetotal FY 2023
assessed value is $453,600, the annual tax is $6,481.94 based upon a
FY 2023 residential tax rate of $14.29.

The parking lot (Lot 338) isclassified asa Parking L ot, the total FY
2023 assessed value is $116,400, theannual tax is $3,478.03.

Thetotal combined assessed value is $570,000, the total combined
tax is $9,959.97.

New Bedford assessed values ar e based upon 100% of fair mar ket
value.

Following ar e assessment and tax summar ies.
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LA0TE, BB a8

Parcel Lockup

Locatlon: 549 COUNTY 5T Parcel ID: SR 337 Zoning: MUB Fiscal Year: 2022 Account Number: 27362

Current Owner Information:
PERES THEQDDRE

545 COLMTY STREET

WEW BEDFORD , MA DZT40

This Parcel contains 332518 acres of |

Current 5ales Information:
Sale Date:

Tarar2ng:

Sale Prices
S4R0,000.00
Logal Referencae:

Tal4-253
Grantor:

CARMNEY, GLORIA M

Card Mo, 1 af 1

and maisty dateified for assessment purposes as RBmngd/Bndng with ain)

Rooming and Boarding Houses style building, built abaut 1850, having Clapboard exterior, &sphalt shingles

roed cover and 5656 Square Feet, with
haths, and O tatad half hathis),

13 wnit(sy, 14 tocal roomds), 13 totad bedroorn(s) 5 total bavhis), 0 304

Building Value: Land Yalue: Tard ltems Value: Total Value:

FAR300 93300 12000 453600

. - = il - ik lll 5.
r Lk = S
L =LA i | "1 E
i : [y | § _:T--J
g = RE ! =3}
" b 1
x LT L=
= s _ -
il -I‘i-l = ri-.|

Fizcal Year 2023 Fiscal Year 2022 Fizcal Year 2021
Taw Rate Res.: 14.29 Tax Rate Res - 15.54 Tax Rale Bos.: 15,55
Taw Rate Com.: 29.58 Tax Rate Com.: 33.51 Tax Rate Com: 3276
Property Coxde! 121 Property Code: 121 Proparty Code; 121
Tatal Bldg Value: 345300 Total Blde vatie: ELIET Total Blcig Value: 348300
Total Ward Yalug: 12000 Tatal Yard Value: 12000 Taoral Yard Value: 120410
Total Land Value: SAA00 Total Land Value HE3H) Total Land Value: #5300
Tatal Value: 453600 Total Value: 445600 Tatal Value: 445600
Tax: A48 .94 Tax: 56534 62 Tax: 6, 546.90

Disclalmer: Oassification is not an indication of uses allowed under cley 2aning,

This informatien is believad

Pt e Peden S s erun Sl s i i iedel-dashug

to b conrect bt is subject bo charge and is not warranteed,
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HIHNEE, BT AM Parred Lookup

Location: WS COUNTY ST Parcel ID: 5B 338 Zoning: MUB Fiscal Year: 2072 Account Number 35002

Current Sales Information:
Sale Date:
Current Owrner information: 1O 008
PERIS THEQDORE Sale Price:
F460,000.040 Card a1 of 1
549 COL TREET
ik Legal Reference:
NEW BEDEORD , WA 02740 7214-263
Grantor:

CARMEY, GLORS M
This Property contains 017199 2cres of land mainly classified for assessment purposes as PARKLOT

Building Yalue: Land valuea: Yard Items Value: Total Value:
1] 105500 B0 116400

No &
Ek&tﬂ-h . -';1 Fuid
Available = afax!
e

Fizcal Year 2023 Fiscal Year 2022 Fiscal Year 2021
Tare Rabe Res.: 1479 Tax Rate Res. 15.54 Tax Rate Res,; 15,549
Tax Rare Com; 2968 Tax Rate Corn.! 33:57 lax Rate Com,; 327h
Property Code! 337 Property Code; a3y Property Code: 337
Tatal Bldg Value; ] Taotal Bldg Value: 0 Tatal Bldg Valie: 0
Tatal ¥ard Yalus: A Total vard Vabse: B Total Yard Vahee: ]
Total Land Vahoe 109500 Todal Land Valug; 104700 Total Land Value 100004
Total Value: 116400 Total Value: 111800 Total Value: 106900
Tax: $347E.03 Tan: £3.730.72 Tax; §3.50204

Disclaimer: Classification & not sn indication of uses 2llowed under ity Zoning.
This information is believed to be correct but is subject ta thange and is not warrantesd

M aie WMﬂJmMWIEMJW'
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ECONOMIC CONDITIONS

National Economy

Gross Domestic Product

The economy is dowing, despite third-quarter growth of 3.2%, and fourth-quarter GDP growth
likely above 2%, when it is reported on Jan. 26. Recent signs of economic wesakness: a second
consecutive month of industrial production declines, and a continuing drop in housing starts. Even the
strong labor market is showing hints of a dowdown, with a drop in hours worked, that is widespread
across industries, plus reports of mass layoffs by major corporations. The odds of a recession starting later
in the year are about 60%.

The U.S. consumer is supporting the economy right now. Consumers have $2 trillion in extra
savings built up during the pandemic. Inflation is discouraging some purchases, though recent gasoline
price declines have boosted consumer sentiment a bit.

The Federal Reserve is still determined to raise interest ratesto combat inflation, which appears
likely to tip the economy into a mild and short recession. However, signs of a dowing economy will
likely cause the Fed to raise rates by only a quarter percentage point at its next meeting on Feb. 1. The
Fed will temper its rate hikes as the economy slows, but will not give up on them entirely until inflation
starts coming down alot.

Every cloud has a slver lining: The slowing economy will take the edge off the shortage of
workers and new car order backlogs, perhaps allowing supply to catch up with demand.

On balance, GDP growth likely dowed to 2.1% in 2022 and will dow further to 0.8% in 2023 if
thereisamild recession. If arecession can be avoided, then growth in 2023 will likely be around 1.3%.

Employment

The labor market added a robust 223,000 jobs in December, but the signs of slowing job creation
keep multiplying. Most nondurable goods manufacturing industries recorded net job losses, and
manufacturing as a whole would have shown a loss if not for a transportation sector that is still working
on backorders. Temporary help, which is often used at factories, dropped by 35,000. This is the fourth
consecutive large decline and brings the temp sector back to 2021 levels. There were other job lossesin
goods-related industries. amost haf of the retail sector, e-commerce delivery and warehousing.
Employment services cut back, likdly in relation to hiring freezes and layoffs in the tech sector. In
contrast, hiring was robust in the service sector, especially health care, where labor shortages continue to
be amajor problem. Restaurants, hotels and personal services also hired briskly.

The unemployment rate dropped to 3.5%. Recent layoff announcements in the tech sector have
had only a modest impact on tota initial unemployment clams so far. Some of the decline in the
unemployment rate was due to fewer people entering the labor force to look for work — another sign of
the economy’ s slowing.
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ECONOMIC CONDITIONS

National Economy

Financial markets cheered the big drop in wage growth in December, though we'll have to wait
until the next monthly report to seeif thisis atrend. Wage growth for all employees peaked at 5.6% back
in March, and has dowed to 4.6%. It is expected to slow further, to below 4% before the end of 2023.

The Federa Reserve will continue to raiseinterest rates to try to slow the economy and
cool inflation, but December’s jobs report sets the stage for a downshift at the next Fed policy meeting on
Feb. 1 to a quarter-point hike in the Fed's short-term interest rate, following the previous half-point
increase. An important data point will be the Jan. 12 consumer price index report. If it shows continued
easing of price pressures, then asmaller interest rate hike is guaranteed.

Interest Rates

Long-term interest rates will likely stay below 4% this year, trending down as the economy dows
and as the inflation rate comes down. Bond traders were cheered on Jan. 6 by the Ingtitute for Supply
Management’s report of a slowdown in the services sector, and by a drop in wage growth in the Bureau of
Labor Statistics monthly jobs report. Wage growth is a key indicator of future inflation that the Federal
Reserve is focused on right now.

Short-term rates are still headed up, however, as the Federal Reserve is expected to make two to
three more quarter-point hikes in the first half of this year. The relationship between long and short rates,
caled the yield curve, will invert even more. Some economists view yield curve inversion as a strong
indicator of afuture recession.

The Federal Reserve raised its short-term interest rate by a half-percentage point on Dec. 14, an
easing from the Fed's previous rate hikes of three-quarters of a point, but Fed Chair Jerome Powell was
careful to say that more rate hikes are coming in 2023. He said that the main point of discussion among
policy committee members was how high the Fed might need to raise rates in total and how long to hold
them there, not the size of individual hikes at future policy meetings.

The financia markets had hoped that the Fed might be willing to reduce rates in 2023 if the
economy falls into recession, but Powell was not willing to discuss that possibility yet. Instead, he pointed
to a dtill-tight labor market and strong momentum in services inflation and said that the committee
members wouldn’t reduce rates until they were confident that inflation was coming down to their target
level of 2%. Powell has warned against easing restrictive monetary policy too early. In hisview, thereisa
real danger that a period of prolonged inflation could induce businesses and workers to automatically add
a certain future inflation rate into their wage and price expectations. That mentality would stoke price
increases in a self-perpetuating cycle, which would lengthen the time needed for higher interest rates to
bring down inflation. Better to dow the economy enough with rate hikes to bring down inflation right
away before this can happen, he argues.
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ECONOMIC CONDITIONS

National Economy

Other short-term interest rates will rise along with the federa funds rate. Rates on home equity
lines of credit are typically connected to the fed funds rate and move in lock-step with it. Rates on short-
term consumer loans such as auto loans will also be affected. Rates to finance new cars are around 6% for
buyers with good credit, and 9% for used-car buyers.

Mortgage rates will likely ease further. 30-year fixed-rate loans are around 6.4%, after peaking at
7.1% in early November, while 15-year fixed-rate loans are around 5.7%. Mortgage rates are reacting to
the recent decline in the 10-year Treasury yield, though they are still about afull percentage point higher
in relation to the 10-year Treasury than would normally be expected. Mortgage rates tend to stay higher
for longer when inflation is high, whereas Treasury rates tend to be more sensitive to signs of economic
slowing.

Corporate high-yield bond rates have also peaked for the moment. AAA bonds are yielding 4.6%,
BBB bonds, 5.7%, and CCC-rated bond yields are at 15.4%.

Inflation

Annua inflation fell to 6.5% in December, the sixth consecutive month of decline. The slowing
economy is likely to bring the yearly rate down to 3.2% by the end of 2023. However, this will still be
higher than the Federal Reserve's target of 2-2.5%, so the Fed will not be cutting short-term interest this
year.

Used car prices declined for the sixth month in arow, and are now 8.8% below the level of ayear
ago. New vehicle prices declined for the firgt time in amost two years. Food price growth eased for the
third month, bringing some hope that the strong food price inflation of the past year may finaly be
running out of steam. Gasoline prices fell 9.4% in December, and are below their level of a year ago.
Goods prices excluding food and energy declined for the third month in arow, posting ayearly inflation
rate of only 2.1%.

But services price inflation is still strong. Rent increases picked up to a 7.6% yearly rate, though
we expect that they will slow down eventually. (Rent increases will remain strong in the index for awhile
because of the length of time it takes for leases to come up for renewal.) Price increases for other services
have not slowed down yet. Price changes in the services sector tend to lag behind the goods sector, so it is
likely that services price inflation will ease if the economy slows asis expected.

The Federal Reserve will likely see this report as judtification to dia back its next short-term
interest rate hike to 0.25 percentage points at its next policy meeting on Feb. 1, instead of the 0.50
percentage-point increase it made at its last meeting. The easing in broader underlying components of the
inflation rate is what the Fed islooking for, not just decreases in gasoline prices. The Fed knows that rent
and hosing cost increases will slow down this year, but it is still worried about inflationary momentum in
the economy due to wage increases. Pay raises are slowing, but they are still high. That could generate
further rounds of price increases as businesses try to maintain their profit margins by passing wage costs
aong to customers.
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ECONOMIC CONDITIONS

National Economy

Business Spending

Semiconductor order backlogs are now at 25.5 weeks, continuing their downward path since
peaking at 27 weeks in May. However, backlogs are still 10 weeks longer than normal, and will not likely
come back to normal until well into 2023. Memory chips for computers and phones are becoming more
plentiful as demand wanes, but microcontroller (MCU) and automotive chips still face acute shortages.
Ramping up production takes time.

The problem: Like most complex industrial machinery, chipmaking equipment itself requires
chips. Plus, the semiconductor industry faces other difficulties, including a disruption to its supply of
necessary rare gases (argon, krypton, neon) by the war in Ukraine. In short, don’t expect the chip shortage
to significantly improve for at least six months, and it may drag out into 2024, when new chipmaking
factories begin production. A caveat: If arecession happens next year, there could be a sudden reversal of
demand, with backlogs falling quickly and chip inventory piling up.

Businesses will find the supply of new vehicles to be gradualy improving, but still at high
prices. GM and Ford are expected to soon clear their backlogs of unfinished vehicles, but the chip
shortage will keep prices high next year.

Materials costs for durable-goods manufacturing are still coming down. Metals prices have
dropped, such as for steel, copper and aluminum. Steel prices are close to pre-pandemic levels, while
copper and aluminum remain elevated. Meta-component and wiring prices have eased as well. Gasoline
prices have falen from their spring peak and look to stay lower for the time being. Lumber prices are
back to pre-pandemic levels, and are likely to continue to stay low because of the pullback in housing
construction. However, lithium and other rare-earth prices are staying high because of the strong demand
from electric-vehicle manufacturers.

Labor costs will continue to rise at a faster-than-usual pace next year. Wage growth should ease
from the 5% to 6% rate currently, to about 4%, but till above the normal 3% rate. Health insurance costs
should rise by 7% to 8%, a bit above the normal 6% increase because prescription drug costs will likely
rise 10%. There are fewer drugs going off patent and giving rise to competing generics and biosimilars
next year. However, on July 1, 2023, biosimilars will be available for Humira, an anti-arthritis drug that is
the No. 1 drug in sales volume.

The prospect of a slowing economy doesn’t seem to be deterring manufacturers from purchasing
machine tools and other equipment so far. Growth in new orders has slipped since the beginning of the
year, but a faloff has not happened yet. In calculating their capacity needs, manufacturers are likely
looking to 2024 and beyond, when the economy is expected to strengthen. Also, lingering supply chain
problems have conditioned firmsto pick up what they can when they can.
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ECONOMIC CONDITIONS

National Economy

Energy

Bad news for drivers who were enjoying lower gasoline prices late last year: It appears that gas
prices have bottomed out and are headed higher again. After dipping close to $3 per gallon shortly before
the end of last year, the national average price of regular unleaded gas has bounced back to $3.29.
Unfortunately, we think that trend will continue, with the national average price flirting with $4 per gallon
sometime this spring. Why? For starters, crude oil prices have risen, likely on expectations of higher oil
demand in China, now that the country’s COVID-19 lockdowns have largely been lifted. Also, refinery
capacity in the U.S. remains strained. Even with plenty of crude oil available, there aren’t enough
refineries to turn that crude into useful fuels like gasoline. And in generdl, retail gas pricestend to risein
late winter or early spring in advance of the busy summer travel season. The situation is even worse for
truckers, with diesdl prices now averaging $4.62 per gallon. Diesel has actualy been declining a bit
recently, but it remains unusually expensive. That affects virtually every good on store shelves since most
freight travels by trucks or trains that run on diesdl.

Qil prices are slowly rebounding from their drop late last year, with benchmark West Texas
Intermediate crude trading at amost $80 per barrel. We think it’ll stay around that level in the near term,
but it could break out higher later this winter. OPEC has shown a determination to reduce its oil exports
to keep oail prices from dropping too much. Demand from China should increase this year. And U.S.
energy companies are struggling to increase oil production. Their investors are pushing for less drilling
and more cash going to dividends and stock buybacks. Meanwhile, energy policy in the U.S. continuesto
discourage long-term investment in oil and gas, as the White House talks up renewable energy.

Natural gas prices are in the midst of an epic lump, but don’'t bet on that to last too long. After
peaking near $10 per million British thermal units in the middle of last year, the benchmark gas futures
contract has tumbled to about $3.60 per MMBtu in recent trading. Warm westher in both the U.S. and
Europe have depressed gas demand, at a time when it was expected to be strong. However, the recent
price weakness could reverse quickly if colder weather returns. Europe continues to struggle to buy
enough gas from aternate suppliers after Rusia cut off most of its gas exports to the Continent. In the
U.S,, the world' s leading gas producer, stockpiles of gas in storage are still abit low for this time of year.
Any prolonged cold weather, either in Europe or here, will fire up demand for U.S. gas and likely cause
prices to rise significantly.

Housing

Annua house price growth is now in the single digits, for the first time since late 2020.
The surge in house prices during the COVID-19 pandemic sent home values well above the peak hit
during the housing bubble that led to the Great Recession. Price gains, however, started to slow down in
April. The S&P CorelLogic Case-Shiller National Home Price Index rose 9.2% in October from a year
ago, down from 10.7% in the previous month. Mortgage financing has become more expensive as the
Federal Reserve started hiking interest rates to bring inflation under control. With home affordability at its
worst since the mid-1980s, credit conditions are set to continue to tighten in the coming months. House
price growth likely slowed to 7% annually by the end of 2022.
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ECONOMIC CONDITIONS

National Economy

Residentia construction continued to weaken in November with 1.427 million annualized units,
now down 32% since February when mortgage rates started to rise. Single-family starts fell 4.1%, while
multifamily starts rose 4.9% for the month, bouncing back after two months of declines. Multi-family
starts have been strong in 2022 amid low apartment vacancy rates. Total housing permits, which lead
starts by a month or so, plummeted 11.2%. Single-family permits fel for the ninth month in arow. Much
of the weakness in building permits and starts in 2022 was concentrated in single-family units, as builders
shelved plans to break ground on new projects amid soaring mortgage rates and elevated business
spending on building materials. Single-family units currently under construction declined for the sixth
consecutive month.

New home sales likdly fell around 16% in 2022. Sales rose 5.8% in November to a seasonally
adjusted annual rate of 640,000 units. New home sales are down 15.3% over the past year. The inventory
of new homes fell in November, but it is up 18.2% from a year ago. Sales were mixed at the regiona
level, with the overall increase driven by gainsin the West and the Midwest.

Existing home sdes have further to fal and were likdy down 15% in 2022
Sales of previously owned homes fell 7.7% in November. Existing-home sales have fallen every month
since February and are down more than 35.4% from a year ago. The run-up in mortgage rates has chilled
buying activity, and increased economic uncertainty appears to be holding back both home buyers and
sellers. A gradua improvement in affordability as hose prices fall and mortgage rates decline should
alow existing-home sales to recover by the end of 2023.

Retail

Retail sales are likely on a downtrend as consumers respond to a weakening economy by buying
less. December sales excluding gasoline dropped 0.8%, following a similar decline in November.
Other factors were involved, as well: Holiday sales were shifted earlier in the season this year because of
fears of shipping. Also, recent price declines in motor vehicles are making these purchases look smaller.
Nevertheless, retailers are finding themselves with more inventories than they would like, which should
result in fewer orders for manufacturersin the future.

Sales declines are deepest at department, electronics, appliance and furniture stores. These drops
may indicate that retailers will have an incentive to offer discounts during January white sales. The drop
in e-commerce sales was expected after sales jumped during the Amazon Prime Day salein October.

Motor vehicle sales declined in December for the second month, even after accounting for price
declines. Car sales have been volatile and are affected by vehicle avail ability. But it may be that apeak in
sales has been reached, possible indication that the economic slowdown is spreading beyond goods
purchases: Sales at restaurants have started falling after the long uptrend when consumers became more
comfortable going out again after the pandemic. This new softening in dining out should temper what
have been pretty strong increases in menu prices.

65



ECONOMIC CONDITIONS

National Economy

Consumers are tightening their budgets amid inflation and fears of a dowing economy. Retailers
such as Wamart have noticed shoppers favoring lower-priced items over higher-priced ones. Other
retailers, such as Target, have lowered their earnings guidance for the season.

Going forward, some sales weakness will result from consumers switching their buying patterns
to more services. Purchases of goods soared at the beginning of the pandemic in 2020. While services
have picked up since then, the share of goods in household spending is till above its pre-pandemic norm.
That suggests a further drop in goods buying in 2023 as the economy slows.

Trade Deficit

The trade deficit narrowed sharply in November, thanks to a collapse in imports. The U.S. trade
deficit in goods and services fell to a seasonally adjusted $61.5 billion in November from $77.8 billion in
October — a 21% decrease. The trade gap had narrowed for much of last year as the shift in consumer
spending toward services and experiences, at the expense of goods, dampened demand for imports.
November's decline reverses the widening in the trade deficit over the past couple of months. A strong
dollar supported by a hawkish Federal Reserve, and slowing demand abroad will keep U.S. exports
restrained in 2023. This means that modest increases in the trade deficit are likely to resumethis year.

Waning global growth will be a drag on American exports in 2023, which declined in November
for the third time in nine months. Total exports fell 2% because of weakness in outbound shipments of
capital goods, motor vehicles, foods, animal feeds and beverages. The weakness in global demand has
begun to weigh on exports, but abig drop in natural gas exports also contributed to the overall declinein
exports in November. On the imports side, the 6.4% drop can be traced to a dump in inbound shipments
of consumer goods, particularly cell phones from China. Services exports rose despite a decrease in
travel, causing the services surplus to rise. Services trade, while a smaller share of the trade balance than
goods, is till important for the U.S. deficit since the country has historically run a surplusin services.

Trade will still be a drag on fourth-quarter GDP growth. The narrowing of the trade deficit
between March and August contributed to real GDP growth in the third quarter, but October and
November data suggest that trade won't be a significant contributor to GDP growth in the fourth quarter
of 2022, as exports declined during both months.

66



ECONOMIC CONDITIONS

M assachusetts Economic Conditions - MassBenchmarks

In the third quarter of 2022, Massachusetts rea gross

domestic product (GDP) increased at a 0.5 percent

q‘ I D 5% annualized rate, according to MassBenchmarks, while
k L U.S. GDP increased a a 2.6 percent annualized rate

s according to the U.S. Bureau of Economic Analysis

(BEA). In the second quarter of this year, the BEA
estimates that Massachusetts GDP decreased a an
annual rate of 2.6 percent while the U.S. declined at a
just revised 0.6 percent rate. In the first quarter of this
e 2 E% year, the BEA's annualized growth estimates showed
e L. declines of 0.9 percent for Massachusetts and 1.6
percent for the U.S. The Commonwealth's growth has
lagged that of the U.S. in three of the last four quarters.

