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UNITED STATES BANKRUPTCY COURT

DISTRICT OF MASSACHUSETTS
IN RE: ) CHAPTER 13
) CASE NO: 06-13703
ROBERT H. STRAYTON )
)
) ADVERSARY PROCEEDING NO:
)

COMPLAINT TO AVOID TRANSFER OF REAL PROPERTY

TO THE HONORABLE JUDGE ROBERT SOMMA:

Now comes the Debtor, by and through Richard S. Ravosa, Esq., counsel for the above
Debtor, who hereby submits this Complaint to Avoid Transfer of Real Property Pursuant to 11
U.S.C. § 548,

In support of this complaint, attomey for the Debtor respectfully represents as follows:
1. On October 16, 2006, (the “Petition Date™), the Debtor filed a voluntary petition in the

United States Bankruptcy Court for the Eastern District of Massachusetts under Chapter

13 of the Bankruptcy Code. The Debtor resides at 13 School Street, Unit #11, Natick,

Massachusetts and has resided there continuously since January 26, 1998.(Exhibit A:

“Quitclaim Deed”)

2. The Court therefore has jurisdiction over this matter pursuant to 28 U.S.C. §1334. This

proceeding is a core proceeding. An adversary proceeding is required by M.L.B.R. 7001.

The Court has jurisdiction to enter.a fina! judgment. Venue of this action is appropriate

based on the underlying bankruptcy case.
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PARTIES

3. Robert H. Strayton, The Debtor/Plaintiff (hereinafter “STRAYTON) is a natural person
residing in Middlesex County at 13 School Street, Unit #11, Natick, Massachusetis

4. Champion Mortgage, A division of Key Bank, USA National Association (hereinafter
“CHAMPION™), a Defendant herein is a servicing agent for the home equity loan on the
Debtor’s residence, CHAMPION is a New Jersey Corporation doing business in the state
of Massachusetts. Upon information and belief its principle offices are located at 20
Waterview Boulevard, Parsippany, NJ 07054.

5. The interested party, Derek Davis is the highest bidder at the foreclosure sale of
STRAYTON’s residence whose attorney is Mark R. Haranas a member of the firm
Hargaves, Karb, Wilcox & Galvani, LLP with its principle offices located at 439
Worcester Road, Framingham, MA 01701.

NATURE OF THE ACTION

6. This proceeding seeks to set aside the Foreclosure Sale as it sold for less than reasonably
equivalent value, for failure of CHAMPION to respond to debtor’s inquiries especially
regarding reinstatement, and for unauthorized purchase on behalf of a Trust.

FACTUAL ALLEGATIONS

7. On or about October 29, 2002, Robert H. Strayton and Dana Gallo executed a
Massachusetts Open-End Home Equity Line of Credit Mortgage and Security Agreement
with Champion Mortgage — Second Lien. This loan was an interest only loan for a period
of ten years.

8. On or about June 24, 2005, CHAMPION filed a Complaint to Foreclose Mortgage.
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On or about July, 2005, STRAYTON had entered into a forbearance agreement with
CHAMPION and had paid approximately $7,000.00 to secure said agreement, said
monthly payments were due on or about the 26™ of each month.

STRAYTON made payments every month and it was not until after Christmas that the
payment was late and CHAMPION refused payment.

STRAYTON has made every payment relative to the forbearance agreement prior to then
and the agreement was due to end on or about February 2006.

On or about January 2, 2006 to August 16, 2006, STRAYTON was in constant contact
with CHAMPION to either reinstate the forbearance agreemnent, to enter into a new
agreement or refinance under a conventional mortgage,

On or about June 15, 2006, STRAYTON received a letter confirming that a forbearance
agreement was in the process and that they were waiting for figures.

On or about July 5, 2006 STRAYTON had talked to Mike Blair, Sr. V.P. of Consumer
Collections who stated that “Betsey” would draw up the agreement.

On or about August 16, 2006, Betsey at extension 6551 had informed STRAYTON that
there were no docs and that she was still waiting. No docs referring to a forbearance
agreement.

From January 2, 2006 to October 2, 2006 there were six contacts at Champion which
STRAYTON was in constant contact with and whom gave STRAYTON different
responses in terms of a solution to the problem with the forbearance agreement that ended
due to the a late paymen; in December, 2005. The responses ranged from the forbearance
agreement, to an agreement entering into a new forbearance to rewriting the HELOC loan

into a traditional mortgage.
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17. On September 27, 2006 without prior knowledge of the Debtor or his wife, an auction
commenced outside their RESIDENCE. Said auction resulted in a Memorandum of Sale
of Real Property.(See Exhibit B “Memorandum of Dale™)

18. On October 16, 2006 (the “Petition Date™), STRAYTON filed a voluntary petition. On
this date, the terms of the sale not been complied with and Debtor had both record legal
title and was a possessor in interest in his residence. The Debtor’s interest in his residence
became part of his estate pursuvant to 11 U.S.C. §541 (a)(1).

