
Property Tax Assessment Appeal 
Owner: Rui GUO & Dong ZHANG 

Property: 139 Hemlock Rd., Norwich, VT 05055 

Parcel/Map ID: 12-006.110  

Assessment Year: 2025 • Valuation Date: April 1, 2025 

To: Norwich Board of Listers / Board of Civil Authority (BCA) 

Date: 09/14/2025 

 

Dear BCA, 

 

We respectfully appeal the 2025 assessment of our property at $779,600.  

This assessment was originally assessed as $726,000 on July 2nd 2025.  After we appealed 
through the Grievance Process, the listers conducted an internal inspection and updated certain 
details on the Property Record Card (PRC). However, instead of lowering the assessment, they 
subsequently increased the property’s assessed value to $779,600, which we are now formally 
appealing. 

The updated details on the Property Record Card (PRC) in July 2025 included changing 1 
bedroom to 2 bedroom; 2 bathroom to 2 full bath and 1 ¾ bath. The updated information 
reflected the condition of the property when we purchased it in July 2024. In other words, the 
original owner added 1 bedroom and 1 ¾ bath----we did not. This means that our purchase 
price of $550,000 already reflected the addition of 1 bedroom and 1 ¾ bath (see part 1.). Our 
renovation of the house only included replacing the old roof with a new roof, which cost $28,200 
(see attached invoice).  
We respectfully request that the assessment be reduced to reflect fair market value: 

●​ $600,000 total value.​
 

●​ or alternatively (cost worksheet corrected) no higher than $620,000–$650,000, to 
reconcile with fair market evidence. 

 



1. Fair Market Value 

(1)​Statutory Basis  

Our appeal is in accordance with  Vermont Statute 32 V.S.A. § 3481, which states 

The estimated fair market value of a property is the price that the property will bring in the 
market when offered for sale and purchased by another, taking into consideration all the 
elements of the availability of the property, its use both potential and prospective, any functional 
deficiencies, and all other elements such as age and condition that combine to give property a 
market value.  

(2)​Arms-length transaction  

We purchased 139 Hemlock Rd, Norwich VT  in July 2024 in public sale through arms-length 
negotiation with the seller’s agent. This was a properly marketed transaction (via PrimeMLS), 
listed for $500,000 and received multiple offers. We eventually purchased it for $550,000, which 
was higher than the listed price. Based on the statutory standard Vermont’s standard (32 V.S.A. 
§ 3481) and IAAO guidelines, market value is defined as the price a willing buyer and seller 
agree upon in an open market. This sale meets that standard.  

(3)​The Lister’s Failure to follow the statutory standard 

The 2025 assessment of 139 Hemlock Rd, Norwich VT (hereinafter the 2025 assessment) took 
place in April 2025, which was just 8 months after the open market sale. The assessment of our 
property was $779,600, which exceeded our purchase price by 42%, while the trend of housing 
price of Norwich VT was “flat, with slight decrease.”  This is unfair.  

 

 

Source: https://www.zillow.com/home-values/59794/norwich-vt-05055/ (The data was fetched on 
Sep 13th, 2025.) 

https://www.zillow.com/home-values/59794/norwich-vt-05055/


 

The listers did not provide any reasonable justification for the assessment so outrageously 
deviating from the purchase price  just 8 months ago through an arms length transaction.  

 

2. Factual Errors  

 

The 2025 assessment contains factual errors, which were reflected on the PRC (see attached 
emails and PRC), because of 

(1) GLA misclassification 

(2) Over-valuation of garage attic 

 

(1) GLA misclassification 

Under standard practice (e.g., ANSI Z765 / IAAO), unfinished space is not Gross Living 
Area. It must be valued separately at a substantial discount, not counted as finished with only 
a 10% blanket deduction to the entire dwelling. The lister treats unfinished second-floor space 
as finished living area, INSTEAD applies a blanket 10% “under construction” discount to the 
entire dwelling rather than truthfully valuing the unfinished component separately at a proper 
discount.  

