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1,
Parcel lD:05-146.200

119 Barbara Lee Ln - Evan Cavanaugh and Kerin Ritey

We are writing to appeaI our property vatuation on the fottowing grounds:

1. There are stitt 2 major errors on our propefty card
2. We believe the fair market value is unrealistic and have an independent appraisal

which values the fair market vatue at considerably [ess

Property card errors

1. OUR HOUSE DOES NOT HAVEA GARAGE

a. Our property card stitt t¡sts 2 garages in the basement. This is entirety wrong.

This was written in our first appeat, and discussed live in our hearing. There

is no garage whatsoever at 1 19 Barbara Lee Ln. Ptease adjust this.

2, Onty one cathedral ceiting
a. Our property card shows that we have two cathedral ceitings. That is wrong,

we only have one cathedrat ceiting in the sma[[ south-facing room (bottom of

diagram). The tong areâ on the left of the diagram is not cathedral ceiling.
I have inctuded two photos to show that whote area as having standard-

height ceitings. This was discussed tive in our hearing as wet[.

Fair Market Value

We believe the two factors above shoutd reduce our fair market vatue considerabty,

We have an independent appraisal thatwas done on 3/1 612025 that assessed our fair
market vatue at $1 .08M. This was a futt appraisat with tour and photos of every room, as

wett as comparables pulted at that time, which was very ctose lo 41112025. We believe
our assessed vatue should be reflective of what it woutd actually setl for on 411125, as

atso indicated by the stâte in their communications around this process. Further, any

formutas used to âssess value shoutd be roughty atigned to market value as assessed by

reaI estate professionats. We understand that there witt be subtte differences, but it is not

"Fair" Market Value if it is not atigned to what it woutd setl for. Some recent comparables

for reference:

o 185 Upper pasture road recently sotd for $875K
o 33 Mitchett Brook road recentty sotd for $1.1M
r 1 1 Otd Farm road recentty sotd for $1.28M, with attached garage and 2?more sqft

AUG 2 g ?025

NORWICH TOWN
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Card 1 of 1

Primary lnteriorWalls
Second lnterior Walls

Primary Floor Cover

Second Floor Cover

Basement Floor

r #trrmsrt Oilegus 2 .

Wood Stove Flues

Solar Hot Water No

Gentral Vacuum No

Common Wall

Percent Sprinkled %

Heating Systems 1

Percent Heated 100%

Air Conditioned 100%

1¡tf*l: Þ; flr fr"*;:Þ

uJcDn5

!o 3"rb"

Electric
lnsulation

Heat Fuel

Heat Type

Fireplaces 1

FullBaths I
AdditionalFull Bath

3/4 Bath 2

Additional3/4 Bath

ll2Bath I
Additional l12Bath

Kitchens I
Additional Kitchens

Other F-ixtures 2

https: l/norrvichvt. patriotproperties. corû,intêrior.âsp ilt
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Attachment: Photos of first ftoor, no cathedral ceiting in this tong portion of the house

Photo on left was taken standing in the room that DOES have cathedrat ceiting, but showing

that it drops to normaþheight ceiling in room on the teft. Photo on right is the door that you

see in the photo on the [eft, to verify that both rooms here do not have cathedrat ceiting,

they are standard-hei ght ceitings.
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8t29t25,9:55 4\.f Summary
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Carcl I of I

l,Location 119 BARBARA LEË LN

Current Property Mailing Address
Owner RILEY CAVANAUGH FAMILY TRUST O

RII.EY TRUSTEE KERIN M
Address 119 BARBARA LEE LN

ltir,iir::.; ¡ ."'1,ri'lii-ìLì irl,ilrill.¡i"1il'ii::

Property Account Number 450-142-
13352 Parcel lD û5-146-20CIj

i'

Old Parcel lD 05-146.000-05-146-100-05-f 46-200

City NORWCH
State VT

Zip 05055
Zoning RR

Current Property Sales lnformation
Legal Reference 245-38û-82

Grantor(Seller) GAVA NAUGH,ËVAN & KERI ftl

rl
ì:

ii
il

i!

it

Sale Date 10l8!2t24
Sale Price 0

t:

Gurrent Property Assessment

Year 2û25
Cgrd l.Yalue

Building Value 1,218,500
Xtra Features Value 0

Land Value 253,000
Total Value 1,471,5A0

Narrative Description
ins 9.560 acres of land mainly classified as RESD 2 with a(n) CONTEMPORARY style building, builtitThis propefi contai

:;about 2023 , having CLAPBOARD exterior and ASPHALT SH roof cover, w¡th I unit(s), I total room(s), 3 total
r:bedroom(s), I total bath(s), 1 total half bath(s), 2 total 3/4 bath(s),

9.56 AcREs LAND 
Legal DescriPtion

Property lmages

Land Area 9.560 acres

:l
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NORWICFITO.VVN CLERK

AUG 2 3 7û25
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2
Eorrower Evan Cavanauoh & Kerin Rilev IihNo. NC20252061

k¡der/Clhnt Wells River Savinqs Bank

TABTE OF COIITEIITS

Summary of Salient Features

USPAP ldentification

\

Subjecl Photos

1

2

3

I
10

l1

12

13

14

NORWICH TOWI'ICLERK

AUG 2I ?025

RECËNVED

Form ToCP - "ToTAL" appraisal software by a la mode, inc. - 1 -800-ALAI\¡008
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SUMMARV OF SALIEÍ{T FEATURES

Subjecl Address

Leg¿l Descripton

City

Cou¡ty

Slate

Zip Code

C€nsus Tract

ll,lap Refercnce

Norwich

Windsor

05055

9650.00

301 50

'l 19 Barbara Leê Ln

Book 241 , Page 386 , 08116120122 Norwich Land Records

$Sale Price

Date of Sale

Evan Cavanaugh & Kerin Riley

Wells River Savings Bank

Borrower

Lender/Client

sæ (Square I'eel)

Pfice p€r Squ¿fe Foot

Location

Age

Condilion

Tolal Rooms

Bedrooms

Salhs

3,ut I

$

Rural/good

1

Good

I

3

2.5

Appniser

Date ol Appra¡sed Value

Sylvia Rogers

0212012025

opinion ofValue $ 1,080,000

Form SS03 - "ToTAL" appraisal software by a la mode, inc. - 1 -800'ALAM0DE



Lee LnPropedy Addr€ss

City StateCounly 05055
Wells R¡ver

APPRAISAT ATID REPORT IDEIITIFIGATIOT

Gomments on Standards Rule 2-3
I cert¡fy that, t0 the best of my knowledge and belief:

- The statements 0f fact contained in lhis reporl are true and cofiect.

analyses, opin¡ons, and conc¡usions.

peri0d immediately preceding acceptance 0f this assignment.

