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Northeastern Ohio Appraisal Services

Exterior-Only Inspection Residential Appraisal Report _ries 25053

The purpose of this summary appraisal report is to pravide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject properly.

Properly Address 5032 New Hudson Rd City _Orwell State OH  ZipCode 44076
Somower_Jonathan A Miller & Linda R Miller Owner of Public Record  Jonathan A Miller & Linda R Mitler _Courly Ashtabula

l2gal Description ~ SEC 3--7 ) .
Asssssors Parcel # 610170002800 _ ] Tax Year 2024 . BETaes$ 4,279
5 Nerqhhorhond Name Connecticut Western Reserve Map Reference 17410 Census Tract 0014.01 ]
b Ocoupant DK Owner © Tenamt [ Vacant Special Assessmenis S 10 _ PUD  HOAS @ “iperyear . permonth
A Propenty Rights Apprased Z Fee Slmple _ Leaschold _ _ Other (describe) — o
gl Assignment Type 1 Purchase Transaction ¢ Refinance Transaction | Other (describe) ) R

LendedCliznt _The Middlefield Banking ¢ Company Address 15985 East High St., PO Box 35, Middlefield, OH 440¢ 44062

Is the sublect property cumently offered for sale or has 1t bean offered for sale in the twelve months prior to the effective date of of this appraisal? il T Yes. 2 No
Report data source(s) used, offering price(s), and date(s). Ashtabula County Records & MLS

" did " did not analyze the contract for sale for the subject purchase transaction. Explain the resulls of the analysis of the contract for sale or why the analysis was not

; Contract Price § Date of Co Comract Is the property seller the awne awner of public fecord? i Yes | No DaiaSource(s)

; 15 there any financial assistance (foan charges, Sale concessions, gitt or downpayment assistance, etc. ) to be paid by any party on behalf of the bomower? j Yes ‘: No
b1 1f Yes, report the tatal dollar amount and describe the ftems to be paid. - o _
Note: Race and the racial oompusmon of the nelghborhood are not appraisal factors.
Neighborhood Chamterishw i  One-Unit Housing Trends. | One-UnitHousing | PresentLand Use %
" Urpan " Sububan X Rural Property Values __ Increasing X Stable " Declining PRICE AGE  One-Unit 44 %
Over75% ¢ 25-75% _ Under 25% Demand/Supply % Shoage i inBalance - Over Supply | S (000) oS 24Ut 1%
X stable Slow Marketing Tme D¢ Under3mihs . 3-6mths [ Qverfmths / 170 Llow 2 Mutifamly Q%
The nelghborhood boundaries consist of Route 6 to the North, Route 46to 475 Migh 140 (Commewiad 2%
° the East _Route e 305 to the South, & the county line to the West. — 1 228 Ped 70 . tOtﬂer _ 53%

s ”9“1"“0"'09“ Description The subject is losated in the Grand Valley Local educational district. Propemes conform in terms of age and functional utility. Salesinthe |

“' imarket demonstrate the high, low and predominant value of all sales not necessarily the most ost comparable. These values vary based on quality and condition based on

seneral updating/maintenance. Local Highways and sup and supporting residential Facilities are nearby. Other for land use is vacant and public lands.
Market Gonditions (including suppart for the above conclusions) _ Supply and Demand appears to not be in balance and the Market is stable, The area is |
‘predominantly single family. Information gathered through MLS as well ¢ well as Market conditions addendum. N

Dimensions 323x1323x200x973x125x351 . hArea 7.08ac SHEDB Rectanqular-Trregular View N;:Res;
Spacm:Znnmg Classification _ SR-1 ~Zoning Description _ Single famlly residential ==

Zoning Compliance ¢ Legal : Legat Nonconforming (Grandfathered Use) ¢ i NoZoning __ Ilegal {describe) o )
s the highest and best use of sub]ect property as improved (or as | proposed per plans and specifications) the presentuse? X Yes :_ No I No, describ descnbe o ]

Uilifes _Public ¢ Other (describe) " public Ofer(describe)  Oft-sieimprovements-Type  Public Private

X @Street Water — X welyTypical Strest Asphalt-2 Lane xX
. X Propane_ Sanfary Sewer . ) Septic/Typical Aley None — -
FEMA Specnal Flond Hazard Area Yes X No FEMAFloodZong X FEMAMap # 39007C0395D FEMA Map Date 12/13/2 07
At the utilties and off-site improvements typical for the market area? X Yes  No_lfNo, describe - o -
mthere e there any adverse site cond cundmnns or extemal factors (easements, enct encmachmants envuonmemal congttions, land uses, et.)? ~Yes X No_IfYes, describe

Typical Utility easements. .. ——— -

‘Sourcels) Used for Physical Characteristics of Property — Appraisal filss  MLS X Assessment and Tax Records ___ Prior Inspection X Property Qwner
QOther (describe)  Visual from the street Data Source for Gross Living Area  County.

General Description | General Description Heating/Cooling | Amenities Car Storage
Units ¢ One - One with Accessory Unit | Concrete Slab ~_ Crawl Space FWA __ HWBB _|_ Fireplace(s) # 0 |_. Nome ]
#olStores 1 — [X FulBasement  —_ Finshed _ Xt X Woodstovels) # 1 1 % Drveway _ #olCas 2
Type X Det ~ At = Det/end Unt | Partal Basement ': Finished | _ Other ~|X PatiofDeck Cvrd DnvewaySurface Gravel
> Bisting __ Proposed 7_ Under Canst. Extenanalls B V'“Y'/B[LCKIAV' Fuel _ Coal __ X Porth Covered | _ Garage #ofCas g
Design (Style)  Bi-tevel . [RoofSu ofSuface Asphalt |  Central Air Conditioning " Pool None ﬁman #of #ofCais ¢
YearBuilt 1954 Guners&Downspuuts Aluminum | . lndmdual  [X Fence Animal [ _ Attached " Detached
Effecive Age (Yrs) 28 Wmdnw Type Screens X Other None S Other outblding " Buitt-in
Appliances o€ Retrgerator )¢ Range/Oven __ Dishwasher — Disposal __ Microwave __ WasherDiyer __ Other {describe)
] Finisned area aboy above grade containg: 7 Rooms 2 Eedmoms 1.0 Balh(s) 1,600 _ Square Feet of Grass Living Area Above Grade
] Ad dmonalfeawres (special energy efﬁ:lem nems 2ms, €1C.) ‘There were no _special energy efficient items noted at the time of the inspection.
=
%1 _D_;crlbe the coﬁdmoﬁ of me pruperty gpg_gata source(s) (mcludmg apparent 1t needed repz repalrs detenormmn rgeral[ons remodelmg etc) C4; The su bjgt_proLrty_/_
E indicated average condition overall. There were no items of deferred maintenance noted at th the t:me of the appraisal drive by. |

Are there any apparent physical deficiencies of aGverss condiions that affect the ivabilty, soundness, ar structural integrity of the properly? T Ves X No
IfYes, describe. . [

5o ety Gy o e oo ol iy, s onn, s, sk )7 K Ve Mo Whodmette
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Exterior-Only Inspection Residential Appraisal Report e 705