Despite the apparent improvement in output growth in the third quarter, the Massachusetts
economy appeared to slow along other dimensions, as job growth decelerated, the labor force shrunk (in
absolute terms and as a share of the population), and weaknesses emerged in the sectors most affected by
rising interest rates, most notably housing. Inflation does not appear to be accelerating but remains well
above the target levels set by the Fed. Consumer spending has remained robust, but as inflation continues
to undermine household wage gains and erode the savings stockpiles accumulated during the pandemic,
spending is likely to dow going forward. The Massachusetts economy may be more vulnerable than that
of the U.S. for reasons discussed below.

Payroll employment growth in both the state and the nation decelerated over the last year.
Compared to the third quarter of last year, there were 3.8 percent more jobs in Massachusetts in the third
quarter of 2022. However, job growth in the second quarter slowed to a 3.7 percent annual rate and eased
further in the third quarter (2.2 percent). The U.S. followed a similar pattern with 4.0 percent job growth
year over year, 3.3 percent in the second quarter, and 3.1 percent in the third quarter. This deceleration
may be related to the shrinking pool of available workers as the recovery from the COVID downturn has
progressed to its later stages. In September, the unemployment rate in Massachusetts stood at 3.4 percent,
down from 5.1 percent in September 2021. More recently, the declining unemployment rate has been in
part the result of a declining workforce — in September 2022 the labor force was smaller than in
September 2021 — underscoring the challenge presented by a scarcity of available workers going
forward. The U.S. unemployment rate stood at 3.5 percent in September, down from 4.7 percent in
September 2021. In September, the number of payroll jobs nationally exceeded the pre-COVID peak of
February 2020 by 0.3 percent. Massachusetts remains 1.3 percent below the February 2020 peak.

Inflation, consumer spending, and interest rates have affected sectors of the economy differently.
Rising mortgage rates have dramatically slowed transactions in the housing market and consumer
spending on household goods like furniture and appliances that are associated with home buying and new
household formation.
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ECONOMIC CONDITIONS

M assachusetts Economic Conditions - MassBenchmarks

At the same time, consumer spending on services such as travel, leisure, and hospitality has
increased robustly. Through August, real U.S. consumer spending was still rising, with increases in
services more than offsetting declines in real goods spending. In Massachusetts, nominal spending on
goods subject to the state sales tax and motor vehicle tax fell in the third quarter at a 5.1 percent annual
rate, but this followed very sharp growth in the second quarter. Relative to the third quarter of 2021, such
spending in Massachusetts was up 7.8 percent in the third quarter of 2022, outstripping inflation.

“Technology, banking, and finance have been hurt by rising interest rates and asset value
declines,” noted Alan Clayton-Matthews, Senior Contributing Editor and Professor Emeritus of
Economics and Public Policy at Northeastern University, who compiles and analyzes the Current and
Leading Indexes for MassBenchmarks.

“With a concentration in information technology and biotechnology, Massachusetts is especially
vulnerable to the effects of higher interest rates on the supply of venture capital and private investment.
Severa tech companies have announced hiring slowdowns, pauses, or layoffs and the tech-heavy
NASDAQ and Massachusetts Bloomberg stock indexes have both performed significantly worse than the
S& P 500 and the Dow Jonesindexes,” Clayton-M atthews added.

Massachusetts wage and salary income growth has lagged that of the U.S. and has fallen far short
of inflation on a per-worker basis. The U.S. Bureau of Economic Analysis reported annualized nominal
wage and salary income growth in Massachusetts in the second quarter of only 3.9 percent, relative to
U.S. wage and salary growth of 6.9 percent. This trend appears to have continued in the third quarter.
Based on gtate withholding taxes, MassBenchmarks estimates that M assachusetts wage and salary income
grew at a 3.3 percent annualized rate in the third gquarter, as compared to 7.9 percent for the for U.S.
(BEA's estimate of U.S. wage and salary growth in the third quarter will be released Friday, along with
revisions to the second quarter estimates) On an average per-payroll-worker basis, Massachusetts
nominal wage and salary income grew at a meager 0.2 percent rate in the second quarter and 1.1 percent
in the third quarter. The Boston CPI-U price index in the third quarter increased 7.6 percent from the third
quarter of 2021 for al items and 4.9 percent excluding food and energy. The corresponding al metro
areas CPI-U inflation rate for the U.S. was 8.3 percent for al items and 6.3 percent excluding food and
energy.

The outlook for the rest of this year and for the first quarter of 2023 calls for dower growth, with
area possibility of outright declines in output. Economists who contributed to the Wall Street Journal’s
October survey of forecasters on average projected U.S. real annualized GDP growth of 0.4 percent in the
fourth quarter and a decline of 0.2 percent in the first quarter of 2023, and assigned a 63 percent
probability of arecession by October 2023. The MassBenchmarks leading index is projecting annualized
rates of declinein state GDP of 0.5 percent in the fourth quarter and 1.2 percent in the first quarter of next
year, respectively.

While these projections are speculative and based on a limited set of leading economic indicators,
given the Commonwealth’'s older demographic profile (holding back labor force growth) and its exposure
in the interest-sensitive technology sector, the risks to the state’ s economic outlook are decidedly skewed
to the downside.
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LOCATION ANALYSIS

L ocation

The subject is located in the geographic west/central section of New Bedford abutting the City’s
downtown business district immediately to the south. The neighborhood is generally bounded on the
north by Linden Street, on the south by Kempton Street (Route 6) and the downtown district, on the east
by Route 18 and on the west by Cedar Street. The neighborhood is an urban, fully-developed,
predominantly residential pocket first settled in the late 1800's and early 1900's. It isimproved by a mix
of single and 2-6 family residences with a few commercia retail, office and service-related properties
interspersed along County Street. County Street is an active, two-way, undivided city layout running
north/south. Commercial uses become prevaent just south approaching the downtown district. The
subject is surrounded mostly by small multi-families. A similar rooming house is situated directly across
County Street. A church property sits directly across North Street, at the diagonal corner. Neighborhood
property maintenance levels in the area appear average, access is convenient. The subject sits along the
city bus line. Route 18, a divided, four-lane, secondary state highway runs paralld with County Street
along the city’s waterfront district at the east end of the neighborhood. Route 6 delineates the south end
of the neighborhood. The subject fronts along a city bus route, the neighborhood is aso convenient to
Interstate 195 with an interchange not far north of the subject along County Street near its northern
terminus. A laundromat sits on the abutting block to the south fronting along Summer Street, a
neighborhood variety store is located one block south along the east side of County Street. The subject’s
location is considered of average rooming house appea with no adverse conditions apparent in the
subject’ s generd vicinity.

L ocal Market Conditions

Single-family prices throughout the greater New Bedford market were steadily increasing over
the past few years, typically averaging between 5% and 10% annually, but price increases have stopped
and are likely declining with steadily climbing short and long-term interest rates. New Bedford apartment
prices had also been increasing steadily from around mid-2016 through early 2022, apartment prices
increased, in some cases, by near 100% over that period. Rooming house prices have likely followed a
similar trend, both apartment and rooming house prices have likely leveled off. Apartment supply is very
limited in New Bedford, as is the current supply of rooming houses offered for sale, both with a definite
demand.

There has been a significant influx of residentia tenants from the greater Boston area who have
relocated to alower rental market due, in most part, to the extension of the MBTA line from Boston into
Southeastern Massachusetts. A new train station is planned just east of the city’s downtown district,
expected to be put into service sometime on late 2023 or early 2024.

There has aso been a sizable influx of Boston area investors who are attracted to far lower price
levels in the New Bedford market, these buyers have been contributing to rising apartment and mixed-use
property prices. The loca apartment and rooming house markets have not demonstrated any adverse
effects from the Covid pandemic. Typica marketing times of apartment properties in this market range
between one and three months, rooming house marketing times are likely slightly longer, say between
three and six months.
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LOCATION ANALYSIS

Residential apartment vacancies throughout New Bedford have been declining, currently ranging
between 3% and 5% in the subject neighborhood. Residential vacancy rates are highest in older, dated
properties. Rooming house vacancies are typicaly higher than apartment vacancies, typically ranging
between 8% and 12% in kept properties, and considered stable. Properly managed and maintained
rooming houses experience vacancy rates at the low end of the range.

Apartment rents have been rising steadily throughout New Bedford, rooming house rents have
also been rising but at a dlower pace. Single rooms in greater New Bedford rooming house properties are
most often rented on a weekly basis, rents typically range from a low of $150/week for average-sized
single rooms in properties in average condition and in less appealing locations to a high near $200/week
for larger-sized single rooms in well-kept properties and for multiple rooms in urban properties equipped
with a bathroom and/or akitchen. Rooming house rents typically include al utilities.

Vacant sites available for similar rooming house development in the subject neighborhood appear
effectively non-existent due to neighborhood density and build-up but available in the general market
with limited demand as new multi-unit residential construction has remained slow throughout the greater
New Bedford market since around 2006.

The region’s single-family market was steadily appreciating over the past several years, new
single-family congtruction was quite active throughout the general market with near record low long-term
mortgage rates fueling a high demand for new houses and with a significant shortage of house lots.
Single-family prices were steadily climbing, averaging between 5% and 10% annually since 2013. Prices
of construction materials have skyrocketed since the beginning of the Covid pandemic, which were
helping drive single-family prices to higher levels. Box stores are now reporting a significant decline in
the demand for lumber, reflecting a slowdown in new single-family construction. As a result, lumber and
construction materials prices have been declining. A correction in single-family pricesis likely occurring
with both short and long-term interest rates increasing steadily through 2022, long-term mortgage rates
are now approaching 7%, these rates were in the 2% to 3% range just one year ago. Loca brokers are
reporting an increasing inventory of single-family residences, nearly double that seen a year ago.
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LOCATION ANALYSIS

Market Conditions - Unemployment

Employment stability in this market remains uncertain, unemployment rates state wide are at or
approaching pre-pandemic levels. The City of New Bedford's unadjusted unemployment rate, as
predicted, first spiked in April 2020, the most recent November 2022 rate was reported at 5.1%, a dight
increase over the 4.9% rate reported for the month prior.

Area: New Bedford
Time Frame: Most Recent 13 Months
Not Seasonally Adjusted Data

Area Month  Year LaborForce Employed Unamployed AraaRale Massachusetis Rais
haw Bedford  Noyember 2022 45 8ah 43 508 2337 5.1 29
mew Dediord  Cichober 20024 43 81 43,662 2 AT 44 34
tew Bediord  Jeplember 2025 #3010 4.3, 350 2,34 ad 3
Mew Bediord  Augusl 202 43,436 13,796 2660 57 R
hew Badior duily 2 g 602 44 87 2,821 a4 34
Wew Bediond Jine 202 47,3495 14 650 2715 ar 30
Waw Badiond May 202 43,255 43,891 2 564 55 34
Sz Bodford A el A2 45 213 13,614 2,553 56 33
iy Badfond hlarch 202 47 234 13,948 3,266 7.0 3b
Miew Bodicrd  Fedrueny 2032 47 297 43 540 3 TET 7.a q.3
hhow Bodiord  danusny 2022 47 755 43,492 4 263 &0 50
e Badiord Decambars 2021 47 425 44 056 T 3RS T i 1
Mew Bedford  November 2021 47,512 44 243 3,00 6.9 4.2

And following suit, the Massachusetts not seasonaly adjusted state unemployment rate first
spiked in April 2020 to 16.0%, the November 2022 rate was reported at 2.9% compared with the 3.0%
rate reported for October.
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The not seasonally adjusted national unemployment rate in December 2022 was 3.3% compared
with the November 3.4% rate.

Working ke Massachiisatls Massachugeits Matiomal

Marth Yaar P, [ Forcs Employed Unamployed Unamploymant Laborforca Unamploymant
Popistation Reata Rato Rato
Decambar 2022 A TIB465 3IT12433 38050 76 1151 6& S 34 5459 L3 |
Hevambar 2012 5710302 3718414 3809073 107, 749 X9 BR.O 14
Dppbar 2022 5 T1B3AE 3 TA5 5SRO0 3622 650 112,801 aa B3 L4
Saptambar 222 S T19250  IEH04F 35001446 112 HEE; 21 [ e |
August 2022 ST100340 3TPAGEA 3842 TN 131,673 15 &80 LE ]
Mily 22 ETIRAIT ATR0EET S4561.408 128.25% 14 55,1 ]
dura 2032 5 TI807E 3 TVAOSIT 3547 &E5T 153870 35 G314 gl |
Kay 2022 5TIRITE 37235856 3.507 DAY 125,685 34 BEA 14
ARTT Sl A FAEER 4008 3 A58 418 1219849 33 Eilk 1 24
Warch 022 5721345 3TAZEIT 3840154 142,488 s 8.1 LY
Febrsary 2022 45,722286 3J7582TH 34580.073 160,202 4.3 T 4.1
dapuary 2022 S T23238 ATERA13S 357061 157,670 £a 65,7 4.4
Decambar 2021 5724800 37831423 3405001 155,426 4.1 BET X7

Mortgage Rates

Commercia lending rates remain overall competitive but are rising. The Feds raised the federal
funds rate four times in 2018 and three times in 2017. But with a slowing economy, the US Federal
Reserve cut interest rates during both their July and September 2019 meetings, each by a quarter of a
percentage point in an attempt to cushion the economy from trade tensions, slowing globa growth and
low inflation. The Feds again lowered the federal funds rate on March 3, 2020, by one-half a percentage
point to 1.25%, then again on March 8, 2020 by one full point to a rate near O percent as part of an
emergency step to limit the economic and financial fallout from the coronavirus. Now, with inflation
rates at their highest since the 1980's, the Feds implemented seven rate increases through 2022, the first
in March, the second in May, the third in June, the fourth in July, the fifth in September, the sixth in
November, and the seventh in December. Rates are expected to continue rising through early 2023 but at
aslower rate. The prime rate, as of the effective date, was 7.50%.

The following graph and chart track the prime rate over the past 10 years.
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PRIME RATE

Historical Graph
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PART IV

SUBJECT PROPERTY DATA
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SITE ANALYSIS

Subject Site

The site is made up of two contiguous assessor |ots sitting at the southwest corner of County and
North Streets, also siding along the north side of Mill Street, containing a combined total of some 21,657
square feet with 191.1 feet of frontage along County Street, 150 feet of frontage along North Street, and
79.34 feet dong Mill Street. The siteis L-shaped and sits level at the grade of all three streets with gentle
dopes. The rooming house sits at the north end of the site facing County Street with various foundation
plantings to the front and south sides, the County Street frontage along the improved corner Lot 337 is
enclosed by original wrought iron fencing sitting atop a short granite retaining wall with alandscaped and
mulched bed sitting immediately behind the fence. The remainder of the County Street frontage, sitting to
the front of the south end parking lot, is enclosed by four-foot-high chain link fencing with a rolling gate
nearly centered along the parking lot’s (Lot 338) frontage. Both side street frontages are also enclosed by
chain link fencing, a row of shrubs run along the insde of the North Street fencing. A swinging chain
link gate sits at the east end of the North Street frontage accessing a paved driveway which runs along the
front of the rooming house, continuing south to the parking lot. A second swinging gate sits toward the
west end of the North Street frontage providing vehicle access to the rear of the site.

The parking lot is paved with asphalt, adequate in size to accommodate some 17 cars, a paved
driveway heads west from the parking lot, dong the south side of the rooming house, leading to an
additional 3 paved parking spaces sitting off the rear/southwest corner of the residence. The driveway
turns north running behind the residence, then turns east along the north side of the residence, meeting the
front driveway. Thereis a single-car detached garage sitting just of the sidewak and facing north at the
site’s far northwest corner.

With a building footprint containing some 3,171 square feet, the building coverage is computed at
14.64%.

Municipa improvements to the front of the site, dong al three frontages, include a concrete
sidewak with granite curbs and street lights sitting atop metal poles.

Utilities

The neighborhood and the subject site are serviced by municipal water and sewer, as well as
natural gas, electricity, telephone and cable tv lines. All utilities run underground in this district.

Site Improvements
Site improvements include extensive paving for parking, fairly extensive fencing, granite

retaining walls, various landscape, and underground utility connections. Visible site improvements appear
in average and adequately-kept condition.
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SITE ANALYSIS

Easements & Encroachments

There were no apparent encroachments noted by a walkover inspection of the subject property but
I am not an engineer and make no certification as to any encroachments. There is no mention of any
easements or rights of way in the subject’s most recent legal description.
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SITE ANALYSIS

Flood Plain

According to FEMA’s Food Insurance Rate Map, Community Panel Number 25005C0393G,
effective 07/16/2014, the subject is located in a Zone X, which is an area determined to be outside the
100-year flood plain. The subject siteislevel at street grade with gentle slopes, apparently adequate for
drainage.

This valuation assumes there are no toxic hazards or contamination of any kind on the site and is
subject to any subsequent 21E studies.

Ir. L4

i il
Subject Flood Plain Map
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SITE ANALYSIS

Zoning

The subject is located within a Mixed-Use Business District. The Mixed-Use Business District
allows a single or multi-family residence with no limit on the number of units; religious purposes;
educational uses; a child care facility; agricultural uses; municipa facilities, cemeteries; a hospital; a
motel, hotel or inn; retail stores and services; a restaurant; a business or professiona office; a bank;
indoor commercial recreation; research, development or testing laboratories and facilities; and a
contractor’s yard.

Uses permitted only by specia permit include: a boarding house, group residence, assisted living
facility and nursing home; essentia services; animal clinic or hospital; family day care; a club or lodge,
funera home; adult entertainment establishment; bed & breakfast; motor vehicle sales and rental; motor
vehicle general repairs; fast food restaurants; medical offices, center or clinic; outdoor commercial
recreation; wireless communications facilities; theaters and auditoriums; and convention centers.

There are minimum lot area and frontage requirements only for residential uses in a Business
District, the minimum lot area is 8,000 sgquare feet for a single-family residence with 75 feet street
frontage, 10,000 square feet for a two-family residence with 100 feet frontage and 15,000 square feet for
three or more family units with 150 feet frontage. There are no lot area, frontage or lot coverage
requirements for non-residential uses in this district. There is a 100 foot or seven story non-residential
building height limit. There is no front yard requirement for a non-residential use and no side yard
requirement when the side yard does not abut a residential use. A 10-foot rear yard setback is required
when anon-residential use abuts aresidential use. For aresidentia use, a minimum of two on-site parking
spacesis required per unit.

The subject’s rooming house use is an alowable use with the issuance of a specia permit, the
subject is currently licensed for 12 rooms. Per the New Bedford Licensing Board, the subject is permitted
as arooming house with 12 rooms, a new license must be issued to the new owner, rooming house license
are not transferable. This valuation assumes a new rooming house license for 12 rooms will be issued to
the new owner.

A copy of the appropriate section of the New Bedford zoning map follows.
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Section of New Bedford Zoning Map

| | Residential A

| Residential AA
|| Residential B

B Residential C

B Mixed Use Business
- Planned Business
| Industrial A

| Industrial B

B industrial C

B \aterfront Industrial
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DESCRIPTION OF BUILDING IMPROVEMENTS

The rooming house contains a total of some 5,656 square feet of gross living area excluding the
basement and attic spaces. The building is a free-standing, 2.5 story, wood-framed, Victorian-style
rooming house constructed upon a full and unfinished basement, built in 1850. Known as the Alfred
Kempton House, the residence was likely originally constructed as a single-family, then later converted
into a funeral home prior to the rooming house conversion. The property is licensed for 12 rooms
excluding the manager’s unit which is located at the front/northeast corner of the first floor. There are 5
single rooms and two common bathrooms on the first floor and 7 single rooms and two common
bathrooms on the second floor.

The subject’s Victorian design is considered appeding, exterior walls are covered with recently
painted wood clapboard apparently in good condition, there is a large front, covered porch at the first
floor with various ornate details. Foundation walls are stone, the roof is covered with 11-year-old asphalt
shingles apparently in fairly good condition, there are four brick chimneys protruding out from the roof
atop the main front 2.5-story section of the building. Along the eaves of the front section are various
ornate cornice brackets Windows are a mix of newer double-hung vinyl replacements and older wood-
framed double hung units, gutters and downspouts are aluminum. There is a side entrance at either side
of the building at the rear two-story section and a basement shed entry against the rear of the residence.

The interior consists of two finished floors, the first floor consists of an open front foyer with an
open staircase leading to the second floor, three single rooms line the left/south side of the foyer, a
manager’'s apartment lies off the north side with an eat-in kitchen, full bathroom and a fireplaced
combination living room/bedroom. The foyer |eads to the rear section of the residence which opensinto a
common area with exit doors at either end. A daircase sits at the south end leading up to the second
floor. Off the rear wall are two centered bathrooms, each with an open shower room and an adjacent
,Smaller space with a single water closet and sink. At either end of the rear wall is a single room. A
freight elevator (formerly a casket lift for a past funera home use) is located to the rear of both floors,
against the north sidewall. The elevator aso serves the basement.

The second floor is divided into seven single rooms, three against the front wall, one against the
south side wall, and three to the rear of the floor. There is a common bathroom to the front against the
north sidewall and a second common bathroom centered against the rear wall.

Much of the original character of the residence has been preserved with high-height, flat-finished
ceilings, ornate window, ceiling and door moldings, original doors and various fireplaces. The interior is
generaly finished with plastered walls and wood floors. The interior of both the first and second floors
appearsin fairly good condition showing above average upkeep, all spaces are clean and neat.

The third floor sits above both sections of the residence and is a haf-story, mostly unfinished
attic space, accessed up asingle set of stairs from a second-floor common area.

Both finished floors are heated by two older, gas-fired, Weil-McLain boilers which are located in
the basement and were recently converted from oil. The boilers circulate hot water through cast iron
radiators. There are two 275-galon oil tanks in the vicinity of the boilers, both appear in above average
condition with no obvious leaks. Both tanks will be removed by the seller prior to closing. Both boilers
manufacture hot water which is stored in an indirect hot water heater sitting behind the boilers.
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DESCRIPTION OF BUILDING IMPROVEMENTS

The basement is full and part-finished including a finished and heated office with wall-to-wall
carpeting, painted drywall-covered walls, and a drop tile ceiling. The basement includes a built-in,
single-stall garage accessed through a wooden overhead door at the south side of the residence toward the
front. The basement also houses the building’s main 200-amp electrical panel and single electric meter.

The building is not equipped with central air conditioning. The building is equipped with a central
fire darm system. The applicant reports the New Bedford Fire Department is requiring the installation of
anew wet sprinkler system, now a code requirement for rooming house properties.

Reportedly, two rooms (#4 and #11) are currently tenant occupied, both by atenant at will with
monthly rents at $850/month and $940/month on a gross rent basis whereby al operating expense,
including utilities, are included in both rents. The current owner occupies the manager’ s apartment.

In summary, the building improvements appear in above average to good condition showing
above average upkeep. Heating appears adequate for the subject’s size and use, both boilers are assumed
in good working order. The applicant plans the installation of a new wet sprinkler system, the actual cost
of the installation has not yet been determined.