- I have no bias with respect l0 the property that is the subject of this repon or the part¡es involved wrlh this assignment.
- lvly engagement in lhis assignment was not c0ntingent upon developing 0r reporting predetermined results.

cli0nl, the amount 0f the value 0pini0n, lhe attainment 0f a stipulated result, 0r the 0ccunence 0f a subsequent event directly related t0 lhe intended use 0f this appraisal.

were in effect at the time this report was prepared.

- Un¡ess 0theMrse indicated, I have made a personal inspect¡on 0f the property lhat is the subject 0f this report.

indiv¡dual prov¡d¡ng significant real property appraisal assistance is staled elsewhere ¡n th¡s rep0n).

ReaSOnable EXpOSUfe Time (USPAP defines Exposure T¡me as the estimaled tengrh 0t lime lhat the prop€ty interest bei¡g

appraised would have been ofered on the market pr¡orto lhe hypoth€tical consummation 0l a sale at market value on the efective date of the appraisal.)

My 0pin¡on 0f Reasonable Exposure T¡me for the subiect property at the market value stated in this report ¡s: under 3 months

Gomments on Appra¡sal and Report ldentification
Note any USPAP-related issues requiring disclosure and any state mandated requirements
The fee lor this appra¡sal is $400.00. This information is required bV the state of Vermont ApÞraisal.

APPNAISER: suPEnYlsoBY 0r G0-âPPnAtsEn (Í appilcaùts);

S¡qnalure:

Name:

Signature:

Name:

StateCertilicalio¡#: O8O-ôOOOOO5 Stale Ce¡lilcation #:

or State License #ì or Staìe Lic€nse #:

Slate: VT Expiration Date of Ceilicali0n or License:

Date 0f Signature and R€portt O3t16l2OZs
0513112026 Slale: Expirati0n Date 0l Cerülicaùo¡ 0r Lice¡se:

Date of Siqmtrre:

Efective Date 0f Appfaisali O2l20t2O2S
lnsp€cti0n0lsubjecl: ! lore X htedorandtxterior f Exteío&0nly ¡nspect¡on0fSubjeclr !t'lone !lnteri0r¿ndExlerior trExterior-0nly

Date 0f lnspecti0n (il applic¡ble):

lhis Report is om of the following types:

X AppraisalReport

n Restricted
! AppraisalReport

(A written report prepared under Sländards Rule 2-2(al

2-2(bJ
clicnt

pursuant lo lhe Scope of Work, as disclosed elsewhere in this report.)

{A wdtlen ¡eport prepared under Standards Rul€

restrict€d to the stated inlended use by the specified

. putsuanl t0 the Scope 0f Work, as disclosed elsewh€re ¡n this report,

or intended user.)

n2l2ñ12/¡.25.

Form lD14E - TOTAL" appraisal software by a la mode, inc. - 1 -800-ALAM0DE



Sylvia Rogers Real Estate Appraisal

Uniform Residential Appraisal Report

Paoe 1 of 6

F¡h# NC20252061

io provide lhe lender/clhnt wilh an accurale, and ¿dequately slpportsd, opinion 0J the markel value of the subiect prop€rty.The purpose of lhis summary ¡pprais¿l repoft is

Zip codeStalePropertyAddress 119Barbarâ
0wner ol Publìc Record & Kerin& Kerìn Ri CountyBoÍower

Legal 0ûscriplion 386 08/1
R.E. Taxes $

Csnsùsl!4ap Reference

laxY€arAssessofs Pilcel #

Neighboúood Name

peryear fl per monlhsownil Tona¡l Vacant Special PIID HOA

0lhei (desc¡be)fee Simple LeaseholdPropeny Appraised

Assignmenl Type R€linance ltansacllon olher

Addr€ssL€nder/Client Bank
nontìs piorto lhe efectjve date 0l this appraisal?ls lhe subject properly cur€nt1y 0fer€d for sale or has it been ollered Y€s No

Rep0rl d¿la source(s) us0d,0filing price(s), ônd dsts(s). li theNew

ofthe contract for sale 0rwhylhe analysis was nol

12 months and the
not analy¿€ lhs conlract l0r sale forlhs subjecl purchase transacllo¡. Explain the

pBrformed.

property sellerthe owner 0f publìc fecord?0ontr¿ct Prìce $ Date of Conlracl Yes

ls there anyfinancìal assislance (loan charg€s, sale conc€ssio¡s, gift 0r downpayment assistance, etc.) l0 be paid by any p¿ny 0n behall ofthe borowel?

llYes, rep0il the tolal d0lkramounl and describe lhe it€ms lo be paid.

IY* f]No

notapprai$l factors.

ûþttnltlh{dn¡ P¡mîLalÚUx%t¡ßtfitmt!üontrú
0nB-lJ¡ilPRICE AGElor¡lion fl llùan I I slhr¡ñan Rural Stabl€lncreasif,q 0€clininq

ln Balance over supplyShonage $ (000) (vrs) unit %tl¡d€r 25%Eurll'Ljp ¡ 0vü7s% X 25.75% t
2SO Low s 96lVulli-Family3.6 mlhs 0ver 6 mthslVafteùng Time mthsSlable SlowRapid

? noo Hioh 2?s %CommercialHilt SouthNeighborhood

1 n6O Pred. ZF 50%oth€rke RoadWest:
Neighborhood 0escdption is located in some

Homes in thisand
30

(j¡cludinq suppoÍl0r the ab0ve conclusions) Ìn the 12MLS shows there

there âre
rates remain

tna

IS stable

lllegal (iescrbe)Legal

Yes No ll No. describep¡operty as improved (0r as proposed p€r pla0s and specilìcatiofls) liìe present use?