19. The Debtor’s Counsel notified counsel for CHAMPION on Qctober 17, 2006 by fax
regarding the Bankruptcy.

20. On October 17, 2006, Counsel for_ CHAMPION acknowledged receiving the fax from
STRAYTON’s counsel and stated in the fax sent to the Debtor’s counsel that
STRAYTON’s filing of bankruptcy has no effect on the auction process and that the
bidder may proceed without any consideration of STRAYTON’s case.

21. The date of closing is allegedly October 27, 2006.

. CLAIMS
L. Violation of §548 U.S.C. as Fraudulent Conveyance.

22, The sale of the RESIDENCE is a violation of the Massachusetts Uniform Fraudulent
Conveyance Act, M.G.L. §109 as the sale took place for less than market value and is a
fraudulent conveyance, under § 548 and 549 U.S.C. which commands that present fair
equivalent value must be obtained before the foreclosure sale will be left undisturbed by
the bankruptcy court.

23. The successful bidder submitted the high bid of $130,000.00 subject to a mortgage from

Middlesex Savings Bank with a balance of $99,962.00 as of September, 2006 which had
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been paid on time each month and is being reported by the credit bureau as never being
late.

The assessed value of the RESIDENCE for Fiscal Year 2006 is $319,400.00. (See
Exhibit C “Printout from Office of the Assessor™).

It is unknown whether CHAMPION acquired a pre-sale appraisal. To the best of the
Debtor’s knowledge there was no advertising in the real estate section of a newspaper, no
display advertising, there was no notice given to real estate brokers within a limited
radius of the property. CHAMPION did not make any effort to seek STRAYTON’s
permission for potential bidders to inspect the inside of the home. No good faith efforts
and reasonable diligence was made on CHAMPIONS part.

A comparative market analysis performed by local real estate sales agent from Coldwell
Banker on July 7, 2006 shows that similar currently active properties priced at $387,450
and currently sold properties were sold at an average price of $368,000.00. (See Exhibit
D “Comparative Market Analysis™).

Should the sale be completed, this would result in the loss of approximately $138,038.00
to $157,488.00 of equity to STRAYTON in said real estate.

IL Violation M.G.L. §109 as a Fraudulent Conveyance
The sale of the RESIDENCE is a violation of the Massachusetts Uniform Fraudulent
Conveyance Act as the creditor, Champion Mortgage despite the Debtors numerous
attempts to resolve the delinqucncies failed to respond to the Debtor’s request and acted
in bad faith by proceeding with the foreclosure action and other such actions which
Champion was responsible for which left the Debtors to their detriment. Champion failed

to act in good faith and use reasonable diligence to protect the interest of the mortgagor.
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29. CHAMPION on over five different occasions had agreed to enter into a new forbearance
agreement (January 2006, March 2006, May 2006, June 2006, and July 2006) requiring a
$5,000.00 payment from STRAYTON to secure the forbearance agreement, the
remainder to be paid over a period of time (4 months, 6 months, 12 months, 15 months)

30. The only occasion that CHAMPION ever produced any documentation relative to
reinstatement of the forbearance agreement was on June 21, 2006 which was $9,381.90
higher than was agreed upon and included dates for which he had already paid in 20035,

31. The last atternpt for a forbearance agreement was made in July 2006, however, no
personnel at CHAMPION was ever able to obtain and send STRAYTON the figures as
requested.

III. Bidder did not have authorization to bid

32. The purchaser who signed the Memorandum of Sale did so under a “realty trust” in order
to make a bid, the purchaser would need consent of the Trust in the form of a notarized
certificate providing him authority to act on the trust’s behalf pursuant to M.G.L. Ch. 184
§35.

33. With no certificate being produced Debtor’ attorney believes that the purchaser did not
have the authority to enter into a real estate contract.