There are g  comparable properties curremly offered for sale in the subject ngighborhood ranging in price from § 170,000 108 475,000
There are 53, comparable sales in the subject neighborhood within the past twelve manths ranging in sale price fom $ 170,000 03 4'75 000
FEATURE ! SUBJECT | COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address 5032 New Hudson Rd 16005 Hurlburt Rd 6949 Fee Rd 87 W Main St
Orwell, OH 44076 __|Rome, OH 44085 ____|Rome, QH 44085 _ __|Orwell, OH 44076 |
§ Proimily to Subject ; 2.51milesN _|7.29 milesE |3.27 miles E ~ .
Sale Price s ' 8 215,000/ _ 8 2142000 - $ 221,000
Sale Price/Gross Liv. Area |8 soft |8 159.97 sq.ft-f o § 14318saft, $ 14ea6sotti o
Data Source(s) ] _|MLS Now#5073563;D0M 30 |MLS Now#5068245;:D0M 1 MLS Now#5040135;DOM 4
Verification Source(s) . Drive By/MLS/County __|Drive By/MLS/County _ |Drive By/MLS/County E
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) § Adjustment DESCRIPTION +{-) § Adjustment DESCRIPTION | +(-) $ Adjustment
Sales or Financing ArmLth Estate | ArmLth !
Goncessions oo slconvia caso ' lcasmo .
OsteotSalgime | $01/25;c10/24 . |s09/24;c09/24 _|so6r24;c08/24 |
tocion _ [NiRes; N:Res; N;Res; . ___ NiRes; |
LoassholfFes Simple  |[Fee Simple  |FeeSimple | |FeeSimple ! _ |Feesimple
Ste o |7.08ac 1.07 ac +22,838|5.01ac  _  +7,866{10.00ac . -11,096
Vew _ |N;Res;  |N:Res; N:Res; N;Res; |
Design(Style)  |DTi;Bi-level |DTi;CapeCod . . 0O|DT1;Ranch : O|DT2;Colonial 0
Qualtty of Canstruction Q4 Q4 . ) Q4 Q4 ;
AcualAge 71 8 -18,900(24 o -14,100/125 +16,200|
Condion ca _ |c2 -17,200|C4 : _|lca
fibove Grade Total Bdms. Baths | Total Bdrms. Baths .| Total Bdrms. Baths | Tolal "Bdmms.- Baths
FAoom Count 7 2 10,5 2 :10 05 2 .10 0| 7 4 20
Gross Living Area i 1,600 sqft 1,344 sqft +6,400 1,496 soft +2,600 1,512 sat
Basement & Finished 1600sf100sfwo |1344sf0sfin . 0|0sf ! +17,136(616sf0sfin
Rooms Below Grade Orr0Obr1.0ba0o | . ) +1,000) +1,000 f +1,000
= Functional Utility _ No Electric Average -7,000|Average ; ___-7,000|Average i -7,000
o Heating/Cooling . Coal/Gravity _|BB/None -5,000|PrpnFWA/None | -5,000|QiFWA/None -5,000
o Energy Efficient ftems None Noted  |None Noted . None Noted . ~ |None Noted !
[ Garge/Carpont 2dw ___|2gd2gw : -12,000|2qd2dw i -12,000|2ga2dw : -12.000
s Porch/Patio/Deck EnPh/EnPt/Pts |Porch +4,000|CvdStoop . +4,000[CvdPorch : +4,000
{1 Miscelianeaus ___|Wood Stove  |None : +2,000{None +2,000|None +2,000
E Mizcellaneaus 32x42 Outbldg |32x52 Outbldg _____O[None oy +20,000|None N +20,000
= Miscelianeous None None None None :
b=] Nt Adjustment (Tota) —+ X-8 -23862 X+ -8 16502 — + X- 8 -3,896
@ Adjusted Sale Price Net Adj. 111% Net Adj. 17% Net Adj. 18%
o of Gomparables Gross Ad..  44.8% § 191,138/6Gross Adj.  43.3% § 230,702|Gross Aj.  40.9% § 217,104
CAT 5¢ did _ _ did not research the sale or transfer history of the subject property and comparable sales. If not, explain

fu'l'; research T did 3¢ did not reveal any prior sales or transfers of the suhjemperty for the three years prior to the effective date of this appraisal

Data Source(s) __County/MLS e

My researeh - did_ X did not reveat any prior sales or iransters of the comparable sales forthe year prior to the date of sale of the comparable sale.

Data Source(s)  County/MLS — —-
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report addtional prior sales on page 3).

N ITEM SUBJECT 7 COMPARABLE SALE #1 COMPARABLE SALE #2 R COMPARABLE SALE #3
Datz of Prior Sale/Transfer o . R
Price of Prior Sale/Transfer o o o
Data County/MLS County/MLS County/MLS County/MLS ]
Effective Date of Data Source(s) 01/17/2025 01/17/2025 01/17/2025 _ 01/17/2025
Analyss of prior sale o transfer history of the subject property and comparable sales __There have been no prior listings, sales or transfers of the subject.

property in the previous 36 months. There have been sales or transfers for the comparabies in the past 36 months according to county
records. Qn 05/1072023, Comparable #1 was sold through a Selling Officer's Deed transferring from Caputo Nicholas A to Mast Simon Jr

for $177,100. On 04/05/2022, Comparable #3 (two_parcels) had a $0, family name only transfer. On 5/14/2021, Comparable #6 was sold
by Campbell Todd A & Suzanne M to Schaffer Dustin F for $153,000. . . g=om

Summary of Sales Comparison Approach __ Based on available sales in the market place the sales used were considered best available and most _
like the subject property in order to meet specified criteria for the selection of comparable. Sales used within the subject school district
as well as design/style, location, . year built, size and like condition/quality were the primary consideration when available. Sales used
were able to bracket the subject - features creating paired sales within the report. Weighting of the comps can be found in the
reconciliation addendum. Comps 1 5,6,7 exceeded 10% single line adjustments. Comps 4,5 exceeded 15 net adjustments. Comps
1,2,3,4,5,6 exceeded 25% gross adjustments. Condition adjustments based on_updating of the kitchen, bath, flooring, exterior .

updating and overall appeal based on information provided by the home owner of the subject,

Indicated Value by Sales Comparison Apprbéch $ 528,000
Indicated Value by: Sales Comparison Approach$ 228,000 Cost Approach (it developed)S 55,000 Income Approach (if developed) $
The Sales Companson Approach was given all of the weight in determining the final vatue, It best represents the actions of typical buyers & seilers in the market. Market participants use ~

closed sales as well as adtive listings in the markel that wauld be considered alternatives to the subject property. with limited rental data n the market participants will not be able to have a

supportable conclusion. Calculating cost and depreciation with limited data fs not typical to obtain a supportable conclusion by the market participants. o R
This appraisat is made 3¢ "as is”, “~ subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been

completed,  subject to the following repairs or afterations on the basis of a hypothetical condition that the repairs or afterations have hean completed, or __ subject to the
following required inspection_based on the exiraordinary assumption that the condition or deficiency does not require akteration or repair

Based on a visual inspection of the exterior areas of the su't"ﬂéc‘l—prdfértiy from al Teast The streel, defined scope of work, statement of assumptions and limiting
conditions, and appraiser's certification, my (our) opinion af the market value, as defined, of the real property that is the subject of this report Is
§ 228000 ,asof 01/17/2025 , which is the date of inspection and the effective date of this appraisal.
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M o . . . 7999%

Exterior-Only Inspection Residential Appraisal Report  rie# 2505«

I certify that I have completed this assignment in compliance with the Dodd-Frank Act. Further I attest that no employee, director, ofﬁcer";
or agent of the lender, or any other third party acting as a joint venture partner, independent contractor, appraisal management company, .
or partner on behalf of the lender has influenced or attempted to influence the deveigpment, reporting, result or review of this assignment

through coercion, extortion, collusion, compensation, instruction, inducement, intimidation, bribery or in any. other manner.

The highest and best use Is residential, its current use. The subject is Legally permissible Zoning permits residential. Physically possible /_

as it currently exists, meets building codes, and was approved by zoning Financially feasible due to its market conformity and current
market conditions. Is the maximally productive use current use optimizing the potentlal of the land. .

The appraisal was prepared in accordance with tﬁ,e_ireguirements of Title XI of FIRREA and any implementing regu[ations. . ,,” ]

I héve not been con?a_cte_d by anyone other than the intended user (Iénder/gient as identified on page one of report), borrower, or '
designated contact to make an appointment to enter the property. I agree to immediately report any unauthorized contacts either
aersonally by phone or electronically to the lender/dlient noted on page one of the report. . } -

Appraiser has worked in the area over 20 years and is competent to appraise homes in this area. . o Il

fﬁéQe performed no services, as an appraiser or in any other capacity, regardiﬁg the property that is thé subject of this report within the |
three-year period immediately preceding acceptance of this assignment. L

Finished square footage calculations for this house were ma&a based on estimate dimensions only and may include unfinished areas, or |
openings In floors not associated with stairs, or openings in floors, exceeding the area of associated stairs - ANSI 2765-2021

ADDITIONAL COMMENTS

1L

The use of the extraordinary assumption may have affected the assignment resdits.