Definition of Gross Living Area (GLA) / Finished Area 

​ •ANSI Z765 defines “finished square footage” as enclosed area within a structure, 
suitable for year-round use, with walls, floors, ceilings similar in quality to the rest of the house. 
Unfinished areas are explicitly excluded.  ￼ 

​ •GLA is normally the “above-grade, finished, heated and cooled” space. Basements or 
areas below grade are treated separately.  ￼ 

Unfinished Space Is Not GLA 

​ •ANSI Z765 clearly states that unfinished areas cannot be included in the “finished 
square footage” count.  ￼ 

​ •Finished but “nonstandard” or “noncontinuous” areas (e.g. finished space with ceiling 
height too low; or finished area accessed via unfinished area) are reported separately, not 
lumped into standard GLA. Fannie Mae’s measurement guidance emphasizes distinguishing 
standard finished, nonstandard finished, and unfinished area.  ￼ 



Applying the standard practice, the total finished area is 2400 sq.  

​
(2) Over-valuation of garage attic 

The garage attic was constructed as structural support. It is currently not used, and we do NOT 
intend to use it since it is unsafe. This should not be treated as a livable area, or a finished area, 
or an unfinished area. It was meant to be a structural support, and not currently used. The 
ladder that goes up to the space by no means qualify as a permanent staircase. 

 

 

(See attached PRC, page 2)  

And It is assessed at a rate of $82.97 per square foot, which is 222% of that of the garage 
underneath it. Note that even if it were a storage/attic, it is commonly supported nearer 
$10–$30/sf.​
 

3. Recent Sales Comparison  

●​ Our arm’s-length purchase at $550,000 one year ago should serve as default fair 
market value. (Norwich prices have been roughly flat/slightly down year-over-year; there 
is no market basis for a 40%+ increase in one year without major capital improvements 
(which did not occur.)​
 

●​ The only significant improvement since is limited to: new roof (2024), typically 
+$15–$20K in market perception.​
 

Here is a list of comparable properties in the area with its conditions and its reappraisal value 
(land & building) as shown in the Grand List. I only roughly went through the first 50 pages of 
the 324-page Grand List. There would be many more comparable properties if I were to go 
through the entire list. 



As you can see from the comparables below, the median building value included in the grand 
list for these properties is $529,500, which is 18% lower than the reappraisal value for our 
building ($645,000).  

 

63 SHILOH LN 

●​ Acreage: 21.5 acres 
●​ Bedrooms: 5 
●​ Bathrooms: 3 
●​ Square Footage: 2,662 sqft 
●​ Year Built: 1991 
●​ Features: paved driveway, patio, deck, covered porch, additional barn, greenhouse, 

stables 
●​ Reappraisal Value: $749,900 
●​ Reappraisal LAND Value: $229,700 
●​ Reappraisal BUILDING Value: $520,200 
●​ Comment: Superior in bedroom count. Its building value is 19.35% lower than the 

subject property. 

394 MAIN ST 

●​ Acreage: 0.34 acres 
●​ Bedrooms: 4 
●​ Bathrooms: 2 
●​ Square Footage: 2,684 sqft 
●​ Year Built: 1925 
●​ LAND: $269,200 
●​ BUILDING: $516,800 
●​ TOTAL REAL: $786,000 
●​ Comment: Superior in bedroom count. Its building value is 19.88% lower than the 

subject property. 

31 McKenna Rd 

●​ Acreage: 2.08 acres 
●​ Bedrooms: 6 
●​ Bathrooms: 3 
●​ Square Footage: 2,914 sqft 
●​ Year Built: 1984 
●​ LAND: $261,100 
●​ BUILDING: $515,300 
●​ TOTAL REAL: $776,400 



●​ Comment: Superior in bedroom count. Its building value is 20.11% lower than the 
subject property. 