WHEREFORE, the Debtor prays that this Court enter an Order to
1. Assume jurisdiction of this case;
2. Order that:
a. The sheriff’s sale of Debtor’s residence be avoided pursuant to 11

U.S.C. §§ 522 (h) and 549 (a), or 11U.S.C. §548 (a)(2).
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b. Defendant take all necessary steps to reflect the avoidance of the sale
within thirty days to restore legal title to Debtor;

c. The transfer be preserved for the benefit of the Debtor; and

d. The Debtor’s interest in the property is property of his estate that is
exempt property pursuant to M.G.L. Ch 188 §1; and

3. Grant any other relief which this Court deems necessary and proper.

Respectfully submitted,

The Debtor
Robert Strayton

B;ﬁ:j attomcy,g |

Richard S. Ravosa, Esquite

Town & Country Legal Associates, LLC
220 N Main Street

Suite 101

Natick, MA 01760

(508) 655-3013

(617) 720-1104 (fax)

BBO No.635846

CERTIFICATE OF SERVICE

I, Richard S. Ravosa, Esq., the attorney for the Debtor, Robert Strayton hereby certify that T served
the foregoing Complaint To Avoid Transfer Of Real Property by causing a true copy thereof to be
delivered as follows:

06-13703 Notice will be electronically mailed to:

Carolyn Bankowski  13trustee@ch13boston.com

John Fitzgerald USTPRegion01.BO.ECF@USDOJ).GOV
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QUITCLATM DEED

I, MICHAEL MABARDY
of Natick, Massachusettsg

for consideration paid, and in full consideration of ONE HUNDRED
FORTY-FOUR THOUSAND AND NG/100 (3144,000.00) DOLLARS

grants to ROBERT H. STRAYTON and DANA GALLGO, as joint tenants, and
nct as te-ants in common, both iy

of 13 School Street, Watick, Massachusetts

with QUITCLAIM COVENANTE

Condominium Unit No. 31 {the *Unit") of the Chestnut Place
Condominium, located at South Main and School Streets, Natick,
Middlegex County, Masgachusetta, a Condominium established pursuant
to Massachusetis General Lawsg, Chapter 1833 by Master Deed dated
July 27, 1988, and recorded with Middlesex South District Registry
of Deeds in Book 13224, Page 263, as amended, {Msster Deed}, which
Unit is shown on the fleoor plan of the building filed
similtaneously with said Master Deced in the said Reglistry of Deeds.

8aild Unit. is conveyed tegether with:

1. An undivided percentage interest in the common areas and
facilities of said Condominium attributable to the unit, as set
forth in the said Master Deed (az amended) ;

2. An easemenl for the continuance c¢f all encroachments by the
Unit on any adjoining Unit or common =lements (as defined in the
Maater Deed} existing as a vesult of construction of the Building
{as defined in the Master Deod], or which may come into existence
hereafter us = result of settling or shifting of the Building or as
rasult of repair or restoration of the Building ot of the Tnit,
after condemmation or eminenl domain proceedings, or by reason cf
an alteration or repalr to the Common Elements made by or with the
conzent of tho Trustees;

3. An Fasewent in common with the owners of the other Unlts to use
any pipes, wires, ducts, flues,cables, conduiis, public utility
lines and other Commen Elements located in zny of Lhe Units.

Hereby conveying the same premises described in deed of Peter M.
Burke et al., Trustees to me, recorded with said PRistrict Desds in
Book 24706, Page 240.
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The property address is 13 School Street, Natick, MA

Executed as a sealed instrument this 02{;4"-‘ day of January
15%8.,

/A

Michael Makardy

COMMONWEALTH OF MASSACHUSETTS
Middlegex ss. January o, 1998_

Then personally appe:ared the above-named Mlchael Mabardy, and
acknowledged the foregoing instrument to be his free act and deed
baefocre me,

,éd AT S
Notary Public
My commlSslion expires: Mlmﬂm\*"ﬂ;‘f i:j’g:lligsm
' COMR. £8P SEPY 25, 1998
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ADDITIONAL TERMS

The successful bidder shall execite a memorandum of sale upon acceptance of the bid.

The successful bidder shall give the required deposit to the suctioneez. The successiul
bidder will forfelv the deposit if, after the premises are soid o the successful bidder, the
successhul bidder refuses to sxcenle w memorandum of sale, or if, after signing, the
suceessful bidder does pot perfomn the successful bidder's obligations under the
memorandurm of saie. If the successful bidder forfeits the deposit, the deposit shall
become the property of the morpages. If the successful bidder forfeits the deposit, the
morigagee may resell the premises under the power of sale contained in the mortgage, or
rese}l the premises to the next highest bidder at the eriginal sale (in the order of their hid)
who s able to comply with the terms of sale, in sither case without notice o the
defautting successful bidder and without previously tendering a dead to the successful
bidder or taking any action not required by the pawer of sale. Neither the forfeiture of
the deposit nor the mortgages's vesale of the premisas shall ralease the successi] bidder
frotn the terms and conditions of the successfis) bidder’s agreement, and the mortgagee
retains the right to pursue any Jegal or equitabls reredy available to the morigagee,