If there is a special assessment, unless othemiég noted, itAi,sAgygical for the area and has no negative effect on marketing ar markeanilify. |
Special Tax Assegsments for the subject property are for 911 Emergency Telephone - $4.50; Countywide Recycling Program - $5.00;
Totating $9.50. - . L _

If wall; through is notéd_for the subject ora éomparable, appraiser previously physically measured the home. -

The fée for this appraisal is $300. R I -

——— ~ COST APPROACH TO.VALUE (not required by Fannie Mae) . B
Provide adequate information for the lender/client to replicate the below cost figures and calculations. ]

Support for the opinion of site value (summary of comparable fand sales or other methods for estimating site value) Opinion of site value is developed by
comparison of 1and sales of similar size, location and utility. In the absence of current land sales, Site value estimates are supported by

the allocation method in analyzing the land to overall value ratios which may be based upon tax assessment ratios. B

B ESTIMATED  REPRODUCTION R REPLACEMENT COST NEW COPINIONOFSTEVALUE ... ... ... =8 56,000
=4 Source of cost data  DWELLNG 1,600 SaRL@S ... =5 .
4 Quality rating from cost senvice Fffectvedateof costdata o 1,600 Saft @8 ) .. =$
B2 Comments on Cost Approach (gross fiving area calculations, depreciation, etc.) 7 ) . . =3 )
."o_’ The cost approach was not developed because it was not considered Garage/Carport _SgR@s ... =$§ o
5 necessary for credible assignment results given the intended use of___Total Estimate of Cost-Mew =5
the appraisal.This approach is not typically used by market tess Physical Fonctional _External
participants buying or selfing a home in this market. Depreciation ) =§ o]
Depreciated Cost of Imp s e, =$
| L . "As-is” Value of Site Improvements . ... ..., =$
An expected life span of 65 years was used o
Estimated Remaining Economic Life (HUD and VA only) 37 Years INDICATED VALUE BY COST APPROACH e =$ 56,000
IR INCOME APPROACH TO VALUE {notrequired by Fannie Mag)
= Estimated Monthly Market Rent $ X% Gross Rent Multipiier ) =3 . Indicated Value by Income Approach
=4 Summary of Income Approach (including support for market trentandGRM)  N/A o o e iam ==
N PROJECT INFORMATION FOR PUDs (if applicable) B ,
Is the developebuilder in comtrol of the Homeowners' Association (HOA)? " Yes __No Unittype(s) _ Detached ~ Aftached
Provide the folfowing information for PUDs ONLY if the developer/builder is in cantrol of the HOA and the subject prapery is an attached dwelingunt. L ,,_
Legal Name of Project. - = a e
P9 Total number of phases * ~ Tota) number of units ~_ Total number of units sold o o
Bl oo omoer of unts eed | _Towlomberofunsforsale Ddaswwel§ .
= Was. gé_prgieni created by the conversion of existing bulding(s) into a PUD? _ _Yes Mo liYesdaeotcomersion -
=3 Does the project contain any muli-gweling unfs? " Yes __ No_ Data Source(s) s
3 42 the unis, comman elements. nd recreaton acifes comglete? _ Yes Mo IfNo.destribe th siaus of comletion,
o e — _
o
4 The commun elements leased 0 or by the Homeawners' Associaion? ___  Yes— No_IfYes, describe the rentalerms and optons. __
Describe commn elements and recreaional acites
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Exterior-Only Inspection Residential Appraisal Report e S200

This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to regort an appraisal of a
manufactured home or a unit in a condominium or cooperative project.

This appraisal report is subject to the following scope af work, imended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definiton of market value, or assumptions and [limiting conditions are not permitted. The appraiser may
expand the scope of work to inciude any additional research or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deletions 1o the cerifications are also not permitted. However, additonal certifications that do
not constitte material alterations to this appraisal report, such as those required by law or thass related to the appraiser's
continuing education or membership in an appraisal organization, are permitted.

SCOPE OFWORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reparting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a visual inspection of
the exterior areas of the subject property from at least the street, (2) inspact the neighbornood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from refiable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

The appraiser must be able to obtain adequate information about the physical characteristics (including, but not limited to,
condition, room count, gross living area, etc.) of the subject property from the exterior-only inspection and reliable public
andfar private sources to perform this appraisal. The appraiser should use the same type of data sources that he or she uses
for comparable sales such as, but not Fmited to, muftiple listing services, tax and assessmernt records, prior inspections,
appraisal files, information provided by the property owner, etc.

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

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

DEFINITION OF MARKET VALUE:  The most probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and selfer, each acting prudently, knowledgeably and assuming
the price is not affected by undue stimuius. Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties
are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a reasonable
time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dofars or in terms of financial
arrangements comparable thersto; and (5) the price represents the normal consideration for the property sold unaffected by
special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid Dy sellers as a resuli of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in vitually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons 10 financing terms offered by a third party institutional
lender that is mot already invoived in the propery or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but ihe dollar amount of any adjustment should approximate the market's
reaction to the financing or concessions based on the appraiser's judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is subject
fo the following assumptions and limiting conditions:

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

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

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

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

5. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will be
performed in a professional manner.
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Exterior-Only Inspection Residential Appraisal Report e # 5054

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

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

2. | performed a visual inspection of the exterior areas of ihe sublect property from at least the street. | reported the condition
of the improvements in factual, specific terms. { identifled and reported the physical deficiencies that could affect the livability,
soundness, or structural integrity of the propery.

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

4. | daveloped my opinion of the market value of the real property that is the subject of this report pased on the sales
comparison approach 1o value. | have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. | further certify that ! considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

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

6. 1 msearched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

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

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

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

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

11. | have knowledge and experience in appraising this type of propery in this market area.

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

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

14. | have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property 1o adverse influences in the developmert of my opinion of market value. !
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmertal conditions, etc.) observed during the inspection of the
subject property or that | became aware of during the research invoived in performing this appraisal. | have considered these
adverse conditions in my analysis of the property valug, and have reported on the sffect of the conditions on the valug and
marketability of the subject property.

15. 1 have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and comect.

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

17. | have no present or prospective interest in the properly that is the subject of this report, and | have no prasent or

prospective personal interest or bias with respect to the participants in the transaction. | did not base, either partially or
complztely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status. handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
presert owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

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

19. | personally prepared all conclusions and opinions about the real estate that were set farth in this appraisal reporl. If |
relied on significant real property appraisal assistance from any individua! or individuals in the performance of this appraisal
or the preparation of this appraisal repart, | have named such individuals) and disclosed the specific tasks performed in this
appraisal report. | certify that any individual so named is qualified to perform the tasks. 1| have not authorized anyone to make
a change to any item in this appraisal report; therafore, any change made to this appraisal is unauthorized and | will take no
responsibility for it
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Exterior-Only Inspection Residential Appraisal Report e+ 3_3322

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

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

22. | am aware that any disclosure or distribution of this appraisal report by me or the fender/client may be subject to cerain
faws and regulations. Further, | am aiso subject fo the provisions of the Uniform Standards of Professiona! Appraisal Practice
that pertain to disclosure or distribution by me.

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

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

25. Any intentional or negligent misrepresentation(s) comtained in this appraisal report may resuft in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.

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

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

2. 1 accept full respansibility for the corntents of this appraisal report including, but not limited to, the appraiser's analysis, opinions,
statements, conclusions, and the appraiser's certification.

3. The appraiser identified in this appraisal report is sither a sub-contractor or an employee of the supervisory appraiser (or ihe
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state faw.

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

5. If this appraisal report was fransmitted as an “electronic record" camtaining my glectronic signature,” as ihose terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy ar representation of my signature, the appraisal report shall be as effective, enforceable and
valid as i a paper version of this appraisal report were defivered containing my original hand written signature.

