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Norwich Board of Civil Authority
300 Main St.

P.O. Box 376

Norwich, Vermont 05055

RE: NOTICE OF APPEAL; IN RE GRIEVANCE OF TAX ASSESSMENT OF 165 STAGECOACH RD

Dear Board of Civil Authority:

My clients, Cole and Emily Flannery, hereby appeal the Board of Listers’ August 15, 2025 decision regarding their
grievance of the 2025 tax assessment of their real property at 165 Stagecoach Road (Parcel ID 03-050.200) pursuant to 32
V.S.A. § 4404. The entirety of that record is incorporated by reference herein.

The Listers got it right when they assessed the FMV of this property in the summer of 2023 at $1,577,900.

The property was constructed between 2022 and 2023. In July 2023, the Town originally assessed the value of the property
at $2,050,400. Following my clients’ grievance from that initial determination, that valuation was lowered to $1,577,900,

which included a building value of $1,233,100 and a land value of $315,500.

This year, following another grievance, the Listers reassessed the value at $2,385,600, which represents a 66% increase in
value.! This increase is unjustifiable and is unmoored from the FMV as compared across a mere eighteen months, whether
or not the Listers are working with updated land schedules and depreciation tables.? On April 1, 2025, the FMV of 165

! Confusingly, the Town data for prior valuations of this property are different depending on where one looks. The 2024 Property
Record Card and the tax bill correctly reflect a 2024 valuation of $1,577,900. However, data on the Patriot website accessed on
September 30, 2025 appears to show that a previous assessed value in 2024 was $2,086,100. Like so much of the Lister data, it is
difficult to discern how accurate and precise the Listers are in their work.

2 There is no way to challenge such tables and schedules prepared by IKRT because they have not been made available. Moreover,
there is little reason to presume that KRT prepared the data correctly. In widely disseminated comments in public forums in the Upper
Valley, the listers have represented that KRT Appraisals failed to perform as expected under the contract with the Town. In an August
20, 2025 article in the Valley News, Cheryl Lindberg, Chair, said that “Delays, ervors on property cards and a lack of interior
inspections by the firm contracted to carry out the reassessment has left the listers with lingering concerns over the reappraisal
process, Lindberg said.” These comments are in addition to multiple comments on the Norwich Listserve by the listers to the same

effect.

This extraordinary public disclosure of issues relating to KRT by itself “bursts the bubble” of the presumption of validity. The Listers
have admitted in public comments that KRT made errors on property cards, failed to carry out interior inspections, and other issues to
such an extent that the listers themselves were left “with lingering concerns over the reappraisal process.”



Stagecoach did not simply increase by nearly a million doflars.?

On August 15, 2025, the Board of Listers sent a notice that it had approved a downward modification of total property
valuation from $2,439,100 to $2,385,600. This determination still far exceeds the property’s fair market value (FMV), the
only touchstone of this entire process.

In addition to the materials included in the grievance proceedings, we also include for the Board’s consideration a property
appraisal report prepared by a Vermont-licensed appraiser, showing the valuation of the property as of April 1,2025 and as
of August 25, 2025. We hereby submit additional comparables in support of our contention that, among other things, 165
Stagecoach Road’s “Grade Factor” of 2.1 is unjustified. We reserve the right to supplement the record in this appeal up to,
and including, the date of hearing. 32 V.S.A. § 4404(a).

I DETERMINATION OF FAIR MARKET VALUE

The guiding principle of a reassessment is to determine the FMV of each property. This is commanded by statute. 32
V.S.A. § 4041 (“[T]he listers shall proceed to take up such inventories and make such personal examination o the property
that they are required to appraise as will enable them to appraise it as its fair market value.”). The FMV is defined as “the
price which the property will bring in the market when offered for sale and purchased by another.” 32 V.S.A. § 3481(1).
To this end, listers have three acceptable methods for arriving at the FMV—the cost approach, the market approach, and
the income approach; however, the market approach is “the most persuasive method of appraising residential property in
Vermont.” Barrett v. Town of Warren, 2005 VT 107, § 6. Each method should arrive at the same valuation, which is the
FMV. New England Power Co. v. Town of Barnet, 134 Vt. 498, 505, 367 A.2d 1363, 1368 (1976) (“[T]he cost approach,
the income approach, and the market data approach offer the parties means of determining fair market value.”); see also Re
Montpelier & Barre R.R., 135 Vt. 102, 105, 369 A.2d 1379, 1381-82 (1977) (“[1]t is the duty of the Board "to explore all
methods that help in determining fair market value" and to reject those "that do not lead toward fair market value.”).

While it is provisionally true that lister valuations in Vermont enjoy a presumption of validity, Vermont Electric Power
Company. Inc. v. Town of Vernon, 174 Vt. 471 (2002), the Supreme Court has stated many times that “[aJny admissible
evidence can rebut the presumption, whatever we may ultimately think of the evidence's weight.” Id. Indeed, it is the job
of the BCA and the courts, if further appeals are taken, to “determine whether the testimony offered by the taxpayer
challenging the listing can afford a rational basis for that which the taxpayer seeks to prove.” Id. Indeed, in that same case,
the Supreme Court characterized the presumption as a “bursting bubble.” Id. at 473.

IL. APPRAISAL USING MARKET APPROACH v. LISTERS’ COST APPROACH

My clients hired Linda Vaughan from Torrey Appraisals, Inc. to obtain an opinion of value both for the statutory date of
April 1, 2025, and a current opinion of value. Using a market approach, Linda determined the April 1 valuation to be
$1,529,000 and the August 25, 2025 value to be $1,564,000. The post-grievance assessment (statutorily pinned to April 1,
2025) is more than 55% higher than the Torrey Appraisals’ April 1 market-approach valuation.