The siteis also improved at its rear/northwest corner, by a single-car, block-framed garage facing
North Street. The roof is a low-pitch covered with rubber, there is a set of front swinging double wood
doors and a wooden pass door facing east toward the rear. There is one older side window and one ol der
rear window. The garage appears in average condition, is serviced by electricity, and is currently vacant,
the current owner reports the garage was recently rented at $150/month.

Following is arough floor plan prepared by the appraiser.
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HIGHEST AND BEST USE

A property must be appraised in terms of its highest and best use. According to The Appraisa of
Readl Estate, Fifteenth Edition, Copyright 2020, by the Appraisal Institute. The definition of Highest and
Best Useis defined as:

The reasonable probable and legal use of vacant land or an improved property,
which is physically possible, appropriately supported, financially feasible, and
that resultsin the highest value.

When a ste contains improvements, the highest and best use may be determined to be different
from the existing use. Implied in this definition is that the determination of highest and best use takes
into account the contribution of a specific use to the community and community development goals, as
well as the benefits of that use to individua property owners. An additional implication isthat the highest
determination of highest and best use results from the appraiser’s judgment and analytical skills; that is,
the use determined from analysis represents an opinion, not a fact to be found. In appraisal practice, the
concept of highest and best use represents the premise upon which value is based. In the context of most
probable selling price, another appropriate term to reflect highest and best use would be the most probable
use.

Any determination of highest and best use includes identifying the motivations of probable
purchasers. The mativations are based on perceptions of benefits that accrue to property ownership.
Different motivations influence the highest and best use and are significant to an appraiser’s conclusions
about the highest and best uses of any parcel of real estate.

The benefit of investment properties that are not owner occupied relate to net income potential
and to eventua resale of refinancing. The highest and best use decision for investment property is often
influenced by the income tax and inflation hedge aspects of the existing or proposed improvements.
Determination of the type and intensity of the improvement to be placed on the investor's land often
requires an after-tax return analysis of various alternatives.

Land or improved property that has resale profit as its principal potentia benefit is purdy
speculative.  The price such land commands in the market reflects the real motivation of the
purchaser/specul ator.

This portion of the appraisal process is based on the definition of Highest and Best Use supplied
previously. From this definition, it is obvious that the market value of the land or site and of an improved
property are both estimated under the assumption that potential purchasers will pay prices that reflect
their analysis of the most profitable use of both land, as vacant, and property, asimproved.

A use must meet four criteria as follows: (1) Physically Possible, (2) Legally Permissible, (3)
Financialy Feasible, and (4) Maximally Productive.

Physically Possible: The physical characteristics of a site can affect the uses to which it can be
put. These characteristics can include size, location, shape, topography, easements, the availability of
utilities, and surrounding properties. The first constraint imposed on the possible use of the property is
dictated by the physical aspects of the siteitself. A tract’s size and location within a given block are two
of the most important determinants of value. In general, the larger the site, the greater its potentia to
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HIGHEST AND BEST USE

achieve economies of scale and flexibility in development. The key determinant in developing a site is
the permitted side of the project. More land permits higher density development, higher floor to area
ratios (FAR), etc. The tota number of square feet adlowed for a building structure tends to rise in
proportion to the size of the site. Location is important when considering a site's proximity to open
plazas, retail trade areas, work force areas, public transportation, major highways (access/visibility), etc.

The site is located in an urban, residential neighborhood just north of downtown. Surrounding
land uses consist predominantly of similar multi-family dwellings with commercia uses interspersed
along active County Street. The subject’s instant location is considered of average residentia and
commercial appeal. The siteislarger in size compared with most surrounding urban sites, the topography
is relatively level and none of the site lies within a specia flood plain district. All municipal and
commercial utilities are available to the site and with enough capacity for nearly any type of use.

Based upon the physical characteristics and specific surroundings of the subject, it appears the
subject site, asif vacant and unimproved, could support aresidential use, a commercial use, or a smaller-
sized institutional use.

Legaly Permissible: In the case of properties that are held in what is normally referred to as Fee
Simple ownership, there are several restrictions on the rights of the property owner affecting the use and
enjoyment of the property. These restrictions are the powers of the government: police power, eminent
domain, escheat, and taxation. The influence of these restrictions lies primarily in the government police
power. Police power is exercised by the imposition of restrictions on the uses of land. These restrictions
may take the form of zoning codes, building codes, historic district controls, or environmenta regulations.

Eminent domain also plays a part in the highest and best use of land through easements that can
be created by the condemnation of a portion of property. A ready exampleis utility easements which are
typically found aong property borders in the city. While these easements are owned by the property
owner, his use of these areas may be restricted. In the case of utility easements, underground easements
cannot be built-over, while above-ground easements may have height restrictions imposed upon possible
improvements constructed under them. Thus, improvements that conform to local codes and ordinances
should be considered legally permissible  The subject property was not noted to have any adverse
easements or rights of way described in the most recent legal description which would be considered to
detrimentally affect the property; however, easements are a legal covenant and the services of a
competent title attorney would be required to ascertain exactly whether any detrimental easements exist.

The subject is located within a Mixed-Use Business District. The Mixed-Use Business District
allows a single or multi-family residence with no limit on the number of units; religious purposes;
educational uses; a child care facility; agricultural uses; municipa facilities, cemeteries; a hospital; a
motel, hotel or inn; retail stores and services; a restaurant; a business or professiona office; a bank;
indoor commercial recreation; research, development or testing laboratories and facilities; and a
contractor’s yard.

Uses permitted only by special permit include: a boarding house, group residence, assisted living
facility and nursing home; essentia services; animal clinic or hospital; family day care; a club or lodge,
funera home; adult entertainment establishment; bed & breakfast; motor vehicle sales and rental; motor
vehicle genera repairs; fast food restaurants; medical offices, center or clinic; outdoor commercial
recreation; wireless communications facilities; theaters and auditoriums; and convention centers.

87



HIGHEST AND BEST USE

There are minimum lot area and frontage requirements only for residential uses in a Business
District, the minimum lot area is 8,000 square feet for a single-family residence with 75 feet street
frontage, 10,000 square feet for a two-family residence with 100 feet frontage and 15,000 square feet for
three or more family units with 150 feet frontage. There are no lot area, frontage or lot coverage
requirements for non-residential uses in this district. There is a 100 foot or seven story non-residential
building height limit. There is no front yard requirement for a non-residential use and no side yard
requirement when the side yard does not abut aresidential use. A 10-foot rear yard setback is required
when anon-residential use abuts aresidential use. On-site parking requirements vary according to use.

Considering the physical and lega characteristics, the subject site, as if vacant and unimproved,
appears available for any smaller-sized allowable use.

Financially Feasible: The cost of the land and its development limit the highest and best uses of
the property to only those uses which are financialy feasible. Additionally, the cost of capital, loan to
value ratios, forecasted revenues, and expenses, as well as current market conditions must also be
considered. Considering the character of the subject’s instant location, as well as current market
conditions and prices, it appears most physically possible and legally alowable uses of the dite, as if
vacant and unimproved, would likely prove financially feasible.

Maximally Productive: The maximally productive use is considered to be that use among all
financially feasible uses that would bring the greatest return to the land. Given the subject’s specific
surroundings and characteristics, the maximally productive use of the site, asif vacant and unimproved,
would likely be for a mixed commercial and residentia use.

Highest and Best Use, AsImproved

The subject is improved by a rooming house licensed for 12 rooms. The subject is considered to
be of a design that meets the existing demand of the immediate marketplace for rooming house users.
The subject’ s rooming house use appears to qualify asalegd, pre-existing, non-conforming use.

Were the subject on the market as of the date of vaue, the probable buyer of the property is
considered to be an absentee landlord. Typicaly, in this market, such properties are wholly tenant
occupied.

The subject site has supported the subject and a variety of uses for well over a century. It is
concluded that the subject site can physically support avariety of uses.

The subject, in my opinion, is being put to its maximally productive use and is most financialy
feasible of dl the legally alowable and physically possible uses of the site.

Therefore, it is my opinion that the highest and best use for the subject property, asimproved, is
its current residential rooming house use.
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PART V

VALUATIONS & CONCLUSIONS
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APPRAISAL PROCESS

This appraisal report is prepared to an in conformity with the procedura techniques established
by the nationally recognized professional real estate organizations and the federaly imposed guidelines
for insured ingtitutions.

Specifically, those procedures include consideration of present market conditions, estimated
future conditions, and the financial realities of the subject property and general investment markets which
areinclusive of, but not limited to, realty.

The appraisal process typically involves three approaches to value. These approaches are based
on the following three facets of value:

1 Cost Approach — The current cost of replacing a property less losses in vaue from
deterioration and functional and economic obsol escence (accrued depreciation).

2. Sales Comparison Approach — The value indicated by recent sales of comparable properties
in the marketplace.

3. Income Capitalization Approach — The market value that the property’s net earning power
will support based upon a capitalization of net income, stabilization, and residua equity
buildup.

The requisites of the appraisa process call for vauations made independently of each other,
specificaly a Cost Approach, a Sales Comparison Approach, and in Income Capitalization Approach.

The Cost Approach assumes that a property’s value is equivaent to its replacement cost. This
fals under the theory of substitution where the rationalization of its support is premised upon the
assumption that a property’s optimum value cannot exceed the cost of duplicating the property on a
similar site.

The Sales Comparison/Market Approach is determined by direct units of comparison where value
can be converted to a price per square foot, acres, rooms, units, or income multipliers and overal rates.
The theory is that a prudent buyer will pay no more for a property than the cost of acquiring an existing,
competing property, all things being equal.

The Income Capitalization Approach is derived from the rationalization of substitution, where the
price one would pay for a property equals the attributable value of its earning ability where measured by
yield an investor will obtain.

The final step in the appraisa process is the reconciliation of value indications. This is the
consideration of the indicated value resulting from each of the three approaches. The appraiser considers
the relative applicability of each of the three approaches to arrive at afinal estimate of defined value.

The individua nature of the rea property leads to a question of determining the most appropriate

appraisal procedure for valuation. Although this cannot be easily answered, the subject is real property,
and as such, market value can be estimated.
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APPRAISAL PROCESS

After examining the range between the between indications, the appraiser places maor emphasis
on the one, or on those, which appear to produce the most reliable and applicable solution to the specific
appraisal task. One takes into account the purpose of the appraisal, the type of property, and the adequacy
and relative reliability of the data processed in each of the three approaches. These considerations
influence the weight to be given to each approach. The aforementioned procedures to the appraisal
process have been considered and incorporated in this narrative report.
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COST APPROACH

The estimated reproduction or replacement cost of any improvement, less accrued depreciation,
plus the value of the land established via the direct comparison approach (Sales Comparison Approach)
produced an estimate of value of the subject property by the Cost Approach. A summary of the Cost
Approach is as follows.

The Cost Approach to Value basically consists of four steps:

1. Estimate the vaue of the land considered as vacant and available for utilization at its highest
and best use.

2. Estimate the reproduction or replacement cost new of the improvements as of the date of the
appraisal, plusthe entrepreneur’ s profit and any other related devel opment cost.

3. Estimate the contributory vaue of improvements by deduction of al forms of accrued
depreciation.
a. Physica deterioration, curable and incurable.
b. Functiona obsolescence, curable and incurable.
c. Externa obsolescence, typicaly incurable.

4. Add land valueto the contributory value of improvements for an indication of market value.

In this case, the Cost Approach is not a reiable indicator of value, this approach is considered
most reliable in the valuation of new or near new properties when accrued depreciation is limited, in the
valuation of special purpose properties, and when there is alow supply of competing properties for salein
the market with a measurable demand resulting in new construction of like properties in the genera
market. Knowledgeable buyers and sellers in this market may consider this approach when a similar
substitute property is not available for purchase in the general market.

The subject improvements are not new, constructed in 1850. The building improvements appear
in overal above average to good condition with typica inherent functiona flaws found in older multi-
story rooming house properties market wide. All forms of accrued depreciation would be difficult to
estimate with any real accuracy in this case. The demand for competing rooming house properties likely
exceeds a limited supply in the generd market but limited new multi-unit residential construction has
recently taken place throughout the general market. Market participants are not typically relying upon the
Cost Approach in reconciling market value for competing properties. The Cost Approach is considered
unreliable in this case and is therefore omitted from this analysis.
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SALES COMPARISON APPROACH

The Sales Comparison Approach is the method of appraisal in which the value of a property is
inferred from sales of comparable property. It is dso known as the comparative or comparable sales
approach, the comparison method, or the market data approach to value. Vaue is measured by observing
what comparable properties are sdlling for in the market.

Properties subjected to the comparison process, both subject and comparables, must have at least
the potentia of a similar, if not identical, highest and best use if a valid vaue estimate is to result. In
other words, al of the properties compared must have the capacity to satisfy the needs and desires of the
same buyer. The market approach to value takes different forms, depending upon the type of property
being appraised, but the method is essentially the same. This technique can be expressed as follows:

1

Describe and classify asset: The description of the property under appraisement should
only cover those attributes that are significant and relevant to value. If the asset is of a
diverse nature, it should be divided into val ue classes.

Find sales involving comparable assets: This means finding comparable properties that
have been sold recently in the subject community. Verification and documentation of the
salesishighly important.

Select appropriate units of comparison: The basis of the market approach to value is a
comparison of one asset to another. Before a comparison can occur, a unit of comparison
must be established. Appropriate units of comparison for the assessment of competing
rooming house properties are typicaly established using a per room value. With
improved property, sales are broken down into useful units so that reasonable and logical
comparisons can be made.

Compare each sold asset with the subject property; adjust for differences to indicate
market value of the subject asset in each comparison: Every piece of red estate is unique
unto itself, so there will never be a sold property that is identical in every respect to the
subject property. The appraiser searches for those comparabl e sales that have the most in
common. There will, however, be areas of difference. These areas of difference break
down into two categories, namely tangible and intangible. Intangible differences would
include terms, time, and condition of sale. Tangible differences would include location
(with regard to streets, visbility, traffic patterns, and volumes, growth trends, etc.), size,
zoning, age, nature, quality, and condition of improvements, etc. If a materia difference
is found between the sold property and the subject property under appraisement, it is
necessary to adjust for the difference.

After making the comparisons, each sale will have provided an indicated value for the
subject property. From this array of indicated prices, the appraiser must distill a single
figure. Judgment is more useful than mathematics in arriving at this conclusion, because
some of the comparable sales will carry more weight than others. The value indications
must be reconciled into a single indicator of value for the comparative sales approach.
Hopefully the value indicators will be within a narrow range. In selecting the single
value estimate, it is not proper to smple average the results. Rather, the process is one of
reviewing the adjustments made and placing the greatest reliance on the value indicated
by the most comparable properties or property.
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SALES COMPARISON APPROACH

As part of the Sales Comparison Approach, sales of recent and competing rooming house
properties throughout the greater New Bedford market were researched and analyzed to derive a subject
market value indication. Comparisons were made based upon the sales' physical characteristics relative to
the subject’s as well as NOI/Price relationships. The resulting value indicated by the Sales Comparison
Approach is given secondary weight and serves to provide a second value indication as support for the
value indicated by the Income Approach, the most relevant approach in this valuation. The Saes
Comparison Approach aso serves to provide market extracted capitaization rate which are reconciled
into an appropriate capitalization rate applied to the subject’ s forecasted net operating income.

Your attention is now directed to the market data which were compared and adjusted in order to
ascertain an indication of the subject’s market value.
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IMPROVED SALE #1

Address: 26 Emory Street
Attleboro, MA
Price: $525,000
Date of Sale: 11/6/2020
Grantor: Emory Street Holding, LLC
Grantee: 26 Emery Strest, Inc.
Mortgage: Cash sale
Price/Room: $65,625
Adjusted Unit Price: $91,378/Room
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IMPROVED SALE #2

Address: 493 Belleville Avenue
New Bedford, MA
Price: $555,000
Date of Sale: 11/22/2022
Grantor: Monteleo Redlty, LLC
Grantee: KisRedlty, LLC
Mortgage: $348,750 to Berkshire Bank
Price/Room: $55,000
Adjusted Unit Price: $99,900/Room
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IMPROVED SALE #3

Address: 138 Deane Street
New Bedford, MA

Price: $610,000

Date of Sale: 1/3/2023

Grantor: Inayat, LLC

Grantee: 8425 Rockwell, LLC

Mortgage: Cash sale

Price/Room: $67,778

Adjusted Unit Price: $98,278/Room/Unit
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IMPROVED SALE #4

Address: 19 Division Street

North Attleboro, MA
Price: $675,000
Date of Sale: 10/10/2019
Grantor: RML Family Limited Partnership
Grantee: Walnut Realty & Development, LLC
Mortgage: $506,250 to Mansfield Coop Bank
Price/Room: $51,923
Adjusted Unit Price: $88,010/Room/Unit
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IMPROVED SALE #5

Address: 474 County Street

New Bedford, MA
Price: $1,075,000
Date of Sade: 10/5/2022
Grantor: Weaton Redlty, LLC
Grantee: MCR Properties, LLC
Mortgage: $860,000 to Rockland Trust
Price/Room/Unit: $82,692
Adjusted Unit Price: $103,365/Room/Unit
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SALES COMPARISON APPROACH

As part of the Sales Comparison Approach, recent and competing saes of rooming house
properties throughout the greater New Bedford market were researched, analyzed and compared to the
subject property. Elements of comparison by the Sales Approach include location appeal, parcel size, on-
site parking, and the size, character and condition of the improvements. A vaue per room/unit is
reconciled, the most common unit value indicator for this property type in this market. Five of the most
recent and comparable rooming house sales are cited, the sales contain between 8 and 13 rooms/units,
bracketing the subject’s 12 rooms/units. The sales range in sales price from $525,000 to $1,075,000, the
actual unit prices range from $51,923/room/unit to $82,692/room/unit.

Three sdles are located in New Bedford, all are located within two miles of the subject. Sales #2
and #3 are located just over 1.5 miles north of the subject in denser multi-family neighborhoods
considered of inferior appeal. Sale #5 is located a few blocks south of the subject also fronting along
County Street, a location considered of overall similar rooming house appeal. Sale #1 is located in the
City of Attleboro, in an urban mixed character neighborhood, prices paid for competing properties in the
Attleboro market are overal higher than the New Bedford market. Sale #4 is located in the Town of
North Attleboro, also a higher-priced market.

Two saes (sales #1 and #4) are adjusted for an appreciating market near 5% annually through
mid-2022 when prices appear to have stabilized.

Sales #2 through #5 are adjusted for their inferior condition with sae #4 most inferior in
condition. All five sales are adjusted for average construction and finish qualities, as well as for their less
appeding conventional design compared to the subject’s above average quality, finishes and Victorian
design.

Sales #2 and #3 are adjusted for no sprinkler system, both likely requiring the ingtalation of a
system upon their transfer. Sale #5 is mostly made up of studio apartments whereby a sprinkler system is
not required by code.

Sdes #3 and #5 are adjusted for many or al units made up of conventional apartments,
considered more appealing and with higher income potential.

All five sales are adjusted for far less on-site parking.
The following grid depicts how the comparable sales weigh against the subject assuming the
applicant’s planned installation of the required fire sprinkler system were complete. From the value

indication, the estimated cost to ingall the sprinkler system is subtracted to reach an as is market value
indication.
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SALES COMPARISON APPROACH

Reconciliation

After adjusting each of the five sales for differences from the subject, an adjusted unit price range
of $88,010/room/unit to $103,365/room/unit is indicated. The mean or average of the range is
$96,186/room/unit, the median value of the range is $98,278/room/unit. All five sales are considered,
sale #1 required least gross adjustment and indicates a subject unit value of $91,378/room/unit. The
average unit value indicated by the three New Bedford sales is $100,514/room/unit.

Considering the indicated unit values by all five sales, and with special emphasis placed upon the
unit values indicated by sales #1, #2, #3 and #5 (the average unit value by these three sales is
$98,230/room/unit), and also considering both the mean and median vaues of the five-sale range as
recent and competing rooming house sales have been limited market wide, the selected unit vaue applied
to the subject's total number of rooms/units is $97,000, between the mean and median vaues of the five-
sale range, indicating a subject market value by the Sales Comparison Approach, assuming the required
sprinkler system were installed, of $1,164,000. Subtracting the estimated cost to install the sprinkler
system (near $100,000), the as is market vaue is computed at $1,064,000, reasonably supporting the
market value indicated by the Income Approach.

Estimated Cost to Install Sprinkler System

The applicant is aware that a new fire sprinkler system is required under current building codes.
The applicant has not yet obtained any professional estimates to ingall the sprinkler system. The
appraiser is aware of two recent sprinkler system installations in nearby New Bedford rooming houses.

The rooming house directly across the street, at 550 County Street, recently instaled a new
sprinkler system at a total cost near $70,000. This residence contains 3,768 square feet over 2.5 floors,
computing to aunit cost of $18.58/f.

The rooming house at 242 Wanut Street in New Bedford recently installed a new sprinkler
system at a reported cost of $80,000 or $18.50/sf for atotal of some 4,325 sguare feet of gross living area
over 2.5 floors.

Applying aunit cost of $18.00/sf to the subject’s total gross living area, considering itslarger size

likely resulting in a dightly lower unit cost, the cost to install a new sprinkler system in the subject
residence computes to $101,808, say $100,000.
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INCOME APPROACH

The Income Approach to value assumes 1) a positive relationship between a property’s current
market value and the expected net cash flow that the property will provide and 2) a negative relationship
between a property’s current market value and the relative risk involved in achieving the expected cash
flow. Investment properties such as the subject are typically valued in relation to their ability to produce
income. Therefore, an analysis of the property in terms of its ability to provide a sufficient net annual
return on invested capital is an important means of valuing an asset. The two primary methods are Direct
Capitalization and Yield Capitalization (Discounted Cash Flow Analysis).

In Direct Capitalization, value is indicated by deducting all applicable expenses from anticipated
gross income to arrive at projected net income for the coming year. This amount is then capitaized at a
rate which is commensurate with the risk inherent in the ownership of the property. The capitalization
rate can be derived from sales in the Sales Comparison Approach, viathe Band of Investment Technique
where the rates of return on mortgage and equity divisions associated with the property type are analyzed,
by evaluation of debt coverage ratios, or from investor surveys. Direct Capitalization is most appropriate
for stabilized income streams where the property being analyzed reflects occupancy rates typical of the
market. Direct Capitalization appears appropriate in this case as the subject is unencumbered by alease.