No adjugtrment shali be made for real estate taxes, assessments, water and sewar charges |
or othes mumjcipal charges, condominiury charges, liens or claims in tha natre of lens,

as the successful bidder shall take the property subjeet to al] taxes, charges, 285¢8smetsts
and liens up to the date of delivery of the deed. A capy of the certificate of mumicipe]
liens pravided by the sity/town collector is attached hereto, and no represesnation is made
as to the accuracy of the infermation contained therein,

The bidder shall be responsible for all recording costs associated with the foreclosurs and
conveyance of the premises as well s all documentary deed stamps required to be affixed
to the deed,

Ths title to the premises shali be ihat which was conveyed by maortgage deed (o the
rrorigagee and the purchaser shall take title to the premises by the usual deed under
povwer of sale,

Bids chall only be accepted in increments of Five Hundred Dollare or more.

The premises shall be conveyed subject to agy tenants in acenpaney and subject W agy
leases, if any, affecting said premises, No adjustment shall be made for security deposits
and rents, whether collected or uncollevied. The morigages holds no sscurity deposits or
last month's rent, and the successful bidder assumes labslity for any claim 2 tenant or
party in possession might ave on account of a security deposit o prepayment of the tast

meonth's rent,

No reproseniation is made by the martgage holder whether the present tenancies are
subject to rent control, or what, if any, the montkly income is from such tenancies.

00095024.0087
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I;TM OF SALE OF REAL PROPERTY BY AUCTIONEER

N

{Foreciosure of Morngags)

Dare: 09/27/2906 13 School Sireet, Unit 12, Chestnut Place Condominiums, Natck, M4 01760

Time of Sale: 01: ' 3“-

I nereby ackoowledge to bave this day purchased &l Merigeges's Saie at Public Aucion
‘from Pan Traverse, Anctionser, for the sum of Dag, Nwhvsh N f'w " w0 2rs
V30,000 ), the reai estate kaown & 33 Scbuo) Stest. Umit 11, Chesenr Plase
Condomintums, Nariek. MA 01750 and deseribed further i the atached prirted Norigs of
Morgager's Sale of Real Estate, apd [ agree to comphy with the tetms of gale contained i the
anacited printed notiee of Morgages's Sale of Real Estate and the Additional Teams 25 stated by
the Anctioneer, having paid 1o the Auctionser the sum of TEN THOUSAND DOLLARS AND
00 CENTS ($10,000.00) in certified check or bank ehzck as the Deposit to bnd (he sale,
agreeable 1o the terms of sale. The halance of the purchase money is 1o be paid in certified check
or bank check in zccordance with the terms of szle. T hereby agrse to forfeh the Deposit 10 the
seller shoukd 1 fuil to comply with the rasidue of the 1erms. In cass of forfertwrs, the Deposit will
becomne the propevty of the Morigagee and will not be applied to the morgage debi. The
forfeitare wiii not release me from my liability under thic contract.

I have read fhe above and agreed 1w be bound by it and oiber terms of sale a5 well as (ke

additiomal terms ateacked to this Memorandum.
SRy o0\ sy

S.»HQD .

Puronaser

The above sale is hereby confirmed.

Auctionesr

Aucnoneser; Purchaser
Neme_ Ak MAorse Hare:_ NN

Address:__ SNY . Mo, % Address:
SNV ey

4 '
Telephone No.: ‘\\:\\\\. ']’g,"h “Show ¥ Teiephone No.! m

16093634 D0C]
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9. The premises shall be sold and conveyed without vepresentation or WAITantY 23 1o they
condition, constructior, oonformity to any description made in connection with thes
foreciosure, fitness for habitation, the presence of lead-based paint, plaster or other -
accessible lond-besed material, yrea fonmaldehyde insulation (also knows 2s UTED or
underground oil tanks, or whether they conform to auplicab.s state or iocal building,
zoning, health, and sunitary codss, or compliance with any fedaral, state, or local
envirorunemsl statates, regulations, ordinances, or by-laws. The suecessfil bidéer
assurues all obiigatians with respect to the presence of lead-based material, urea
formaldehyde insulation and underground oil tagks.