Toni¡g DescrìplÌon

No loninqLe0al N0nc0nloming (Grandlalheßd tlse)

Specilic Zo¡¡nQ Classilicalion

ls t¡e hlqhesl dnd best use

Compliance

riculturâl use. lts
0ll{ilelnlprovenenl¡- lypat tililieB trubllc Frlv¡trPùbllc olhër(dèsrilbe)Pubhc 0lh.¡(dBcflbe)

StreelWalerElectnc¡ty

FE1VA ltlap Dale

Alley

Yes

SanÌlary Sewer

FEI¡A tlood Zone

Are lhe utilitjes ¿nd oll-site impr0vements typical l0r lhe markel area?

FFll,lA Yes No

No ll No descrìbe

Are lhete any adverss site condilions 0r extemal lactors (easemenls, Bncroachmenls, envitonm€nlal condilions, land uses, €1c.)? Yes No llYes. descibe

our market

llLds 0tüll¡/00fr!mFú¡d!!drû}.fl D.slglhn

HW Slate/GoodFloorsl Concrete Slab t Crawl Space Foundation Wâlls Concrete/GoodUnils Ñ 0n€ fl 0¡swilhAccessoryllnlt

Wãlls flrvwall/GoodExlcñnr li/alls Woo¡l CB.B&BiGood# of Slories , I tullBôsemenl X PartialBasement

Roof Suface Sh¡ndlê/Gôod Trim/Finish paintedwood/GoodType Xl Det. n Aft. l-l S-Det./Êndunit lasemenl Ar€a 1.339 sqfl

Bàh lló0r Slale/GoodExisling fl Proposed I I und€rconsl. las€ment tinish 16 % Uullers & Downspouts Adequate overhanq
B¿thW¿inscot T¡lê/Good0utside Enlry/fr¡l Sump Pump Window type Wd DH. Picture/Gdoesign (Slyle) ContemDoraru

stomSash/lnsulated The¡mal/GoodYear Buill 2024 Evrde¡ce of fl lnf€slat¡on

Scteens Yes/Good X Drileway # of Cars 4tlfeclive AOB (Yrs) 1
Settlemenl

1
)dveway Surlace HardoackHeanng HWBB lN Radranlx NoneÀtl¡c

0G¿rage # ol Cars0lher Fuel prooane I Fireplacs(s) # g fl Fence ¡ontfl Drop Sìar f-l sl¿irs

0l Carporl # ol0arscoolrno fl CentralArcondüonino PorchPatio/De[k Deckfl Scuttefl Floor

ñ othei ¡¡¡n¡-"n¡¡ Pool other None An. Det. Built.infl Frnrshed I He¿ted I tndividual

lVicrowaveDisposal Washer/DryilAppliances Refriqeratol

teel 0f Gross Living Area Above Gfadetinished ar€aâbove qrade conlains: Bedfooms Balh(s) 077I
Addilionalfeatür€s {special e¡rgy €flici€nt items etc.).

Desc¡ibe lhe condition 0llhe propely (¡nclldinq ¡8eded repairs, dsteioralion, renovalions, remod€lÌng, etc )

well

Yes No ll Yes. descrlbeof adverse c0ndilions that afect the livabilily, s0undn€ss, 0f shuclural integily of thc prop8dy?lhere any physical

ât the

No ll No, descnbeDoes lhs property Oenerally conform lo lhe neighborhood (functìonal utilÌty, style, condition, !se, tonslructon, Yes
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Thereare 0 comparable properties wn111tti ail�O'J 
Uniform Residential Appraisal Report 

for sale in lhe subject neighborhood ranging in price �om $ 952 000 

File# NC20252061 
105 1 265 000 

There are 5 comparable sales in lhe sub/eel neighborhood within the past twelve months ranging In sale price from s 952 000 toS 1 286.000 
fEAT\ft l SIJ8J{CI COMPARMIHALE r 1 COh'J'AAASlE Stilt t 2 COI.IPARASlE SALE # 3 

AG4rw 119 Barbara Lee Ln 98 Mystic Dr 23 Douglas Rd 20 Hopson Ln 
Norwich VT 05055 Norwich VT 05055 Norwich VT 05055 Norwich VT 05055 

P10ximily lo Subjecl 2.66 miles SE 1.85 miles SW 4.74 mlles S 
SalePrice $ 5 1 265 000 $ 995 000 $ 952 000 
Sale Price/Gross L i v _Area $ sqJ1. $ 416.12 sqtt. s 307.48 sqlt 5 314.40 sql l, 
Data Saurce(s) Previouslv annraised NEREN #4989159 NEREN #4986547 
Verilica�on Source(s) Norwich Rec�. Vermont Real Estate Sales site Vermont Real Estate Sales site 
VALUE ADJUSTMENTS OESCRPTION DESCRIPTION +(-) 5 Adjustment DESCRIP TION + (·) $ Adjustmenl DESCRIPTION + (-) S Ad;uslmenl 
Sales or FinancKlg None Noted None noted None noted 
Concessions 

Date ol Sale/Time 07/19/2024 06120/2024 04/11/2024 
Location Rural/oood Rural/nood Rural/nood Rural/CJood 
leasehold/Fee Simple Fee Simole Fee Simnle Fee Simole Fee Simole 
Sile 9.56 ac 4.25 ac 2.10 ac 426ac 0 
View Pastoral Mountain view Pastoral Pastoral 
Design (S l�e) Contemporarv Colonial Colonial Cane 
Quality of Coostruction Good Good Good Good 
Actual Age 1 25 39 39 
Condition Good Good Good Good 
Above Grade Tolal I Bdrms I Ba�s Tolal I Bdml; j Balhs folal I Bdrms. I Baths To\al Bdmls. I Balhs 
Room Count B I 3 I 2 5 11 I 4 I 3.0 -2 500 9 I 3 I 3.0 -2 500 9 3 I 2.5 
Gross Livilg Aie.1 3 077 sqlt. 3 040 sq.fl +1 480 3 236 sq It, -6.360 3 028 sqll. +1 960 
Basement &Finished 1,339 Sq.Ft. 1640 Sq. Fl. 650 Sq. Ft. 1900 Sq. Fl. 
R ooms Below Grade Fnshd bathllaun Rec Room Media Room Unfinished +5 000 
Functional Utility Aver;i_g!)/Tvolcel Averaae/Tv□ical Averaae/T v□icaJ Averaae/Tvoical 
Hea1ing/CooMng RadianVMinis□lt HWBB/None +5 000 HWBB/None +5 000 HWBB/None +5.000 
EnergyElficienl ltems Wood stove Gas Firenlace Gas Firenlace Fireolc Wd Stv -1 500 

• Gar.ige/Carport None 3 Car Det. -9 000 2 Car Det. -6 000 2 Car Alt. -6 000 
: 

. 