With respect to Yield Capitaization or Discounted Cash Flow Analysis, value is reached by
deducting all applicable expenses from anticipated gross income to arrive a projected net income during
each year of the projection period, which is then discounted at a rate commensurate with the risk inherent
in the ownership of the property. A reversion is computed at the end of the projection period utilizing
rates commensurate with the risk of the property over the holding period and this amount is also
discounted and added to the present values associated with each year of the income stream to derive an
estimate of value. The analysis method involves avariety of projections relative to changes in the income
stream over time as a result of changes in occupancy and inflationary factors. This method is well suited
to properties with below market levels of occupancy or significant changes anticipated in the income
stream over the typical holding period.

Gross Income For ecast
The potential gross income estimate is obtained by reconciling the market rent for the subject

property. Market rent is defined in The Appraisal of Real Estate, Fifteenth Edition, Copyright 2020,
Appraisa Institute as:

“ The total income attributable to a real property at 100% occupancy before operating expenses
are deducted.”

This definition is in reference to the amount of money a property should produce based on actual
rents being received from similar properties with comparable amenities located in the same neighborhood
or other similar areas. Therefore, research and analysis of lease and rental rates on units considered
similar to or competitive with the subject is necessary.

Rental information was obtained from owners, developers, managers and |leasing agents, and/or

other knowledgeable persons involved in lease transactions, and data concerning the properties
considered generally similar to or competitive with the subject.
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INCOME APPROACH

In addition to the analysis of the cited rent comparables, current occupancy levels, absorption
rates and general market trends market trends were discussed with active rea estate professionals in the
subject neighborhood.

Reconciliation of Subject Market Rents

A rental study was conducted, analyzing current, actual rents paid for competing rooming house
rooms throughout the subject’s general market. Single rooms in competing rooming house properties are
typically rented on a weekly basis, rents typicaly range from a low of $150/week for single rooms in
properties in average condition to a high near $200/week for single rooms in properties in above average
and good condition. Rents paid for multiple rooms, and rooms with the exclusive or semi-exclusive use of
a bathroom typical exceed the upper end of thisrange. Rooming house rents typically gross rents which
include all utilities but few include on-site parking. The following rooming house rents were considered
in reconciling market rents for each of the subject rooms/units.

Rooming House Rents
Bristol County, MA

Address Appeal  Total # of Rooms #of Rooms Condition Weekly Rent Range UtilitiesIncl
39 Sycamore Street Inferior 12 1 Avg-Good $155 - $195 All
New Bedford, MA

192 Walnut Street Inferior 10 1 Avg-Good $160 - $180 All

Fall River, MA

766-768 Brock Ave Inferior 22 1 Average $150 - $165 All
New Bedford, MA

515 S Main St Inferior 18 1 Good $165 - $190 All

Fall River, MA

560 County Street Inferior 11 1 Average $150 - $160 All

New Bedford, MA
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Rooming House Rental #1

39 Sycamor e Street
New Bedford, MA

Rooming House Rental #2

192 Walnut Street
New Bedford, MA

Rooming House Rental #3

766-768 Brock Avenue
New Bedford, MA



107

Rooming House Rental #4

515 South Main Street
Fall River, MA

Rooming House Rental #5

560 County Street
New Bedford, MA



INCOME APPROACH

Reconciliation of Subject Market Rental Values

The subject rooms are considered of higher appeal compared to most rooming house roomsin the
general market, located in a centra neighborhood abutting downtown and on a city bus route. The
residence is of an appealing Victorian design with higher-height ceilings, various fireplaces, and wood
floors. The residence appears well kept; all spaces appear in above average to good condition.

Considering the subject’s location appeal and character, as well as the size, instant location,
character and condition of each room/unit, market rents assigned to each room/unit are summarized
below. These rents are at or just above the high end of the range as al of the rental comparables are
considered inferior to the subject’s appeal .

CURRENT MARKET MARKET
UNIT WEEKLY RENT WEEKLY RENT MONTHLY RENT
1 50 5235 51,018
2 50 3235 51,018
3 30 5235 51,018
a 5850 5200 S867
Manager's Apt 50 3300 51,300
7] 30 5235 51,018
7 30 5200 S867
8 50 3235 51,018
9 30 5235 51,018
10 50 5220 $953
11 5940 5235 51,018
12 50 5235 51,018
Detached Garage 50 535 5152
On-Site Parking S0 5300 51,300
TOTALS $1,790 $3,135 $13,585

With the subject licensed for 12 rooms, Room #5 is omitted as this room is considered smallest in
size with lowest market rent. The manager’s unit is considered the 12" unit in this case. Larger rooms
with afireplace, as well as corner rooms affording most natural light, are assigned highest market rents

The subject’s on-site parking is considered super adequate for the rooming house use and
forecasted market rents do not include on-site parking. On-site parking appears in demand in the
neighborhood, most nearby multi-families do not include on-site parking. With the subject containing a
total of some 20 on-site parking spaces, and reserving a total of 8 spaces to the rooming house use (few
rooming house tenants typically own cars), some 12 spaces are available for rent to neighborhood
residents. Considering actua rents paid for off-street residentia parking spaces, a monthly rent of $65 is
assigned to each of the 20 parking spaces.

And considering actua rents paid for residentia garages in the genera market, a market rent
assigned to the detached garage is $35/week or $152/month on a gross rent basis.
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INCOME APPROACH

Vacancy and Credit Loss

The forecast of gross income must be adjusted for vacancy and credit loss. The following quote
is taken from The Ellwood Table for Real Estate Appraisers and Financing, L.W. Ellwood, MIR,
Ballenger Publishing Company, page 107.

“ A 7% vacancy allowance for instance, does not mean that exactly 7% of the rental income will be lost
every year reason of vacancies. The property may enjoy virtually full occupancy for several years and
then encounter a period of competition when vacancy amounts to 20% or more. Naturally, the net income
will be down in such periods and so will the reversionary value of the property. However, this does not
invalidate the projection or analysis so long as its 7% annual allowance for vacancies is sufficient to
cover the average occupancy for the projection term.”

Vacancy and collection loss is a factor developed in order to account for space that may not be
leased at any given time. Currently, only 3 of the 11 rooms/units are occupied. The current owner no
longer wished to rent rooms after deciding to sell the property. Considering the overall vacancy levelsin
the market, the subject’s above average appeal, its character, and condition, a combined vacancy and
collection loss alowance near 8% is considered reasonable in this market.

EXPENSE ANALYSIS

The subject’s character lends itself to a multiple occupancy scenario whereby the property is
typically entirely tenant occupied. In this case, a rental scenario is reconstructed with each of the 12
rooms/units tenant occupied by individual tenants. Actua and forecasted market rentsinclude all utilities.
The property owner is responsible for all operating expenses including real estate taxes, fire insurance,
utilities and maintenance. The landlord would aso incur a reserve for the replacement of component
parts of the building, when necessary, as well as amanagement expense.

As aresult, it is most reasonable to analyze the property’s cash flow as an investor would. A
typical investor, in a multi-tenanted property like the subject, would anayze those expenses which affect
him/her; in this case, al operating expenses. The subject’s forecasted expenses are broken down in these
categories:

Real Estate Taxes: Actua tota fisca year 2022 taxes are $9,959.97 based upon a total combined
assessed value of $570,000.

Insurance: The current owner reports an actual, current, annual property insurance premium of $4,035
($2.07/sf to total gross building area), this premium will likely decrease with the instalation of a fire
sprinkler system. An annua insurance premium near $3,800 ($1.00/sf) appears reasonable, in-line with
actual premiums paid by competing rooming house properties equipped with a sprinkler system and
updated fire and electrica systems.

Water/Sewer: The current owner reports an average annua water/sewer expense, with near full

occupancy, near $130/month or $1,560, apparently reasonable considering actual water/sewer charges
paid by competing rooming house propertiesin New Bedford.
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INCOME APPROACH

Utilities: The current owner reports an average annual gas expense (heat & hot water) near $3,500 with a
similar expense accounting for eectricity, both reasonable and in-line with the same expense reported by
competing rooming house propertiesin the general market.

Housekeeping: A housekeeping expense near $150/week is forecasted accounting for the upkeep of
common areas including bathrooms, kitchen and hallways, in-line with that same expense reported by
competing rooming houses.

Site Maintenance: Site maintenance is forecasted near $3,000/year accounting for general site upkeep
and winter snow removal, in-line with that same expense reported from competing rooming house
properties in this market considering the size of the site and the extent of parking and landscape.

Building Maintenance: Property maintenance is forecasted at 6% of the subject’s forecasted effective
gross income, in-line with that same expense reported from competing rooming house properties in this
market considering the subject’ stotal number of units, size, condition and character.

Reserves for Replacement: The reserves for replacement expense is an estimate based on the
establishment of a sinking fund to replace short-lived items that may be anticipated to fully expire their
usefulness, or be replaced during the holding period of the property. Thisis typically a non-cash expense
and includes the primary depreciable components. This reserve usually includes such structural € ements
as exterior walls, roofing, foundation, windows, mechanicas, appliances, etc. The subject’s reserve
allowance is forecasted at 3% of effective gross income considering the subject’s overall condition and
the age of mgjor component parts of the structure.

Management/Administrative: Under the subject’s rental scenario with multiple tenants on a tenant at
will basis, the subject property requires an average level of management considering its size, total number
of units and its character. The management duties of the landlord consist of collecting and recording
monthly rents and preparing annua statements. Hisher duties aso include the advertising of units for
rent when they become vacant. There will aso be some accounting expenses. A management and
administrative expense of 5% of the subject’s forecasted annual effective grossincomeis applied.

Total operating expenses for the subject are forecasted at $54,116 or 36.08% of effective gross

income. Based on the preceding income, vacancy, and expense forecasts expense forecasts, the following
stabilized pro-forma operating statement is prepared for the subject property.

110



INCOME APPROACH

Stabilized Pro-Forma

AMOUNT $SFIYR % OF EGI
Forecasted Annual Income $163,020. $28.82 108.70%
Other Revenue $ 0. $ 0.00 0.00%
Potential Gross Revenue $163,020. $28.82 108.70%
Less: General Vacancy/Collection Loss ($13,042)) ($2.31) (_8.700%
Effective Gross Income: $149,978. $26.52 100.00%
Expenses:
RE Taxes $ 9,960. ($1.76) ( 6.64)%
Insurance $ 3,800. ($0.67) ( 253)%
Water/Sewer $ 1,560. ($0.28) ( 1.04)%
Gas $ 3,500. ($0.62) ( 2.33)%
Electric $ 3,500. ($0.62) ( 2.33)%
Housekeeping $ 7,800. ($1.38) ( 5.20%
Site Maintenance $ 3,000. ($0.53) ( 2.00)%
Bldg. Maintenance $ 8,999. ($159 ( 6.00)%
Reserves $ 4,499 ($0.80) ( 3.000%
M anagement $ 7,498 ($1.33) (_5.000%
Total Operating Expenses: $54,116. ($9.57) (36.08)%
Net Operating Income: $95,862. ($16.95) (63.92)%

Reconciliation of Appropriate Capitalization Rate—Market Extracted Rates

In order to determine the typical yield requirements of the subject property when compared to
similar rooming house properties of the same nature, direct capitalization rates extracted from the sales
presented in the Sales Comparison Approach are relied upon. The income and expense datum are pro-
forma datum based on market conditions at the time of sale.

Among the improved sales presented, extracted capitalization rates fall into a range from 7.90%
to 9.33%, the average cap rate from al five sales is 8.71%. The average rate indicated by the three New
Bedford sdes is 8.77%. The overadl rates extracted from the comparable saes are considered highly
reflective of an appropriate overall rate for the subject. Based upon the comparable sales and other
influencing data, and considering the subject’s condition, character, appeal, and the perceived risk with
holding this property for investment, a capitalization rate applied to the subject’s net operating income
near 8.50% appears reasonable, just below the average rate indicated by all five sales.
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INCOME CAPITALIZATION SUMMARY

RECONSTRUCTED OPERATING STATEMENT

ANNUAL INCOME

Total Monthly Income Potential $13,585x 12 = $163,020.
Minus Vacancy and Credit Loss (8%) - $13,042.
Effective Gross |ncome Potential $149,978.

ANNUAL EXPENSES

Real Estate Taxes $9,960.
Insurance $3,800.
Water/Sewer $1,560.
Gas for Heat & Hot Water $3,500.
Electricity $3,500.
Housekeeping $7,800.
Site Maintenance $3,000.
Bldg. Maintenance (6%) $8,999.
Reserves (3%) $4,499.
Management (5%) $7,498.
Total Expenses -$ 54,116. (36.08%)
Net Operating Income $95,862.
Market Extracted Capitalization Rate 8.50%
Cdculation

$95,862.

———————————— = $1,127,788.

0.0850

Minus Estimated Cost to Install Required Sprinkler System - $100,000.
As s Market Value Rounded $1,028,000.
Vaue Per Room/Unit $85,667
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RECONCILIATION AND FINAL VALUE CONCLUSION

Reconciliation is the process whereby the final value conclusion is derived from the various
indications of value. The procedure evaluates the quantity and quality of available data and draws a
conclusion based on the most applicable indicators. The appraiser has considered all three approaches
and has determined that the Sales Comparison and Income Approaches are relevant in thisvauation. The
values indicated by the two applicable approaches to value are:

COST APPROACH N/A
SALES COMPARISON APPROACH $1,064,000
INCOME APPROACH $1,028,000

In this case, the Cost Approach is not a reliable indicator of value, this approach is considered
most reliable in the valuation of new or near new properties when accrued depreciation is limited, in the
valuation of specia purpose properties, and when thereis alow supply of competing properties for salein
the market with a measurable demand resulting in new construction of like properties in the general
market. Knowledgeable buyers and sdllers in this market may consider this approach when a similar
substitute property is not available for purchase in the general market.

The subject improvements are not new, constructed in 1850. The building improvements appear
in overall above average to good condition with typical inherent functional flaws found in older muilti-
story rooming house properties market wide. All forms of accrued depreciation would be difficult to
estimate with any rea accuracy in this case. The demand for competing rooming house properties likely
exceeds a limited supply in the genera market but limited new multi-unit residential construction has
recently taken place throughout the general market. Market participants are not typically relying upon the
Cost Approach in reconciling market value for competing properties. The Cost Approach is considered
unreliable in this case and is therefore omitted from this analysis.

As part of the Sales Comparison Approach, sales of recent and competing rooming house
properties throughout the greater New Bedford market were researched, analyzed and compared to the
subject property to derive a subject market value indication. Comparisons were made based upon the
sdes physical characteristics relative to the subject’s as well as NOI/Price relationships. The resulting
value indicated by the Sales Comparison Approach is given secondary weight and serves to provide an
additional market value indication as support for the Income Approach, the most relevant approach in this
case. The Sales Comparison Approach also serves to provide market extracted capitalization rates which
are reconciled into an appropriate rate applied to the subject’s forecasted net operating income. The Sales
Comparison Approach indicates a subject market value, assuming the applicant’s planned installation of a
new fire sprinkler system were complete, of $1,164,000. Subtracting the estimated cost to install the
sprinkler system ($100,000 based upon actual costs to instal sprinkler systems in nearby rooming
houses), the Sales Comparison Approach indicates a subject as is market value of $1,064,000, reasonably
supporting the market value indicated by the Income Approach.

In this case, the Income Approach by Direct Capitalization is given primary reliance, the subject
is considered of investment grade, competing rooming house propertiesin this market are typically owned
by absentee landlords and purchased based mainly upon their ability to produce income. Market rents are
assigned to each of the 12 subject rooms/units, al on agross rent basis. Additiona
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RECONCILIATION AND FINAL VALUE CONCLUSION

income is projected from the subject parking lot and detached garage. An 8% vacancy/credit loss
allowance is applied to the annua gross income forecast, fixed and variable annua expenses are
forecasted based upon actual, historic operating expenses reported by the current property owner which
were compared with those reported by competing rooming house properties in the general market. The
selected capitaization rate applied to the subject’s forecasted net operating income is reconciled from
capitalization rates extracted from the sales analyzed as part of the Sales Comparison Approach. Direct
Capitalization indicates a subject market value, assuming the applicant’s planned installation of a new fire
sprinkler system were complete, of $1,128,000. Subtracting the estimated cost to ingtal the sprinkler
system, the Income Approach indicates a subject asis market value of $1,028,000.

Based on the analysis contained in the report herein, with primary weight placed upon the Income
Approach, | have formed the opinion that the market value of the subject’s fee simple edtate, as is, as of

January 26, 2023, is:
$1,030,000.00

($85,833ROOM/UNIT)
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CERTIFICATION OF APPRAISAL

In compliance with the Uniform Standards of Professional Appraisal Practice, | submit the following
certification:

IT ISHEREBY CERTIFIED that to the best knowledge and belief of the undersgned:
- the statements of fact contained in thisreport are true and correct;

- the reported anayses, opinions and conclusions are limited only by the reported assumptions and
limiting conditions, and are my personal, impartial, and unbiased professional anayses, opinions
and conclusions,

- | have no present or prospective interest in the property that is the subject of this report; and |
have no personal interest or biaswith respect to the partiesinvolved,;

- | have performed no services, as an appraiser or in any other capacity, regarding the property that
isthe subject of thisreport within the three-year period immediately preceding the agreement to
perform this assignment;

- | have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment;

- my engagement in this assignment was not contingent upon developing or reporting
predetermined results;

- my compensation for completing this assignment is not contingent upon the devel opment or
reporting of a predetermined vaue or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result or the occurrence of a
subsequent event directly related to the intended use of this appraisal;

- my analyses, opinions and conclusions were developed, and this report has been prepared in
conformity with the Uniform Standards of Professional Appraisal Practice;

- | made an inspection of the property that isthe subject of this report on January 26, 2023;

- ho one provided significant business and/or intangible asset appraisal assistance to the person
signing this certification.

- none of the digital photographs contained within this report have been altered, enhanced or

retouched in any way;
/C

Mark T. Freitas

President

Certified Genera RE Appraiser
State of Massachusetts
Certificate #2270
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Januory 6, 2023

Mark T. Freitas

Mark T. Freitas Appraiser Ine.
T&4 High Street

Fall River, MA, (02720

RE: 549 & 0 County Street
Bew Bedford, MA 02744
Dear Mr. Freitaz,

This letter sets forth the basic terms upon which you the appraiser are engaged to provide
appraizal services 1o BayCoast Bank. The appraiser shall prepare and defiver to BavCoage

Bank an Appraijzal Beport on the property referenced above in accordance with the terms amd
conditions set forth below.

This engagement [etter represents the entire agreement between you und BayCoast
Bank. Tt may not be modified witloul wotten approval of the undersigned or an
authorized representative of BayCoast Bank's Credit Department.

The purpose of the Report shall be to provide an opinion of the property’s Market
Value on an “As 18" Basis,

The function of the Report 5 o asgist in collateral valuation andior portfolio
minagreTmeL,

The assignment shall consist of an Appraisal Report a8 defined by Standard 2 of the
Uniform Standards of Professional Appraisal Practice (USPAP), as amended effective
Jamuary 1, 2024,

. The Report, at 8 minimum, shall conform to the current USPAP, the requirements set

forth in 12 CFR, Part 323, of the FINC Final Rule, and Tifle X1 of the Financizl
Institutions Reform, Recovery and Enforcement Act of 1989 (FIREEA) and all
amendments thereto, In addibon, all relevent prointouts wvailable from analytical
models shall be included within the Feport.  BayCost Bank reserves the right to
request additional printouts and/or diskettes containing the data files used in
performing the anal vsis.

118



DoousSign Enveliopa 10 TAATEAT-CAEE-ADBC-25IE-CSHFESEEERAD

The appraiser acknowledges a full understanding of the Competency, Ethics, and
Scope of Work Provisions set forth in the USPAP and has sufficient knowledge of the
above referenced property type, market information and appropriate Yaluation
methodologies to properly perform the appraiser’s obligation as outlined in this letter.

Any neighborhood analvsiz should consider physical as well as socio-economic
influences on property values. However, the following factors should not influence
the appraiser’s analysis: race, color, religion, sex, age, sexual orientation, national
origin, handicap, or familial status. In addition, while the appraiser must adequately
deseribe the neighborhood for the reader to understand it, the description should be
factual and impartizl, subjective terms or phrases such s "pride of ownership™ or
“erime-ridden area’ are not acceptahble.

The engaged appraiser shall address the Beport to the undersigned, Credit
Department, BayCoast Bank, 330 Swanges Mall Drive, Swansea, MaA 02777

The engaped sppraser will sign the Beport a5 the principal appraiser and will be
responsible for the valuation and supervision of any other sppraisers who work on
this assignment. Under no circumstances muy any aspect of this apreement be
subcontracted or delegated without prior written consent of the undersigned.

. A complete eopy of this leter shall be included in the appraisal addenda.

. BayCoast Bank reserves the right to review the Report for conlonmity o the lerms of

this contract including without limitation, such mafters ag accuracy and methodology,
IT the FEeport does nol conform (o slandards, BayCoast Bank msy regiees)
clarification, retum the Report for commection or clarification, or reject the Report.
The appraiser agrees to promptly remedy afl nonconformity, I the Report is
ultimately deemed unacceptable, BayCoast Bank may choose to withhold payment.

. Three (3) signed Appraisal Reports shall be submitted, wirth invoice 1o the

undersigned. Two original copies shall be delivered in hardeopy repodt formal after
nevification of completion of review and the other should be sent via elecironie pdf

file by due date 10 CommAppriisals@baveoastbank. com,

, The appruisger shall deliver the Report (o the undersigmed no later than 5:00PM on

February 1. 2023, with time being of the essence. Failure to submit your Appraigal
Report by this date, withoot prior written consent of the undersigned, a 3100.00 per
day fine may he assessed against your fee for each business day thereafler.

. The fee for all services, including expensss, shall be 32,500, No sdditional charges

will be accepted or paid without prior written comsent of the undersigred.  Paymient
will be processed upon receipt and acceptance of this Report by the undersigned
authonzed representative of BayCoast Bank.

For inspection and pertinent information regarding the subyject property, the appraiser should
promptly contact:

BavCoast

S T
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= 25

It there 15 any difficulty reaching the above contact, scheduling an inspection on a timely
hasis, or ohaining any necessary information, please contact the undersigned as soon as
possible.

Pleaze sign and return o the undersigned s anmentnon a copy of this engagement letter to
acknow ledpge acceplance of the above lerms and conditions,

Smoerely,

&n&?ﬁﬁﬁm

Lindsay M. Bimmler

Commercial Filing Clerk & Appraisal Specialist Assistant
BayCoast Bank

330 Swansca Mall Drive

Swansca, MA 02777

(50%) 235-9542 Direct

Ihi lepd 5 ;

CommAppmnsal s@baycoasthunb com

Accepied and Apreed:

Docatarm .