APPRAISER _— P ’//—\ SUPERVISORY APPRAISER (ONLY IF REQUIRED)
Signature Signature e o
Name Danie! P Daniluk ) . Name ____ =
Company Name  Northeastern Ohio Appraisal Services Inc. . CompanyName . . —. — -—
Company Address 1129 Niles Cortland Road SE. __ _  Gempany Address S
Warren, QH 44484 S
Telephone Number ~ (330)770-7766 . Telephone Number [
Email Address  neoAppraisers@gmailcom _ _ ___  EmailAddess . — 0 —
Date of Signature and Report oy23/2005 . DaeofSignature __ . . —
Effective Date of Appraisal o1/17/2025 . __ StateCertification # U~ SOV S
State Certification # 2004004514 . . .. or State License #  ___ . ___ . __ -
or State License # - State . __ . _
or Other (describe) .  State# __ Expiration Date of Certification or License N
State OH
Expiration Date of Certification or License 06/10/2025 _ SUBJECT PROPERTY

ADDRESS OF PROPERTY APPRAISED _ Didnat inspect exeriorof subjoct Broperty
5032 New HudsonRd B Did inspect exterior of subject property from street

‘Qrwell, OH 44076 7 7 - Date of Inspection .

APPRAISED VALUE OF SUBJECT PROPERTY § 228,000

LENDER/CLIENT COMPARABLE SALES

Name No AMC ~ Did not inspect exterior of comparable sates from street

Company Name  The Middlefield Banking Company —_— = Did inspect exterior of comparable sales from strest

Company Address 15985 East High St., PO Box 35, Micdlefield, Date of Inspection

OH 44062 __ D

Email Address __ . . __ - -
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Exterior-Only Inspection Residential Appraisal Report  ries 25034

FEATURE i | SUBJECT COMPARABLE SALE # 4 COMPARABLE SALE # 5 COMPARABLE SALE # 6
Adoress 5032 New Hudson Rd 5221 Girdle Rd 8655 Parkman Mespo Rd 9436 N Girdle Rd
_______ Orwell, OH 44076 __|west Farmington, OH 44491 Middlefield, OH 44062 X Middlefield, OH 44062
Proximity o Subject [13.24 miles S |6.94 miles SW B 5.42 miles SW
Sale Price 3 I8 3s0000 .~ 8 250,000, . . $ 232,000
Sale Price/Gross Liv. Aea 1§ sgh|S 13379 saft, $  g5.44 saft; |8 _151.04 sgh} —
Data Sourca(s) | i ~__|FSBO:DOM @ |FSBO;DOM 0 MLS Now#5013136;D0M 46
Verffication Source(s) Drive By/MLS/County WwalkThrough2024/Ext/MLS/Cour WalkThrough2021/Ext/MLS/Cour
VALUE ADJUSTMENTS DESCRPTION | DESGRIPTION  +()SAdustmemt | DESCRIPTION  +(-)§ Adjstment | DESCRIPTION | -+(}$ Adjustmem |
Sales or Financing Armtth ' ArmlLth ; ArmLth
Concessians Conv;0 : Convi0 ~_|conv:0 . ]
Dats of SalefTime s04/24;Unk | _|s09/24;c06/24 | ] s04/24;c03/24
iy Location N;Res; N;Res; _IN;Res; o N:Res; e
(=] Leasehold/Fee Simple Fee Simple Fee Simple __ |Feesimple _ |FeeSimple | 5
o . 7.08ac __ [2.43ac : +17,700(2.93 ac __ +15,770/40000 sf L +23,415
o View IN;Res;  _[M:Res; ' |NiRes; N;Res;
=4 Design (Style) |DT1;Bi-Level |DT2;Cape Cod _0|DT2;Colonial __0|DT2;Cape Cod 0
bof Quaiity of Construcion ~~~~~ |Q4 o4 = o 04 Q4 1
4 Actual Age 71 6 ~ -19,500(38 ~_ -9,900/29 o -12,600
=4 Condtion ca c2 - -28,000/C4 S B} c3 -9,280
b Above Grade | Total Bdms.  Baths | Tota) Bdmns. Baths -6,000] Totzl Bdms. " Baths ~6,000]| Total Bdms. Baths : -3,000
74 Room Count 7 2 10/ 6 _ 4 10 0 B 4 10 ol 5 3 14 __+3,000
ﬁ Gross Living Area 1.600 saft| 2,616 safl. -25,400 2,926 sait: -33,150 1,536 saft 0
Basement & Finished 1600sf100sfwo | 1450sf0sfin 0| 1904sf0sfwo 0|960sf240sfin ]
Rooms Below Grade Orr0br1.0ba0o l +1,000 . +1,000| 1rr0br0.0balo _-1,000
Functional Utilty - No Electric . |No Electric . No Electric s Average . -7.000
Heating/Coaling Coal/Gravity |Wood/None i 0|wood/None _ 0/HeatPump/C-Ai _-8,000
Energy Efficienttems ~ |None Noted [None Noted None Noted ~ |None Nated - |
Garage/Garport . | 2dw l1dw 0/2dw ! |1dw i . 0
PorchPatigDeck  |EnPh/EnPt/Pts |CvdPchs/EncPt __0|CvdPorch : __+4 ooo!gvdpchgpmmck 44,000
Miscilaneous |Weood Stove Woodstove __O|Woodstove ! . O|None : +2,000
Misceianeous 32x42 Qutbldg [64x28 CutBidg -10,000|Qutbldg 40x52 0/Nane +20,000
Misceflansous None _|None _ 1152ADUunfinis -10,000|Abv Ground Poo 0
et Adustment (Tota) o+ X- 08 -70,200, — + X - § -3g280) X+ - 8 11,535
Adjusted Sale Price ]Net Adj. 201% Net Adg. 15.3% Net Adj. 50%
of Comparables Gross Adi. 30.7% S 279,800 Gross Adj.  31.9% S 211,720|Gross Adl.  40.2% $ 243,535
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report adtional prior sales on page 3).
ITEM ) SUBJECT COMPARABLE SALE # 4 COMPARABLE SALE # 5 . COMPARABLE SALE# 6
Date of Prior Sale/Transfer 7 . ) l
B Piice of Prior Sale/Transler ] ] .
b4 Data Source(s) - __County/MLS County/MLS County/MLS :County/MLS
7] Eifective Date of Data Source(s) 01/17/2025 ~ 01/17/2025 _ D1/47/2025 01/17/2025 o
ﬁ Analysis of prior sale or transfer history of the subject property and comparable sales ) ) |
< I __ ) : ,
Analysis/Comments ) L o o
P
o —— -
==
= —_— = [ [ — - -
< 1 .
o [, . —— S [ S
‘g B L R
=
= .
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7999:

Exterior-Only inspection Residential Appraisal Beport  rie# 25054
FEATURE | SUBJECT | COMPARABLE SALE # 7 GOMPARABLE SALE # 8 COMPARABLE SALE # 9
Address 5032 New Hudson Rd 2630 US Route 322 [5617 State Route 322
___ Orwell, OH 44076 _ _|orwell, OH 44076 windsor, OH 44099
Proximity to Subject 1L _ |4.72 milesE |1.41 miles SW _ _ - -
Sale Price s L 'S 196,000 , S 239,000] |8 |
Sale Price/Bross Liv. Area s si|S 11584sefti [ 149.10 st 18 saft j
Data Source(s) . : MLS Now#5038298;D0M 113 [MLS Now#5092442;00M 7
Verfication Source(s) Bl __ |Drive By/MLS/County . Drive By/EXTAppraisal/MLS/County | _
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION  +{} $ Adjustment ] DESCRIPTION  + +(-) $ Adjustment DESCRIPTION  +() § Adjustment |
Sales or Financing ArmlLth ' |'Listing T
Concessions Conv;6000 _-3,000|Contract;0 ~
Date of Sale/Time _|s09/24;c07/24 01/25 o ’
B Location N;Res: N;Res; _  |NjRes; S -
=) LoasgholdFee Simple |Fee Simple  |Fee Simple Fee Simple . .
=i Site 7.08ac__  |42005 sf +23,240(2.36 ac +17,900 _ i
pView  _  |N;Res;  [N;Res; .___|N;Res; | ‘ —
4 Design (Style) DT4;Bi-Level |DT1;Ranch 0|DT1:Ranch 0 el
{24 Quality of Consiruction Q4 _ |oa __ |oa B | o |
4 Actual Age 71 60 0|79 o !
4 Condiion B ca _  |c3 -7,840|C3 9,600 ' ]
b4 Above Grade Tolal Bdms. Baths | Total Bdms. Baths 3,000/ Total Bdms. Bats - -3,000| Total Bdms. . Baths
b Aloom Count | 7 2 '1.0| 5 3 1.0 ..o 4 2 1.0 _ 0 .
b4 Gross Living Area .| 1,600 sqit 1,692 soft o 1,603 saft. 0 - st
bl asement & Finished 1600sf100sfwo |1092sf0sfin 0|768sf0sfin i 0
Aooms Below Grade Orr0brl.0ba0o _ +1,0000 ! +1,000
Functional Utiity No Electric No Electric No Electric -
Heating/Coofing Coal/Gravity  |Coal/None 0!wdSrick/None : 0
Energy Efficient ftems None Noted  |None Noted INone Noted _
Garage/Garport 2dw 1cp3dw i -1,000/2dw
Parch/PatioDeck EnPh/EnPt/Pts |CdStp/EncPY/Pt 0/Stoops/Deck +4,000
Miscellanegus Wood Stove  |None __ - +2,000|Woodstove 0
Miscallaneous 32x42 Outbldg_|24x30 Outbldg __ +10,000/30x40 Outbldg .0 o il
Miscellangous None None 30x30 Outbldg -12000, _
Net Adjusiment (Tota) X+ —- s 21,400+ X- 8 -1,7000 T+ -8 =
Adjusted Sale Price INet Adj. 109% Net Adj. 07% Net Adj. %
of Comparables |Gross Adj.  26.1% S 217,400/Gmss Adi.  19.9% $ 237,300 Gross Adj. % 8

Report the resulis of the research and analysis of the prior sale or transfer history of the subject

property and comparable sales (report additional prior sales on page 3).

ITEM ) SUBJECT GOMPARABLE SALE # 7 COMPARABLE SALE # 8 GCOMPARABLE SALE # 9
Datg of Prior Sate/Transfer ; I

N Price of Prior Sale/Transfer ) . =
Fsf Dila Source(s) - _ County/MLS County/MLS : County/MLS

P74 Eiicctive Date of Data Source(s) 01/17/2025 01/17/2025 01/17/2025 o

ﬁ Anlysis of prior sale or fransfer history of the subject property and ble sales

< I - - e
<&

Anglysis/Comments . o

i _— = IS [,
| = —E ~

=

w = — JE— —

=

= 2 = _

: !
(_.Z! — — = =

(7] =
=]

5 —— — — EE——— - - — [USUESU—— —_— —_————— JE— —————

£

o _

< . o . e o e
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Reconciliation Addendum File No. 25054

Borower Jonathan A Miller & Linda R Miller
Property Address 5032 New Hudson Rd_ ) - :
Gity Orwell County Ashtabula Saie OH Zip Code 44076

Lender/Client  The Middlefield Banking Company

» Comparable Summary
Comparables Summary & Estimated Indicated Valiue

SalePrice  NetAdj% GrsAdj% IndValue Weight

Comp #1: 215,000 1.1 448 181,138 13.77
Comp #2: 214,200 77 43.3 230,702 13.87
Comp#3: 221,000 1.8 408 217,104 14.02
Comp #4: 350,000 201 307 279,800 14.68
Caomp #5. 250,000 16.3 319 211,720 14.61
Comp #6: 232,000 5 402 243,535 14.07
Cormp #7. 196,000 10.9 26.1 217,400 14.98
Comp #8: 239,000 0.7 19.9 237,300

ESTIMATED INDICATED VALUE OF THE SUBJECT: 228,000

« Indicated Weight Value
Estimated indicated value is determined by using the Gross Adjustment of sale price for each comparable as a measure of the

relative quality of the comp. The Indicated Value is derived by multiplying the weight of each comp by the Adjusted Sale Price of
that comp, repeating for each property, then adding them all together. This weighted average is used as the indicated value of

the subject.

As with any method, this technique is not perfect.However, it does do a very good job of giving more weight to the most similar
comps while at the same time minimizing values near the extremes of the indicated value range.
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Subject Photo Page

 Borrower Jonathan A Milier & Linda R Miller

Property Address 5032 New Hudson Rd
Cty Orwell

Lended/Clint

) "~ oy Ashtabula
The Middiefield Banking Company

 ZipCode -;@QJG

Subject Front
5032 New Hudson Rd

Sales Price
Gross Living Aea 1,600
Total Rooms 7

Total Bedrooms 2
Total Bathrooms 1.0

Location N;Res;
View N;Res;
Site 7.08 ac
Qualty Q4
Age 71

Subject Side

Subject Street
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Photograph Addendum

 Borrower Jonathan A Miller & Linda R Miller
Property Address 5032 New Hudson Rd S
Gy  Orwel

LenderClient___The Middlefield Banking Company

_Courly Ashtabula

_ sate oH___ZmCode 44076 _

Form GPICPIX - "TOTAL® appraisal sofiware by a \a mode, inc

Alternate Street View

Outbuilding

Alternate Side / Qutbuilding
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Comparable Photo Page

'Burmwe;_ Jonathan A Miller & Linda R Miller
Property Address 5032 New Hudson Rd o ;
City Orwell County Ashtabula

S _on

ZipGode 44076

LenderClent __ The Middlefield Banking Compan

Prax. to Subject
Sales Price
Gross Living Area
Tatal Rooms
Total Bedrooms
Total Bathrooms
Location

View

Site

Quality

Age

6949 Fee Rd
Prox. 10 Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathroems
Location

View

Site

Quality

Age

87 W Main St
Prox. to Subject
Sales Price

Gross Living Area
Total Rooms
Jotal Bedrooms
Total Bathrooms
Location

View

Site

Quality

Age
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Comparable 1
6005 Hurlburt Rd

2.51 miles N
215,000
1,344

5

2

1.0
N;Res;
N;Res;
1.07 ac
Q4

8

Comparable 2

7.29 miles E
214,200
1,496

5

2

1.0
N;Res;
N;Res;
5.01 ac
Q4

24

Gomparahble 3

3.27 miles E
221,000
1,512

7

4

2.0
N;Res;
N;Res;
10.00 ac
Q4

125




Comparable Photo Padge

Jonathan A Miller & Linda R Miller . R

Property Address 5032 New Hudson Rd ] o

TnCole 44076

cty orwell W_ " Sue oH

LenderCienl  The Middiefield Banking Company

Comparable 4

5221 Girdle Rd
Prox. to Subject
Sale Prica

Gross Living Arga
Total Rooms
Total Bedrooms
Total Bathrooms
Location

View

She

Quality

Age

Prox. ta Subject
Sale Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Lacation

View

Site

Quality

Age

Prox. to Subject
Sale Price
Gross Living Area
Total Roors
Total Bedrooms
Total Bathrooms
Location

View

Site

Quatity

Age
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13.24 miles S
350,000
2,616

6

4

1.0
N;Res;
N;Res;
2.43 ac
Q4

6

Comparahle 5
8655 Parkman Mespo Rd

6.94 miles SW
250,000
2,926

8

4

1.0
N;Res;
N;Res;
2.93 ac
Q4

38

Comparahle 6
9436 N Girdle Rd

5.42 miles SW
232,000
1,536

5

3

1.1
N;Res;
N;Res;
40000 sf
Q4

29




Comparable Photo Page

‘Borrower Jonathan A Miller & Linda R Miller ~ . -
Progerty Address 5032 New Hudson Rd e U o - y
City Orwell . County Ashtabula ~ Stae OH Zip Code 44076

Lender/Client _The Middlefield Banking Company

Comparable 7
2630 US Route 322
Prox. to Subject 4.72 miles E

Sale Price 196,000
Gross Living Area 1,692
Total Rooms S

Tatal Bedrooms 3
Total Bathrooms 1.0

Location N;Res;
View N;Res;
Site 42005 sf
Quality Q4

Age 60

Gomparable 8
5617 State Route 322
Prox. to Subject 1.41 miles SW

Sale Price 239,000
Gross Living Area 1,603
Total Rooms 4

Total Bedrooms 2
Total Bathrooms 1.0

Locaticn N;Res;
View N;Res;
Site 2.36 ac
Quality Q4
Age 79

Comparahle 9

Prox, to Subject
Sale Price

Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location

View

Site

Quality

Age
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Location Map

Bomower_ Jonathan A Miller & Linda R Miller
| Properly Address 5032 New HudsonRd

Cly. __Orwell R

Lender/Ciient The Middlefield Banking Company

County Ashtabula Stte_OH

_ ZipCode 44076 _

HRacewhy Park.

