STANDARD BERKSHIRE COUNTY MULTIPLE LISTING SERVICE
PURCHASE AND SALE AGREEMENT

1. PARTIES: SELLER(S) BUYER(S)

Mame(z):

Addressa:

2. DESCRIPTION: Subject to the term= and conditions hereinafter get forth, the SELLER agrees to =ell and the BUYER agrees to buy the following premizes: SELLER'S real property located at

as more particularly described in a deed dated and recorded in the Berkzhire County Registry of Deeds in Book , Page __, or Land Court Certificate
# _ Asseszorz Map# _ Section# __ Lot# __ (the “Premizes").

Mamei(s}:

Address:

2. DESCRIPTION: Subject to the termz and conditions hersinafter =et forth, the SELLER agreez to =ell and the BUYER agrees to buy the folowing premizes: SELLER'S real property located at

as more particularty degcribed in a deed dated and recorded in the Berkszhire County Regiztry of Deeds in Book . Page __, or Land Court Certificate
#__ Az=zezzors Map#__ Section# _ Lot# _ (the “Premizes™).

3. PURCHASE PRICE: For the Premizes, BUYER =hall pay the *Purchaze Price” sumof ... 5
of which an initial deposit has been paid this day inthe amount of ... i i il 2
and an addition deposit will be paid within daysintheamomtal. o oonanmsnsanmanmanma b3

resulting in a balance to be paid in cash, wired funds, or by cedified / bank check at the Cloging in the amount of ... %

3.1 Ezcrow: Alldepositz are to be held by the Listing Broker (“Ezcrow Agent™) in a non-interest bearing ezcrow account, unlezs otherwize
zpecified herein.

4, CONTINGENCY TERMS: The following terms and dates apply to paragraphs 5, 6, 7 and & as the caze may be:

41 Mortgage Term=: Amount; Rate: Type: Point=: . Years:
453 Monlgane:AnpBeabonyBate: e e e e within days of signed acceptance by SELLER

43 Wecgesge-Contingency:Bate: -« o nnrsn s snr snmsnm R men T within ___ day= of =igned acceptance by SELLER

4.4 Inspechion Comtingerrcy DEDE: ... s e v i S i e within ___ days of =igned acceptance by SELLER

4.5 Septic System Ingpection Date: (ifapplicable) ...l within ___ days of =signed acceptance by SELLER

5. MORTGAGE CONTINGENCY: The BUYER'S obligations under thiz Agreement are contingent upon BUYER'S obtaining a written commitment letter from a conventional mortgage lender for a loan
conzistent with the contingency term uzed by the BUYER in purchasing the premizes. Should the BUYER be unable to obtain such a commitment letter dezpite diligent effortz, BUYER may cancel thiz
Agreement by written notice received by the Listing Broker or SELLER’s Attorney, no later than 5:00 p.m. on the Morigage Contingency Date, whereupon all obligations of the parties under this Agreement
shall ceaze and BUYER'S deposite =hall be prempthy returned in full. BUYER'S failure to (a) give such written notice or (&) make a good faith mortgage application by the Mortgage Application Date shall be
a waiver of the BUYER'S right to cancel under thiz Paragraph. If the BUYER cancels the agreement, BUYER =hall attach a copy of the mortgage denial to BUYER's cancellation notice.