Mart T. Frodas 1/6/27023

BLFFERDA BB ek

Mazk T. Freitas Apprugser Inc. Date
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November 13, 2023
To Whom Tt May Concern:
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FORM B - BUILDING

MASSACHUSETTS HISTORICAL COMMISSION
Office of the Secretary, State House, Roston

4. Map. Draw sketch of building location
in relation to nearest cross streets and
other buildings. Indicate north,

N X

e ) S\ ALih rreet

A
B

— )

=

L

ROT WRITE IN THIS BEPACE
IITSGS Quadrant

'MHE Photo no, —

(over)

SM=2=75=ROGLEES (20M=2576)

MNEPE.

in Area no, Form o,

1, Town Hew Bedford, HMass,
Address 549 County Street
Name Alfred Kempton
Present use private resldence and

funeral home
Present owner _Michael Anstin, Inc,
3. Description:
Date c. L850
Source N, B, Registry of Deeds
Btyle = Italianate
Architect unknown
Exterior wall fabric_clapboard
Dutbulldings (duanrihp]_rﬂﬂ_e______
Other features i
Altered _ Date
Moved No  Date

b. Lot size 14,165 sq. ft,

One acre or less X Over one ACPE

Approximate frontage 95 fr, s

Approximate distance of building from street
50 fe,

6. Recorded by Constance M, Lablanc
Organization N, B. P. 5,

Date October 1976




[ T

NGE 45
7. Original owner (if known) AlScod Kenpton
Original use private residence
Subsequent uses (if any) and dates funeral home
8. Themes (check as many as applicable) :l
Aboriginal Conservation Recreation ﬁ
Agricultural Edueation —_ Religion
Architectural X Exploration/ ~  Science/ ===
The Arts settlement imvention
Commerce X Industry Social/
Communication Military humanitarian
Community development Paolitieal Transportation

9. Historical significance (include explanation of themes checked above)

This Italianate house has a hip roof with center gabled dormers
and a sguare cupola. Elaborate paired brachet and wide frieze decorate
the overhanging roof line. Elaborate carved posts and pendant arches
form the supports for a full length verranda. Bracheted hoods are
found over the six over six windows,

Alfred Kempton was born in 1807 and died in N.B., in 1885. Ina
division of the Kempton lands in 1850 Alfred Kempton received that
1ot of land on the northwest corner of County and North Streets and it
was here that he built his mansion. This spot is also noteworthy for
it is here that three citizens of Bedford Village were killed during

the Revelutionary War.

10. Bibliography and/or references (such as local histories, deeds, assessor's records,
early maps, ete, )

Hew Bedford Registry of Deeds Book 20 Page 25
Assessor's Becords

New Bedford City Directories 1849-1855

Atlag of 1871
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COPY

MORTGAGE DEED
{To Secure Mote)

MORTGAGE (herein "Mortgage”) made as of the 28" day of February 2023, by and betwesn
YWCA OF SOUTHEASTERN MASSACHUSETTS, INC., a Massachusetts non-profit
corporation, having en address of 20 South Sixth Strest, New Bedford, Massachusetts 02740
{(whether one or more, herein “Mortgagor”), and BayCoast Bank, a savings bank organized and
existing under the laws of the Commonwealth of Massachusetts with an office at 330 Swansea Mall
Drive, Swansea, Massachusetts 02777 (herein “Mortgapee™).

Mortgagor is indebted to Mortgagee in the principal sum of EIGHT HUNDRED TWENTY
THOUSAND AND 00/100 ($820,000.00) DOLLARS, which indebtedness is evidenced by
Mertgagor's note dated February 28, 2023 (herein “MNote™), providing for payments of principal and
interest as provided therein.

To secure to Mortgagee (a) the repayment of the indebtedness evidenced by the Note, with
wterest thereon, and any and all extensions, modifications and renewals thereof and substitutions
therefore, (b) the payment of all other sums, with interest thereon, advanced in accordance herewith
to protect the security of this Mortgage, (c) the performance of the covenants and sgreements of
Mortgagor contained herein, in the Note and in all other documents, instruments and agreements
executed in connection therewith or as security therefore, and (d) the payment and performance of
all other indebtedness and liabilities whatsoeverof Mortgegor to Mortgagee, whether direet, indirect,
absolute or contingent, due or to become due, now existing or hereafter arising, including, without
limitation, all indebtedness and obligations evidenced by promissory notes, guarantees, overdrafts
and reimbursement agreements for letters of credit (other than indebtedness to which Title 1 of the
Consumer Credit Protection Act applies), Mortgagor hereby grants to Morigagee, with
MORTGAGE COVENANTS, the real property located at 549 County Street, New Bedford,
Massachusetts 02740 more particularly described in Exhibit “A"™ attached hercto.

TOGETHER WITH all improvements now or hereafter erected on said real property, and all
easements, rights, appurtenances and rents, and all fixtures now or hereafter attached to said real
property, all of which, including replacements and additions thereto, shall be deemed to be and
remain a part of the Property covered by this Mortgage (all of the foregoing, together with said real
property, hereinafier referred to as the “Property™).



Mortgagor covenants that Morigagor is the lawful owner of the Property, is lawfully seized
of the same in fes simple and has the right and power to mortgage, grant and convey the Property;
that the Property is free from all encumbrances, except the encumbrance(s), if any, identified on a
report of title to the Property delivered to Mortgagee in connection with this Mortgage; and that
Mortgagor will warrant and defead title to the Property against all claims and demands of all
persons, except as aforesaid.

Additional Covenants of Mortgagor and Mortgages:

1. Payment of Principal and Interest. Mortgagor shall pay when due all indebtedness

sccurcd hereby at the time or times and in the manner specified in the Note, this Mortgage or eny
other instrument or agreement evidencing such indebtedness.

2. Charges: Liens. Mortgagor shall pay when due all taxes, assessments, water and
sewer rates, and all other charges and liens of every nature which may be levied, assessed or
imposed upon the Property and, upon request, deliver receipts therefor to Mortgagee,

A, Preservation and Maintenance of Property. Mortgagor shall keep the Property in
Eood repair and shall not commit waste or permit impairment or deterioration of the Property, Ifthis

Morigage is on a unit in a condominium or a planned unit development, Mortgagor shall perform all
of Mortgagor's obligations under the declarations or covenants creating or governing the
condominium or planned unit development, the bylaws and regulations of the condominium or
planned unit development, and constituent documents.

4. Mortgagor's Obligations Under Senior Mortgage, Mortgagor shall pay when due all
sums secured by and shall perform and observe all of Mortgagors covenants and agreements under
any senior mortgage and any instrument secured by any senior mortgage. Mortgagor shall not alter,
amend or otherwise modify any senior mortgage or the repayment terms of the debt secured theraby
and shall not do or fail to do anything, which results in an increase in the amounts secured by any
senior mostgage.

3, Hazard Insurance. Mortgagor shall keep any improvements on the Property insured
against loss by fire, hazards included within the term “extended coverage”, and such other hazards as
Mortgagee shall specify from time to time by notice to Mortgagor, and in such amounts and for such
periods as Mortgagee may require. The amount of such insurance shall be in no event less than one
hundred percent (100%) of the full replacement value of the improvements on the Property, shall
include a standard mortgage clause in favor of Mortgagee, and shall require at least twenty (20) days’
written notice to Mortgagee prior to cancellation thereof. Mortgagor shall maintain general accident
and public hability insurance in such amounts as Mortgagee shall require, naming Mortgagee as
additional insured and requiring at least twenty (20) days' written notice to Mortgagee prior to
cancellation thereof. All amounts due under any insurance policies relating to the Property shall be
paid to the Mortgagee alone, to be applied first toward reimbursement of all reasonable eosts and
expenses of the Mortgagee in collecting such proceeds, and, at the option of the Mortgagee, either
toward payment of the indebtedness secured hereby, whether or not due and payable, or to the repair,
restoration, rebuilding or replacement of that part of the Property so damaged or destroyed under
such terms as Mortgagee shall deem appropriste, Mortgagee is authorized and is hereby appointed



Mortgagor covenants that Mortgagor is the lawful owner of the Property, is lawfully seized
of the same in fee simple and has the right and power to mortgage, grant and convey the Property;
that the Property is free from all encumbrances, excepl the encumbrance(s), if any, identified on a
report of title to the Property delivered to Morigagee in connection with this Mortgage; and that
Mortgagor will wamrant and defend title to the Property against all claims and demands of all
persons, except as aforesaid.

Additional Covenants of Mortgagor and Mortgagee:

1. Payment of Principal and Interest. Mortgagor shall pay when due all indebtedness
secured hereby at the time or times and in the manner specified in the Note, this Mortgage or any

other instrument or agreement evidencing such indebtedness.

:- Charges: Liens. Mortgagor shall pay when due all taxes, assessments, water and
scwer ratcs, and all other charges and liens of every nature which may be levied, assessed or
impased upon the Property &nd, upon request, deliver receipts therefor to Mortgagee,

3. Preservation aintenance of Property. Mortgagor shall keep the Property in
good repair and shall not commit waste or permit impairment or deterioration of the Property. Ifthis
Mortgage is on a unit in a condominium or a planned unit development, Mortgagor shall perform all
of Mortgagor's obligations under the declarations or covenants creating or poverning the
condominium or planned unit development, the bylaws and regulations of the condominivm or
planned unit development, and constituent documents.

4, Mortgagor's Obligations Under Senior Mortgage. Mortgagor shall pay when due all

sums secured by and shall perform and observe all of Mortgagor's covenants and agreements under
any senior mortgage and any instrument secured by any senior mottpage. Mortgagor shall not slter,
amend or otherwise modify any senior mortgage or the repayment terms of the debt secured thereby
and shall not do or fail to do anything, which results in an increase in the amounts secured by any
BEMIOr MOortgagme.

5 Hazard Insurance. Mortgagor shall keep any improvements on the Property insured
against loss by fire, hazards included within the term “extended coverage™, and such other hazards as
Mortgagee shall specify from time to time by notice to Mortgagor, and in such amounts and for such
periods as Mortgagee may require. The amount of such insurance shall be in no event less than one
hundred percent (100%) of the full replacement value of the improvements on the Property, shall
include a standard mortgage clause in favor of Mortgagee, and shall require at least twenty (20) days'
wrilten notice to Mortgages prior to cancellation thereof. Meortgagor shall maintain general accident
and public liability insurance in such amounts as Mortgagee shall require, naming Mortpapee as
additional insured and requiring at least twenty (2() days' written notice to Mortgagee prior to
cancellation thereof. All amounts due under any insurance policies relating to the Property shall be
paid to the Mortgagee alone, to be applied first toward reimbursement of all reasonable costs and
expenses of the Mortgagee in collecting such proceeds, and, at the option of the Mortgagee, either
toward payment of the indebtedness secured hereby, whether or not due and payable, or to the repair,
restoration, rebuilding or replacement of that pant of the Property so damaged or destroyed under
such terms as Mortgagee shall deem appropriate. Mortgagee is authorized and is hereby appointed



the true and lawful attorney irrevocable of Mortgagor to adjust and compromise any losses without
the consent of Mortgagor, to collect, receive and receipt for any amounts received in settlement of
losses, and to endorse Mortgagor's name upon any draft or check in payment thereof.

6. Condemnation, The proceeds of any award or claim for damages, direct or
consequential, in connection with any condemnation or other teking of the Property, or part thereof,
or for conveyance in liew of condemnation, are hereby assigned and shall be paid, subject to the
rights of the holder of any senior mortgage, to Mortgagee. Morigagor will not enter inte any
agreement for the taking of the Property, or any part thereof unless Mortgagee shall first have
consented thereto.

7. Protection of Mortgagee's Security. [f Mortgagor fails to perform the covensnisand

agreements contained in this Mortgage, or if eny action or proceeding is commenced which
materially affects Mortgagee's interest in the Properly, then Mortgagee, at Mortgaged's opfion,
without notice to Mortgagor, may take such action asis necessary to protect Mortgages’s interestand
disburse such sums as Morigagee in its sole discretion shall elect. Any amounts dishursed by
Mortgagee pursuant to this paragraph shall be payable upon demand, shall bear interest from the date
of disbursement at the rate provided for in the Note, and, with interest thereon, shall be secured by
the lien of this Mortgage. Nothing contained in this paragraph shall require Mortgages to incur any
expense or take any action hereunder,

8. Inspection. Mortgagee may make or cause to be made reasonable entries upon and
inspections of the Property, provided that Mortgagee shall give Mortgagor notice prior to any such
inspection,

9. Transfer of the Property: Assurances. Mortgagor shall not make, directly or
indirectly, any mortgage, pledge, hypothecation, sale, lease for more than one (1) year, assignment
or other transfer of the Property or any part thereof without the written consent of Mortgagss.

10.  Default; Acceleration. Upon Mortgagor's breach of any covenant or agreement of
Mortgagor contained herein, or if any representation or warranty made by Mortgagor to Mortgagee
herein shall prove to be false or misleading in any material respect when made, or if the Property or
any interest therein shall be conveyed, encumbered or otherwise transferred in any way, or if any
insurance required to be maintained hereunder shall be cancelled, terminated or lapae, or if any
portion of the Property shall be damaged, destroyed or condemned, or if any default or Event of
Default cccurs under any instrument or agreement now or hereafter secured by this Morigage
{(hereinatter an “Event of Default™), Mortgagee at Mortpagee's option may declare all of the sums
secured by this Morigage to be immediately due and payable without demand or notice. In the event
that any indebtedness secured hereby is evidenced by a note payable on demand, the forepoing
Events of Default shall be mapplicable to such indebiedness, and the only Event of Default
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the true and lawful attomey imevocable of Mortgagor to adjust and compromise any losses without
the consent of Mortgagor, to collect, receive and receipt for any amounts received in settlement of
losses, and to endorse Mortgagor's name upon any draft or check in payment thereof,

. Condemnation. The proceeds of any award or claim for damages, direct or
consequential, in connection with any condemnation or other taking of the Property, or part thereof,
or for conveyance in lieu of condemnation, are hereby assigned and shall be paid, subject to the
rights of the holder of any senior mortgage, to Mortgagee. Mortgagor will not enter into any
agreement for the taking of the Property, or any part thereof unless Mortgapee chall firet have
consented thereto.

7. Protection of Mortgapee's Security. [FMortgagor fails to perform the covenants and

agrecments contained in this Mortgage, or if any action or proceeding is commenced which
materially affects Mortgagee's interest in the Property, then Mortgagee, at Mortgages's option,
without notice to Mortgagor, may take such action as is necessary to protect Morigaged's interestand
dishurse such sums as Mortgagee in its sole discretion shall elect. Any amounts dishursed by
Mortgagee pursuant to this paragraph shall be payable upon demand, shall bear interest from the date
of disbursement at the rate provided for in the Note, and, with interest thereon, shall be secured by
the lien of this Mortgage. Nothing contained in this paragraph shall require Mortgagee to incur any
expense or take any action hercunder.

g Inspection. Mortgages may make or cause to be made reasonable entries upon and
inspections of the Property, provided that Mortgages shall give Mortgagor notice prior to any such

inspection.

9, Transfer of the Property: Assurances, Mortgagor shall not make, directly or
indirectly, any mortgage, pledge, hypothecation, sale, lease for more than one (1) vear, assignment
or other transfer of the Property or any part thereof without the written consent of Mortgagee.

10.  Default; Acceleration, Upon Mortgagor's breach of any covenant or agreement of
Mortgagor contained herein, or if any representation or warranty made by Mortgagor to Morigagee
herein shall prove to be false or misleading in any material respect when made, or if the Property or
any interest therein shall be conveyed, encumbered or otherwise transferred in any way, orif any
insurance required to be maintained hereunder shall be cancelled, terminated or lapse, or if any
portion of the Property shall be damaged, destroyed or condemned, or if any default or Event of
Default occurs under any instrument or agreement now or hereafler secured by this Mortgage
(hereinafter an “Event of Default™), Mortgagee at Mortgagee's option may declare all of the sums
secured by this Morigage to be immediately due and payable without demand or notice. In theevent
that any indebtedness secured hereby is evidenced by a note payable on demand, the foregoing
Events of Default shall be inapplicable to such indebtedness, and the only Event of Default

i



hereunder shall be the failure of Morgagor to pay such indebtedness in full after demand for
payment thereof is made by Mortgagee. If such note is modified at any time so that the obligations
evidenced thereby are payeble other than on demand, the foregoing Events of Default shall apply to
such note from and after the date of such modification.

11.  Remedies. Upon the occurrence of any Event of Default hereunder, Mortgagee shall
have the following rights, which rights shall be cumulative and not exclusive and in addition to any

other rights granted to Mortgagee under this Mortgage:

(a) Mortgagee shall have the right forthwith, at its election, to exercise any and all rights
and remedies available to it at law or in equity;

(b} Morigagee, al its option, without obligation to do so, withoutnotice to, or demand on,
the Mortgagor and without releasing Mortgagor from any liability under the Mote or this Morteage,
may make any payment or perform any act which the Mortgagor is obligated to pay or perform
under the terms of this Mortgage. In making any such payment or performing any such act, the
Mortgagee may incur any liability and expend whatever amounts it may deem necessary. All such
amounts, without notice or demand, shall be immediately due and payable to the Mortgagee by the
Mortgagor with interest thereon, to the extent permitted by law, at the lower of the maximum rate
permitted by law or five (5%) percent above the interest rate set forth in the Note, and shall be

secured hereby;

(e}  Mortgagee may, as a matter of ight, have a receiver immediately appointed for the
Property and the eamings, revenues, rents, issues, profits and other income thereof and therefrom,
with all such powers as the court making such appointment shall confer;

(d}  Mortgagee shall have the right to cause one or more appraisals of the Property to be
undertaken, the cost of all such appraizals to be bore by the Mortgagor; and

e) Mortgagee shall have the right forthwith, at its election, and without further notice or
demand (except s otherwise specifically provided in the Note or any docutnents, instruments or
agreements executed in connection therewith) and without the commencement of any action to
foreclose this Mortgage, to enter immediately upon and take possession of the Property without
further consent or assignment by Mortgagor, with the right to lease the Property, or any part thereof,
and to collect and receive all of the rents, issues and profits, and all other amounts past due or to
become due to Mortgagor by reason of its ownership of the Property and to apply the same, afterthe
payment of all necessary charges and expenses in connection with the operation of the Property
(including any managing agent's commission, at the option of Mortgagee), on accountof interest and
principal amortization under the Note, taxes, water and sewer charges, assessments and insurance
premiums with respect to the Property, and any advance made by Mortgages for improvements,
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hereunder shall be the failure of Mortgagor to pay such indebtedness in full after demand for
payment thereof 1s made by Mortgagee. If such note is modified at any time so that the obligations
evidenced thereby are payable other than on demand, the foregoing Events of Default shall apply to
such note from and after the date of such modification,

11.  Remedics, Upon the oceurrence of any Event of Default hereunder, Mortgagee shall
have the following rights, which rights shall be cumulative and not exclusive and in addition to any
other rights granted to Mortgages under this Montgage:

{a) Mortgagee shall have the right forthwith, at its election, to exercise any and all rights
and remedies available to it at law or in equity;

(b)  Mortgagee, atits option, without abligation to do so, without notice to, or demand on,
the Mortgagor and without releasing Mortgagor from any liability under the Note or this Mortgage,
may make any payment or perform any act which the Mortgagor is obligated to pay or perform
under the terms of this Mortgage. In making any such payment or performing any such act, the
Mortgagee may incur any liability and expend whatever amounts it may deem necessary, All such
amounts, without nofice or demand, shall be immediately due end payable to the Mortgagee by the
Mortgagor with interest thereon, to the extent permitted by law, at the lower of the maximum rate
permitted by law or five (5%) percent above the interest rate set forth in the Note, and shall be

secured hereby;

{c) Morigagee may, as a matter of right, have a receiver immediately appointed for the
Property and the earnings, revenues, rents, issues, profits and other income thereof and therefrom,
with all such powers as the court making such appointment shall confer;

(dy  Mortgagee shall have the right to cause one or more appraisals of the Property to be
undertaken, the cost of all such appraisals to be borne by the Mortgagor; and

{e) Mortgagee shall have the right forthwith, at its election, and without further notice or
demand (except as otherwise specifically provided in the Note or any documents, {nstruments or
agreements executed in connection therewith) and without the commencement of any action to
foreclose this Mortgage, to enter immediately upon and take possession of the Property without
further consent or assignment by Mortgagor, with the right to lease the Property, or any part thereof
and to collect and receive all of the rents, issues and profits, and all other amounts past due or to
become due to Mortgagor by reason of its ownership of the Property and to apply the same, after the
payment of all necessary charges and expenses in connection with the operation of the Property
{including any managing agent's commission, at the optionof Mortgagee), on account ofinterest and
principal amortization under the Note, taxes, water and sewer charges, assessments and insurance
premiums with respect to the Property, and any advance made by Mortgagee for improvements,
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alterations or repairs to the Property or on account of any other indebtedness hereby secured. And
Mortgagor hereby irrevocably appoints Montgagee as its attomey-in-fact to institute summary
proceedings against any lessee, lenant or other occupant of any portion of the Property who shall fail
to comply with the provisions of the Leasc or with any covenant, agreement or condition applicable
to the possession or occupancy of the Property by such lesses, tenant or other occupant. If Morgagor
or any other persons claiming by, through or under it, are occupying all or any part of the Property, it
ts hereby agreed that Mortgagor and such other persons shall either immediately surmeder
possession of the Property to Mortgagee and vacate the premises so occupied or pay a reasonable
rental for the use thereof, monthly in advance, to Mortgagee. Mortgagee shall be entitled to collect
all reazonable costs and expenses incurred in pursuing the remedies provided herein, includiog, but
not limited to, reasonable attorneys’ fees.

This Mortgage isupon the STATUTORY CONDITION and upon the further condition that
all covenants and agreements of the Morigagor contained herein, and in the Note, shall be kept and
fully performed, for any breach of which or upon the occurrence of an Event of Default, the
Mortgagee shall have the STATUTORY POWER OF SALE. Mortgagor will, upon Morigagee's
request, execute such deed or deeds confirmatory of such sale or sales as Mortgagee may deem
necessary or advisable. Any saleof the Property at public auction pursuant to the statutory power of
sale contained herein may be held upon the Property, or at such other place, if any, as may be
designated by Mortgagee.