10. No representation or warranty is ade with respeet 1 whsther the property ig serviced by
a subsurface sewape disposal gystem. Rzgulations 1o the State Envirenmenral Code, Title
¥, 310 CMR 15,300 throngh 15.305, contain requirements for mspection angd Upgrade of
a subsurface sewege disposal system on transfer of ownership. If appliceble, the
successial bidder shall be responsible for ¢btaining, at the successful bidder's sole cost
and expense, the required subsurface sewage disposal svstera inspection in acoordance
with state and local regulations and making any zepairs and replacements pecessary to
bring the system into compliance with: applicable law.

11, Every buyer of residennial real estate Suilt prios to 1978 is notified that such properties
may have Icad exposure from paint, plaster, 5ol or other materials, thar may place young
children 2t risk of developing lead poisoning. Lead poisoning in young children may
produce permanent newrclogical darnage, inchiding lsamming disabilities, reduced Q
behavioral prablems and impaired memory, The seller of such property is required to
provide the buyer with a copy of any lead inspection report in the scller's posseseion and
notify the buyer of any known lead poisoning problem. Environmental lead napection is
1ecomumendsd prior to purchase. Mortgagee and its agents have ne imformation or
xnowledge concerning the presence of paint, plaster, soil, or ethor materials containing
dangerous levels of lad on the premisas, The suscessful bidder may chicoss te have a
lead inspection done. The sale i, however, copducted "as is," and the existence of
dangerous levels of lead shall not give the successfil bidder the right to terminate the
agrecment of sale,

12, The successfil bidder shall be responsible for obtaining, at the succeasful bidder's soie
cost and expense, the required smoke detector certificate and carbon monoxide certificate
from the [ecal govemmental authority havitig jurisdiction, including withont hmitatior,
the installation of any required smoke detectors and any cathon menoxide alarms,

13, The successful bidder shall bsar ali risk of loss or damagce to the property, from whatever

cause, after the execution of this Memorandum of Sale. The morigages has no obligation
to mamtain insurance on the premises.

{00053 024 BOCY
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If the mortgagee is undbls to convey title or deliver possession in conformity with the
terms of this Memorandum of Sale, for any reason, or if, after the signing of this
Memorandum of Saje, the mortgagse or its agents leamn of any actions or events that
occurred before the signing of this Memorandum of Sale that would constitute the basis
for postponing or canceling this Public Auction, the mortgagee may terminats this |
instrument by promptly refunding the deposit paid by the successfl bidder, at which time
al] rights hereunder shall cease and neither party shall have any further resourse or
obligation fo any other party to this instrumment, or their eaployees, agents or
representativas, whether at law or in equity,

Acceptance of the foreclosure deed by the successful bidder shall be deemed to be full
performance and discharge of the mortgages's obligations to (e successful bidder.

If the property is » condominiurm undt, the following provision ghell apply:

If the mortgages has agreed to assame Liability for certain condaryynium charges that
cotld have been secured as 2 so-called superpriority Jien under Massachusetts G=nera;
Laws chapter 1834, in consideration for which the condomininm asscciation for the
property has agreed to forebear from incurring certain additional legal fees and expenses
necessary to perfect the suparpriority liep atetus of these condoininium charges, then fhe
buyer hereby agrees (0 deem those Charges as being subject to & superpriovity lien, prior
to that of the mortgags hereby bemg foreclosed, zad the buyer hereby agress to pay those
charges conterpporansously with the recording of the deed.

{LOPRIGHLIGC
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MORTGAGEE'S SALE OF REAL ESTATE
13 School Street, Unit 11, Chestnut Place Condominium, Nazick, A &1 560

By virtue and in execution of the Fower of Sale contained in a certain morigage given by Robert
H. Strayton and Dane Galle to Chempion Movigage, a Division of Key Bank, USA, National
Associgtion dated Qciober 29, 2002, and recorded with Middlesex Coumty (Southerns District)
Regisgy of Desds in Book 37001, Hage 288, of which mortgage the undersigned is the present
holder, for breech of the conditlons of said morfgage and for the purpose of foreclosing the same
will be sold a1 Public Auction on September 27, 2006 & 9:00AM, at or upon the mortgaged
premises ore particularly deseribed below, being all and singular the premises deseribed in said
mrtgags, to wits

The Unit known as Unit No. 11 in the Chestnet Place Condominiam, located in
Natick, Middlesex County, Massachusstts, and established pumsnant to the M.G.L.
Chapter 1834 by Master Desed dated July 27, 1988 and recorded with the
Middlasex Connty {Southemn Distitl) Reglstry of Deeds ai Book 19224, Page
263, as amended.