. 

. 

Po,ch/P atio/Oeck Deck SP Patio Deck Covered oorch 

Net Adjustment (lolall D+ !&i s -5..QlQ [ J + �· l 
Adjusted Sale Price NelAdj. 0.4 % NelAdj 1.0% 
o!Comparables Gross Adj, 1.4 % 5 1 2.59 980 Gross Adj. 2.0% s

I C><'.! did r l do IIOI ,m.,th Ill< Ali (l,' lranslOJ hislOry of llie wbl<a l)f'1)<'ly � tOITlWli)fc w,s. • not. CJjllUJ 

My research ndld O(j did not reveal anyprior sales orlranslers orthe subjecl propertyfor thelhree years prior tolhe ettec1ive dale olthis appraisal. 
Data Source(sJ 

My research 
DaaSource(s) 

Norwich Assessment Records 
fl did 15c] lid not 1'av� any prior sales or transrers of lhe comparable sales for 1he year prior lo the dale of sale of the comparable sale. 

Vermnnt Real Estate website 
Report lhe ,esuls ol lhe 1esearch and amJysIs o1 lhe plior sale or llansfer hislory ol lhe subject p10perty and compa,able sales (report additional prior sales on page 3) 

Deck Office Bid -10 000 

-9 860 D+ I�· ! -5 540 
Net Adi. 0.6 % 

985 140 Gross Adj, 3.1''• s 946.460 

ITEM SUBJECT COMPARABLE SALE # f COMPARABLE SALE 112 COMPARABLE SALE #3 
Oateol P rior Sale/Transfer 08/16/2022 
Price al Prior Sale/Transfer 165 000 
Data Source(s) Norwich Assess Records Norwich Assessment Recs VT R.E. Sales Web-site VT R.E. Sales Web-site 
Elfeclive Dale of Data Source(s) 02113(.2025 04/06/2024 03/15/2025 03/15/2025 
Anafysis of prior sale or transler lis1ory or the subjecl property and C□ITIJlarable sales The sale of the subiect was for vacant unimnroved land onlv. 

Summary o1 Sales Comparison Approach Sites were not adiusted even thouah the subiect's is much laraer. Most of it is auite steeo and not 
narticularlv usable. Gross llvfno area was adlusted at S40.00 oer souare foot. All other aooroorlate adjustments have been made for variances 
in ohvslcaJ characteristics as dictated bv the marketolace. All the comoarables were considered in estimatino the final value. 

Indicated Vakle by S-. Comparison Approach $ 1,080,000 
lo<llt1f1d V1lu1 by: SIi., Compari$0n Apptoadl $ 1080 000 CoJI App,o,,� (W developed! S 1 066985 l'!<OmtApp,oach (ii d .. tloptd} $ NIA 
Markel reaction bv buvers and sellers is best demonstrated bv the Sales Comoarison Aooroach. The Cost Aooroach is used onlv as a 
confirmaUon or value. The Income A□oroach was not develooed since this is not a rental neiahborhood and sufficient data is not available. "'"' 

This appraisal is made �•as is", Osub/ect lo completion per plans and specilicalions on lhe basis ol a hypolhelical condition Iha! lhe improvernenls have been 
completed, Osubject to the fol�l'oing repairs or altera1ions on lhe basts ol a hypothetical condition thal lhe repairs Of alteralions have been completed, orOsubjecl lollie 

• ,allowing required inspection based on lhe eK11aordinary assumption llial lhe condilion or deficiency does nol require alleration or repair: 

Based on ' complele vfsual inspeclion of lhe interior and exterior area& ol the sublet! property1 defined scope ol work, slatemenl ol asaumplions and limiling 
conditions, and appraiser's certification, my (ou11 opinion of !he market value, as denned, ol !he real property Iha! r, lhe subject ol lhls report is 
I 1,080,000 , as of 02/20/2025 ' which is lhe date of inepeclion and the effective dale of ihis appraisal. 
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Nônc

008T mpnoAoll f0 Vltul (¡ol rquhûd by tuülû l0)
Prolide adequale informalion lol lhe hnder/clienlto f€plicate lhe below cost fiqules and calc!lations.

Supportl0r lhe opnion 0l sit€ value {sunrnìary 0f comparable land sales 0r olher methods l0r estimaling sile valug)

Pleâse see the attached list for vacant land sales considered in the Cost AÞproach.

REPR00UCT|0N 0B x BEPLACEI\¡ENT CoST NEW OPINION OF SIIE VALIJE =$ 2oo,ooo
Source ol cost dala Contractors DWFLTING 3.077 sq.Fl.@$ 2so.oo ,- =$ 769,250
ouality ralì¡g íiom cost seryice oood Effeclive date 0f cost dal¿ 1213012024 1.339 sq.Fl.@$ 50.00 _ =$ ô6,950

Comm€nts 0n Cost Approach (gfoss livlng area calculalions, depreciation, elc.) Amênitiês 15,000

Pleâse see attached sketch addendum for GLA calculations. Garaoe/Carport Sq.Fl. @ $ =$

Iol¿l Eslimale of CoslNew =$ 8s1,2oo
Less Physic¡l Functional Exter¡al

Du¡ureialiurr 14.21! -t( 1421d
Depreciated Cosl ol lmpfoven€nls =$ 836.985
'As-ls'Valus of Site lmDrovemenls =$ 3o.ooo

Eslimaled R8maining Economic Life (HUD and VA Qnly) 59 Yeaß INÐICAIED VALUE BY COST APPROACH =s 1,066,985

n00il¡ 
^P¡noÂOltovÂtl¡E(ÍolËçlndbyrtú¡r!)