A cost approach is disfavored in Vermont. The “Lister and Assessor Handbook A Guide for Vermont Listers and
Assessors” recommends not relying exclusively on a cost approach in residential assessments. (“It is best not to rely
exclusively on a cost approach estimate of value for appeals—especially those that go beyond the Board of Civil
Authority. Be prepared to explain the data and the calculations, especially the land schedules and depreciation schedules
used. [The Listers] should be familiar with the market data approach, and be prepared to present comparable sales.”).
And the “Vermont Appeals Handbook for Tax Assessment” notes that while “[IJand schedules are acceptable, mass
appraisal tools, [they] deserve some scrutiny to ensure that, as applied to the appealed property they don’t produce
‘arbitrary valuations.”” See Scott Construction, Inc. v. City of Newport, 165 Vt. 232 (1996).

The reason that a cost approach is deficient as compared to a sales or market approach is that the best indicator of the

The BCA cannot, in good faith, presume that my clients’ assessment is entitled to a presumption of validity where the Listers
themselves do not presume the validity of the reassessment.

3 Indeed, according to the Federal Reserve, the cost of raw materials for new home construction have gone down since the time 165
Stagecoach Road was constructed. See supporting materials.



value of a property is price paid for it in a bona fide sale. See Royal Parke Corp. v. Town of Essex, 145 Vt. 376 (1985).
The cost approach is best used for unique properties for which there is no reliable sales comparison data. That is not true

here, as demonstrated by Torrey Appraisal’s opinion of value.

Our argument is that, even without being able to yet inspect the land tables and depreciation schedules, the approach taken
by the Listers has resulted in an arbitrary valuation. 165 Stagecoach, under any scenario involved in this case, could not
have jumped in FMV by nearly a million dollars in 18 months. If the purpose of an assessment is to determine the
property’s FMV, it is extremely hard to justify an assessment that comes in more than 55% higher than an appraisal by a
licensed professional.

I note that Gretchjen Smith, a local real estate professional with over 25 years of experience selling real estate for the
Williamson Group Sothebys Real Estate offered a broker’s opinion of value (contained in the supporting materials) as
being not being “anywhere near 2.4M.” She used three comparators, each being sold in April and May of this year, for
$1,390,000, $1,300,000, and $1,050,000 respectively, and one of which Torrey Appraisals used for its August 2025
valuation (504 Chapel Hill Road). She opined that, “I can’t justify the new assessed value to be 1M-1.4M more” than the
three comparables.

If two long time local professionals each come up with substantially the same opinion of value entirely independently—
one of which is the gold standard for opinions of value—no amount of dial turning and data manipulation matters if it
produces a grossly inflated FMV. The Listers are simply wrong, and their assessment is not entitled to a presumption of
validity in the face of this evidence.

IIT. COMPARABLE GRADE FACTORS OF NEW CONSTRUCTIONS

Cole and Emily contest the property’s grade factor increase to 2.1 from 2.0. The Listers visited the property in May 2023.
Without visiting the property ( Listers kept the property’s overall grade at A-, but decreased each bathroom rating from

very good to good. An increase of the grade factor, in our opinion, is incorrect particularly in light of the mere 18 months
that separated the last assessment (which was also meant to determine the FMV), and the 2025 assessment effective April

1.

Furthermore, other new constructions in Norwich demonstrate that this property’s grade factor is inflated. The following
three properties include primary residences constructed in 2020, 2021, and 2022 respectively, i.e., post-pandemic. Each
has a “Grade Factor” of 1.60. My clients’ property was assessed in 2023 with a Grade Factor of 2.0, which increased to

2.1 in the 2025 reassessment. We request a downward modification of 165 Stagecoach Road’s Grade Factor to 1.6, which
is entirely in line with recent new constructions in Norwich.

401 Bragg Hill Road
This contemporary home was built in 2020. It has a hard board exterior and 2520 square feet. Its grade factor is 1.60.

440 Beaver Meadow Road

This contemporary home was built in 2021. It has a primarily wood exterior and 2861 square feet. Its grade factor is
1.60.

40 Mystic Drive
This colonial was built in 2022. It has a clapboard exterior and 2240 square feet. Its grade factor is 1.60.

These three properties are located in different neighborhoods. 440 Beaver Meadow, in particular, is extremely analogous
to my clients’ residence. None appear to have had the grade factor increased from 1.60 since construction.

Finally, of the homes that were constructed between 2022 and 2023 in Norwich, the only property with a substantial increase
in valuation—aside from 165 Stagecoach—was 1046 Beaver Meadow Road ($2,576,000 to $3,483,600), where the 2024
valuation was based, in part, on an unfinished house.



1V, CONCLUSION

For the above reasons, | respectfully request the Board of Civil Authority to return the assessed value to 165 Stagecoach to
its FMV, which the Town determined a mere eighteen months ago. Quite aside from the significant anomaly of the
property’s grade factor, the reassessment bears little resemblance to “the price which the property will bring in the market
when offered for sale and purchased by another.” 32 V.S.A. § 3481(1). The Listers’ reliance on flawed data from KRT,
alongside an assessment that is untethered from the property’s FMV based on the evidence attached hereto, all suggest that
the BCA should not accord the Listers’ assessment with a presumption of validity. Instead, the BCA, following its site visit,
should decide that a downward modification is appropriate back to $1,577,900. Nothing has changed in eighteen months.
The Listers got it right in the summer of 2023,

Yours Smcercl/y-f“ / 4

VA
DesMeules,OlpiStead

Vieules
"HM u

ADCl/jag
Enclosures
Cc: Cole Flannery & Emily Flannery



Linda Torrey [ hsain 100, 0825302 [ pago 1]