6. INSPECTION CONTINGENCY: The BUYER'S obligations hersunder are contingent upon BUYER's receipt, prior to 5:00 p.m. on the Ingpection Contingency Date, of written home inzpection reportz on the
Premizez =atisfactory to the BUYER. Such reports may, at BUYER'z option and expense, include but are not limited to: inspections for structural and mechanical matters, pests, including wood-boring
inzectz, lead paint, mold, asbestos, radon gas, other hazardous =ubstances, underground tanks, =eptic system, well water and envirenmental conditions. Should the rezultz of any =uch test be
unzatizfactory to BUYER, BUYER may cancel thiz Agreement by written notice received by the Listing Broker or SELLER'z Attorney no later than 5:00 p.m. on the Ingpection Contingency Date, whereupon
all obligationz of the partiez zhall ceaze and BUYER'S depositz =hall be prompthy returned in full BUYER= failure to give =uch notice =hall be a waiver of BUYER'S right to cancel under this Paragraph.
The BUYER and BUYER's consultants shall have the right of access to the Premizes for the purpose of conducting a home ingpection, at reasonable times, upon twenty-four (24) hours advance notice to
the SELLER's Agent. In consideration of BUYER'S right to inzpect and terminate, BUYER acknowledges that by accepting the deed BUYER accepts the condition of the Premizes and releazes the SELLER,
SELLER'=s Agentz and BUYER'z Agentz (which include the Seling and Lizting Brokerzs), from any and all liability relating to any defects in the Premizes including, without limitation, water =espage from any
SOUTCE.

7. SEPTIC SYSTEM: The SELLER represents that the Premizez is / is not (ztrike one)} connected to a municipal sewer =y=stem. If the premize iz not connected to a municipal zewer =ystem, SELLER
representz that the Premize iz 2erved by a septic syvetem located entirehy within the boundaries of the Premizes, to the best of their knowledge. (See attached Septic System Addendum [Title 5]} The
SELLER =hall engage a licenged Septic Inspector to perform a System Inspection and to isgue a Septic System Report (the “Report™) and deliver the Report to the BUYER on or before the Septic System
Ingpection Date as defined in paragraph 4.5. Should the Report indicate that the system iz a *failed system” as defined by Title 5 of the State Environmental Code (310 CMR 15.301), the BUYER may, within
3 days of receipt of report, cancel thizs Agreement, and all depozsitz =hall be returned to the BUYER.

&. CLOSING DATE: The Deed iz to be delivered and the Purchase Price paid on at 2:00 p.m. (the “Clo=sing Date”} at the appropriate Registry of Deeds or =uch other location within the
county in which the Premizes iz located, az specified by BUYER.

9. POSSESSION: Full possession free of all tenants and occupants / subject to existing tenants (zirike one) zhall be delivered at the Clozing Date. The premizes =hall be free of encroachmentz
burdening the premizes and of improwvements that encroach on adjoining Premizes, including but not limited to buildings, =eptic systemsz, well and driveway, and has sufficient legal access to a public way.

10. SURVEY: SELLER represents that no new / new (strike ong} boundaries are being created by the =ale of the Premizes. If new boundaries are being created, SELLER =hall deliver to BUYER at the
Clozing a survey of the Premizes, in recordable form. The SELLER =shall pay for the preparation and recording of the survey, unless otherwize provided herein.

11. FIXTURES: Included in thiz =2ale as part of the Premizes, unless expressly excluded, are the uzual fixturez belonging to SELLER and used in connection therewith including but not limited to, if any,
furnaces, heaters, oil and gas burners and fixtures appurtenant thereto, buit-in ranges, dishwashers and dizposale, hot water heaters (if not rented), mantels, electric and other lighting fixtures,
chandeliers, venetian blinds and window =hades, attached mirrorz, automatic door openers (with remote controlz), installed air conditioners, wall bracketz and hangers, buit-in bookcazes and =helving, all
ingtalled stair carpeting and wall to wall carpeting, drapery rods, curtain rods, plumbing and electrical coverg, screens, screen doors, gtorm and other detached windows and doors, blinds, awnings,
bathroom fxtures, towel bars, medicine cabinetz, radio and televizion antennas, =atelite dizhes, fences, gates, hardy =hrubs, and fire and burglar alarm systems. The following additional perzonal
property is included:

Excluded items:

12, ADJUSTMENTS: Current real estate taxes, water rates, sewer use charges and fuel are to be apportioned as of the Cloging Date. Rents are to be apportioned onby for the month in which the cloging
occurs and only when collected by either party. Unpaid rents due SELLER from months prior to the month of the Clozing Date, =hall be the rezponzibility of the SELLER to collect. If the real estate tax rate
iz not =et as of the Cloging Date, the apporticnment of real eztate taxes =hall be made on the baziz of the tax assessed for the most recent preceding vear, with a readjuzstment at the request of either
party, when the amount of the current year's fax iz =et. If the amount of the tax iz reduced by abatement, the rebate, less the reazonable cost of obtaining it, =hall be apportioned between the parties.