307 BEAVER MEADOW RD 

●​ Acreage: 10.1 acres 
●​ Bedrooms: 4 
●​ Bathrooms: 3 
●​ Square Footage: 2,989 sqft 
●​ Year Built: 1978 
●​ LAND: $279,300 
●​ BUILDING: $529,500 
●​ TOTAL REAL: $808,800 
●​ Comment: Superior in bedroom count. Its building value is 17.91% lower than the 

subject property. 

227 NORFORD LAKE RD 

●​ Acreage: 117 acres 
●​ Bedrooms: 5 
●​ Bathrooms: 3 
●​ Square Footage: 2,638 sqft 
●​ Year Built: 1971 
●​ LAND MUNICIPAL: $648,700 
●​ BUILDING: $534,700 
●​ TOTAL REAL: $1,183,400 
●​ Comment: Superior in bedroom count. Its building value is 17.09% lower than the 

subject property. 

22 NORFORD LAKE RD 

●​ Acreage: 10.4 acres 
●​ Bedrooms: 3 
●​ Bathrooms: 4 
●​ Square Footage: 3,652 sqft 
●​ Year Built: 1989 
●​ LAND: $186,300 
●​ BUILDING: $490,300 
●​ TOTAL REAL: $676,600 
●​ Comment: Superior in bedroom and bathroom count. Its building value is 24.0% lower 

than the subject property. 

1004 NEW BOSTON RD 

●​ Acreage: 2.5 acres 
●​ Bedrooms: 3 



●​ Bathrooms: 3 
●​ Square Footage: 2,400 sqft 
●​ Year Built: 2020 
●​ LAND: $157,900 
●​ BUILDING: $569,500 
●​ TOTAL REAL: $727,400 
●​ Comment: Superior in bedroom count. Its building value is 11.71% lower than the 

subject property. 

1745 TURNPIKE RD 

●​ Acreage: 79 acres 
●​ Bedrooms: 2 
●​ Bathrooms: 2 
●​ Square Footage: 2,478 sqft 
●​ Year Built: 1968 
●​ LAND: $499,600 
●​ BUILDING: $495,500 
●​ TOTAL REAL: $995,100 

360 CAMPBELL FLATS RD 

●​ Acreage: 7.6 acres 
●​ Bedrooms: 3 
●​ Bathrooms: 4 
●​ Square Footage: 2,733 sqft 
●​ Year Built: 1960 
●​ LAND: $334,600 
●​ BUILDING: $535,400 
●​ TOTAL REAL: $870,000 
●​ Comment: Superior in bedroom and bathroom count. Its building value is 17.00% lower 

than the subject property. 

862 UNION VILLAGE RD 

●​ Acreage: 6 acres 
●​ Bedrooms: 3 
●​ Bathrooms: 2 
●​ Square Footage: 2,743 sqft 
●​ Year Built: 1993 
●​ LAND: $287,700 
●​ BUILDING: $601,300 
●​ TOTAL REAL: $889,000 
●​ Comment: Superior in bedroom count. Its building value is 6.78% lower than the subject 

property. 



Thank you for your time and consideration.  

Sincerely, 

Rui and Dong 

 

guorui.law@gmail.com 

 

 

Exhibits (attached) 
1.​ Closing documents/MLS printout for the $550,000 sale (arm’s-length, market 

exposure).​
 

2.​ Property Record Card (showing 3,196 sf treatment and comments: “no flooring / bare 
studs, ply floor”).​
 

3.​ Photos of the unfinished second floor. ​
 

4.​ Photos of garage and garage attic.​
 

5.​ Roofing invoice (2024). 

 



Exhibit 1.  

 

 

 



Exhibit 2: Property Record Card 

​

 



 



Exhibit 3: Photos of unfinished second floor 

 



Exhibit 4: Photos of garage and garage attic. 

 

 



 

 

 

 



Exhibit 5: Roofing invoice (2024) 
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