Appraisal Report

Uniform Residential Appraisal Report Fed 0825342
The pupose of this summary appraisal iepot is to provido Ihe fender/chomt with an  accurale, and adequately supporicd, opinkin of he maket vake of Ihe subjed pioperty.
Property Address 5 Stagecoach Rd Y _Norwich Sae vy Iplole 05055
Borover  Cole & a v Ovmerof Public Record Cole & EB:I"!( Flannery Counly  \WIndsor
legalOescripln 30,9 AC & DWL
Assessor's Parcel # 03-050-200 TacYear 2024 R.E Tares § 71.883
Nelghbiorhaod Namn Town of Narwich Map Refercnce 30150 CensusTrad  QR50.00
Occupant 3] Owmer [ Tenam  [] Vacant Special Assessments § 0 [CJpu lioas g [ peryesr [T] permonth
3 Property Rights Appralsed ) Fee Simpie Leasehokd [] Other {dascrie)
Assignmant Type [ ] Purchase Transaction Refinance Transacion [ Oeher (dascrin) Tax assessmenl appeal
Lender/Cert of Morwlcl Address
Is the subject property iy offeted for sale of has i been offered for sale in the tvelve meeths priod bo the eflecive date of this app T [] ves E Ho
Repor dala source(s) used, olfering price(s), and dale(s). PrimeMLS

1 |:| did D did nol analyze the cenlract for sale for the subject puchase Iransaction. Explain 1ha rasults of the anatysis ol the conisact for sake or why the analysis was nol

performed,

=8l Contrac Price $ Date of Contract Isthe properly sefler the eamer ¢l public record? [[]Yes [T]Mo DataSourceis)
Is there any fnancial assislance {laan charges, sala cancessions, gift or downpayment assistance, etc.) to be pald by any panty on behalf of the borroveer? [Jyes [t
I Yes, rep i i iems 1a ba pald.
Note: Race and the racial composiionof the neighborhood are not app lofs

Neighbarhaod Characteristics One-Unk Housing Trends One-Uni Housing Presem Land Use %

Locatien [ ] Urban (] Suburban Ruid Property Vahies [ ] Increashg @ Stablo [ ] Deckning PRICE AGE One-Unl 70 %
Bt [ ] over?s% [ 2575% ] Under25% | Demand/Supply %) Shortage [] inBalance [ Over Supply $(000) {yrs) 24 Unit 3%
Growth [ ] Rapid %] Stable [[] sow Markeling Tima 5 Under3mihs [} 3-6mihs  ["] OverGmns 360 lov o |Mutifamdy 1%
Heigharoedbindaes Boundarles of the towns of Thetford to the North, Sharon to the West, Hartford | 2.900 "ot 250 |Commercd 2%

875 Prd 35 |Ober 25 %

Neighborhood Descrigion

Markel Conditions (including support fof the abave conclusions)

[ I ice s rketing ti i 30-45 days
Dimensions kea 301 ac Shape  Near Rectangular View R-Min:LtdSaht
Specific Zoning Classification RR Zoning Description Rur: i i i
Zoning Compliance Legd [ ] Leg foxeming ) [ ] Holoring [ ] ibogal {descre)
Is the highest and best use of subject property as improved (or as proposed per phans and specifications) the present use? [ Yes  [] No Ifio, desciibe Due to

i 1 I fure of {h rf ject' i { is Hi

Utiities Public Other (describe) Public Other (describe) Ofi-site improvemems - Type Public Privale
Electriciy [] Viater [] Steel  Gravel []
Gas ] Propane swaySesr [ DA Priv seplic Mey None [] []
FEMA Spaciil fk fvea []Yes [ No  FEMAHood Zone X FEMA Map # 50027C023BE. FENA Msp Date 09/28/2007
Ara the utdtias and ofi-site improvements typical for the market area? PQ Yes  [[] Mo IfNo,describe See addendum
st theto any adversa she condt (easements, encroxchments, envi { condiions, land uses, ekc)? [[]es [ Mo itves,describe

sidered an adver lon. Lol s taxed lagether.
General Description Foundation Extesior Desciiplion melerials/condtion | Iecior molerkal/condiion
Unis [7] One [3] One vith Accessory Unit [[] Concrete Sib [] Craw!Space Foundation Walls Cement/Vad Floors Tilewd croWVGd |
# of Storles 15 Pq FurDasement Parta) Basement Exterior Walls WoodVad Walls DrywaliVad
Type [ el [ AL S-Oet/EndUnl  [Basement Area 2671 54N |RoofSurfeco Shing,metal/Vad Trin/Finish WdVad
Existing Proposed UnderConst |Basement Finish o % ]Gullevs & Dovmspouts None DBath Floor TWVGd
Design (Styk) Conimp (] Outske EntylExin [[] Sump Pump [windew Type DblHna/Vgd Balh Wainscot — Epr THVGd
Year Buh 2023 Evidonce of E] Infestation ]S!nnnsashllnsulmd Yes/Vad Car Slorage D Nona
EMective Age {Yis} 2 D Dampriess C Setlement lScreens Yes/Vad & Driveway # of Cars 4
Al THone lealg [ ] FWA || ] W8 || ] Radom |Mmeris Wg'ndsme(s)k 0 |Dihveviay Sudace Gravel
Diop Shai ] Stairs ot Htpmp |4 Electrt Freplaca(s) # 1 [l reme Ng Garage # of Cars 2
Floor ] Scutto Coofing |:] Central Av Conditoning PaloDeck  patio g Porch o Carport # of Cars o
Finished ) eated ] avidud [B< % Hitpmp |17 None 0d % Barn B4 Al []os. [ ] Buitn
\pp ] Refig ] Rang M | [] Disposal  [] Microware  ["] Washer/Dryer (2] ther (descrie)
Finshied ates above grade containg: g Rooms 3 Dediooms 2.1 Balh(s) 3.031 Square Feetof Gross Living Area Abave Grade
Additional features (speclal energy efficint tems, elc ). Soapstone & butcher block counters In kitchen, exposed beams, cathedral celling, auto generator
back-up, engineared wood flooring. 623sf Acc apt over garage. 3 bay slorage barn
Dascribe the condition of the praperty including pai iotat i g el ). C2:No updates in the prior 15 years:Home is only 2
ears old and is C2 condllion overall wilh no repalrs or finish wark needed,
Are Ihere any physical deficiencies or adverse conditions thal affect the ivabiity, soundness, of stuctual integrily of the property? D Yes g No IfYes, doscribe
Does the property generally canform to the neig| (functional ulilty, styte, conditian, use, conslruction, elc)? [q Yes [] Mo IiNo, desciibe
Freddie Mac Form 70 March 2005 UAD Version 9/2011 Page 10l 6 Fannle Mae Form 1004 March 2005
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[ atoin 1 o, 0825:342 [ pago 02 ]