13. TITLE: The Premizez =hall be conveyed by a good and =ufficient quitclaim deed unless otherwize specified herein (accompanied by a Cerificate of Title, if regiztered), conveying a good, clear record,
marketable and inzurable title, free of all encumbrances and exceptions, except:

a} Real Estate Taxes azseszed or to be az=ez=ed on the Premizes to the extent that =uch taxes then are not yvet due and payabile.

b} Betterment azseszsments, if any, which are not a recorded lien on the premizes, az of the date of thiz Agreement.

c} Federal, =state, and local laws, ordinances, by-laws, and rules regulating the uze of land, particularty environmental, building, zoning, health, rent control, and condominium converzion laws, if any,
applicable az of the date of this Agreement, provided that az of the Cloging Date, the Premizes may be used as of right for 2ingle famity rezidential uze or, if the Premizes izfiz not a zingle family
rezidence, the Premizez may be uged as of right for

d} Exizting rightz, if any, in party or partition wallz; and

£} Utility eazements in the adjoining ways.

14. USE OF PROCEEDS TO CLEAR TITLE: To enable SELLER to make conveyance as herein provided, the SELLER may at the time of delivery of the deed, use the purchase money or any portion thereof
to clear the title of any or all encumbrances or interests, all ingtruments =0 procured to be recorded simultaneously with the delivery of =aid deed or at guch later time as =hall be reazonably acceptable to
BUYER, and provided further, with rezpect to dizcharges or mortgages from insurance companies, banks and credit unionz, =uch discharges may be recorded within a reazonable time after the recording
of the deed.

15. EXTENSION: If, after a reazonable and diligent effort, SELLER iz unable to convey title or deliver pos=eszion of the Premizes az required hereunder, upon notice by either party, prior to the Clozsing
Date, this Agreement shall be automatically extended for 20 daws (or if BUYER's mortgage commitment sooner expires to a date one business day before the expiration of such commitment). SELLER =hall
remove all mortgages, attachmentz and other encumbrances incurred or azsumed by SELLER which =ecure the payment of money, provided the total amount thereof doez not exceed the Purchasze Price,
and SELLER =hall uze reazonable and diligent effortz to remove other defectz in title, or to deliver pos=es=ion as provided herein, or to make the Premizes conform to the provizionz hereof. At the end of
the extended period, if all such defectz have not been removed, or the SELLER iz unable to deliver posses=ion, or the Premizez do not conform with the requirementz of thizs Agreement, BUYER may elect
to terminate this Agreement and to receive back all depositz, upon receipt of which all okligations of the parties hereto shall ceaze.

16. STANDARDS: Any title matter or practice arizing under or relating to this Agreement which ig the subject of a Title Standard or a Practice Standard of The Real Estate Bar Ass=ociation for
Mazzachusettz =hall be governed by =aid Standard to the extent applicable.

17. WATER: SELLER reprezentz that the Premizez _ig [/ _ig not (ztrike one) =erved by a municipal water syztem. If the Premizezs iz not 2erved by a municipal water svstem, SELLER reprezents that the
Premizez iz zerved by either a_private water company / a well located entirely within pro boundaries containing no defects known to SELLER / see special conditions paragraph
25 (ztrike one)

18. LEAD PAINT LAW: BUYER acknowledges that under Mas=achusettz Law, on homes constructed prior to 1578, and whengver a child under six () years of age resides in any premizes in which
paint, plaster or other accezsible material containe dangerous levelz of lead, the owner of zaid premizez must remove or cover =2aid material =0 a= to make it inaccessible to children under =ix (8} vears of
age. The BUYER further acknowledges that, prior to the =igning of thiz Agreement, the SELLER and Broker{z) have (a) provided to the BUYER the standard notification form from the Mazsachusettz
Department of Public Health concerning lead paint, the cerificate for which BUYER has =igned, which iz attached hereto; (b} informed the BUYER of the availability of inzpections for dangerous levels of
lead; and (c} werbally informed the BUYER of the possible prezence of dangerous levels of lead and the provisions of the lead paint law and regulations, found in 105 CMR 480.1000. Motwithetanding,
SELLER iz under no obligation to the BUYER to remowve lead paint, which may be prezent in the Premizes.