Said Unit contains the sguare footage as shewn on the Hoor plans of the buildings
filed simultaneously with said Master Deed, and copy of the portion of the plan
attacked to the first unit deed conveved by the Deolarant of said Condominimm
(bereinafier the "First Unit Deed"), to which is affixed the verified stetemnent of 2
professionz) enpgineer in the form required by Section 9 of sajd Chapter 183A.

Said Undt 38 conveyed together with the undivided percentage interest in the
common aress and faciiities of the property ("Common Elements™ as described
in s2id Master Deeds as belng storibated to the unit, and as may he anended from
time to time,

Said Unit is conveyed subject to and with the benefit of the provisions of M.G.L.
Chapter 183A, the Master Deed, the Chestowt Place Condominiurm Tryst, and the
By-Laws and/or Rules and Ragulabions pramnigated thereunder, (collectively the
“Condominivin Docurrents”) as all may be amended, 23 well as any and all
amounts due to the Chestnut Place Condominiurs Trust.

Together with all nghts snd easerents for the benefit of said unit, 25 set forth in
the First Unit Deed and the Condominium Doscuments. The Unit is intended only
for residential purposes,

For ttle refarence see Deed dated Januaxy 28, 1998 rewrded at Middlesex
Courty {Southern Distriet) Registry of Deeds in Book 281132, Page 362.

Subject to 2 mortgage dated Jaauary 26, 1998 granted to Middlesex Savings Bank

in the original principal amount of $115,200, recorded at the Middlesex County
(Sonthern District) Registry of Deeds in Book 28112, Page 364,

{OOGEG6E90.T0C)
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The Morteagee reserves the might w posipone the sale to 2 jater date by public anmouncement at

the time and daie apponuted for the sale and to further postpone at any adjourned sale date by
public-announcernent at the time and dats gppointed for the adjeurned sate date.

The premises will be sold subject to and with the benefit of all rights, restrictions, easemeants,
impzovements, outstanding tax titles, municipa} or other public taxes, assessments, bettersate,
liens or clajms in the natwre of liens and existiog emtumbrances of record created prior to the
mortgage, o entitled to precadsnce over the mowtgage, if 2y, insofay as the same are stib
force anc applicable to the premises.

[7 the successful bidder at the foreclosure sale defanits in purchesing the property aceording 1o
the terms of this notice of sale or the terms of the Memorandum of Szle executed at the times of
the foreclosurs, the Mortgagee reserves the right to sell the propanty by foreclasits deed to the
gecond highest bidder (or other successive bidders, iv the order of their bid} provided that suck
other bidder deposits with Morigages's attomeys, Michienzie & Sawin LLC, the amount of the
required deposit ag set forth below withm three (3) business days after written notice of default
of the previous highest bidder and title shall be conveyed 10 such other bidder within thirty (30)

days of the default.

TERMS QF SBALE:  Ten Thousand and No/100 Doliars (510,000.00) is to be paid in certified

* check andior bank cashier’s check 10 be paid by the Purchaser ar the time and place of sale. The
balarice of the purchase price it 10 be paid by the Purchaser by sertified check apd/or bank
casiier’s eheck within thirty (30) days thereafter st the offices of Harry Castieman, Esquire,
Mickienzic & Sawin LLC, 745 Boviston Strest, Boston, MA 021316, Other tamms to be
announced at the sale. .

Champion Mortgage, a Division of Key Bank, USA, Nationa) Astociation
present holder of said mortgage
by s attorney, Harry Castleman, Esquire
MICHIENZIE & SAWIN LLC
745 Boyiston Street
Boston, MA 02116
{617} 2275650

$L086690.00C)

TOTAL P.o7



Assessment Informalion

Case 06-01394 Doc 1-3  Filed 10/25/06 Entered 10/25/06 12:28:15 Desc Exhibit

Office of the Assessor

The Town of Natick, Massachusetts

Page 1 ¢

‘i 'NatickHome: .. " ‘Yoven Dépariments . Bodrds& Lommitthes. Meeting Ealomildr 21 Town Links -

Last Name & First
imitial
Or

[Strayton

Street Name |

Parcel TD: 44-00111013

Owner Information Mailing Address:
STRAYTON ROBERT H 13 SCHOOL ST
GALLO DANA T/C NATICK MA 01760

DEED_BOOK: 28112

DEED_PAGE: 00362
DEED_DATE: 19980127
STATE_CLASS: 102

LIVING UNITS: 1

STREET NUMBER: i3
STREET_APT OR HALF:
STREET NAME: SCHOOL ST
ZONING: DMU
FY06_ASSESSMENT:$319,400

!

hitp:/fwww.natickma.org/assess/assessinfod6.asp

10/25/2(



Case 06-01394 DOC 1-4  Filed 10/25/06 Entered 10/25/06 12:28:15 Desc Exhibit
). o = 1’ A ] ; f8 .