Uniform Residential Appraisal Report Fed  0825-342
Thera are compuabe  pioperios cumerty offered for sale In the  subjed neighborhood ranging in  price fom $ lo$
Thers are comparath  sales i lhe subject meighbothood wihin \he past Iwehe months ranging in sale pike Fom § s
FEATURE I SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address 485 Stagecoach Rd 643 Pallrell Rd 95 Meetinghouse Rd 504 Chapel Hlll Rd
Norwich, VT 05055 Norwlch, VT 05055 | Norwich, VT 05055 Norwich, VT 05055

Proximiy fo Subject 466 milesE 344 miles E 0.36 miles N

Salo Price s s 1,600,000, $ 1,315,000 3 1,390,000

Sala Price/Gross Liv. irea $ sqh. |8 683,76 sl S 42918 sqi. ) 875.31 b

Data Soorce(s) PrimeMLS#5013215:D0M 19 |PrimeML§#5026285:D0M 256 | 566;

Verification Source(s) Town records, inspection Town records Town records

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(J $ Adusiment DESCRIPTION +() $Adpstment DESCRIPTION +() $ Adustment

Salesor Financing ArmLth ArmLth ArmLth

Foncesshws Conv,0 Conv.0 Conv;25000 -25,000

Dato of Sale/Time $11/24:c10/24 $06/25:c02/25 $05/25:¢05/25

Locallm A:Res:Privrd [N:Res: . -160.0001 A:Res;Priv rd N:Res: -139,000

R o Fee Simple __|Fee Simple Fee Simple Fee simple

Site 30,1 ac 3238 ac -5,700110.10 ac +50,000[23.00 ac +17,750

View B:Mto:LtdSaht 1B:Min; | -90.000IN:Pstr; +10,000|N:Woods; +10,000

Design (Styk) DT1.5:Contmp {DT1.75:Cape 0|DT2;Colonial 0|DT2;Cape 4]

Qualty of Construction Q2 Q2 02 Q3 +102,800

Achual hge 2 32 0128 0j13 0

(Condiim c2 ca +58,500{C3 +85,600/C3 +102,800

Above Grade Tow | Bdms. | Buhs | Tod | Bdms. | Baths Tod | Bdms | Baths Tod | Bdms | Bars

Room Count 6 ] 3121 7] 3 |21 o 10| 4 |21 o 5] 2 |11 +5,000

Gross Living Area 3,031 st 2,340 st +86,375/ 3,064 %N -4,125| 1,588 st +180,375

Basement & Frished 2671s{0sfIn 1219s(0sfwu 0| 1302sf360sfwo 0]1588sf1500sfwo 0

Rooms Below Grade 1rrObr0.0ba0o -27.000|0rr2br1.0ba2o0 -112,500

unctionl Ly, Average Average Average Average

Healing/Coolng HWBB/Ht pmp 0 HWBBICAC 0|Radiant/None +5,000
b4 Energy Ecienttems Generator Sofar.generator -25,000} Solar panels -15,000{Solar panels -15.000
3§ Garage/Capir 2qaddw 3gaddw -5,000] 2gaddw 3gaddw -5,000
3 Porchipaioeck 21 porches L Patlo +7,000]L preh.| dk.! pal -1,000]L porch, | deck +2,000
P Fireplace/oodstave 1FP 4FP -9,000]2 FIP -3,0001 WIS +1
T Mis: a) sf |Pond,400sf off +36,725|None +71,725{1024sf apt,| shd -7.575
bl Misc. 2 lols 2 sheds +81,000{None +65,750{08 gar.kit,2dfl +59.500
i el Austment (Tola) =G -8 -25,100 R I 232,950 = G 182,850
-__-,' Adfpstod Sule Price et Adj. 16% et Adj. 17.7% Fieh Ad). 131%

o Compuiables Cass M. 353% |8 1,574,900[00shd.  253% |3 1,547,950{605 M. 569% |8 1,572,650

[1 B [ e nofroseaiching saie o aaslie Rstory f e subect sty and cammqurabie e, lrat, enpiain

Mymseudh  [J o [X) I any prioe 585 ac Vanslers ef the sabjectpeoperty for tha theea years p Recthva dats
Oata Sowrca() Vermont Real Estale Sates/PrimeMLS
Myiwszuch  [7] dd did 1 iy peioe <abes o transfers of tha coinparatily sles for the ywar prior (o the date of sala of Lhe comy sdle.
Data Source(s) ermont Real Estale Sales/PrimeMLS
Ripor the resuls ol & d analyuis of he priae sale o ranslor history ol the subject proparty parahy sales (ruport sdditional poor sales an page 3).
ITEM suJect COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Dale of Priot Sale/Transfer
Price of Prior Sake/Transfer
pSoris VT RE Sales/PrimeMLS VT RE Sales/PrimeMLS _|VT RE Sales/PrimeMLS _|VT RE Sales/PrimeMLS |
Effective Date of Data Source(s) 08/25/2025 08/25/2025 08/25/2025 08/25/2025
Aok of e se o s sy o bt ety ool e e No prior sales or transfers noled.
Summary of Sales Comparison Approach See Next Page.
Indicated Value by Sales Comparison Approach $ 1,564,000
Indicated Vake by: Saks Conparson Approach§ 1,564,000 Cost Approach{d developed) § oo Approach {f developed) § 0
All 3 apnroaches 1o value were considered, bul the Sales Comparison melhod was considered Lo be lhe best due to the difficully in calculating

he exact depreciation for the cost approach & since this type of property is seldom purchased for income purposes in the area.