Estim¿t€d i.lonthly lv¿*et Renl $ X Gross Renl lVulliplier =S lndicaled Value by lnc0ne Àppr0ach

Summary of lncome AÞproach {includinq suppo¡tfor ma¡Ktl renl and GRIV)

Pn&¡E6f rmilfi|ort fm n¡0. {tr!¡ekbh}

lslh8 dev€l0pef,/bu¡ldeÍ ln control ol he Homeov08rs Ass0c¡ation 1H0A)? Yos No Un¡tlype(s) Delôched Atlôched

Providethe lollowing i¡l0rmation for PUos oNLY f the devel0per/builder is n conlrol 0l lhe HoA and lhe subiect prope¡ty is an atlached dwellin! unil.

Leg¿l Nams ol Proiecl

fotal number of phas8s
'total 

number ol units Tolal ¡umbef ol units sold

lotal number of unfs for Dala source(s)

Was the project crealed by lhe c0nlersi0n 0l eislin0 building(s) into a PUD? Yes No lfYes, date ol conversion.

Does lhe pruj€cl contain ¿ny unÍls? Yes No Data Source

Are lhe unils, common elements, and ¡screaìion facilities complet€? Y€s No lf No, d€scdbe slalus ol compl€tion.

fìe c0mmon elemenls leased t0 0r by the Home0wners'Ass0ciati0n, N0 lf Yss, dsscibe lhe renlallerns and 0pli0ns.

Descnbe comm0n elemenls and recreati0nal lacúrties.
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Filo# NC20252061

Th¡s report form is designed to report an appra¡sal of a one-unit property or a one-unit property wilh an accessory un¡t;
including a unit in a p¡anned unit development (PUD). This report form is not des¡gned to report an appraisal ol a
manufactured home or a unit in a condom¡nium or cooperative project.

This appraisal report ¡s subjecl t0 the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and cert¡f¡cations. Modif¡cations, additions, or deletions lo the jntended

use, ¡ntended user, defjnit¡on of market value, or ãssumpt¡ons and l¡m¡t¡ng conditions are not perm¡tted. The appraiser may
expand the scope of work to ¡nclude any addit¡onal research or analys¡s necessary based 0n the complexity of th¡s appra¡sal
assignment. Mod¡fications 0r delet¡ons to the cedifications are also not perm¡tted. However, additional cert¡f¡cations that do

not constitule mater¡al alterations to lhis appraisäl report, such as those requ¡red by law or those related t0 the appraiser's
continuing education or membership in an appraisal organization, are permitted.

SCOPE 0F WoRK: The scope of work for this appra¡sal is defined by the complexity of th¡s appraisal assignment and the
reporting requirements of this appra¡sal report form, includ¡ng the lollow¡ng def¡nition of market value, slatement of
assumpt¡ons and limiting conditions, and certifications. The appraiser must, at a minimum: (1 ) peñorm a complete visual
¡nspection of the interior and exterior areas of the subiect property, (2) ¡nspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from rel¡able pub¡¡c and/or privale sources,
and (5) report h¡s or her analysis, opinions, and conclusions ¡n lhis appraisal report.

INTENDED USE: The ¡ntended

subiect of this appra¡sal lor a

use of this appra¡sal report is for the lender/cl¡ent to evaluate the pr0perty that is the
mortgage f¡nance lfansaction.

INTENDED USER: The intended user of this appraisal report is the lender/cl¡ent.

DEFINITION 0F MARKET VALUE: The most probable price which a property should br¡ng ¡n a competitive and open
market under all cond¡tions requ¡s¡te to a fair sale, the buyer and seller, each act¡ng prudently, knowledgeably and assuming
the price is not affected by undue stimulus. lmpl¡cit ¡n th¡s defin¡tion is the consummat¡on of a sale as of a specified date and
the pass¡ng of title from seller to buyer under cond¡tions whereby: (1 ) buyer and seller are typ¡cally motivated; (2) both
partles are well infomed or well advised, and each act¡ng in what he 0r she c0ns¡ders his or her own best interest; (3) a
reasonable time is allowed for exposure in the open market; (4) payment ¡s made in terms of cash in U. S. dollars or in terms
of financial årrangements comparable thereto; and (5) the price represents the normal consideralion lor the property sold
unaffected by spec¡al or creative financing or sales concessionst granted by anyone associated w¡th the sale.

*Adiustments to the comparables must be made for special or creat¡ve f¡nancing 0r sales concessions. No adjustments are
necessary for lhose costs which are normally paid by sellers as a result of trad¡tion or law ¡n a market area; these costs are

readily idontifiable since the seller pays these costs in v¡rtually all sales transactions. Special or creative financing
adiustments can be made t0 the comparable property by comparisons to financing terms olfered by a lhird party institutional
lender that ¡s not already involved ¡n the property or transact¡on. Any adjustment should not be calculated on a mechanical
dollar lor dollar cost of the f¡nanc¡ng or concessjon but the dollar amount of any adjustment should approximate the market's
reaction to the financing 0r concessions based on the appra¡seis judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS:
subject to the following assumpt¡ons and ¡im¡t¡ng

The appraisefs certif¡cation in this report is

cond¡tions:

1. The appraiser will not be responsible

to it, except for information that he or

appraiser assumes that the litle is good

for matters of

she became

and mârketable

a legal nature that affect either the property be¡ng appra¡sed or the

the research ¡nvolved in perform¡ng th¡s appraisal. The

render any op¡n¡ons about the litle.

title

aware of during

and will not

2. lhe appra¡ser has provided

The sketch is included only

of its s¡ze.

implied,

appraiser has

data sources)
Specjal Flood

regarding this

4. The appraiser

unless spec¡fic

6. The appraiser has based h¡s

completion, repa¡rs, or allerations

be performed jn a professional

this appra¡sal repon to show the approximate dimensions
r€ader in v¡sual¡zing the property and understanding the

a sketch ¡n

to assist the
of the improvements.

appraiser's determination

3. The

(or olher
examined the ava¡lable

and has noted ¡n this

Hazatd Area. Eecause the

determination.

identified

llood maps that arc
appraisal report whether

appra¡ser is not a

provided by the Federal Emergency l\4anagement Agency

any porlion of the subject site is located in an

surveyor, he or she makes no guarantees, express or

w¡ll not give tesl¡mony or appear

do so have been

¡n court because

made beforehand,

an appraisal 0f the property in question,

required by law.