Prepared for: 13 School St, Natick MA 01760

Prasented to: Robsrt & Dana Strayton
13 Schigol &t
Natick, MA 01760

Prepared by: SUE LIMA
Natick Office
877 Waorcester Road
Natick, ki 01760
{508) 855-0680
Sie Limag@NEMoves.com

Coldwell Banker Res:dent:al Bmkerage

05 Caldws " Sanig R



Gase 06-01394 Doc 1-4 Filed 10/25/06 Entered 10/25/06 12:28:15 Desc Exhibit
Exhibit D: Comparative Market Analysis Page 2 of 8

R

www.NewEnglandMoves.com

COMPARABLE PROPERTIES SUMMARY

Address: . ' Style: Rooms: Beds: Baths: GLA Price: DOM:
15 Sfillman CIRCLE - _ Townhouse, - 6 3 2{/1 149868q Ft.  $3850600. 35

. ' Half Duplex - o : ' . : .
110-5 EAST.CENTRAL Townhouse 5 2 171 1,284 8q Ft.  $389,000 15
"STREET

Average Price: $387,450 Average DOM: 25 days

Address: '~ Sftyle: Rooms: Beds: Baths: GLA Price: DOM:

20D Welleslay AVENUE" Towrihpuse, 5 .2 271 1,6388q.Ft . §355,000 - 225

: . . :Half Duplex : - A N

7 Middle STREET Townhouse, B 3 171 1,351Sq.FL.  $362000 17
Half Duplex

Townhouss . -5 2 . 201 15008q.Ft  $38T000 .47

AQNORTH Main STREET. . - , ol s ;
’ Average Price: $368,000 Average DOM: 109 days

e
ailRee 1o gafe o pll s
-



TYPE: Condominium HALF BATH: 1

STYLE: - Townhouse  FIREPEACE: O

SOLD PRICE: 387,000 GARAGE: 2

SOLD DATE:  6{13/06 GLAa: 1,600 Sq. Ft.
TOTAL ROOMS: 5 AGE: 5
BEDROOMS: 2 DOM: 87

FULL BATH: 2

REMARKS:

This fantastic townhousé faatures an attractive neutral dscor throughout. Sparkiing hardwood on the {st
ficor, kitchen with- sorian counters and g fabulous 3rd floor family roomfoffice complete with skylight sets
this home apart from the.rest. Exira convenlences include a 2nd floor laundry and a 2 car garags: The
location also can't be beatwith it's easy access fo public iransportation, shops & restaurants,

ential B
TAZ

Coldwei! Banker Resid

rag

3

roke
i N2

A 208 Cowit naker




Case 06-01394 Doc 1-4_ Filed 10/25/06 Entered 10/25/06 12:28:15 Desc Exhibit

.t
3 [

TYPE: Condominium HALF BATH: 1
STYLE: Townhouse, FIREPLACE: 1
Haif Duplex  GARAGE: 1
SOLD PRICE:  $355,000 GLA: 1,638 Sq. Ft
SOLD DATE:  6/23/06 AGE; 17
TOTAL ROQMS: 5 ) DOM: 224

! BEDROOMS: . 2
FULL BATH: 2

] REMARKS: : ‘

) What a great findll 28 D Wellesley Avenue is the most secludad condo with a yard and private wooded

. drive on the strest! This irmmaculate, spacious condoe is just a short walk from the MBTA and closa ta Natick

. Center, No monthly assac. fee, a new roof and new carpat make it perfect for a first time homsbuysarit!
There,s also a bonus room accaszible from the master hedroom above the garaga ready to be finishad
{not incl in GLA). A JEWELIL

TYPE: Condorminium HALF BATH: 1

STYLE: Townhouse, FIREPLACE: 0
_ Half Duplex  gARAGE: 0
SOLD PRICE:  $362,000 GLA: 1,351 8q. Ft,
SOLD DATE:  6/1/06 AGE: 16
TOTAL ROOMS: B DOM: 17

BEDROOMS: 3
FULL BATH: 1

REMARKS:

3 bedroom;1 1 /2 bath townhouse located in Walnut Hill area.Large sat-in-kitchen with deck overlgoking
large flat backyard.Just like a touse...no condo fee, Agent has Daclaration of Trust sxpleining rutes and
regs,as well 48 Master Dead and:Unit Deed, Perge floors in Kitchen and bathrm, Tawnhouse is it move-in
condition}Shows well, Parking for 2+ cars in.driveway; aftic storage,crawlspace for basement storage; waik
to T and center of town. ’ :

Coldwell Banker Residential Brokerage ‘




CITY:
STYLE!