oN

8 This apprabalis made °as Is", subject 1o complelon per plans snd specifications on tho bass of 2 Mypotheticd condiion (hal lhe improvemerts have  boen
ppra omp pe

: subjed to tha (obowing repais of aleralions on the basis of a hypolhelicd condition thal he repas of aMeraliors have been completed, o subjecttotho
4 g rep P

bifl loboidng  requind inspection based on  th 'y 7 that the condion of defciercy does nol requre. allersion of  repaint

b

o

fawed on a conplle viml Wspection o (. metor and oder acas o U subcl populy, Odfed scope of work silemod  of assunplions and  femilig
condiiors,  and  appralsers cetdfcaton, my  fow) opibn of tho worket vake, a5 dafied of tho real property tat B e swbject of ths repot &

$ 1,564,000 .asof 08/25/2025 . which s e date of imspection and the cffectve date ol his apprakal

Freddie Mac Form 70 March 2005 UAD Version 9/2011 Page 2of 6 Fannle Mae Form 1004 March 2005
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Uniform Residential Appraisal Report

[Cptain e o_0825:342 [ page w3 |

fled  0825-342

COST APPROACH TO VALUE {not required by Fannie Mac)

picale th iy aiculalions.
pinlon of sie value (summary of comparable Land sakes o olher mathads f i i ) The cosl approach was not required for this
] [ ] REPRODUCTIONOR [T REPLACEMENT COST REW OPMONOFSIEVAWE =$
f8 Source of cost data DWELLING SgfL@s ___ =S
Qualiy tating hom cost senice Efiective date of cos! data SqfL@s . =3
2 Comments on Cost Approach (gross living area calculations, depreclation, elc) = =%
Garage/Carpot Snes =3
Tolal Estimale of Cosl-Nev/ . =
Less Physical Functional External
Depreciabon =3( )
Deprecialed Costof Improvemens =3
“Asis"Vale of St Improvements =$
Estimaled Remaining Econaméc Life (11UD and VA anly) Years |INDICAIED VALUE BY COSTAPPROACH =3
INCOME APPROACH TOVALUE (nok required by F
=3 Estimated Monhly Market Renl § 0 X Gross Rent Muiplier 0 =3 0 Indicated Valua by Income Approach
) Sy Appeouch fincliding suppod foe matkel terd ad GRM) The income approach was nol considered io be valid since Ihis lype of properly
purchased for incomse purposes in this area.
PROJECTINFORMATION FOR PUBS {f appilcable)
isth n inconuol of th ' Assaclation (1OA? D Yes [ ] Mo Unitype(s) [ ] Detached [ ] Atached
Provide 1he following Information for PUDs ONLY if the developer/buiider is in control of the 10A and the subject popedy & an allached dwelingun|
Legal Name of Project
Told number of phases Total number of units Tolal number of units sold
Fets nurnbet of d Tolal number of (s for sale Dala source(s)
Was the pro 1y d sting budding (s} Into aPUD? [[]Yes [C] No_Il¥es,dale of conversion.
he project i mult q [7] Yes [ ] to DalaSowce
o the unids, ¢ lemant factias comphn? [7] Yes [7] Mo IiNo, describe the status of complelion.
e the common el leasedtoor by the Assoclation? [] Yes []Ho M Yes,desciibe he renalterms and options.

Describe commen cements and recreational faciftes.

freddie Mac Form 70 March 2005 UAD Version 9/2011 Pagedof 6
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Uniform Residential Appraisal Report

[ otatn i to, 0825242 [ paga 4]

fled (B25-342

This report form is designed to report an appraisal of a one-unit property or a one-unit properly with an accessary  unit;
Including @ wunit in a planned unit development (PUD). This report form s not designed to repot an appraisal of a
manufactured home of a unlt in a condominium of cooperalive  project.

This appraisal report s subject lo the following scope of work, intended use, intended user, definition of market value,
stalement of assumplions and limlting  condilions, and  certifications.  Modificatiens,  addilions, or deletions lo the imended
use, Intended user, definiion of market wvalue, or assumpllons and fimiing conditions are not permitted. The appraiser may
expand the scope of wok o include any additional resesrch or analysis necessary based on the complexity of this appraisal
assignment.  Modifications or  deletions to the cerlfications are also not  permited.  However, additional cenificalions that do
not constilute material alteralions 1o thls appraisal report, such as those required by law or those related to the appraiser's
continuing  educatlon or  membership in  an  appraisal  organlzation, are  permilted.

SCOPE OF WORK: The scope of work for thls appraisal is defined by the complexty of this appralsal assignment and the
reporting  requirements  of \hls  appraisal repot  form, including the following  definition of markel value, stalemenl of
assumplions and limiting conditions, and cerlifications. The appraiser must, at a minimum: (1) perform a complete  visual
inspection of Ihe inteior and exterior areas of (he subject property, (2) inspect lhe neighborhood, (3) inspect each of the
comparable sales from al least the streetl, (4) research, verify, and analyze data from reliable public and/or privale sources,
and (5) vreport his or her analysis, opiniens, and conclusions In this appraisal report.