valuat¡on conclusion for an appra¡sal that is subiecl to sat¡sfaclory

completion, repa¡rs, or ãlterat¡ons of lhe subject property will

he or she made

or as otherw¡searrangBments to

5. The appra¡ser has noted in th¡s appra¡sal report any adverse condil¡ons (such as needed repairs, deter¡oration, the
presence of hazardous wastes, toxic substances, etc.) obserued during the ¡nspection of the sub¡ect proÞerty or that he 0r
she became aware of dur¡ng the research involved in performing the appra¡sal. unless otheru¡se stated ¡n th¡s appraisal
report, the appraiser has no knowledge of any hidden or unapparent phys¡cal del¡cienc¡es or adverse cond¡t¡ons of the
property (such as, but not lim¡ted to, needed repairs, deteriorat¡on, the presence 0f huardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
condlt¡ons and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering 0r testing that m¡Oht be requ¡red t0 discover whether such cond¡t¡ons ex¡st.
Because the appraiser ¡s not an expe( in the f¡eld of environmental hazards, this appraisal repOrt must nol be considered as
an env¡ronmental assessment of the property.

or her

on the

appraisal report and

assumption that the

manner
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APPRAISER'S CERTIFICAÏION

I have. at a min¡mum,

appraisal rePort.

I performed a complete

the imp¡ovemenls in

soundness, oI

fhe Appra¡ser certifies

developed and reported th¡s

and agrees

appra¡sal in

¡nspect¡on of the ¡nter¡or ând exterior areas of the sub¡ect property. I reported the cond¡tion

specific terms. I identified and reported the phys¡caì defic¡encies that could affect the

integrity of the property.

that:

accordance with the scope of work requirements stated in1.

this

2.

of

visual

lactual,

structurall¡vabil¡ty

3. I performed this appra¡sal in accordance with the requirements ot the Ljniform Standards

Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal

place at the time th¡s appraisal report was prepared.

of Professional Appraisal

Foundation and that were in

4. I developed my op¡n¡on of

comparison apProach to value.

for th¡s appraisal assignment. I

them, unless otherwise indicated

5. I researched, veriÍ¡ed, analyzed,

sale of the

property for
subject prop8rty in the

â mtnlmum of three

analyzed,I researched, verified,

the date of sale of

the market value of the real

comparable reiiable

considered the and income approaches to

based on the sales

sales comparison approach

value but d¡d not develoP

property

market

that is the subject of

to develop a

this report

I have adequate

further certify that I

¡n this reporl.

dala

cost

and reported on any currenl agreement

twelve months prior l0 the effective date

years pr¡or to the efective date 0f this

and reported on the pr¡or sales of the

olheMise ¡nd¡cated inthe comparable sale, unless

that are locationally, physically, and

were the resuh of combining a land

otheruise ¡ndicated in

comparable sales for a m¡n¡mum of one year prior

this report.

functionally the mosl sim¡lar to the sub¡ect property.

sâle with the contract purchase price of a home that

for sale

of this

for the subiect ProPerty, any offer¡ng for
of the subiBct

this report.
appraisal,

unless

and the prior sales

appraisal,

6.

to

7. I selected and used comparable sales

8. I have not used comparable sales that

has been built or will be bu¡ft on the land.

9. I have reported adiustments to the comparable sales that reflect the market's reaction to the diflerences between the subiecl

property and the compafable sales.

1 0. I verified, lrom a disinterested source, all information in this reporl that was provided by parties who have a financial interest in

the saie or l¡nancing of the subject property.

1 1. I have knowledge and experience in apprais¡ng this type of property ¡n this market area.

1 2. I am aware of, and have access to, the necessary and appropriate public and privale data sources, such as multip¡e listing

seruices, tax assessment records, pub¡ic land records and other such data sources for the area in which the property is located.

1 3. I obtained the information, est¡mates, and opinions furnished by other parties and expressed in this appraisal repOrt lrom

reliable sources thal I believe to be true and corecl.

14. I have taken into cons¡derati0n the factors that have an impact on value with respect to the subject neighborhood, subiect

propefty, and the proximity ol the subiect Þroperty t0 adverse ¡nfluences in the develoÞment of my op¡nion of market value l

havô noted in this appraisal reporl any adverse cond¡t¡ons (such as, but not limited to, needed repairs, deterioralion, the

presence of hazardous wastes, tox¡c substances, adverse env¡ronmental cond¡t¡ons, etc.) obserued during the inspection of the

subject property or that I became aware of during the research involved in performing th¡s appraisal. I have considered lhese

adverse cond¡t¡ons in my analysis of the property value, and have reported on the effect of the condilions on lhe value and

marketabil¡ty of the subject property.

1 5. I have not knowingly withheld any s¡gnificant information from

statements and information ¡n th¡s appra¡sal report are true and

1 6. I stated in th¡s

are subject only lo the

th¡s appraisal report and, to the best 0f my knowledge, åll

correct.

appraisal rep6rt my own personal, unbiased, and profess¡onal analysis, op¡nions, and conclusìons, wh¡ch

assumptions and l¡miling cond¡t¡ons in this appra¡sal report.

that17. I have no present or prospective interesl in

prospective psrsonal interest 0r bias w¡th respecl

compietely, my analysis and/or opin¡on of market

status, handicap, fam¡l¡al stalus, or national orig¡n

present ownÊrs or occupants of the propert¡es in

the

to

property ts

part¡cipantsthe

the subject of this

in the ùansaction.

report, and I have no present or

I did not base, either partially or

race, color, rel¡gion, sex, age, marital

occupants of the subject property or of the

on any other bas¡s prohibited by law.

value

of

the

tn this

the

of

appraisal

pfospective

report on the

owners or
property or

e¡ther

vicinity the subject

1 8. N4y employment andlot compensation for performing this appraisal or any future or ant¡cipated appra¡sals

cond¡tioned on any agreement or understanding, written or otherwise, that I would report (or present analys¡s

predetermined specil¡c value, a predetermined min¡mum value, a range or direcijon in value, a value that favors

any party, or the attainment ol a spec¡fìc resutt or occurrence 0f a specific subsequent event (such as approval

mortgage loan appl¡cat¡on).

was not

support¡ng) a

the cause of
of a pending

appraisal
1 9. I personally prepared all conclusions and op¡nions about the real estate that were set forth in th¡s appra¡sal report.

relied 0n signifìcant real property appraisal assistance lrom any ind¡v¡dual or ¡ndividuals in the performance of lhis

or the preparation of th¡s appraisal reporl, I have nam8d such individual(s) and d¡sclosed the spec¡fic tasks performed

appraisal report. I certify that any ¡ndividual so named is qualified t0 perform the tasks. I have not authorized anyone

a change to any item in th¡s appraisal report; therefore, any change made to th¡s appraisal is unauthor¡zed and I will

responsibility for it.