S

Roaming

PSP

i

-Shores
COMPARABLE No. 1

8005 Hurlburt Rd L
Rome, OH 44085
j 2.5L miles N

= COMPARABLE No, 8 #
wflie == | 5617 State Route 322 e s S £
= S ARSI L i § -
B Windsor, OH 44009 New '-3
1.4) miles SW SUBJECT \
I 5032 New Hugson Rd
i s Orwell, OH 34076
Tut Lody of ” :
Guadaiups Statug !
COMPARABLE No. 2§
6949 Fee Rd
Roma, OH 44085
7.29 miles E
)
shurg - 11224 Windsor Mills*~ Windsor = ~EasT GAWELL T3T

= - i
? W COMPARABLE No.
9436 N Girdle Rd
1 Middiefisid, OH 44062
4 5.42 miles SW
4
i B PO
e : o COMPARABLE No. 7
I ---Mesopotamia

w COMPARABLE No. 3

87 W Main St
Crwell, OH 44076
8 3.27 mites £

| 2630 US Route 322
Crwell, OH 24076

COMPARABLE No. 4

Arap

COMPARABLE No. 5
8655 Farkman Mespo Rd
= siddlefield, OH 44062

|| 5.94 miles SW

5221 Girdlz Ad

West Farmington, OR 44491 Oakfield
13.24 miles S
Wast
£ Wast
armington Bristolville
[l T -t
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Aerial Map

Bomower __Jonathan A Miller & Linda R Miller
| Property Address 5032 New Hudson Rd S
City Orwell County _Ashtabuta e Sate OH ZipCode 44076

Lender/Client  The Middlefield Banking Company

|2 ta mode, inc: £F 0
P e~ 1t e e S

SUBJECT

5032 Mew Hudson Rd
Orwell, OH 44076

“ungus bior Tarhnoleg e, ShaFFAD BED
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Plat Map
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Januzry 18, 2025 1:4.297
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Analytics Addendum

Bomower __ Jonathan A Miller & Linda R Miller
Property Address 5032 New Hudson Rd . — -
oy Orwell B _ County Ashtabula St OH _ ZpCode 44076
LenderClient __ The Middlefield Banking Company '

Days on Market Trend
400

350
300
250
200 :
B T T T

Days on Market

o

This chart shows the median days on market for sales and active listings during each month starting 01-26-2024 through
01-14-2025.

Sales Price Trend
$500.000

$450.000
$400.000

$350.000 -

$300,000

Sale Price ($)

$250.000

$200.000

This analysis of prices in the subject market from 01-26-2024 to 01-14-2025 yields a price range of $195,813 to $378,513 for
properties in the subject market as of 01-17-2025.

Listing Price Trend

500 006

S450 000

a0 B

)
u

R S
< 5350 0Q0 P
4 -~
Q -
‘= 5300000
o
"6; 0an /_/
e
so0000 e .
R e
$150000 L7

3
s
=l

This analysis of listing prices in the subject market from 06-14-2023 to 01-10-2025 shows a range of $203,041 to $392,934 for a
likely sale on 01-17-2025.
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Market Conditions Addendum to the Appraisal Report  riews. soons
The purpose of this addendum is to provide the lender/client with a clear and accurate understanding of the market trends and conditions prevalent in the subject
neighborhood. This is a required addendum for alt appraisal reports with an effective date on o after Aprl 1, 2009, B B
Property Address 5032 New Hudson Rd - __ City orwetl State OH ZiP Code 44076
Bomower Jonathan A Miller & Linda R Miller
Instructions: The appraiser must use the information required on this form as the basis for hig/ hig/her conclusions, and must provide support for those conclusions, regardmg
housing trends and overal! market conditions as reported in the Neighborhood section of the appraisal report form. Tha appraiser must il in aft the information to the extent
it is available and reliable and must pravide analysis as indicated befow. If any required data is unavaflable or is considered nreliable, the appraiser must provide an
explanation. It is recognized that not all data sources will be able o provide data for the shaded areas below; i it is available, however, the appraiser must include the data
in the analysis. If data sources provide the required information as an average instead of the median, the appraiser should repor the available figure and identify it as an
average. Sales and listings must be properties that compete with the subject property, determined by applying the criteria that would be used by a prospective buyer of the
subject property. The appraiser must explain any anomalies in the data, such as seasonal markets, new construction, foreclosures, ete.
inventory Analysis Prior 7-12 Months Prior 4-6 Months Current— 3 Months QOverall Treng
Total # of Comparable Sales (Setiled) 20 15 18 ~increasing | M Stable Declining
Absorption Rate (Total Sales/Months) 3.33 5.00 6.00 X Increasing | Stable " Declining
Total # of Comparable Active Listings 11 18 g I Dectining | D Stable i1 Increasing
Monits of Housing Supply (Total Listings/Ab.Rate) 3.30 3.60 1.33 ¢ Daclining |1} Stable "1 Increasing
Median Salo & List Price, DOM, Sale/List % Prior 7-12 Months Prior 4-6 Months Cument - 3 Months Qverall Trend
Median Comparable Sale Price $254,000 £260,000 £228,250 — Increasing Stable X Declining
Median Comparable Sales Days on Market 58 44 66 "~ Declining | > Stable Increasing
Median Comparable List Price $249,900 $252,450 $332.,450 X Ingreasing |¢ ‘ Stable |1 Deciining |
Median Comparable Listings Days on Market . S6 34 78 ! Declining |3 Stabte {1 Inreasing
Median Saie Price as % of List Price 100.00% 96.22% 98.17% __Increasing | < Stable | _ Declining
Sellar-(devaloper. bullder, etc.)paid financial assistance prevalent? X Yes No . Declining  Stable ¢ increasing
Expiain in detail the seller concessions trends for the past 12 months (e.g., selfer contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo
fees, options, efc.). The MLS Now MLS indicated 23 of 53 (43.4%) of the closed sales in the market area between 01/17/2024 and
01/17/2025 contained selier concessions. Concessions ranged between $452 and $9,000, and the median concession was $5,000. For |
7-12 manths prior, 5 of 20 transactions (25.0%) had concessions. For 4-6 months prior, 7 of 15 transactions (46.7%}) had concessions. _
For the 3 months prior to the effective date, 11 of 18 transactions (61.1%) had concessions. _

MARKET RESEARCH & ANALYSIS

Are foreclosure sales (REQ sales) a factor in the market? “Yes X No ifyes, explain (including the trends in listings and sales of foreclosed properties).

Cite data sources for above informatien.  The Market Conditions Addenda was completed with data from MLS Now MLS with an effective date
of 01/17/2025. e e

Summarize the above information as support for your conclusions in the Neighborhood section of the appraisat report form. If you used any addRional information, such as
an analysis of pending sales and/or expired and withdrawn fistings, to formulate your conclusions, provide both an explanation and stpport for your conclusions.

Information is readily avaitable and has been deemed reliable. Prices have been in the median range. Sales price as a % of list has
remained stable __ . . - o 1 . - .