12. Mortgagor Not Released: Forbearance by Morigagee Not a Waiver. No extersionof

time for payment or performance of the Note, this Mortgage or any other instrument or agreement
secured herehy granted by Mortgagee to Mortgagor shall operate to release, in any manner, the
liability of Mortgagor. Any forbearance by Mortgzagee in exercising any right or remedy hersunder
or otherwise afforded by applicable law shall not be a waiver of or preclude the exercise of any such
right or remedy.

i3, Successors and Assigns: Joint and Several Liahility; Co-Signers; Captions. The

covenants and agreements herein contained shall bind, and the rights hereunder shall inure to, the
respective heirs, personal representatives, successors and assigns of Mortgages and Mortgagor. In
the event there shall be more than one Mortgagor, all covenants and agreements of persons execating
this Mortgage as Mortgagor shall be joint and several. Any Morlgagor who signs this Mortgage but
does not exccute the Note (a) is signing this Mortgage to mortgage, grant and convey the
Mortgagor's interest in the Property under the terms of this Mortgage, (b) is not personally obligated
to pay the sums secured by this Mortgage in excess of the value of such Mortgagors interest in the
Property, (c) agrees that Mortgagee and any other Mortgagor may agree to extend, modify, forchear
or make any accommeedations with regard to the terms of this Mortgage or the Note without notice to
such Mortgagor and without such Mortgagor's consent, and (d) waives presentment, demand, protest,
notice of protest, notice of dishonor, noties of non-payment, and all other defenses available to a
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alterations or repairs to the Property or on account of any other indebtedness hereby secured, And
Mortzagor hereby irmevocably appoints Mortgagee as its attorney-in-fact to institute summary
proceedings against any lessee, tenant or other occupant of any portion of the Property who shall fail
to comply with the provisions of the Lease or with any covenant, agresment or condition applicable
to the possession or occupancy of the Property by such lessee, tenantor other occupant. [f Mortgagor
orany other persons claiming by, through or under it, are occupying all or any part of the Property, it
is hereby agreed that Mortgagor and such other persons shall either immediately sumender
possession of the Property to Mortgagee and vacate the premises so occupied or pay a reasonable
rental for the use thereof, monthly in advance, to Mortgagee. Mortgagee shall be entitled to collect
all reasonable costs and expenses incurred in pursving the remedies provided herein, including, but
not limited to, reasonable attorneys' fees.

This Mortgage is upon the STATUTORY CONDITION and upon the further condition that
all eovenants and agreements of the Mortgagor contained herein, and in the Note, shall be kept and
fully performed, for any breach of which or upon the occumrence of an Event of Default, the
Mortgagee shall have the STATUTORY POWER OF SALE. Mortgagor will, upon Morigagee's
request, execute such deed or deeds confirmatory of such sale or sales as Mortgapee may deem
neccssary or advisable. Any sale of the Property at public avction pursuant to the statutory power of
sale contained herein may be held upon the Property, or at such other place, if any, as may be

designated by Mortgagee.
12, Mortgagor Not Released: Forbearance by Mortgapee Not a Weiver. No extensionof

time for payment or performance of the Note, this Mortgage or any other instrument or agreement
secured hereby pranted by Mortgagee to Morigagor shall operate to release, in any manner, the
liability of Mortgagor. Any forbearance by Mortgagee in exercising any right or remedy hereunder
or otherwise afforded by applicable law shall not be a waiver of or preclude the exercise of any such
right or remedy,

13,  Successors and Assigns: Joint and Several Liability, Co-Signers; Captions. The
covenants and agreements herein contained shall bind, and the rights hereunder shall inure to, the
respective heirs, personal representatives, successors and assigns of Mortgagee and Mortgagor. In
the event there shall be more than one Mortgagor, all covenantsand agreements of persons executing
this Mortgage as Mortgagor shall be joint and several. Any Martgagor who signs this Mortgage but
does not execute the Note (a) is signing this Mortgage to mortgage, grant and convey the
Mortgagor's interest in the Property under the terms of this Mortgage, (b) is not personally obligated
to pay the sums secured by this Mortgage in excess of the value of such Mortgagor's interest in the
Property, (c) agrees that Mortgagee and any other Mortgagor may agree to extend, modify, forebear
or make any accommedations with regard to the terms ofthis Mortgage or the Note without notice to
such Mortgagor and without such Mortgagor's consent, and (d) waives presentment, demand, protest,
notice of protest, notice of dishonor, notice of non-payment, and all other defenses available to a
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surety, endorser or guarantor under applicabls law. The captions and headings of the paragraphs of
this Mortgage are for convenience only and are not to be used to interpret or define the provisions
hereof.

14.  Sccunty Agreement. References in this Section 14 to the “UCC™ are to the Uniform
commercizl code of the Commonwealth of Massachusetts. Terms defined in the UCC and not
otherwise defined in this Section 14 have the same meanings es defined in the UCC, If & term is
defined in Article 9 of the UCC and also in another Article of the UCC, the term defined in Article 9
shall control. It is the intent of the parties hereto that this instrument shall constitule a Secarity
Agreement within the meaning of the UCC with respect to all fixtures and other poods of Motteagor
now or hereafter loceted upon or affixed to the Property, and all replacements thereof, substitutions
therefor, additions thereto and proceeds (including insurance and condemnation proceeds) thereof
(hereinafter referred to collectively as the “Collateral™), and that a security interest shall attach
thereto for the benefit of the Mortgagee to secure the indebtedness evidenced by the Note and
secured by this Mortgage, and all other sums and charges which may become due hereunder or
thereunder. Mortgagor warrants and covenants that:

(a) Except tor the sccurity interest granted hereby, Mortgagor is, or upon
acquiring rights in &ny of the Collateral will be, the owner of the Collateral free from any other lien,
security interest or encumbrance; and Mortgagor will defend the security interest of the Mortgapee
in the Collateral against claims and demands of all persons at any time claiming the same or any
interest therein.

(b)  Nofinancing statement covering any Collateral is on file in filing office of any
State.

{e)  The Mortgagor irrevocably authonizes the Mortgagee at any time and from
time to time to file in any filing office of any State any initial financing statements and amendments
to financing statements indicating the Collateral in form and substance satisfactory to Secured Party.
The Mortgager shall, upon demand by the Morigagee, reimburse the Mortgagee for the Mortgagee's
reasomable costs and expenses of, and any filing or other fees or taxes incurred in, preparing and
filing any financing statements.

(d) In the Event of Default under this Mortgage and to the extent permitted by
law, the Morigagee shall have the option of proceeding as to both real and personal property in
accordance with its rights and remedies in respect of the real property.

(e}  Morigagee may exercise any and all other nghts of a secured party under the
ucc.,



surety, endorser or guarantor under applicable law. The captions and headings of the paragraphs of
this Morigage are for convenience only and are not to be used to interpret or define the provisions
hereof.

14, Security Agreement. References in this Section 14 to the “UCC™ are to the Uniform
commercial code of the Commonwealth of Massachusetts, Terms defined in the UCC and not
otherwise defined in this Section 14 have the same meanings as defined in the UCC. If a term is
defined in Article 9 of the UCC and also in another Article of the UCC, the term defined in Article 9
shall control. It is the intent of the parties hereto that this instrument shall constitute a Security
Agreement within the meaning of the UCC with respect to all fixtures and other goods of Mortgagor
now ot hereafter located upon or affixed to the Property, and all replacements thereof, substitutions
therefor, additions thereto and proceeds {including insurance and condemnation proceeds) thereof
(hercinafter referred fo collectively as the “Collateral™), and that a security interest shall attach
thereto for the benefit of the Mortgagee 1o secure the indebtedness evidenced by the Note and
secured by this Mortgage, and all other sums and charges which may become due hereunder or
thereunder. Mortgagor warrants and covenants that:

()  Except for the security interest granted hereby, Mortgagor is, or upon
scquiring rights in any of the Collateral will be, the owner of the Collateral free from any other lien,
security interest or encumbrance; and Mortgagor will defend the security interest of the Mortgagee
in the Collateral against claims and demands of all persons at any time claiming the same or any

interest therein.

(b) Mo financing statement covering any Collateral is on file in filing office of any
State.

(c) The Mortgagor irrevocably authorizes the Mortgagee st any time and from
time to time to file in any filing office of any State any initial financing statements and amendments
to financing statements indicating the Collateral in form and substance satisfactory to Secured Party.
The Mortgagor shall, upon demand by the Mortgages, reimburse the Mortgagee for the Mortpgagee's
reasonable costs and expenses of, and any filing or other fees or taxes incurred in, preparing and
filing any financing stalements,

(d)  Inthe Event of Default under this Mortgage and to the extent permitted by
law, the Mortgagee shall have the option of proceeding as to both real and personal property in
accordance with its rights and remedies in respect of the real property.

(e) Mortgagee may exercise any and all other rights of a secured party under the
UCC.



() The Mortgagor agrees that, without the prior written consent of the
Mortgagee, the Mortgagor will not remove or permit any of the Collateral to be removed from the
Property unless the same is immediately replaced with unencumbered fixtures or articles of personal
property, as the case may be, of a quality and value equal or superior to those which they replace.
All replacements, renewals, accessions and additions shall become and be imumediately subjectto the
security interest of this Mortgage and this Agreement and be covered thereby.

(g}  The Mortgagor shall, from time to time, on request of the Mortgagee, deliver
ta the Mortgagee an inventory of the Collateral in reasonable detail, including an itemizstion of all
items leased lo Mortgagor or subject to conditional bill of sale, security agreement or other title

retention agreement.

15.  Assiymment of Leases and Rentals, Mongagor hereby transfers, assigns and delivers
unio Morigagee all leases, subleases, occupancy agreements, licenses, concession agreements and all
other agreements or tenancies, however denominated, whether written or oral, now or hereafter
existing with respect to any portion or portions of the Property together with any amendments,
renewals or extensions thereof and all leases, subleases and tenancies in substitution therefor (all of
which are herein collectively referred to as the “Leases™); all rents and other payments of every kind
due or payable and to become due or payable to Mortgagor by virtue of the Leases, or otherwise due
or payable and to become due or payables to Mortgagor as the result of any use, possession or
occupancy of any portion or portions of the Property (all of which are herein collectively referred to
as the "rents”); and all right, title and interest of Mortgagor in and to all puarantees of any of the

Leases.

TOHAVE AND TO HOLD the Leases, the rents and said guarantees, together with all the
rights, privileges and appurtenances now or hereafier in any way belonging or pertaining thereta
{(singly and collectively, the *Assigned Leases™), unto Mortgagee, its successors and assigns, forever,
subject, however, to the terms and conditions as hereinafter provided:

{2}  Morigagor does hereby authordze and empower Mortgagee to collect therents
s the same shall become due and does hereby irrevoeably direct each and all of the lessees,
sublessees, tenants or other occupants of the Property to pay to Mortgagee, upon demand by
Mortgagee, the rents as may now be due or payable and/or shall hereafter become due or paysble.

(b} Mo such demand shall be made by Mortgagee, unless and until, there shall
have oceurred an Event of Default hereunder or under the Note and that, until such demand is made,
Mortgagor shall be authorized to collect or continue to collect the rents,

(e}  Mortgagor's right to collect or to continue to collect the rents as aforesaid,
shall not authorize collection by Mortgagor of any installment of rent or any other payment

T



(f) ~ The Mortgagor agrees that, without the prior written consent of the
Mortgages, the Mortgagor will not remove or permit any of the Collateral to be removed from the
Property unless the same is immediately replaced with unencumbered fixtures or articles of personal
property, as the case may be, of a quality and value equal or superior to those which they replace,
All replacements, renewals, accessions and additions shall become and be immediately subjectto the
secunity nterest of this Mortgage and this Agreement and be covered thereby.

(8)  TheMortgagor shall, from time to time, on request of the Mortgagee, deliver
to the Mortgagee an inventory of the Collateral in reasonable detail, including an itemization of all
items leased to Mortgagor or subject to conditional bill of sale, security agreement or other title
retention agreement.

15, Assignment of Leases and Rentals, Mortgagor hereby transfers, assigns and delivers

unto Mortgagee all leases, subleases, occupancy agreements, licenses, concession agreementsand all
other agreements or tenancies, however denominated, whether written or oral, now or hereafter
existing with respect to any portion or portions of the Property together with any amendments,
renewals or extensions thereof and all leases, subleases and tenancies in substitution therefor {all of
which are herein collectively referred to as the “Leases™); all rents and other payments of every kind
due or payable and to become due or payable to Mortgagor by virtue of the Leases, or otherwise due
or payable and to become due or payable to Mortgagor as the result of any use, possession or
occupancy of any portion or portions of the Property (all of which are herein collectively referred to
as the "rents”); and all right, title and interest of Mortgagor in and to all guarantees of any of the

Leases.

TO HAVE AND TO HOLD the Leases, the rents and said guarantees, together with all the
rights, privileges and appurtenances now or hereafler in any way belonging or pertaining thereto
(singly and collectively, the *Assigned Leases™), unto Morigapee, its successors and assigns, forever,
subject, however, to the terms and conditions as hereinafter provided:

(8)  Mortgagor does hereby authorize and empower Mortgapee to collect the rents
as the same shall become due and does hereby irrevocably direct each and all of the lessees,
sublessces, tenants or other occupants of the Property to pay to Mortgages, upon demand by
Muortgagee, the rents as may now be due or payable and/or shall hereafter become due or payable.

(b)  No such demand shall be made by Mortgagee, unleas and until, there shall
have occurred an Event of Default hereunder or under the Note and that, until such demand is made,
Mortgagor shall be authorized to collect or continue to collect the rents.

() Mortgagor's right to collect or to continue to collect the rents as aforesaid,
shall not authorize collection by Morigagor of any installment of rent or any other payment
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(exclusive of security deposits) more than one (1) month in advance of the respective dates
prescribed in the Leases or otherwise for the payment thereof without the written consent of

Mortgages,

(d)  No lessee, sublessee, tenant or other occupant of the Mortgaged Property
making any payment to Mortgagee pursuant to this Section 15 shall be under any obligastion to
inquire into or determine the ectual existence of any default claimed by Mortgagee.

(¢}  Mortgagor does herchy constitute and appoint Mortgagee, while this
assignment remains in full force and effect, imevocably, and with full power of substitution and
revocation, its true and lawful attomey, for it and in its name, place and stead, to enter and take
possession of the Property by actual physical possession withoutthe commencement of any action to
foreclose under this Morigage or to exercise any power of sale it may have hereunder and to do,
execute and perform any act, deed, matter or thing whatsoever that ought to be done, executed and
performed in and about or with respect to the Property as fully as Mortgagor might do; provided,
however, that this assignment shall in no respect operate to place upon Mortgagee any responsibility
or obligation to take any action whatsoever with respect to the operation, control, care, management
or repair of the Property and that any action taken or failure or refusal to act by Mortgagee shall be at
Mortgagee's election and without any liability on its part except for its willful misconduct, end
provided further that Mortgagee shall not exercise any of the above rights or powers until an Event
of Default shall have occurred hereunder,

(f) The Mortgagor will, from time to time, promptly upon demand, defiverto the
Mortgages a true and correct schedule of all Leases then in effect, showing the name of the tenant,
the space occupied, the rental rate and the expiration date of the term.

(g} Mortgagor will not, without in each case having obtained the prior written
consent of Mortgagee thereto, (i) cancel, terminate, or aceept any surrender of any Assigned Lease,
oramend or modify the same directly or indirectly in any respect whatsoever, or (i) agree or consent
to the assignment or subletting of any Assigned Lease without in each case having obtained the prior
written consent of Mortgagee.

16.  Governing Law. This Mortgage shall be governed by, and construed in accordance
with, the laws of the Commonwealth of Massachusetts, except to the extent that the validity or
perfection of the security interest(s) or remedies in Section 14 herein are governed by the law of
another jurisdiction.




(exclusive of security deposits) more than one (1) month in advance of the respective dates
prescribed in the Leases or otherwise for the payment thereof without the written consent of

Mortgapes.

(d) No lessee, sublessee, tenant or other occupant of the Mortgaged Property
making any payment to Mortgagee pursuant to thic Section 15 shall be under any obligstion to
inquire into or determine the actual existence of any default claimed by Mortgagee.

(e)  Mortgagor does hereby constitute and appoint Mortgagee, while this
assignment remains in full force and effect, irrevoeably, and with full power of substitution and
revocation, its true and lawful attomey, for it and in its name, place and stead, to enter and take
possession of the Property by actual physical possession withoutthe commencement of any action to
foreclose under this Mortgage or to exercise any power of sale it may have hereunder and to do,
execute and perform any act, deed, matter or thing whatsoever that ought to be done, execuled and
performed in and about or with respect to the Property as fully as Mortgagor might do; provided,
however, that this assignment shall in no respect operate to place upon Mortgagee any responsibility
or obligation to take any action whatsoever with respect to the operation, control, care, management
or repair of the Property and that any action taken or failure or refusal to act by Mortgagee shall be at
Morigagee's clection and without any lisbility on its part except for its willful misconduct, and
provided further that Mortgagee shall not exercise any of the above rights or powers until an Event
of Defaull shall have ocourred hereunder,

(f) The Mortgagor will, from time to time, promptly upon demand, deliverto the
Mortgagee a frue and comrect schedule of all Leases then m effect, showing the name of the tenant,
the space occupied, the rental rate and the expiration date of the term.

(g)  Mongagor will not, without in each case having obtained the prior written
consent of Mortgagee thereto, (i) cancel, terminate, or accept any surrender of any Assigned Lease,
or amend or modify the same directly or indirectly in any respect whatsoever, or (ii) agree or consent
to the assignment or subletting of any Assigned Lease without in each case having obtained the prior
written consent of Mortgages.

6.  Coveming Law. This Martgage shall be governed by, and construed in accordance
with, the laws of the Commonwealth of Massachusetts, except to the extent that the validity or
perfection of the secunty interest(s) or remedies in Section 14 herein are governed by the law of
another junisdiction.



IN WITNESS WHEREOF, Mortgagor has executed this Mortgage as a sealed instrument as
of the date first above written.

WITNESS:

MORTGAGOR:

YWCA of Southeastern Maszachusetls, Inc.

By:

Witness Lindsay Carter-Monteiro, President

and Authorized Signatory

COMMONWEALTH OF MASSACHUSETTS

Bristol, ss. February 28,2023

Then personally appeared the above-named Lindsay Carter-Monteiro, Presiden! and
Authorized Signatory, proved to me through satisfactory evidence of identification, which was a
Massachusetts Driver’s License, to be the person executing the foregoing instrument, and she
acknowledged said instrument by her so executed to be her free act and deed, as President, on behalf
of YWCA of Southeastern Massachusetts, Inc., before me

Notary Public
My Commission Expires:



IN WITNESS WHEREOF, Mortgagor has executed this Mortgage a5 a sealed instrument as
of the date first above written

WITMESS:
MORTGAGOR:
YWCA of Southeastern Massachusetts, Inc.

(—

et 1K By: Y WAL
Witness Lindsay Carter-Monteiro, President

and Authonzed Signatory

COMMONWEALTH OF MASSACHUSETTS
Bristol, s5. February 28, 2023

Then personally appeared the above-named Lindsay Carter-Monteiro, President and
Authorized Signatory, proved to me through satisfactory evidence of identification, which was a
Massachusetts Driver's License, to be the person executing the foregoing instrument, and she
acknowledged said instrument by her so executed to be her free act and deed, as President, on behalf
of Y'WCA of Southeastern Massachusetts, Inc., before me ———

g (1] | Notary Public ™~
My Commission Expires: -’—'r-i s _ 1}]7

as J. Mathiew, ESQ-
Thom gl




EXHIBIT “A™
RE: 549 County Street, New Bedford, MA 02740

the land in said New Bedford, Bristol County, Massachusetts, with all buildings thereon, bounded
and described as follows

PARCEL ONE:

Beginning at the northeast cornet thereof at point formed by the intersection of the south
line of Morth Street with the west line of County Street;

thence southerly in said west line of County Street ninety-five and 36/100ths {95.36) feet
to land of parties unknown, formerly of William G. Taber;

thence westerly in line of last-named land one hundred and fifty (150) feet to land now or
formerly of Francis 1. Glasgow;

thence northerly in line of last named land ninety-three and 60/100ths (93.60) feet to said
south line of Morth Street; and

thence easterly in said south line of North Street one hundred and fifty (150) feet to the
place of beginning.

Containing fifty-two and 3/100ths (52.03) square rods, more or less.
PARCEL TWO:

BEGINNING at a stone post at a point in the west line of County Street distant therein ninety-five
and 72/100ths (95.72) feet the north line of Mill Street, (it being the southeast corner of land
formerly of said Helen E. Austin, sole, conveyed by First National Bank of New Bedford, Trustee,
by deed dated May 7, 1941, and recorded in Bristol County 5.D. Registry of Deed, Book 839,
Page 41;

thence westerly by said Helen E. Austin land seventy-eight and 4/100ths (78.04) feet to a corner;

thence southerly by other land of Abraham Epstein ninety-four and 73/100ths (94.73) feet to the
north line of mill Street;

thence easterly by said north line of Mill Street seventy-nine and 34/100ths (79.34) feet to a Stone
post at the intersection of Mill and County Streets; and

thence northerly by said County Street ninety-five and 72/100ths (95,72) feet to the point
of beginning,

Containing twenty-seven and 52/100ths (27.52) square rods, more or less.

FOR TITLE see Deed recorded herewith in the Bristol County (S.D.) Registry of Deeds,



COPY

CONDITIONAL ASSIGNMENT OF LEASES AND RENTS

THIS ASSIGNMENT OF LEASES AND RENTS (thiz "Assignment") made and
delivered this 28" day of February 2023, by YWCA OF SOUTHEASTERN
MASSACHUSETTS, INC,, a Massachusetts non-profil corporation, having an address of 20
South Sixth Sireet, New Bedford, Massachuseits 02740 (hereinafter referred w as the
"Assignor"), to BAYCOAST BANK, a savings bank organized and existing under the laws of
the Commonwealth of Massachuseits with an office at 330 Swansca Mall Drive, Swansea,
Massachusetts 02777 (hereinafter referred to as the "Assignee");

WITNESSETH:

The Assignor, in consideration of the sum of ONE DOLLAR ($1.00) cash, in hand paid,
and other good and valuable consideration paid by the Assignee, the receipt and sufficiency of
which are hereby acknowledged, does hereby ASSIGN, TRANSFER and SET OVER unto the
Assignee, its successors and assigns, the following:

A All right, title and interest of the Assignor in, to and under all lease agreements,
operating agreements and other instruments which cover or affect all or any portion of the
land located at 549 County Street, New Bedford, Massachusetts 02740 (hereinafter
referred to as the "Land") described in Exhibit *A™ attached hereto and made a part
hereof, or the improvements located or to be located thereon (such land, together with
any and all such improvements being hereinafter collectively referred to as the
"Premises”); together with all modifications; renewals and extensions of such lease
agreements, operating agreements and other instruments and all other present or future
oral or written lease agreements and operating agreements that may be entered inta by the
Assignor which cover or affect all or any portion of the Premises (such lease agreements,
operaling agreements, other instruments, renewals and extensions being hercinafier
collectively referred to as the "Leases" and each individually as a "Lease");

B, All rents, income and other benefits to which the Assignor may now or hereafier be
entitled under the terms of the Leases; and

C. Any and all guaranties (“Guaranties™) of the obligors’ performance under any of the
Leases,



Specifically, but in no way limiting the generality of the foregoing, the Assignor hereby
assigns, transfers and sets over unto the Assignee all right, title and interest and all rents, income
and other benefits in, to and under the Leases and Guaranties referred to herein and made a part
hereof.