19. ASBESTOS: The BUYER acknowledges that the Department of Public Health has issued regulations governing the maintenance, repair and remowval of asbestos material by any owner of real property
and that azbestos material iz a common inzulation material on heating pipes, boilers, and furnaces.

20. RADON GAS: Radon gas iz a radioactive gas, which occurs naturally in certain areag and may accumulate in ome building= in a high enough concentration to be a potential health hazard.

21. UNDERGROUND STORAGE TANKS: The parties acknowledge that the Massachusetiz Beoard of Fire Prevention has issued regulations governing the maintenance, repair, and removal of underground
storage tanks to prevent and detect leakage of tank contents inte =urrounding =oil and water zuppliez. The SELLER hereby dizclozes that to the best of SELLER's knowledge, there _are | are not (=ztrike
one) one or more underground =storage tank(z) at the Premige=. If there are one or more underground tanks at the Premizes, the SELLER further dizclozes that the tankz _hawve / _have not (ztrike one)
been used within the past 2ix (8) months excluzively for the storage of fuel oil for consumption of the Premizes and to the best of the SELLER'S knowledge there has been no releaze or leakage of oil from
zuch tanki{z). If the Premizes iz notin compliance with 527 CMR 5.00 et.=2eq. and BUYER does not cancel this Agreement, pursuant to paragraph 8, BUYER =hall be obligated to purchaze the Premizes and
shall be deemed to have azsumed the obligation to Bring the Premizes into compliance with 527 CHRE 9.00 &t. seq.

22, CONDITION OF PREMISES AT CLOSING: Upon delivery of the Deed, the Premizes and all appliances therein and utilties serving the =ame =hall be in their present condition, reasonable use and wear
of zame excepted. The Premizes is to be left broom clean and all perzonal property and rubbizh removed. With rezpect thereto, BUYER =hall have the right to walk-through the Premizes within tewenty-
four hourz prior to the closing and if the =2ale iz completed subsequent to =aid walk-through or if the walk-through is waived by BUYER, the foregoing condition of the Premizes shall, as between the
BUYER and SELLER and their reprezentatives (if applicable), be conclusively prezumed to be acceptable to BUYER regardless of condition.

23. NOMINEE: BUYER may require the conveyance to be made to another person, persons, or entity (“Momines™), upon nedification in writing delivered to SELLER at least five days prior to the Date of
Clozing. The appointment of a Nominee shall not relieve BUYER of any obligation hereunder. Any Mote or mortgage or other document to be delivered from BUYER to SELLER =hall be executed by or
unconditionally guaranteed by BUYER, unless otherwize 2pecified herein.

24, CLOSING: Simultanecushy with the delivery of the deed, SELLER =hall execute and deliver:

a} Smoke Detector Certificate of Compliance;

b} Wood Stove permit, where applicable

cpAffidavitz and indemnities with re=pect to parties in possession and mechanic’s liens to induce BUYERs title insurance company to izzue lenders and owner's policies of title insurance without
exception for thoze matters;

d} A bill of =ale for all perzonal property included as part of the 2ale, if requested by the BUYER.

&}In the caze of new construction, a Cerificate of Occupancy and an as=ignment of any and all builders, SELLER=, or manufacturers warrantieg on the Premizes or on any appliances or other property
included in the =ale.