If the subjeet is a unit in a condominium or capperative project , complete the following: Praject Name:

Subject Project Data Prior 7-12 Months Prior 4-6 Manths Currant — 3 Monthg Querall Trend

Talal # of Comparabie Sales (Settled) _Increasing | Stable ___ Declining
Absarption Rate (Total Sales/Months) __ Ingreasing |~ Stahle __ Beclining
Total # of Active Comparable Listings % Declining |7 | Stable ___4 Increasing
Months of Unit Supply (Total Listings/Ab.Rate) I~ Declining |*, Stable { ! Increasing
Are foreciosure sales (REQ sales) a factor in the project Yes No  Ifyes, indicate the number of REO listings and explain the trends in listings and sales of

foreclosed properties.

Summarize the above trends and address the impact on the subject unit and project.

CONDOICO-0P PROJECTS

e e e . .

Signature ] L A Signature [
AppraiserName  Daniel P O, v o SUDEW'SUWAPDTBISGFNBNE I ~

CompanyName _ Northeastern Ohio Appraisal Services Inc. | Company Name D

Company Address 1129 Niles Cortiand Road SE, Warren, OH 44484 |Company Address e

State License/Certification # 2004004514 Stae  OR State License/Certification # o 7 State

APPRAISER

Email Address  neoAppraisers@gmail.com Email Address
Freddie Mac Form 71 March 2009 Page 10of 1 Fannie Mae Form 1004MC March 2009
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USPAP ADDENDUM File No. 25054
| Borrower ___Jonathan A Miller & Linda R_Milier o — —
Properly Address 5032 New Hudson Rd . ) S
Cy Orwell County Ashtabula Stale OH Zip Code 44076
Lender The Middlefield Banking Company

This report was prepared under the following USPAP reporting option:
X Appraisal Report This report was prepared in accordance with USPAP Standards Rule 2-2(a).
" Restricted Appraisal Report This report was prepared in accordance with USPAP Standards Rule 2-2{b).

Reasonable Exposure Time
My opinion of a reasonable exposure time for the subject property at the market value stated in this report is: 1-134 Days _

Additional Certifications
| certify that, to the best of my knowledge and belief:

X I have NOT performed services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the
three-year period immediately preceding acceptance of this assignment.

__ VHAVE performed services, as an appraiser or in another capacily, regarding the property that is the subject of this report within the three-year

period immediately preceding acceptance af this assignment. Those services are described in the comments below.
- The statements of fact contained in this report are true and correct.
- The reported analyses, opinions, and conglusions are limited only by the reported assumptions and limiting conditions and are my personal, impartial, and unbiased
professional analyses, opinions, and conclusions.
- Unless otherwise indicated, | have no present or prospective interest in the property that is the subject of this report and no personal interest with respect to the parties
involved.
- | have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.
- My engagement in this assignment was not contingent upon developing or reporting predetermined resukts.
- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value 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 occumence of a subsequent event directiy 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 that
were in effect at the time this report was prepared.
- Unless otherwise indicated, | have made a personal inspection of the property that is the subject of this report.
- Unless otherwise indicated, no ane provided significant real property appraisal assistance to the person(s) signing this certification (if there are exceptions, the name of each
individual providing significant real property appraisal assistance is stated elsewhere in this report).

Additional Comments

Sources used in this appraisal process are county records and MLS. Agent interviews are also attempted for each of the
comparables as well as throughout this analysis when necessary. If any reported information regarding the subject or supporting
data is found to be inaccurate, this could affect the assignment.

APPRAISER:/ SUPERVISORY APPRAISER: (only if required)

Signature: Signature:

Name:  Daniel P Daniluk Jr” = o Name:

Date Signed:  01/23/2025 Date Signed:

State Certification #: 2004004514 State Cenification #:

or State License #: or State Licensg #: e

Siate: OM State: o

Expiraion Date of Cerfication or License:
§upewisory Appmispr Inspection of Subject Property:
" DidNot  Exterior-only from Street Interior ang Exteriar

Exgiration Date of Certfication or License: 06/ 10(205_5":H
Efiective Date of Appraisak  01/17/2025
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FleNo. 25054

UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Figld-Specific Standardization Requirements)

Condition Ratings and Definitions

ct
The improvements have been very recently constructed ang have not previously been accupied. The entire structure and all components are ngw
and the dwelling features no physical depreciation.*

*Note: Newly constructed improvements that feature recycled materials and/or components can be considered new dwellings provided that the
dwelling is placed on a 100% new foundation and the recycled materials and the recycled components have been rehabilitated/re-manufactured
inta like-new condition. Recently constructed improvements that have not baen previously occupied are not considered “new" if they have any
significant physical depreciation (i.e., newly constructed dwellings that have bean vacant for an extended period aof time without adequate
maintenance or upkeep).

c2

The improvements feature no deferred maintenance, little or no physical depreciation, and require no repairs. Virtually ait building companents
are new or have bean recently repaired, refinished, or rehabilitated. All outdated companents and finishes have been updated and/or replaced
with components that meat current standards. Dwellings in this category either are almost new or have been recently completely renovated and
are similar in condition to new construction.

c3
The improvements are well maintained and feature fimited physical depreciation due to normal wear and tear. Some components, but not every
major building component, may be updated or recently rehabiiitated. The structure has been well maintained.

ca

The improvements feature some minor deferred maintenance and physical deterioration due to normal wear and tear. The dwelling has been
adequately maintained and requires anly minimal repairs to building components/mechanical systems and cosmetic repairs. All major building
components have been adequately maintained and are functionally adeguate.

c5

The improvements feature obvious deferred maintenance and are in need of some significant repairs. Some building companents need repairs,
rehabilitation, ar updating. The functional utility and overall livability is somewhat diminished due to condition, but the dwelling remains
useable and functional as a residence.

cé

The improvements have substantial damage or deferred maintenance with deficiencies or defects that are severe enough to affect the safety,
soungness, or structural integrity of the improvernents. The improvements are in need of substantial repairs and rehabilitation, including many
of Mast major components.

Quality Ratings and Definitions

Qi

Bwellings with this quality rating are usually unique structures that are individually i by an i for a specified user. Such
residences typically are canstructed from detailed architectural plans and specifications and feature an exceptionally high level of workmanship
and exceptionally high-grade materials throughout the interior and exterior of the structure. The design features exceptionally high-quality
exterior refinements and arnamentation, and exceptionally high-quality interior refinements. The workmanship, materials, and finishes
throughout the dwelling are of exceptianally high quality.

Q2

Dwellings with this quality rating are often custom designed for construction on an individual property owner's site. However, dwellings in
this quality grade are also found in high-quality tract developments featuring residence constructed from individual plans or from highly
modified or upgraded plans. The design features detailed, high quality exterior ornamentation, high-quality interior refinements, and detail. The
workmanship, materials, and finishes throughaut the dweliing are generally of high or very high quality.

Q3

Dwellings with this quality rating are residences of higher quality built from individual or readily available designer plans in above-standard
residential tract developmients or on an individua! propery owner's site. The design includes significant exterior ornamentation and interiors
that are well finished. The workmanship exceeds acceptable standards and many materials and finishes throughout the dweiling have been

upgraded from “stock” standards.

Q4

Dwellings with this quality rating meet or exceed the requirements of applicable building codes. Standard or modified standard building plans
are utilized and the design includes adequate fenestration and some exterior ornamentation and interior refinements. Materials, workmanship,
finish, and equipment are of stock or builder grade and may feature some upgrades.

UAD Version 5/2011
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM

(Source: Fannie Mae UAD Appendix D: UAD Fleld-Specific Standardization Requirements}
Quality Ratings and Definitions (continued)

Qs

Dwellings with this quality rating feature ecoromy of construction and basic functionality as main considerations. Such dwellings feature a
plain design using readily avaitable or basic floor plans featuring minimal fenestration and basic finishes with minimal exterior arnamentation
and limited interior detail. These dwellings meet minimum building codes and are constructed with inexpensive, stock materials

with limited refinements and upgrades.