This Assignment is made by the Assignor as additional security for the payment and
satisfaction of the following obligations of the Assignor: (a) the indebtedness evidenced by a
certain Term Note (hereinafter referred to as the "Note™) dated February 28, 2023 in the original
principal amount of EIGHT HUNDRED TWENTY THOUSAND AND 00/100 ($820,000.00)
DOLLARS made by Assignor and pavable to the order of the Assignee, with interest at the rate
or rates therein provided, both principal and interest being payable as therein provided, and all
other notes given in substitution therefor or in renewal or extension thereof, in whole or in part
(such Mortgage Note, as modified from time to time, and all other notes given in substitution
therefor or renewal or extension thereof, in whole or in part, being hereinafler called the "Note™);
and (b) all indebtedness incurred or arising pursuant to the provisions of the Mortgage Desd
executed by the Assignor on even date herewith and any and all other instruments securing the
payment of the indebtedness evidenced by the Note; (as modified from time to time, the
instruments referred to in this clause (b) hereof being hereinafter referred to as the "Security
Instruments"}, SUBJECT, HOWEVER, to the terms, provisions and conditions herein set forth.

1. The Assignor hereby covenants and warrants unto the Assignee (a) that the Assignor,
subject to the rights of others provided in the instruments described as restrictions in the
description of the Land on Exhibit *A™ attached hereto and made & part hereof, (i) has full title
to, and full right to assign, the Guaranties, the Leases and the rents, income and other benefits
which become due and payable thereunder, (i) has not executed any prior assignments of the
Guaranties, the Leases or the rents, income and other benefits which become due and pavable
thereunder; and (iii) has performed no act or executed any other instrument which might prevent
the Assignee from enjoying and exercising any of its rights and privileges evidenced hereby;
{b) with respect to each of the Leases presently in effect (i) the Laase is valid and enforceable
and is in full force and effect; {ii) the Lease has not been modified or any provision thereof
waived; (1ii) the lessee is not in default under the terms of the Lease; and (iv) the lessee has no
claim or offset under the Lease against rents or charges dus or to become due thereunder;
provided, nevertheless, that the foregoing clause (b) shall be for the benefit of the Assignee only
and shall not be deemed to affect the rights of the Assignor with respect to any such lease or
against any lessec thereunder; and (c) with respect to each of the Guarantes, the Guaranties are
in full force and effect and are not subject to any claims or offsets by the guarantors thereunder,

2. The Assignor agrees that, so long as the indebtedness evidenced by the Note shall remain
unpaid, the Assignor shall not, without the prior writien consent of the Assignee, {a) further
assign the Guaranties, the Leases or the rents, income and other benefits which become due and
payable thereunder; or (b) enter into any agreement or do any act to amend, modify, ¢xtend,
rescind, terminate or cancel, accept the surrender of, subordinate, accelerate the payment of rent
of, or change the terms of any renewal option of any of the Guaranties or any of the Leases; or
(¢} consent to the release of any party liable under any of the Guaranties or any of the Leases or
to the assignment of the lessces' interests in any of the Leases, or consent to any sublease; and



any such act, if done or permitted to be done without the prior written consent of the Assignee,
shall be null and void.

3. The Assignor covenants with the Assignee (i) to observe and perform all the obligations
imposed upon the lessors under the Leases and not to do or permit to be done anything to impair
the security thereof, and to execute and deliver at the request of the Assignee all such further
assurances and assignments in the premises covered by the Leases as the Assignee shall from
time to time require; (ii) to appesr in and defend any action growing out of, or in any manner
connected with, any of the Leases or the obligations or liabilities of the Assignor as landlord or
of the tenant or guarantor thereunder; and {iii) to enforee, short of termination, the performance
and observance of cach and every covenant and condition of the Leases to be performed or
observed by the tenant thereunder. The Assignor shall furnish to the Assignee, within three (3)
days after the receipt thereof, or the mailing or service thereof by the Assignor as the case may
be, a copy of each notice which the Assignor shall give to or receive from any tenant under any
of the Leases. The Assignor shall, upon request from the Assignee, furnish the Assipnor with
five (5) days after such request, true and complete copics of all Leases then in effect,

4. Until default in the payment of any of the installments of principal or interest, or both,
provided for in the Note, or until default under any of the Security instruments, or until breach by
the Assignor of any of the covenants or warranties made by the Assipnor in this Assignment, the
Assignor shall be entitled, and is hereby granted a license, to collect, use and enjoy all rents,
income and other benefits which become due and payable under the Leases, but not more than
one (1) manth in advance. All rents, income and other benefits payable under the Leases and all
amounts payable under the Guaranties, which are collected by the Assignor whether before or
after such default, shall constitute a trust fund for payment of all amounts due under the Security
Instruments and the Mote, including, without limitation, principal and interest, taxes assessments,
insurance premiums, maintenance and utility charges, relating to the premiscs, and the Assignor
shall use and apply such rents, income, benefits and amounts in such fashion before using the
same for any other purpose. If an Event of Default (as defined in the Note) shall have occurred,
the Assignee shall have the night (i) to enter upon and take possession of the premises described
in the Leases for the purpose of collecting said rents, income and other benefits, (ii) to dispossess
by the usual summary proceedings any tenant defaulting in the payment thereaf to the Assignes,
(iii) to let said premises or any part thereof, and (iv) to apply said rents, income and other
benefits, after payment of all necessary charges and expenses, toward the payment of principal,
interest, reasonable attorneys’ fees and other indebtedness under the Note and any of the Security
Instruments, in such order as the Assignee in its discretion may elect. A written demand by the
Assignee on each lessee for the payment of rents, income and other benefits which become due
under the Leases, after the occurrence of any default or breach of the Assignor claimed by the
Assignee, shall be sufficient to warrant and require such lessee to make all future payments of
such rents, income and other benefits directly to the Assignee without the necessity for further
consent by the Assignor. Each such lessee shall be entitled to rely upon a written demand by the
Assignee for such payment and shall be fully protected from all claims by the Assignor for all
payments made to the Assignee after receipt of such written demand. The Assignor hereby
authorizes the Assignee to give notice in writing of this assignment at any time to any lessec
under any of the Leases.



5. All bonds and security provided for under all Leases in effect at any time to be furnished
to the Assignor under the terms of any Lease shall, at the request of the Assignee, be depaosited in
an inferesl-bearing account & bank or other financial institution approved in writing by the
Assignee. The Assignor shall deliver to the Assignee upon request an undertaking by such bank
or other financial institution stating that it will not disburse any monies from such account
without the prior written consent of the Assignee in each instance (which consent shall not be
unreasonably withheld if (i) the Assignor affirmatively demonstrates that the Assignor is entitled
to receive a portion of such monies under the terms of the Lease pursuant 1o which such portion
was deposited and under applicable law, and (i) the Assignor is not then in default beyond any
applicable ¢ure period, under this Assignment or under the Mote or Mortgape) unless such
disbursement is made directly to a tenant pursuant to the terms of such tenant's Lease or
applicable law.

6. The acceptance of this Assignment and the collection of rents or the payments under the
Leases hereby assigned shall not constitute & waiver of any rights of the Assignee under the
terms of the Note or the Security Instrument. The receipt by the Assignes of any rent, income or
other benefits which become due under the Leases pursuant 1o this instrument after the institution
of foreclosure proceedings under any of the Security Instruments shall not cure such default or
affect such proceedings or any sale pursuant thereto. No waiver by the Assignee of any breach
by the Assignor of any covenant or condition contained herein, nor any failure by the Assignee
to exercise any right or remedy in respect of any breach hereunder, shall constitute & waiver or
relinquishment for the future of any such covenant or condition or of any subsequent breach of
any such covenant or condition, ov bar any right or remedy of the Assignee in respect of any such
subsequent breach. Any action of the Assignee hereunder shall not constitute a waiver of or be
deemed to cure any default by the Assignor hereunder or under the Note or any of the Security
Instruments, &nd shall not affect or prejudice any other rights or remedies of the Assignee which
other rights or remedies may be exercised by the Assignee prior to, concurrently with or
subsequent to action hereunder; and any action by the Assignee under the Note or any of the
Security Instruments, or the release of any party liable thereunder, or any extension or
indulgence with respect thereto, shall not affect or prejudice the Assignee's rights hereunder.

7. Anything to the contrary notwithstanding, the Assignor hereby assigns to the Assignee
any awards made hereafter to it in any court procedure involving any of the lessees under the
Leases m any bankruptey, insolvency or reorganization case or proceedings in any sfate or
federal court, including any and all payments made by such lessees in licu of rent. The Assignor
hereby appoints the Assignee as its irrevocable attomey-in-fact to appear in any action and to
collect any such award or payment.

8. The assignee shall not be liable for any loss sustained by the Assignor resulting from the
Assignee's failure to let the premises described in the Leases after default or from any other act
or omission of the Assignee in managing the premises described in the Leases after default. The
acceptance of this assignment shall not be deemed to impose upon the Assignee any of the
obligations or duties of the Assignor provided in any of the Leases, and the Assignor shall
comply with and observe its obligations as landlord under all Leases, The Assignor shall and
does hereby agree to indemnify the Assignee for, and to hold the Assignee harmless from, any
and all liability, loss or damage which may or might be incurred under the Leases or under or by



reason of this instrument and from any and all claims and demands whatseever which may be
asserted against the Assignee by reason of any alleged obligations or undertakings on its part to
perform or discharge any of the terms, covenants or agreements contained in the Leases. Should
the Asgignee incur any such liability under the Leases or under or by resson of this instrument or
in defense of any such claims or demands, the amount thereof including costs, expenses and
reasonable attorneys' fees shall be secured hereby; and the Assignor shall reimburse the Assignee
therefor immediately upon demand, failing which the Assignee may, at its option, declare all
indebtedness secured by the Note and by the Security Instruments to be immediately due and
pavable,

9. Nothing containcd herein, and no act done or omitted by the Assignee pursuant to the
powers and rights granted it hereunder shall be deemed to be a waiver by Assignee of its rights
and remedies under the Note and the Security Instruments, and this Assignment is made and
accepted without prejudice to any of the rights and remedies possessed by the Assignee under the
terms of the Note and the Security Instruments. The right of the Assignee to collect the principal
sum of and interest on the Note and to enforce any other security therefor held by it may be
exercised by the Assignee either prior to, simultaneously with or subsequent to any action taken
by it hereunder.

10. Violation of any of the covenants, representations and provisions contained herein by the
Assignor shall be deemed a default under the terms of the Note and the Security Instruments.

11. Default by the Assignor under any of the terms of the Leases assigned herein shall be
deemed a default under the terms of the Note and the Security Instruments. Any expenditures
made by the Assignee in curing such a default on the Assignor’s behalf, with interest thereon at
the Default Rate set forth in the Mortgage, shall become part of the debt secured by this
Assignment.

12, In the event that any of the covenants, agreements, terms or provisions contained in this
Assignment, the Note or any of the Security Instruments shall for any reason be invalid, illegal or
unentorceable, in whole or in part or in any respect, or in the evenl that any such covenants,
agrecments, terms or provisions shall operate, or would prospectively operate to invalidate this
Assignment, the Note or any of the Security Instruments, then, and in any such event, such
covenants, agreements, terms or provisions only shall be deemed to be null and void and of no
force and effect, and the wvalidity, legality and enforceability of the remaining covenants,
agreements, lerms or provisions contained in this Assignment, the Note and the Security
Instruments shall remain operative and in full force and effect and shall in no way be affected,
prejudiced or disturbed.

13, The full payment and performance by the Assignor of the obligations set forth in the
Note and the Security Instruments and the duly recorded satisfaction or release thereof or shall
render this Assignment automatically void with respect to the property deseribed in any such
satisfaction, release or reconveyance.



14. The terms, provisions, representations and warranties herein contained shall be binding
upon the Assignor and the respective heirs, administrators, executors, personal representatives,
successors and assigns of the Assignor, as well as any subsequent owner of the Premises, and
shall inure to the benefit of the Assignee, its successors and assigns.

15. This Assignment is intended to be supplementary to and not in substitution for or in
derogation of any assignment of rents contained in the Security Instruments,

16. All notices to any party hereto shall be hand-delivered or sent by first class mail, postage
prepaid, to the addresses set forth previously herein.

17. THE ASSIGNOE, [RREVOCABLY WAIVES ALL RIGHT TO A TRIAL BY JURY IN
ANY PROCEEDING HEREAFTER INSTITUTED BY OR AGAINST THE ASSIGNOR OR
ANY GUARANTOR OR OTHER SURETY OR ARISING OUT OF THIS AGREEMENT,
THE NOTE, THE SECURITY INSTRUMENTS, THE LAND OR ANY LOAN DOCUMENTS,
INSTRUMENT OR AGREEMENT EVIDENCING, GOVERNING OR SECURING THE
NOTE.

IN WITNESS WHEREOF, the Assignor has executed this Assignment or caused this
Assignment to be executed by its undersigned officer hereunto duly authorized, all as of the day
and year firat above written,

Wilnessed by: ASSIGNOR:
YWCA of Southeastern Maszachuszets, Inc.

'ﬂfif"ﬁ' ﬁv M‘? By: f’: 'ﬁj" ?& ..—J | [ A

Witness Lindsay Carte -Munteim, President
and Authorized Signatory

COMMONWEALTH OF MASSACHUSETTS
Bristel, ss. February 28, 2023

Then personally appeared the above-named Lindsay Carter-Monteiro, President and Authorized
Signatory, proved to me through satisfactory evidence of identification, which was a
Massachusetts Driver's License, to be the person executing the foregoing instrument, and she
acknowledged said instrument by her so executed 1o be her deed, as President, on
behalf of YWCA of Southeastern Massachusetts, Inc., befafe me

; Motary I-'uI:TEl:ic
My Commission Expires: Ll Lo Ff-'i?

Thomas J. Mathieu, Esq.
Wedary Public
COMMORWEALTH OF WASRACHUSETTSS

My Commission Expines
Fabadary 18, 2028




EXHIBIT “A"
TO
CONDITIONAL ASSIGNMENT OF LEASES AND RENTS
FROM
YWCA OF SOUTHEASTERN MASSACHUSETTS, INC.
TO
BAYCOAST BANK

ipti d Permitted Encumbrances
RE: 549 County Street, New Bedford, MA 02740

the land in said New Bedford, Bristol County, Massachusstts, with all buildings thereon,
bounded and described 25 follows:

FARCEL ONE:;

Beginning at the northeast comet thereof at point formed by the intersection of the south
line of North Street with the west line of County Street;

thence southerly in said west line of County Street ninety-five and 36/100ths (95.36)
feet 1o land of parties unknown, formerly of William G. Taber;

thence westerly in line of last-named land one hundred and fifty (150) feet to land now
or formerly of Francis J. Glasgow;

thence northerly in line of last named land ninety-three and 60/100ths (93.60) feet 1o
said south line of North Streer; and

thence easterly in sa2id south line of North Street one hundred and fifty (150) feet to the
place of beginning.

Containing fifty-two and 3/100ths (52.03) square rods, more or less.
PARCEL TWO:

BEGINNING at a stone post at a point in the west line of County Street distant therein ninety-
five and T2/100ths (95.72) feet the north line of Mill Street, (it being the southeast corner of land
formerly of said Helen E. Austin, sole, conveyed by First National Bank of New Bedford,
Trustee, by deed dated May 7, 1941, and recorded in Bristol County S.D. Regisiry of Deed,
Book 839, Page 41;

thence westerly by said Helen E. Austin land seventy-cight and 4/100ths (78.04) feet to a corner;

thence southerly by other land of Abraham Epsiein ninety-four and 73/100ths (94.73) feet to the
north line of mill Street;



thence casterly by said north line of Mill Street seventy-nine and 34/100ths (79.34) feet 1o a
stone post at the intersection of Mill and County Streets; and

thence northerly by said County Street ninety-five and 72/100ths (95.72) feet 1o the
point of beginning.

Containing twenty-seven and 52/100ths (27.52) square rods, more or less.

FOR TITLE see deed recorded herewith.

Permitted Encumbrances

Subject to an outstanding Notice of Decision on Zoning Special Permit Decision (to allow &
rooming house) by the City of New Bedford, Zoning Board of Appeals dated January 7, 2008
and recorded on January 30, 2008 in the Bristol County (S.D.) Registry of Deeds in Book §930,
Page 288,



Internal Revenue Service Depariment of the Treasury
District Director

P, 0. Box 2508
Cincinnati, OH 45201

Date: Seplember 9, 1999 Person to Contact:
Slephania Broach-Camp 31-04022
Customer Service Representative
YWCA of Southeastem Massachusetis Telephone Number:
20 South Sxth Sirest B77-B28-5500
MNew Bedford, MA, 02740 Fax Number:
513-684-5936
Fedoeral identification Number:
04-2104747
Accounting Pariod Ends:
Junes 30
Dear Sir or Madam:

We have received the copy of the Articles of Amendment filed with the Commanweaitn of
Massachusetls, on Jmulg 26, 1395 indicating that your name has bean changed from New
Bedford Young Women's Christian Assodation to the name shown above.

In June 1935 we issued a detarmination letter that recognized your organization as exempt
fram federal income tax under section 1u1mﬂmmwmmaa¢mn (row
sacton 601(c)3) of the Inlemnal Revenue Code of 18868). That determination letier is still In
effect.

We classified your organization as a publicly supported organization, and nat a private
foundation, because It s described in section 509(a)2) of the Code. This classification was

based on the assumption that yvour arganization's oparations would continue as siated In the
application. If your organization’'s purposes, character, method of oparations, or sources of
support have changed, please let ug know so we can consider the effact of the change on tha
onganizaton's axempt stalus and fowndation sterbus.

Your organdzation Is required (o file Form 880, Retum of Onganization Exempt from Income
Tax, only if its gross recespls each year are normally mone than $25,000. If @ retum s
required, t must be filed by the 16th day of the fifth month after the end of the organization’s
annual accounting period. The law imposes a penalty of $20 a day, up to & maximum of
$10,000, when a retum Is fled (ate, uniess thers is nasonabie cause for the deiay.

As of January 1, 1884, your arganization is liable for taxes under the Federal |nsurance
Coniributions Act (soclal security taxes) on remuneration of $100 or more the organizaton
pays to each of Itz employeas during a caiendar year. There is no llabllity for the tax imposed
under the Federal Unemployment Tex Act (FUTA)

Crganizations bhat are nol private foundations are not subject to the axcise laxes wwder
Chapter 42 of the Cote. However, these organizations are not automatically exempt from

othér hederal exclse taves, i you have any questions sboul excise, employment, or other
foderal faxes, please ol us know,



YWCA of Southeastem Massachusetls
O4-2 104747

Donos may deduct contributions to your organization as provided In section 170 of the Code

Bequests, lagacios, devises, lransfers, or gifts o your onganization or for its use ame deductible
for fedecal estate and gift tax purposes if they meel the applicable provisions of sacions 2055,
2106, and 2522 of the Code.

Your erganization is net required to fle federal income tax réfums uriess i is subject io the tax
on unralated business income undar section 511 of the Code, If your organization is subsect to
this tax, it must fle an income tax refum on Form 080-T, Exempt Omaniration Business
income Tax Retum. [n this lefter, we ane not delermining whether any of your oganization's
prisant or propoged aclvibies are unrelated trado or business & defined in gection 513 of the

Code.

The law requires you to make you oiganization’s annyal return availabie for pubilic inspection
without charge for three years after the due date of the retum. If your organization had @ copy
of its application for recognitan of exemplion on July 185, 1987, K Is also required o make
aveilable for publc inspection a copy of the exemption epplcation, any SUppoiing documents
and the exempiion lether b ery individual who requests such documeanis in parson orim
wriing. You can charge only a measonable foe for reproducton end actual postage cosis for
the capied materiais. The law doss not require you 1o provide copies of public inspection
documents that are widely availabie, such as by posting them on the intemet (World Wide
Web). You may be fable for a penalty of 20 a day for each day you do not make thase
documants aveilable for public ingpaction (up lo a maxdmum of $10,000 In the case of an

annual retum),

Bacausa thia letter could help resohye any guestions about your crganizaion’s exempl slaius
and foundation siatus, you should keap It with the permanent records of the onganization.

If you have quastions, please call us atihe telephone number shown in the heading of this
lgtar.

Sincerely,
!@M

C Ashley Bulerd
Distriot Director



JState Howse, WBostorn, Massachusetlts 02755

William Francis Galvin
Secretary of the

Commonwealth

Date: September 08, 2023

To Whom It May Concern :
I hereby certify that
YWCA OF SOUTHEASTERN MASSACHUSETTS, INC.
appears by the records of this office to have been incorporated under the General Laws of this
Commonwealth onMay 17, 1911 (Chapter 180).

I also certify that so far as appears of record here, said corporation still has legal existence.

In testimony of which,
I have hereunto affixed the
Great Seal of the Commonwealth

on the date first above written.

Diiloaii Pt fritloten

Secretary of the Commonwealth

Certificate Number: 23090104830

Verify this Certificate at: http://corp.sec.state.ma.us/CorpWeb/Certificates/V erify.aspx
Processed by: bod



studioZsustain

architects consultants environmental evangelists

PROPOSAL

Architecture Services: YWCA — Accessible Access, Bathroom, Kitchen and Site:
Date: 17 April 2023

To: Gail Fortes, Executive Director, YWCA Southeastern, Massachusetts
From: Kathryn Duff RA CPHC PHIUS, Founder & Director, studio2sustain inc
Project: 549 County Street Renovation

RE: Proposal — Architecture Services: Access & Fire Safety Upgrades

Dear Gail,

Thanks for reaching out to studio2sustain inc regarding
renovating the rooming house at 549 County Street. s
What a terrific addition to the YWCA portfolio of -~ -
properties! The location, site, historic integrity and scale ,

of the building are significant. The building appears to be ‘ :

in great condition, and the layout should transition well. e 55 'tl. l‘l‘” 1‘1‘
Because the historic fabric is intact, any work will need to -",‘% - 5
accommodate and celebrate the historic integrity of the el 3

building and site. ;

We are thrilled to provide a proposal to assist YWCA with
this renovation.

studio2sustain has experience with historic renovations on
projects of all scales, and we welcome an opportunity to
help the YWCA get this project occupied and functional.
We understand that the YWCA needs to provide handicap
access to the building, a residential unit, and common
areas located on the accessible first floor. The site will
require an accessible route, including a handicap
designated parking space and path to an accessible
entrance door and corridor. The existing common areas of
Laundry, Bathroom and Kitchen-Living areas are spacious
and appear able to accommodate accessibility as
required under the Commonwealth of Massachusetts
Architectural Access Board (AAB).