INTENDED USE: The intlended use of s appraisal repot is for the lender/client to evaluate the property that Is the

subject of Ihis appraisal for a mongage finance  lransaclon.

INTENDED USER: The inlended wuser of this appraisal reporl is lhe lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a popety should bring in a compelltive and open
market under all conditions requisite to a falr sale, lhe buyer and seller, each acling prudenly, knowledgeably and assuming
the price Is not alfected by undue stimulus. Implict in this definition is he consummation of a sale as of a specified dale and
lhe passing of tile from seller 1o buyer wunder condilions whereby: (1) buyer and seller are typically motlvated; (2) both
parlles are well informed or well advised, and each acling in what he or she consides his or her own best Inleres; (3) a
reasonable tme is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms
of financial amangemenls comparable thereto; and (5) he price represents the normal  consideralion for  the property  sold
unaffectied by speclal or creative financing or sales concesslons® granted by anyone associaled with the sale.

*Adjusiments to the comparables must be made for special or crealive financing or sales concess| No ] are
necessary for those costs which are normally paid by sellers as a resut of tadition or law in a market area; these costs are
readily identifiable since the seller pays hese costs in vitually all sales lansactions. Spedal or crealive [financing
adjustmenls can be made (o he comparable property by comparisons to financing terms offered by a third parly Instilutional
lender that is not aleady involved in the propety or ftransaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing of concession bul the dollar amount of any adjustment should approximate the markel's
reaction to the financing or concesslons based on he appraises’s  judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's  cenlficalion in  this  reporl s

subject to the following assumptions and limiling  conditions:

1. The appraiser will not be responsible for matters of a legal natse that affect eilher the property being appraised or the lile
to 0, except for information that he or she became aware of during lhe research invalved in performing this appraisal. The
appraiser assumes thal the ftile is good and marketable and will not render any opinions about the litle.

2. The appralser has provided a sketch in thls appraisal repot to show the approximate dimensions of the Improvements.
The skeich s included only 1o assist the veader in visualizing he propety and understanding the appraiser's  determination
of its size.

3. The pp has d the llabt flood maps hat are provided by the Federal Emergency Management  Agency
(or other dala sources) and has noted in this appraisal report whelher any portion of ithe subject site Is located in an
identifed Special  Flood Hazard Area. Because he appraiser is nol a surveyor, he or she makes no guaranlees, express  of
implied, regarding this determination.

4. The appraiser wil not give teslimony or appear in coun because he or she made an appralsal of he propety in questlon,
unless specific aangements lo do so have been made beforehand, or as otherwise required by law.

5. The appraiser hes noted in this appraisal repot any adverse conditons (such as needed repairs, deterioration, the
presence  of hazardous wastes, loxlc substances, elc) observed dwing the inspecion of the sublect propety or hat he or
she became aware of during the research Involved In  performing lhe appraisal. Unless otherwise staled in  this  appraisal
report, \he appraiser  has  no  knowledge of any hidden or unapparent physical deficiencdes or adverse condilons of the
properly  (such as, bul not limited to, neceded repairs, delerioration, the presence of hazardous wasles, loxic  subslances,
adverse  environmental  conditions, eic) hal would make the propety less valuable, and has assumed hal there are no  such
condillons and makes no guarantees of warranlies, express  or  lmplled. The appralser will not be responsible for any such
conditions that do exist or for any engineering or lesling hat might be required to discover whether such conditions  exist
Because the appralser is not an expen In the field of cnvironmental hazards, this appralsal report must nol be consldered as
an  environmental  assessment  of  lhe  propery.

6. The appraiser has based his or her appralsal report and valualion conclusion for an appraisal that Is subject o salisfactory
completion,  repalrs, or alterations on he assumption that the completion, repairs, or allerallons of the sublect property  wili
be pedormed in a prolessional  manner,

Freddie Mac Form 70 March 2005 UAD Version 5/2011 Paged of 6 Fannie Mae Form 1004 March 2005
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Uniform Residential Appraisal Report Fed 0825-342
APPRAISER'S GERTIFICATION: The Appraiser certifies and agrees that:
1. | have, at a minimum, developed and repoted this appraisal in accordance with lhe scope of work requirements stated in
thls  appraisal  repon.
2, | performed a complete visual Inspection of the interior and exterior areas of the subject property. | reporled the condition
of lhe Improvements In factual, speclfic terms, | Identified and reported the physical deficiencies thal could affect (he

livability, ~ soundness, or  stuctural  integrity of ihe  property.

3. | pedormed this appraisal in accordance with lhe requirements of the Uniform Standards of  Professional  Appraisal
Practice lhal were adopted and promulgated by the Appralsal Standards Board of The Appralsal Foundation and that were In
place al the lime lhs appralsal report was prepared,

4. | developed my opinlon of the markel value of the real property that is the subject of 1this repoil based on the sales
comparison  approach to value. | have adequate comparable market dala to develop a reliable sales comparison  approach
for Ihls appraisal assignment. | futher cerify that | considered the cost and Income approaches o wvalue bul did not develop

them, unless otherwise indicated In  lhis  repont.
5. | researched, verified, analyzed, and repoted on any cumenl agreement for sale for the subject property, any offering for

sale of the subject propety in he twelve months prior lo the eflfeclive date of this appraisal, and the prior sales of the subject
property  for @ mintmum of three years prior o lhe effecive dale of this appraisal, unless otherwise indicaled In this reporl.

6. | researched, verifled, analyzed, and reported on the prior sales of he comparable sales for a minimum of one year pilor
o the date of sale of the comparable sale, unless otherwise indicated in (his report.

7. | selected and used comparable sales that are locatonally, physically, and funclionally the most simllar 1o lhe subject propeny.

8. | have not used comparable sales that were (he result of combining a land sale with the conlract purchase price of a home that
has been bull or will be buit on Ihe land.