T} FNMA Vendors affidavit FNMA 1095,

ghAn affidavit, zatizfying the requirements of Section 1445 of the Internal Revenue Code and regulation izzued thersunder, which states, under penalty of perjury, the SELLER's United States taxpayer
identifization number, that the SELLER iz not a foreign per=zon, and the SELLER'z address (the “1445 Affidavit™);

h}Internal Revenue Service Form W-2 or Form YW-9, as applicable, with SELLER’s tax identification number, and an affidavit furnizhing the information required for the filing of Form 10995 with the Internal
Revenue Service and =tating SELLER i= not subject to back-up withholding.

25, RISK OF LOSS-INSURANCE AND DAMAGE PRIOR TO CLOSING: Prior to the delivery of the Deed, the rigk of logg shall be on the SELLER. SELLER =hall continue to carry the fire and extended
coverage insurance presently maintained on the buildingz on the Premizes (or, upon the written request of the BUYER, and at the BUYER's expense, in 2uch greater amount as BUYER may reascnabhy
request). If the Premizes iz damaged by fire or other casualty prior to the Closing Date, and SELLER haz not restored the Premizes to their former condition, the BUYER has the option to take an
aszignment of SELLER'S insurance proceeds or terminate thiz Agreement. If BUYER electz to purchaze, SELLER =hall as=ign all insurance proceeds to BUYER and the Purchaze Price shall be reduced by:
ajthe net amount of any insurance proceeds which a mortgagee hazs applied to the mortgage debt, lezs any amount reasonable expended by SELLER for partial renowvation.

b}the amount of any ingurance proceeds received by SELLER; and

c}any deductible amount under SELLERs insurance policy. SELLER will credit BUYER the amount of deductible toward purchase price.

26. ACCEPTANCE OF DEED: Acceptance of the deed by BUYER =hall be a full performance and shall dizcharge every agreement and obligation herein except any agreementz which by their termz are to
be performed after the Cloging. THE BUYER FURTHER ACKMOWLEDGES THAT THE BUYER IS PURCHASING THE PREMISES “AS 15° and BUYER has not relied upon any statements or representations, oral
or written, regarding the condition or value, present or future, of the Premizez made either by the SELLER or the SELLER'=z Agentz, which are not otherwize coentained in thiz Agresment and that the
SELLER'z Agents are acting excluzively upon behalf of the SELLER. Al oral or written representations between the parties are merged herein. BUYER further acknowledges it is the BUYERS
rezpongibility prior to cloging to obtain any and all governmental permitz for any intended use of the Premizes including, but not limited to, health or environmental department, planning or zening board
approvalz. SELLER and SELLER'S representativels) make no representations as to the adequacy of the Premizges being conveyed for BUYER'S intended purposes, dizclosed or undisclosed.

27. MERGER: The partiez agree that thiz Agreement containg all of the termz and conditions of thiz trangaction. i iz mutually agreed that any oral or prior written representation made by either party prior
to the execution of thiz Agreement i2 null and void. Thig Agreement =hall be construed az a legal contract under =eal and iz binding upon the partieg, and their rezpective heirg, successors, and agsigns.

28. SURVIVAL: Motwithstanding any presumpticns te the contrary, all covenants, conditions, and representations contained in this Agreement, which by their nature, implicithy or explicithy, involve
performance in any particular manner after the Closing and delivery of the deed, or which cannot be azcertained to have been fulty performed until after the Closing and delivery of the deed, shall survive
the Cloging.

29, TERMINATION: In the event the BUYER terminates thiz Contract in accordance with the provizionz herein relating to *“Mortigage Contingency,” “Rizk of Loss Inzurance,” “Inzpection Contingency,”
“Ceptic Syatemn Ingpection®, default by SELLER, or the failure of any contingency shown under special conditions, the Ezcrow Agent ghall forthwith refund zuch deposit money together with accrusd
interest thereon (if applicable) to the BUYER.

30. BUYER'S DEFAULT: If the BUYER defaultz, BUYER =hall be liable to the SELLER in the amount of % of the purchase price, az liguidated damages, which =hall be SELLER'z exclusive remedy in
law or in equity. The depositz =hall be applied to the payment of =aid liquidated damages.