The 19th century was a robust period for the port city of
New Bedford, and the house at 549 County Street is a
reminder of our prominence and our resilience. The
YWCA will be building upon a proud history while
building a proud legacy of service and shelter for the
women of New Bedford. In addition to access, we will
assist with the installation of a fire suppression system
that will add safety to an historic structure. studio2sustain
inc welcomes an opportunity to assist with this project —
making a great building even better!

Fathwyn Duff RA Prancigol 412 County Street  New Bedford MACGZTA0 508 9995145p S03 95951831 kathryn@stutioZsustam.cor



studioZsustain

architects consultants environmental evangelists

A summary of our architecture services:

s2s Architecture Services: 549 County Street Accessibility

Services: Description: Fees:
House & Site Access — Design & Permitting: | s2s will document the site, areas of | $10,000.00
= Accessible route - site building effected. We will provide
= Accessible Entrance drawings & details of necessary
= Accessible Rooms-Interior improvements for permitting and
= Accessible Kitchen construction. We will file Control
= Accessible Bathroom Construction Affidavit.
House & Site Access — Construction Admin: | s2s will visit the site during $2,500.00
= Site Observations construction and provide necessary
= Confrol Construction Reports guidance & administration and
=  Final Sign Off Control Construction reports.
Fire Suppression System: s2s will review fire suppression $1,500.00
= Design Review drawings (by owner) to ensure
= Fire Separation Compliance Review | installation integrated with historic
= Site Observation Review building components & programs.
TOTAL - s2s Architecture Services: 549 County Street Accessibility: $14,000.00

It is a privilege to submit this Proposal, and it would be an honor to work on this terrific building
for a great organization providing transformative services to many women of our city.

Respectiully,
Kathryn Duff RA CPHC
Founder & Director

yn Duft RA Princigod 2 County Street New Bedlord M




YWCA

HOUSING AT 549 COUNTY STREET
549 COUNTY STREET, NEW BEDFORD, MA 02740

PROJECT SUMMARY:

MINOR INTERIOR ALTERATIONS OF THE CIRCA 1850 TWO AND-A HALF STORY ROOMING HOUSE
LOCATED AT 549 COUNTY STREET IN NEW BEDFORD, MASSACHUSETTS. THE EXISTING FOOT PRINT
OF THE BUILDING WILL REMAIN THE SAME. THE SCOPE OF WORK INCLUDES MINOR ALTERATIONS TO
INTERIOR KITCHEN AND BATHROOM TO MEET MASS AAB REQUIREMENTS FOR ACCESSIBILITY FOR
GROUP 2B USES

LOCATION: 549 COUNTY STREET, NEW BEDFORD, MA

ZONING CLASSIFICATION: BUSINESS

USE GROUP CLASSIFICATION: R-1: RESIDENTIAL - ROOMING HOUSE
CONSTRUCTION CLASSIFICATION: TYPE I1I-B (BUILDING TO BE SPRINKLERED)

549 COUNTY STREET IS A WOOD-FRAMED BUILDING WITH WOOD FRAMED ROOF AND FLOORS.

EXPOSURE CATEGORY: URBAN

WIND BORNE DEBRIS REGION: 115 mph BASIC WIND SPEED

ARCHITECT: KATHRYN DUFF, studio2sustain inc, 412 COUNTY STREET, NEW BEDFORD, MA 02740.
OFFICE: 508.999.5145, FAX: 508.999.5183, MA RA #7778

DRAWING LIST:

A-0.0 COVER SHEET - PROJECT SUMMAR

SP-1.0 SITE PLAN - PROPOSED

A-1.1 FLOOR PLAN - KITCHEN- PROPOSED

A-1.2 INTERIOR ELEVATIONS - KITCHEN- PROPOSED

A-1.3 PLAN & INTERIOR ELEVATIONS - BATHROOM - PROPOSED
A-2.1 ELEVATIONS - SOUTH PORCH - PROPOSED

studio2sustain inc - 2023 COPYRIGHT:

THESE PLANS, IDEAS, DRAWINGS, DESIGNS, ARRANGEMENTS AND ANY RELATED DOCUMENTS ARE TO REMAIN THE SOLE
PROPERTY OF THE studio2sustain inc AND ARE NOT TO BE USED, REUSED, REPRODUCED OR PUBLISHED, IN WHOLE OR IN PART,
WITHOUT EXPRESS, WRITTEN PERMISSION OF THE studio2sustain inc AND KATHRYN DUFF.

GENERAL NOTES: GENERAL ABBREVIATIONS:

AFF Above Finish Floor HF Hem-Fir
1. ALL WORK, AS DEFINED OR IMPLIED WITHIN THESE CONSTRUCTION ALUM  Aluminum INSUL  Insulation
BM Beam MTL Metal

DRAWINGS AND BUILDING SPECIFICATIONS IS TO BE PERFORMED IN STRICT .

CL Centerline NTS Not To Scale
ACCORDANCE WITH ALL APPLICABLE LOCAL, STATE, AND NATIONAL BUILDING CcOoL Column PT Pressure Treated
CODES AND REGULATIONS. CONC  Concrete PTD Painted

CONT Continuous Scwv Solid Core Wood
2. ALL DIMENSIONS SHOWN REPRESENT APPROXIMATE DELINEATIONS AND DBL Double SPF Veneer

ARE NOT INTENDED TO BE USED FOR CONSTRUCTION PURPOSES. ALL WIDTH EL Elevation s Spruce Pine Fir
DIMENSIONS ARE APPROXIMATE, AS WALLS ARE UNEVEN PLASTER, STONE EQ Equal SSM Stainless Steel .
AND/OR BRICK MASONRY. ALL DIMENSIONS MUST BE VERIFIED IN FIELD (V.LF.) ~ £2o'C E.X'.S“”g Solid Surfacing Material
inish Floor STL Steel

FNDN Foundation SYP Southern Yellow Pine
3. THE CONTRACTOR SHALL EXAMINE THE ENTIRE SITE, AND WILL TAKE INTO FOF Face of Foundation ~ Typ  Typical
ACCOUNT ALL CONDITIONS THEREON AS MAY AFFECT THE PERFORMANCE OF  FOS  Face of Stud UN.O. Unless Noted Otherwise
THE WORK UNDER THE CONTRACT. ALL DIMENSIONS MUST BE VERIFIED GALV  Galvanized VIF Verify In Field
IN-FIELD PRIOR TO COMMENCING WORK. CONTRACTOR TO NOTIFY ARCHITECT  GL Glass WD Wood _
OF ANY DISCREPANCIES AND/OR DEVIATIONS FROM WHAT IS PRESENTED GYP  Gypsum Board WWF Welded Wire Fabric

AND/OR IMPLIED ON THESE DRAWINGS AND SPECIFICATIONS.

4. THESE DRAWINGS ARE INTENDED TO SHOW THE EXISTING CONDITIONS OF
THE EXISTING BUILDING, INCLUDING PROPOSED REPAIRS AND RENOVATIONS.
ALL DIMENSIONS AND CONDITIONS MUST BE VERIFIED IN FIELD. DO NOT SCALE
DRAWINGS. CONTRACTOR TO NOTIFY THE ARCHITECT AND THE OWNER IF
ANY CONDITIONS APPEAR CONTRARY TO THE DRAWINGS AND/OR
SPECIFICATIONS.

5. THE ARCHITECT AND THE ARCHITECT'S CONSULTANTS SHALL HAVE NO
RESPONSIBILITY FOR THE IDENTIFICATION, DISCOVERY, PRESENCE,
HANDLING, REMOVAL OR DISPOSAL OF, OR EXPOSURE OF PERSONS TO
HAZARDOUS MATERIALS IN ANY FORM AT THE PROJECT SITE.

PROPOSED RENDERING

SCALE: NOT TO SCALE

PROPOSED DIAGRAM - PLAN

NNNNN

SCALE: 1/16" = 1'-0"

studio2sustain

ARCHITECTUMRTE

412 County Stree
New Bedlord, MA 02740
IMOSSILICZ2sUSIBINC O

508 9939 5145

BID
DOCUMENTS

NOT FOR CONSTRUCTION

eliminating racism
empowering women

ywca

Gail M. Fortes, Executive Director

YWCA Southeastern MA
20 South 6th Street
New Bedford, MA 02740

YWCA - HOUSING
549 COUNTY ST.

RENOVATIONS: ACCESSIBILITY

549 COUNTY STREET
NEW BEDFORD, MA 02740

PROJECT PHASE:
PRELIMINARY DESIGN

DATE: 08.23.2023
REVISED:

COVER

PROJECT SUMMARY

A 0.0
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CODE EXISTING
ITEM/LOCATION | REQUIREMENT CONDITION REVISION é/ \§
(1) SINK 521 CMR 45.34 SINK KNEESPACE: SINK HAS BASE CABINET, NEW DOUBLE-BASIN ADA SINK -
CLEAR 19" DEEP, 30" WIDE, 27" CLEAR AND HIEGHT IS 3' 0" TOP-MOUNT WITH SPRAYER, oy
FLOOR TO UNDERSIDE OF SINK. WITH NO KNEESPACE 36" WIDE SINK, WITH REMOVABLE |
1, P-LAM COVER AT PIPES.
(2) COOKTOP 521 CMR 45.5 COOKTOP: EXISTING RANGE NEW ADA COOKTOP WITH FRONT
KNEESPACE: CLEAR 30" WIDE, 19" TO BE DEMO CONTROLS,
DEEP, 29" REUSE EXISTING EXHAUST, |
CLEAR FLOOR TO UNDERSIDE OF RELOCATE AS READ. | [
COOKTOP ADD REMOTE FOR FAN CONTROL. | ADA ROUTE
(3) OVEN 521 CMR 45.6 OVENS: EXISTING RANGE NEW ADA WALL-MTD. OVEN, i I
FLOOR OF OVEN 30" A.F.F. TO BE DEMO BOTTOM HINGE WITH ADJACENT | .
BREAD BOARD SHELF ADJACENT, DRAWER TO HAVE SLIDE - OUT ‘ | |
CONTROLS MAX 54" A.F.F. SURFACE. —u |
(4) WALL CABINETS | 521 CMR 45.7 WALL CABINETS: RESUSE CABINETS SEE TABLE 2/A1.2 FOR - Q\\Q\\ | I
INSIDE BOTTOM SURFACE MAX 48" WHERE INDICATED CABINETS TO BE REUSED. NN —— L
AF.F. ANY UNUSED CABINETS TO x —
BE SALVAGED BY OWNER. CABINETS | TYPE W XDXH OPERATION \ 1 \ *& {
" " " \ N N
(5) BASE CABINETS | 521 CMR 45.8 BASE CABINETS: EXISTING BASE CABINETS | NEW ADA REMOVABLE BASE UPPER 24" X 15" X 30 DOUBLE \ DA BEDROOM K|Lc§\e$\\|@
REMOVABLE CABINETS TO PROVIDE CLEAR | TO BE DEMO CABINETS UPPER 36" X 15" X 24" DOUBLE \ 5
KNEESPACE FOR WHEELCHAIR TO PROVIDE KNEE SPACE LOWER 36" X 24" X 24" LEFT \ o U ]
(6) REFRIGERATOR | 521 CMR 45.1 REFRIGERATOR: EXISTING REFRIGERATOR NEW ADA SIDE BY SIDE D] UPPER 12" X 15" X 30" DOUBLE \\ - DY 4
TWO DOORS SIDE BY SIDE TO BE DEMO REFRIGERATOR E] UPPER 48" X 15" X 30" RIGHT 0 T“
(7) COUNTERTOPS 521 CMR 45.4 COUNTERTOPS: EXISTING COUNTERTOPS NEW ADA COUNTER TOP WITH UPPER 24" X 15" X 30" RIGHT T O& ]
HEIGHT: 34" FROM FLOOR TO TO BE DEMO HEIGHT @ 34" UPPER 18" X 15" X 30" RIGHT
TOP OF COUNTER X 15" X 30
n " " RlGHT
DEMO DOOR 521 CMR 45.4 DOOR: DOORSWING PREVENTS REMOVE DOOR AND STOP, n UPPER tl B\H
WIDTH: 3' 0" ADA ACCESS REPAIR AND PAINT TRIM UPPER 12" X 15" X 30" LEFT
. J "X 15" X 15" DOUBLE
(9 DEMO WALL N/A PANTRY DOOR AND WALL NEW FRIDGES + INSTALL 34" HIGH UPPER 30" X 15" X 15 [ ]
AND DOOR TO BE DEMO COUNTERTOP WITH UPPER 30" X 15" X 15" DOUBLE — .
EXISTING BASE CABINET. LOWER 30" X 24" X 24" DOUBLE ] \ | O
RENOVATION SCHEDULE /5 CABINET SCHEDULE /"4 PLAN DIAGRAM - 1ST FL. - EXISTING /"2
SCALE: N.T.S A1.1 SCALE: N.T.S. A1.1 ) SCALE: 1/16" =1'-0" QW
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|

E 2|_7l|

L

CODE EXISTING
ITEM/LOCATION | REQUIREMENT CONDITION REVISION
CABINETS | TYPE WXDXH OPERATION
(1) SINK 521 CMR 45.34 SINK KNEESPACE: SINK HAS BASE CABINET, NEW DOUBLE-BASIN ADA SINK e BNy A
CLEAR 19" DEEP, 30" WIDE, 27" CLEAR AND HIEGHT IS 3' 0" TOP-MOUNT WITH SPRAYER, UPPER 24" X 15" X 30 DOUBLE
FLOOR TO UNDERSIDE OF SINK. WITH NO KNEESPACE 36" WIDE SINK, WITH REMOVABLE UPPER 36" X 15" X 24" DOUBLE
P-LAM COVER AT PIPES. PEVP TIPS
SINK TO BE MAX 6 % DEEP. DEMO EXISTING SINK LOWER 36" X 24" X 24 LEFT
Dl UPPER 12" X 15" X 30" DOUBLE
(2 COOKTOP 521 CMR 45.5 COOKTOP: EXISTING RANGE NEW ADA COOKTOP WITH FRONT UPPER 48" X 15" X 30" RIGHT
KNEESPACE: CLEAR 30" WIDE, 19" TO BE DEMO CONTROLS, UPPER 24" X 15" X 30"
DEEP, 29" REUSE EXISTING EXHAUST, El o RIGHT
CLEAR FLOOR TO UNDERSIDE OF RELOCATE AS READ. UPPER 18" X 15" X 30 RIGHT
COOKTOP ADD REMOTE FOR FAN CONTROL. UPPER 21" X 15" X 30" RIGHT
(3) OVEN 521 CMR 45.6 OVENS: EXISTING RANGE NEW ADA WALL-MTD. OVEN, 1] UPPER 12 X 15" X 30" LEFT
FLOOR OF OVEN 30" A.F.F. TO BE DEMO BOTTOM HINGE WITH ADJACENT —— SOUBLE
BREAD BOARD SHELF ADJACENT, DRAWER TO HAVE SLIDE - OUT UPPER 30" X 15" X 15
CONTROLS MAX 54" AF.F. SURFACE. UPPER 30" X 15" X 15" DOUBLE
(4) WALL CABINETS | 521 CMR 45.7 WALL CABINETS: RESUSE CABINETS SEE TABLE 2/A1.2 FOR LOWER 30" X 24" X 24" DOUBLE
INSIDE BOTTOM SURFACE MAX 48" WHERE INDICATED CABINETS TO BE REUSED.
AR ANY UNUSED CABINETS T CABINET SCHEDULE 74\
BE SALVAGED BY OWNER. SCALE-NTS. A2
(5) BASE CABINETS | 521 CMR 45.8 BASE CABINETS: EXISTING BASE CABINETS | NEW ADA REMOVABLE BASE
REMOVABLE CABINETS TO PROVIDE CLEAR | TO BE DEMO CABINETS
KNEESPACE FOR WHEELCHAIR TO PROVIDE KNEE SPACE
(6) REFRIGERATOR | 521 CMR 45.1 REFRIGERATOR: EXISTING REFRIGERATOR | NEW ADA SIDE BY SIDE
TWO DOORS SIDE BY SIDE TO BE DEMO REFRIGERATOR
(7) COUNTERTOPS | 521 CMR 45.4 COUNTERTOPS: EXISTING COUNTERTOPS | NEW ADA COUNTER TOP WITH - :
HEIGHT: 34" FROM FLOOR TO TO BE DEMO HEIGHT @ 34" 951"
TOP OF COUNTER
1 SEE CABINET SCHEDULE 1
DEMO DOOR 521 CMR 45.4 DOOR: DOORSWING PREVENTS REMOVE DOOR AND STOP, 3-30," 26" (5)7) 3-31,"
WIDTH: 3' 0" ADA ACCESS REPAIR AND PAINT TRIM
@ DEMO WALL N/A PANTRY DOOR AND WALL NEW FRIDGES + INSTALL 34" HIGH
AND DOOR TO BE DEMO COUNTERTOP WITH
EXISTING BASE CABINET.
RENOVATION SCHEDULE T
SCALE: N.T.S A1.2
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NEW PORCH ROOF STRUCTURE:

1. DEMO EXISTING EXTERIOR ENTRY WALLS AND ROOF

2. BUILD NEW PORCH WITH 4 X 4 POSTS, WRAPPED
3.2 X 8 ROOF FRAMING @ 12" O.C.
4. ASPHALT SHINGLE ROOF

5. HALF-ROUND GUTTER

6. 12" FASCIA BOARD WITH DENTIL MOLDING, MATCH
EXISTING BAY WINDOW.

l

lL h ENTRY DOOR & THRESHOLD:

/—1. ENTRY DOOR SWING TO BE REVERSED TO ALLOW FOR
18" CLEAR ON PULL-SIDE OF DOOR, SWINGING OUT.
2. EXISTING DOOR TO BE MODIFIED WITH NEW

- ADA-THRESHOLD TO ALLOW FOR MAX. 1/2" VERTICAL
. < —— HEIGHT FROM NEW PORCH DECKING TO INTERIOR.

I

|

T
l“

|

I

i

|

GARAVANTA - VERTICAL WHEELCHAIR LIFT

-

s —

-

T
I

NEW ADA-COMPLIANT WALKWAY & WHEELCHAIR LIFT:

1. DEMO PORTIONS OF EXISTING CONCRETE CURB TO
ALLOW A LEVEL PATH TO THE NEW ADA PARKING SPACE.

2. CONFIRM REQUIRED PLATFORM PIT DEPTH FOR NEW LIFT.
3. BUILD OUT WALL WITH WOOD SLAT PLANKING BELOW
PORCH AND ALONG INSIDE FACE OF STAIRS, SO THERE IS NO
OPENING WHEN LIFT IS IN "UPPER LEVEL" POSITION.

4. INSTALL NEW GARAVANTA "GENESIS OPAL" LIFT, GVL-60.

LIFT TO HAVE MID-SIZE STRAIGHT-THROUGH

CONFIGURATION, WITH MAST ON SIDE FACING BUILDING.
STANDARD COLOR AND FINISH TO BE SELECTED BY

ARCHITECT.

PROPOSED ELEVATION

NEW ENTRY STAIRS AND LANDING:

1. DEMO EXISTING CONCRETE STAIRS.

2. EXTEND NEW 4 X 4 PT POSTS DOWN TO NEW FOOTINGS
WITH SIMPSON BASE PLATES.

3. BUILD NEW 2 X 8 PT DECK FRAMING @ 12" O.C., NEW 5/4
X 6 ACCOYA WOOD DECKING

4.WRAP FRAMING IN 5/4 X 8 TRIM WITH VERTICAL SLAT
BOARDS BELOW.

5. NEW 42" HIGH WOOD RAILING W/ "X" PATTERN
BALUSTRADE, SIMILAR TO FRONT PORCH. FASTEN
SCREENING TO THE INSIDE FACE OF RAIL FOR SAFETY.

6. NEW CODE-COMPLIANT STEPS (7" RISERS MAX, 11"
TREADS) WITH ACCOYA WOOD TREADS.

SCALE: 1/4"=1'-0"
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A Plus General Contracting Inc. EStim ate
26 ONYX DR

DARTMOUTH, MA 02747 US

5085097191

machadojoseph@comcast.net

ADDRESS

YWCA

549 County St

New Bedford, MA 02740

ESTIMATE # DATE

1004 11/14/2023

SERVICE DESCRIPTION QTY RATE AMOUNT
General Construction Estimate entails remodeling to kitchen and bathroom at 1 62,000.00 62,000.00

existing rooming house to make it handicap accessible.
Labor and materials included.

General Construction Estimate entails removing existing porch and building a 1 100,000.00 100,000.00
new porch with a handicap chairlift for handicap
accessibility. Labor and materials included.

General Construction Overhead & Profit. 15% 1 24,300.00 24,300.00
27 Contingency Contingency. 10% 1 16,200.00 16,200.00
SUBTOTAL 202,500.00
TAX 0.00
TOTAL $202,500.00

Accepted By Accepted Date



11323, 138 PM Parcel Lockap

Location: 349 COUNTY ST Pareel ID: 58 3137 Zoning: MUB Fiscal Year: 2015

Current Owner Information:

PERIS THEODORE Current Sales Information:

Sale Date: 1040872004

Sale Price;  $460,000,00 Card No. 1 of 1
Legal Reference:  7214-263

Grantor: CARNEY,GLORIA M

549 COUNTY STREET

NEW BEDFORD , MA 02740

This Parcel contains 0.32518 acres of land mainly classified for assessment purposes as Rmng/Brdng with a(n)
Rooming and Boarding Houses style building, built about 1850, having Clapboard exterior, Asphalt Shingles
roof cover and 5656 Square Feet, with 13 unit(s), 14 total room(s), 13 total bedroom(s) 5 total bath{s), 0 3/4
baths, and 0 total half bath{s).

Building Value: 348300 Land Value: 93300 Yard Ttems Value: 12000 Total Value: 453600
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Fiscal Year 2015 Fiscal Year 2014 Fiscal Year 2013
Tax Rate Res.: 15.73 Tax Rale Res.; 15.16 Tax Rate Res.: 14.33
Tax Rate Com.: .56 Tax Rate Com.: 1.08 Tax Rale Com.: 29,54
Property Code: 121 Property Code: 121 Property Code: 031
Total Bldg Value: 348300 Total Bldg Value: 292000 Total Bldg Value: 263400
Total Yard Value: [ 2000 Total Yard Value; [IRIEN] Total Yard Value: 1700
Total Land Value: Q3300 Total Land Value: R5100) Total Land Value: 137300
Total Value: 453600 Total Value: IRTGO0 Total Value: 411400
Tax: $6,063.92 Tax: $5.876.02 Tax: $9.105.43

Disclaimer: Classification is not an indication of uses allowed under city zoning.
This information 15 believed to be correct but is subject to change and is not warranteed.
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