9, | have reported adjustmenis to the comparable sales that refllect lhe market's reaclion to lhe differences belween the subject
property and the comparable sales.

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

11. | have ledge and perience  in  appraising this lype of popeity in this markel area,

12. | am aware of, and have access o, the necessary and appropiiale public and privale data sowces, such as muliple [listing
services, lax assessment records, public land records and oher such data sources for the area in which the propaty |Is located.

13. | obtained the inf i and opini furnished by other parties and expressed in thls appralsal repot  from
rellable sources that | belleve to be (ue and comect.
14. | have taken inlo consideralion the [aclors that have an impact on value wilh respect to (he subject neighborhood, subject

property, and the proximity of the subject propety lo adverse influences in the development of my apinion of market vale !
have noted Iin (his appraisal repot any adverse condiions (such as, but not limited to, needed repairs, delerioration, the
presence  of  hazardous  wastes, toxic  substances, adverse environmental  condilons, elc) observed  during  the  inspecion  of  the
subject property or that | became aware of during the research Involved in performing thls appraisal. | have considered these
adverse condillons in my analysls of he property value, and have reported on the effect of the condilions on the value and
markelabillly of  t(he subject  propeny.

15, | have nol knowingly wihheki any significant information from this appraisal report and, to the best of my knowledge, all
and inf i in this appraisal report are wue and comect.
16. | stated in this appraisal report my own personal, blased, and professi lysls,  opini and conclusions,  which

are subject only to the assumptions and limiting condiions in this appraisal report.

17. | have no presenit o prospeclve interest in the properly lhal s the subject of 1ihis report, and | have no present or

prospective  personal inlerest or bias with respect 10 the pattidpants in the ransaction. 1 did not base, either partially or
completely, my analysis andlor opinion of market value in ihis appraisal report on the race, color, religion, sex, age, marital
status, handicap, famillal status, or national origin ol either the prospective owners or occupanls  of the subject property or of the
present owners or occupanls of the propeties in the vicinlly of lhe subject propety or on any other basis prohibited by law.

18, My employment and/or compensation for performing this appraisal or any fulure or anliclpaled appraisals was nol
conditioned on any agreement or understanding, wriltlen or otherwise, that | would repot (or present analysls  supporting) @
predelermined  specific  value, a predetermined minimum value, a range or direcion in value, a wvalue that favors the cause of
any parly, or the allainmenl of a specific resull or occuence of a specllic subsequent event (such as approval of a pending
morigage loan application).

19. | personally prepared all conclusions and opinlons aboul (he real estate (hat were sel forth In (hls appraisal report. I 1

relied on significant real properly appraisal assistance from any individual or individuals in the perfomance of this  appraisal
or the preparation of thls appraisal report, | have named such individual(s) and disclosed lhe specilic lasks performed In  this
appralsal report, | certify hat any individual so named is qualified o perform the lasks. | have not authorized anyone (o make
a change o any liem in this appralsal report; therefore, any change made 1o 1his appralsal is unaulhorized and | will lake no
responslbifity  for L,

20. | identlfied the lender/client In this appraisal repot who Is the individual, organizalion, or agent for the organization that
ordered and  will  receive this  appraisal  repor.

Freddie Mac Form 70 March 2005 UAD Version 9/2011 Page 5 of & Fannie Mae Form 1004 March 2005
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2. The lender/cllent may disclose or distribute this appraisal report lo: lhe borrower; anolher lender at the request of lhe
borrower;  the  morigagee of  ils  successors  and  assigns; moiigage  insurers;  government  sponsored  enterprises;  olher
secondary markel  parlicipants; dala collection or reporting services; prafessional appraisal organlzalions; any department,
agency, of instrumentality of the Uniled Stales; and any state, the Disirict of Columbla, or other jurisdictions; wilhout having to
obtain the appraiser's or  supervisory appraiser's  (f  applicable) consent. Such consenl must be obtained before this  appralsal
report may be disclosed or distibuted o any other party (including, but not limiled to, the public through advertising, pubic
relations, news, sales, or olher media).

22. | am aware lhat any disclosure or distribution of this appralsal report by me or the lender/cliet may be subject o cenan
faws and regulations. Furlher, | also  subject 10 the provisions of the Uniform Standards of Professional  Appraisal  Praclice
that pertain to disclosuwre or dislribution by me.

23. The borrower, another lender \he request of the bomower, lhe morigagee or ils successors and  assigns, morngage
insurers,  governmenl  sponsared  enterprises, and  olher  secondary markel panicipants may rely on this appraisal repol as par

of any morigage

finance transaclion hat Involves any one

or more of lhese parties.

24, il hls appraisal report was Wansmilted as an Celeckonic record” containing my ‘eleconic  signature,” as those lerms  are
defined in applicable federal and/or state lews (excluding audio and video recordings) or a facsimile wansmission of (his
appraisal repot containing @ copy of representation of my signature, he appraisal report shall be as effeciive, enforceable and
valid as If a paper version of |Ihis appraisal repot were delivered containing my original hand written signature.

25, Any intentional or  neglig DI ion(s) ¢ i in this appraisal report may resul in civil liability and/or
criminal  penalties Including, but nol limited to, fine or imprisonment or both under the provisions of Tile 18, United States

Code, Seclion 1001, et seq, oF

simllar  stale laws.