1. RELEASE OF DEPOSITS: The depositz (which term =hall include all interest earned, if any) made hereunder =hall be held in e=crow, subject to the termz of thiz Agreement and =hall be duly accounted
for at the time for performance of this Agreement. The deposits may not be released from escrow without the as=sent of both BUYER and SELLER. The recording of the deed to the Premizes =hall
constitute such az=ent. In the event of any dizagreement, the Ezcrow Agent =hall retain the deposits pending written instructionz by both the SELLER and BUYER, or by a court of competent jurizdiction.
So long a= Ezcrow Agent served in good faith, BUYER and SELLER each agrees to hold harmless Ezcrow Agent from damages, logzes, or expenses, arizing out of thizs Agreement or any action or failure
to act, including reasonable attorney’s fees, related thereto. BUYER and SELLER acknowledge that the Escrow Agent may be counsel or fiduciary to one of the parties and agree that Escrow Agent may
continue to act az =uch counsel or fiduciary notwithstanding any dizpute or litigation arizing with rezpect to the depositz or Escrow Agent's duties.

32. AGREEMENT TO MEDMATE DISPUTE OR CLAIMS: Any dizpute or claim arizing out of or relating to thiz Agreement, the breach of this Agreement, or the brokerage =ervices provided in relation to thiz
Agreement =hall be submitted to mediation in accordance with the Rules and Procedures of the HomeSELLER= / HomeBUYERs Dizpute Resolution System ("0RS"). Dizputes and claims =hall specificalty
include, without limitation, representationz made by the SELLER, the BUYER, or the Broker(z) in connection with the =zale, purchaze, finance, condition, or other azpect of the Premizes to which this
Agreement pertaing, including without lirmitation, allegations of concealment, mizreprezentation, negligence and / or fraud. The mediation conference shall be held within 30 days from the date on which the
mediator receives notice of the digpute. |If the paries reach a =ettlement, they =hall both =ign a settlement agreement. If the parties cannot reach a mutualty agreeable zettlement, they may arbitrate or
litigate the dizpute without regard to the mediation procedure. The filing of a judicial action to enable the recording of a notice of pending action, for order of attachment, receiverzhip, injunction, or other
provizional remedies shall not constitute a waiver of the right to mediate under thiz paragraph, nor ghall guch filing constitute a breach of the duty to mediate. The provigions of thiz paragraph shall survive
the clozing.

33, GOVERHNING LAWY Thiz Agreement iz to be governed by the substantive laws of the Commonwealth of Maszachuzsstis.

3. AGENCY: BUYER and SELLER acknowledge that they have been provided with a completed copy of the ‘Mandatory Agency Dizclosure-Agency Relationzhip® form, as mandated by the
Maz=achuzettz Board of Regiztration of Real Estate Brokers and Salesperzons.

35. SPECIAL CONDITIONS { ADDENDA:

36. TERMINATION OF OFFER: Thiz offer iz 2ubject to acceptance by SELLER by , after which time thiz offer i2 void and terminated, and deposit paid by
BUYER =hall be returned.

37. TIME: Time iz of the ez=zence of all provisions of this agreement, unlesz otherwize specified elzewhere in thiz agresment. Any reference to “days” =hall mean calendar days and iz not intended to
mean onty buzsinezs days.

38. FACSIMILE: Thiz agreement may be executed by faczsimile, which signatures =shall be deemed originalz for all purposes. Further, thizs agreement may be executed in duplicate counterpart originals;
with all zuch counterparts constituting =ingular kinding agreements, notwithstanding the =zignatoriez may not have the same counterpart.

39, THIS IS A LEGALLY BINDING CONTRACT. IF NOT UNDERSTOOD, SEEK LEGAL COUNSEL: Executed under =eal by the Parties hereto az of the latter of all dates =et forth below, and incorporating
all provizions on pages 1 - 4, together with referenced additions, if any.

SELLER: DATE BUYER: DATE

SELLER: DATE BUYER: DATE

SELLER's Attorney's Hame BUYER's Attorney's Hame