Q6

Dwellings with this quality rating are of basic quality and lower cost; some may not be suitable for year-round occupancy. Such dwellings

are often built with simple plans or without plans, often utilizing the lowest quality building materials. Such dwellings are often built or
expanded by persons who are professionally unskilled or possess only minimal construction skills. Electrical, plumbing, and other mechanical
systems and equipment may be minimal or non-existent. Older dwellings may feature one or more substandard or non-conforming additions
to the original structure

Definitions of Not Updated, Updated, and Remodeled

Not Updated
Litile or no updating or modernization. This description includes, but is not limited to, new homes.
Residential praperties of fifteen years of age or less often reflect an original condition with no updating, if no major
components have been replaced or updated. Those over fifteen years of age are also considered not updated i the
appliances, fixtures, and finishes are predominantly dated. An area that is ‘Not Updated’ may still be well maintained
and fully functional, and this rating does not necessarily imply deferred maintenance or physical/functional deterioration.

Updated
The area of the home has been modified to meet current market expectations. These madifications
are limited in terms of both scope and cost.
An updated area of the home should have an improved Iook and feel, ar functional utility. Changes that constitute
updates include refurbishment and/or replacing components to meet existing market expectations. Updates do not
include significant afterations to the existing structure.

Remodeled
Significant finish and/or structural changes have been made that increase utility and appeal through
complete replacement and/or expansion.
A remodeled area reflects fundamental changes that include multiple alterations. These alterations may irclude
some or all of the following: replacement of a major companent (cabinet(s), bathtub, or bathroom tile), relocation
of plumbing/gas fixtures/appliances, significant structural alterations (relocating walls, and/or the addition of)
square footage). This would include a complete gutting and rebuild.

Explanation of Bathroom Count

Three-quarter baths are counted as a full bath in all cases. Quarter baths (baths that feature only a toilet) are not
included in the bathroom count. The number of full and half baths is reported by separating the two values using a
period, where the full bath count is represented to the left of the period and the haif bath count is represented to the

right of the periad.

Example:
3.2 indicates three full baths and two half baths.

UAD Version 972011
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)

Abbreviations Used in Data Standardization Text

Abbreviation Full Name Fields Where This-Abbreviation May Appear
ac Acres Area, Site
AdjPrk Adjacent to Park Location
AdjPwr Adjacent to Power Lines Location
A Adverse Location & View
ArmLth Arms Length Sale Sale or Financing Concessions
ba Bathroom(s) Basement & Finished Rooms Below Grade
br Bedroom Basement & Finished Rooms Below Grade
B Beneficial Location & View
Cash Cash Sale or Financing Concessions
CtySky City View Skyling View View
CiyStr Gity Street View View
Comm Commercial Influence Location
c Contracted Date Date of Sale/Time
Conv Conventional Sale or Financing Concessions
CrtOrd Court Ordered Sale Sale or Financing Concessions
DOM Days On Market Data Sources
€ Expiration Date Date of Sale/Time
Estate Estate Sale Sale or Financing Concessions
FHA Federal Housing Authority Sale or Financing Concessions
GliCse Golf Course Location
Glifvw Golf Course View View
Ind industrial Location & View
in Interior Only Stairs Basement & Finished Rooms Below Grade
Lndft Landfilt Location
LtdSght Limited Sight View
Listing Listing Sale or Financing Concessians
Min Mountain View View
N Neutral Location & View
NenArm Non-Amms Length Sale Sale or Financing Concessions
BsyRd Busy Road Location
0 Other Basement & Finished Rooms Below Grade
Prk Park View View
Pstrl Pastoral View View
Pwrin Power Lines View
PubTrn Public Transportation Lacation
m Recreational (Rec) Room Basement & Finished Rooms Below Grade
Relo Relocation Sale Sale or Financing Concessions
REOD REQ Sale Sale or Financing Concessions
Res Residential Location & View
RH USDA - Rural Housing Sale or Financing Concessions
S Settlement Date Date of Sale/Time
Short Short Sale Sale or Financing Concessions
sf Square Feet Area, Site, Basement
sqim Sauare Meters Area, Site
Unk Unknown Date of Sale/Time
VA Veterans Administration Sale or Financing Concessions
w Withdrawn Date Date of Sale/Time
wo Walk Qut Basement Basement & Finished Rooms Below Grade
wu Walk Up Basement Basement & Finished Rooms Below Grade
WirFr Water Frontage Location
Wir Water View View
Woads Woods View View
Other Appraiser-Defined Abbreviations
Abbreviation Full Name Fields Where This Abbreviation May Appear

UAD Version 9/2011
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License 2024-2025

AN APPRAISER LICENSE/CERTIFICATE
has been ssued under ORC Chapter 4763

“Daniel P Daniluk Jr.

LaTRAY aineBER

2004004514
uC LEVEL

Certified Residential Real Estate Appraiser
CURRENT ISSUE DATE:
05/22/2024

EXPRATION DATE:

06/10/2025

LSPAP DUTE DATE:

06/10/2026
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E&OD 2024-2025

/13 DECLARATIONS

GREATAMERICAN. |
REAL ESTATE APPRAISERS
INSURANCE GROUP ERRORS & OMISSIONS INSURANCE POLICY
301 E. Fourth Street, Cincinnati, OH 45202

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

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

Insurance is afforded by the company indicated below: (A capital stock corporation)
@ Great Amnerican Assurance Company
Note: The Insurance Company sclected above shall herein be referred to as the Company.
Policy Number:  RAP4114337-24 Renewal oft RAP4114337-23

Program Administrator: Herbert H. Landy Insurance Agency Inc.
100 River Ridge Drive, Suite 301 Norwood, MA 02062

liem |. Named Insured:  Daniel Daniluk, 0
ftem 2. Address: 9535 Howland Springs Rd SE
City, State, Zip Code: Warren, OH 44484
ltem 3. Policy Period: From 03/15/2024 To 03/15/2025

(Manth, Day, Year) (Month, Dav, Year}
(Both dutes at 12:01 a.m, Standard Time at the address of the Named Insured as stated in Yiem 2.)

item <. Limits of Liahility:

A S 1,000,000 Damages Limit of Liability - Euch Claim

B 5 1000000  Claim Expenses Limit of Linbility - Each Claim

(G 1 ﬂm‘“ﬂ Pamages Limit of Liability - Policy Aggregate

p. s 2000000  Claim Expenses Limit of Liabificy — Policy Aggrogate

tem 5. Deductible (Inclusive of Claim Expenses):

A S 000 Each Claim
B. 5 000 Aggregate

ftem 6. Premium: 5 764.00
ltem 7. Retroactive Date (if upplicable):  05/19/2003

Item ¥ Forms, Notices and Endorsements attached:
D42100 (03/15) D42300 OH (05/13) 1L7324107/721)
D42402 (057131 D42408 (05/13) D421 (03/17) D42413 (06/17)
D42414 (081

g PR AL

Authorized Represeniative

D21 {135 Page Eof )
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Reconsideration of Value (ROV) Disclosure *

An ROV (Reconsideration of Value) is a request to the appraiser to reconsider the analysis and
conclusions of their appraisal.

Fannie Mae, Freddie Mac and HUD have set forth specific requirements for borrower initiated ROVs.
A borrower is permitted to initiate only one ROV per appraisal.

If you have concerns regarding your appraisal, you should contact your lender to request their
standardized format for providing an ROV.

To start the process, you must provide your lender the following information:

e Borrower(s) name

e Property address

o Effective date of the appraisal

e Appraiser name

e Date of the ROV request

« Identification and description of unsupported, inaccurate, or deficient areas in the
appraisal report.

» Additional data, information, and comparable properties (not to exceed five), and the
related data sources (for example, the MLS listing number).

e Anexplanation of why the new data supports the ROV.

To ensure compliance, the information you provide will first be reviewed by your lender to determine
the relevance and appropriateness of the submission before communication is sent to the
appraiser.

The appraiser’s response to the ROV request will be included in a revised version of the appraisal.

The expected response time back to the AMC/ sender is 24 hours once it is received by the
appraiser.

There will be no cost to the borrower for an ROV request.

Requests for clarification or corrections unrelated to the value conclusion should be submitted to
your lender in writing as well.

*This disclosure would not apply to products that are not full appraisals.