. SOLD PRICE:
SOLD DATE:

LIST PRICE:
TOTAL ROOMS:

' BEDROCMS:

FULL BATH:

'HALF BATH:
- FIREPLACE: .

GARAGE:
GLA:- .
LOT SIZE:

AGE;

DOM:
ASSESSED VALUE:
RE TAXES:

" TAX YEAR;

=

Natick . MA

GCondo/Townhouse

NA_

O = . W

014 By. FL

N/A
$319,400
$3.200
2006

i fa, Ly v

" NATICK, MA
Townhouse, Half

Duplgx
$355,000

. DB-23-2006

$380,000

5
2
2

1
1
1
1,638 $q. Ft.

14

225
$302,800
$3,210
2005

EYOEEK

8
3
A
1
0
0
1,

v

'NATICK, MA
Townhouse, Half

Duglex
$362,000°

06-01-2008 -

$369,800

351 8q. Ft

18

17
$201,600. -
$2,921

06

Caldwe!} Banker Residential Brokerage

NATICK, MA

Towihouse

$387,000

£6-13-2006
$399,900

5
2z
T2

1
0
2
1,500 Sq. FL
5

87
$390,800.

53415
2008




L

TYPE: Gondominium HALF BATH: 1
STYLE: Townhouse, FIREPLAGCE: (

Half Duplex GARAGE: ]
LIST PRICE; $385,000 GLA 1,495 Sq. Ft.
TOTAL ROOMS: 8 AGE: ‘8
BEDROOMS: 3 DOM- 35

FULL BATH: 2

REMARXS:

This beautiful, bright and spacious 3-bedroom, 2.5 bath split-level townhousa is situated on a private road
gt the end of a cul de sag and foatures an airy, open floor plan. Large kitchen/dining area has gizss slidars
leading to an axpansive deck and fanced yard. There are floar-to-celling windows in both the fiving room
end master bedroom, with easy-clean windows in evary room. Master badroom features a skylight,
cathedrat ceifing, walk-n closet and master bath. Pienty of closet/sforage space

TYPE: Gandominium ‘HALF BATH:
STYLE: Townhouse FIRERLACE:
LIST PRICE: $389,900 GARAGE:
TOTAL ROGMS: 5 GLA:
BEDROOMS: 2 AGE;

FULL BATH; 1 DoM:
REMARKS:

Disfinctiva young 3 lavei, 2 hedroom townhome in the deslrable 110 East Centrai St complax converienty
sited within walking distance to cultivated Natick Center & commuter train plus a shor distancs to Wellegiey
Squars*Sunsplashed open floor plan*Scandia chervy cabinet kitchen*Ceniral AlrHardwood floors on main
‘level*t car garage & addltional deedad parking spaca’Parlially finished lowsr leval*Storage & closst space
galore*Walk-out to grassy backyard aroa*Wall run gssociation wilow eondo fag




CITY:

- STYLE:
LIST PRICE:.
TOTAL ROOMS:
BEDROOMS:
FULL BATH:
HALF BATH:
‘FIREPLAGE;:
GARAGE:
GLA:
LOT SIZE:
AGE::
DOM:
ASSESSED VALUE:
RE TAXES:
“TAX YEAR:

12'28:15 Desc Exhibit

Natick , MA

Cendoffownhouse Townhouse, Half Duplex  Tawnhouse
N/A $385,000 $389,900
LI 5 6. '5 .

2 3 2

-1 ) 2 3
1 1 1
0 0 o
1 0 1
1,014 8q. Ft 1,496 3q. Ft. 1,294 8q. Ft.
NIA 35 - 15 .
$319,400 $HIOL00 oY 2o, »  $386,600
$3,200 7o 3 g, - 93878
2008 2008 : 2008

Coldweil Banksr Residential Brokerage _ _

20 2t Hen




.

PROPERTY

Condominium STYLE: Condo/

TYPE:

Townhouse
TOTAL ROOMS:5 GLA: 1,014 Sq. Ft,
BEDROOMS: 2 LOT SIZE:
FULL BATH: 1 GARAGE: 1
HALF BATH: 1 FIREFLACE: 0

ASSESSED VALUE; $319,400 RE TAXES: $3,200
TAX YEAR: 2006 '

s EA

Coldwell Banker Hesidential Brokerage