20. I identified the lender/client in this appraisal reporl

ordered and will receive this âppraisal report.

who is the individual, organ¡zat¡on, or agent for lhe organ¡zation that

tf

¡n this

to make

take no

Uniform Residential Appraisal Report
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Uniform Residential Appraisal Report Filo# NC20252061

21. The lender/cl¡ent may disclose or d¡str¡bute

borrower; the mortgagee or ils successors
market participanls; data collection
¡nstrumental¡ty of the Ljnited States;

appra¡ser's or superuisory appra¡seasobta¡n

report be

lh¡s appraisal report to: the borrower; another lender at the request of the
and assigns; mortqage insurers; governmenl sponsored enterprises; other

or reporting servicest professional appraisal organizations; any department,
and any state, the Diskict 0f Columb¡a, or olher jurisd¡clionst without hav¡ng to
(¡f appl¡cable) consent. Such consent must be obtained before th¡s appraisal

other party (¡ncluding, but not limited to, the public through advertising, public

secondary

agency,

n8ws,relat¡ons,

or

the
may or d¡str¡buted to anyd¡sclosed

sales, or other media).

22. I am aware that any disclosure or d¡stribution

laws and regu¡ations. Further, I am also subiect

lhat pertain to d¡sclosure 0r distribut¡on by me.

of this
to the

appraisal

provisions
report by me or
of the lJn¡form

the lender/cl¡ent may be subiecl to certain

Slandards of Professional Appraisal Pract¡ce

23. fhe borrower, another lender at the request of the borrower, the mortgagee or ¡ts successors and ass¡gns, mortgage
insurers, government sponsored enterprises, and 0ther secondary market participants may rely on this appra¡sal report as part
of any mortgage finance transaclion that involves any one or more of these part¡es.

24. lf this appra¡sal report was transmitted as an "electronic record" conta¡ning my "electron¡c s¡gnature," as those terms are
defined ¡n applicable federal and/or state laws (exclud¡ng audio and video recordings), or a facsimile transmission oi this
appraisal report conta¡n¡ng a copy or representat¡on of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered contain¡ng my or¡ginal hand written s¡gnature.

25. Any intent¡onal or negligenl misreplesental¡on(s) contained in this appraisal report may result ¡n civil liability andlot
criminal penalties ¡ncludinq, but not limited to, fine or ¡mprisonment or both under the prov¡sions 0f Tifle 1 g, United States
Code, Section 1 001, et seq., or similar state laws.

SUPERVISORY APPRAISER'S CERTIFICATION The Superuisory Appraiser cert¡fies and agrees thal:

the appra¡sal report, and agree w¡th the appraiser's

2. I accept full responsibil¡ty for the contents of this appra¡sal report includ¡ng, but not limited to, the appraiser's analysis, op¡nions,
stalements, conclus¡ons, and the appraiser's certification.

1. I dir8ctly supervised the appra¡ser for this appraisal assignment, have read
analysis, opinions, statements, conclusions, and the appraiser's cert¡f¡cation.

3. The appraiser ident¡fied in this appraisal report is e¡ther a sub-contractor or an employee of the supery¡sory appraiser (or
appraisal firm), is qualified t0 peform this appraisal, and is acceptable lo perform this appraisal under the applicable state

the

law

4. Th¡s appraisal
promulgated by
report was

the Appraisal

prepared.

5. lf thjs appra¡sal report

defined in applicable federa¡

appraisal report containing a

report complies w¡'th

Standards

the Uniform Standards of Professional Appraisal Practice that
Board of lhe Appraisal Foundation and that were ¡n place

were adopted and

at the time this appraisal

val¡d as ¡f a paper vers¡on

was transmitted as an "electronic record"

(exclud¡ng aud¡o andstate laws

or representation of my signature,

th¡s appraisal report were delivered

containing my "eleclronic s¡gnature," as those terms are

v¡deo record¡ngs), or a facsimile transmission of this
the appraisal report shall be as effective, enforceable and

containing my original hand wr¡tten s¡gnature.

and/or

copy
of

SUPERVISORY APPRAISER (ONLY IF REOUIRED)

03l1Ê12î,tF

or other (describe) State #

Nôru¡ch \/T ô51ì55

1,080,000

C0l\iIPARABLE SALES

PO Box 645, Wells River, VT 05081

Email Address

802-2q5-5353

ñ2l?trl2t,2a

080-oooônos

o5t31t2026

River Jct.. VT

svlviarnocrsf)mvfairnninl

Post ôfflce Rnv I 15

Wellc Rhrpr Sawin¡c

APPRAISER

SUBJECT PROPERTY

Expiration Date of Cert¡f¡cati0n 0r License

Expirat¡on Date of Cert¡f¡cation or L¡cense

I Did not ¡nspect exterior of comparable sales Írom street

f] D¡d ¡nspect exterior of comparable sales from street

Date ol lnspection

ADDRESS OF PROPERTY APPRAISED

1 19 Rarhara I ep I n

Date of Signature and Report

Effect¡ve Dale of Appraisal

State Certification #
or State License #

Telephone Number

Email Address

APPRAISED VALUE OF SUBJECf PROPERW S

LENDER/CLIENT

Name

S¡gnature

Name

Company Name

Company Address

Telephone Number

Email Address

Date of Signature

State Certif¡calion #
or State License #
Stale

fl Did not inspect sub¡ect property

I Did inspect exter¡or of subiect property from street

oate of lnsperL¡uil

I Did inspect interior and exter¡or of subject property

Date of lnspection

State \/f

Company Name

Company Address

Company Name

Company Address

05001

Signature

Name

Paqe 6 of 6Freddie lVac Form 70 lVarch 2005
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2ip CodeStatsCily Counly Windsor

Wells

Subiect Photo Page

.i,

Subiect Front
1 1 9 Barbara Lee Ln

Sales Pnce

Gross Living Area 3,077

Total Rooms I
Total Bedrooms 3

Total Bathrooms 2.5

Location Rural/good

View Pastoral

Site 9.56 ac

Oual¡ty Good

Age I

Subiect Rear

Subject Street

Form PlC3xS.SR - "'[0TAL" appraisal sottware by a la m0de, inc. - 1 -8O0-ALAIV0t)E



Interior Photos
Eorrower Evan Cavânauoh & Kerin Rilev

Lender/Client Wells River Savinos Bank

Entry Laundry Laundry

Kitchen Kitchen Dining Area

Russian llllood Stove living Room First Floor Hall

Half Bath Half Bath flffice

Pr¡mary Bath
Form PlClNTlS - "T0TAL" appraisal sottware by a la mode, ¡nc. . 1 -800-ALAM0DE

Primary Bedroom Primary Bath



lnterior Photos
Borrower Evan Cavanauqh & Kerin Rilev
Property Addrcss 1 19 Barbara Lee Ln
City Noruich counly Windsor State \irf Zip c0de 05055

Lcndericlicnl Wells River Savinos Bank

Stairs Up Second Floor Hall Second Floor Hall

Second Floor Bath Second Floor Bath Bedroom

Bedroom Basement Bathroom

Basement Eathroom/Laundry Heating System Heating System

Basement
Form PlClNTlS - "T0TAL" appraisal software by a la mode, inc. - 1 -800-ALAM0DE

Basement Basement



Gomparable Photo Page
Borrower

1 1 9 Barbara Lee Ln
City Nomich County Windsor Slate VT Zip CodB 05055
Lender/Client Wells R¡ver Savinqs Bank

Gomparable 1

98 Myst¡c Dr
Prox. to Subiect 2.66 miles SE
Sales Price I,265,000
Gross Living Area 3,040
Total Rooms 11

Total Bsdrooms 4
Total Bathrooms 3.0
Location Rural/good

View Mounta¡n view

Site 4.25 ac
0ual¡ty Good
Age 25

Gomparable 2
23 Douglas Rd
Prox. to Subjsct 1.85 miles SW
Sales Pnce 995,000
Gross Living Area 3,236
Total Rooms I
Total Bedrooms 3

Total Bathrooms 3.0
Location Rural/good
View Pastoral

Site 2.10 ac

0uality cood
Age 39

Gomparable 3
20 Hopson Ln

Prox. to Subject 4.74 miles S
Sales Pnce 952,000
Gross L¡ving Area 3,028
Total Rooms I
Total Bedrooms 3
Total Bathrooms 2.5
Location Rural/good
Vi€w Pastoral

Site 4.26 ac
ouality Good
Ago 39

Ð.
.*

Form PlC3x5.CR - "ToTAL" appraisal sofftvare by a la mode, inc. - 1,800-ALAM0DE



Zþ CodBSlaloCounty

Building Sketch

N
Mudroom

Hall
Entry

PantrYKltchen

Primory

Bedroom Prlmary

Bath
Omce Laundry

1/2 Bath

Hall

Llvlng

Room
Din¡ng

A¡ea

l6'

I
32'

o
T4,

Bedroom Bedroom

l"lall

Bath

UN
I'

!9

15' q cathedral Celllng

Flßt Floor s€cond Floor

1fl{$eurbáhndê

17xd = 102
l6x7 = ll2
35x48 = 1680

8x3 = 24

26x14 = 364
0.5x26x0.2= 2.6

2284.6 Sq ftFlrS Floor

792

ñ

24t33792 Sq frsecdd Floor

Tot!l

13x8sqftComposlte Deck 104
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Location Map
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B0noweI Evan Cavanaugh & Kerin Riley
Propedy Address Bârbãrâ
City Norwich Counly W¡ndsor VT Uip Code 0SOS5

Lender/Cl¡ent Wells River Savinos Bank

llg Bðrbañ t€€ Ln
w o505t

?3 Dougla¡ Rd
ñoruldr, vT05055
1..85 rtrllce SW

98 Mystk Dr
Norwl.ch, W 05t155
2.6ó nll96 gE

20 Hopson ln
¡lonrlih, W 0g0gs
4.?¡l ûrllas I

-r'tF

k-
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FROI¡|I

Sylvia Rogers

PO Box 115

White River Junction, W 05001-01'15

Ìrlrphfr! NumbcÍ 295-5353 Fü l{ùnbsi

TO:

Wells River Savings Bank

PO Box 645

Wells River, w oSoet

E-ihlll

T.l.¡hom l{umbcr:

All.mal. llumbd:

Fn l{unbrÍ

NC20252061

March 16,2025lnwl6 Drtal

Du! D,b:

ftfanrl ordd #l

Lrndil 0¡s ¡ll

cltnr Flb #l

FflA/VA Cs #:

l{¡lo t¡b # on lmr

olhqtll¡#üfomi

Fld.nl frr lDi

Employ.r l0l

NC20252061

NC20252061

rrvotGE

LEndü:

Purchðr/Bñowrr:

Propody Addr$:

Cll$

Cdnty:

Llgrl D6clÞllon:

Wells Rivêr Savings Bank

Evan Cavanaugh & Kerin Riley

1 19 Barbara Lee Ln

Ncirwich

Windsor

Book241, Page 386 ,08116120122 Non¡vich Land Records

Cllont Wells River Savings Bank

St8l.: VT Zlp: 05055

Property Appraisal 400.00

SUBTOTAL 400.00

Drtor

0ât!l

Drlrl

SUBÍOTAL

Ch6k#:

Chæk#:

Chrck#:

Dr,crlptlon:

Drslpllon:

Dcædpllon:

$ 400.00TOTAL DUE

Syfuia Rogers Real Eslate Appra¡sal

Form NIVSD -'TOTAL" appraisal sotrh¡/arc by a la mode, inc. - 1'800'ALAM0DE