SUPERVISORY APPRAISER'S GERTIFICATION: The Supervisory — Appraiser  certifies and  agrees  hat:
1. I directly supervised the appraiser for (his appraisal assignment, have read the appraisal repot, and agree with the appraiser's
lysis, pini concluslons, and the  appraiser's  certification,
2. | accept [full responsibility for contents of this appraisal report including, but not limited to, lhe appraiser's analysis, opinions,
statements, conclusions, and the appraiser's certification,
3. The appraiser (dentified In this appraisal report is cither a sub-comraclor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified lo peform this appraisal, and is acceptable to perform lhis appraisal under lhe applicable state law.
4. This appraisal report complies with the Unifoom Standards of Professional  Apprai Praclice  lhat were adopted and
promulgaled by the Appralsal Standards Board of The Appralsal Foundation and that were in place al the time |Ihis appraisal
report was prepared.
5. I thls appraisal repot was fransmitted as an electonlc record” conlaining my “electronlc  signalure,” as lhose lerms  are
defined in applicable federal andfor stale laws (excluding audio and video recordings), or a facsimle Wansmission of this
appralsal repot containing a copy or representalion of my signalure, the appralsal rteport shall be as effective, enforceable and
valid as i a paper version of (hls appraisal repot were dellvered comalning my original hand  wrillen  slgnature.
APPRAISER / SUPERVISORY APPRAISER (ONLY IF REQUIRED)
4
Signature Signature
Name 1 Name
Company Name Torrey Appralsals, Inc. Company Name
Company Address 69 Carpenter Hill Rd Company Address
Strafford, VT 05072

Telephone Number (B02) 765-9633 Telephone Number
Emall Address {orrevappralsats@amail.com Emait Address
Date of Slgnalure and Report 08/29/2025 Date of Slgnature
Elfective Date of Appraisal 0B/25/2025 Slate Certificatlon #
State Centification # 079-0058904 or State License #
or Stale License # Slate
or Other (describe) Stale # Expiration Dale of Certlfication or License
State VT
Expiralion Data of Certlficalion or License 05/31/2026 SUBJECT PROPERTY
ADDRESS OF PROPERTY APPRAISED [ Did ot inspect subject property

Did Inspect exterior of subject propeity from streel
165 Siagecoach Rd (. Dln’PIeC et"" Ject propery fra

nspection

Norwich, VT 05055 e - ,
APPRAISED VALUE OF SUBJECT PROPERTY $ 1.56 0 [ Did inspect interior and exterior of subject property

LENDER/CLIENT
Name  Cole & Emily Flannery

Date of Inspection

Company Name Town of Norwich

COMPARABLE SALES

Company Address

[T Did notinspect exterior of comparable sales from street
[J Didinspect exlerior of comparable sales from strect

Emall Address

Date of Inspection
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Supplemental Addendum et 0395342

Barower Cole & Emily Flannery
Pioperty hess 165 Stagecoach Rd
Gy Nonwich Counly  Windsor e T Wl (5055
Lender/Chient Town of Morwich

The sales comparison approach is the one most used by appraisers to help them determine the current (or dated) markel vatue
of a property. When using thls approach the appraiser uses the most similar and recent sales In the subject market and makes
adjustments to the sales prices for any differences that would most affect the value. Adjustments are taken from the local
market and represant what a typical buyer would pay for that partlcular difference in the properlies. The adjusied values are
then compared to come up with the most likely market value.

Subjecl is located on a private road In Norwich and ihe road is a distance from the village. The village area of Norwich has the
highest properly values since 1t is the closest area in the town o Dartmouth College which is located across the river. Values
generally decrease wilh distance from the village. Appralser used all 3 sales that are a similar distance from the village and #2
is also on a private road. Having o maintain your own drlveway and the road or work out maintenance with the nelghbors Is a
detriment to value in the area and homes on publicly maintained roads were adjusted 10%.

Adjustments in this appralsal:
Site per unit acreage used In this report. $2,500 per acre
Above Grade SF used in this report: $125 per SF, $75 per SF below grade or for separately finished apartments or offices.

Q3 quallty was adjusted $25xSF using all finished area on the property, inc basements and apartments
€3 condition was also adjusted $25xSF the same way - there were no sales in the prior year thal were C2 so all sales needed to

be adjusted

Garage spaces $5k, balhs $5k, half baths $2.5k, large porches $5k, porches $2.5k, large decks/palios $3k, decks $1.5k,
fireplaces $3k, gas woodstovelfireplace/woodstove $1.5k, AC $5k, generator $10k, solar panels $25k, barn $25k, pond $5k,
large shed $2.5k, avg shed $500, oversize garage/kilchenette $2.5k. #3 had an unfinished 2nd floor that was adjusted $5k.

Subject is on 2 lols which are taxed together but deeded separately and there were no simllar sales with this feature at this time.
In general the ability 10 be able to split into 2 distinct lols adds approx. 5% to the value of a property and all of the sales were
adjusted 5% of {heir sales prices to account for this fealure.

Reconclllation of an Oplinion of Value
Appralser is anchoring the Opinlon of Value to the adjusted value of comp 2 as it has the lowest gross adjust. Comp 1 receives
the 2nd most weight as it has the 2nd least gross, then #3.

Disclalmer

Appraiser is not a contractor, attornay or home inspeclor.

Appraiser does not guarantee that there are no physical deficiencies that would not be apparent to a typical appraiser/appralsal
inspection or that which would require the expertise of a home inspector. Any eslimales of cost-to-cure are approximate. Also,
appralser does nol guarantee that there are no deficlencies of litle or the existence of prior fransfers that are not accessible by
traditional appraiser means (i.e. appraiser searches online properly databases that may have address or name errors thereby
precluding appraiser from locating the eniry). Additionally, property databases used by appralser usually do not contain the most
recent transactions as they have rot been entered Into thelr database. Lenders should rely on their litte search for most recent
transfers of subject property.

All ad)ustments are taken from matched palr analysis In the market area and appraisals done In the area over a 28+
year perlod, cost flgures, market reaction to features.

Subject Is not a working farm or an agricultural or income produclng properly of any kind. 10+ and even 100+ acres can
be common In Vermont for residentlal property.

Entry porches smaller than ~100sf have no discernible contributory market value and are glven no value on the grid
and are therefore not on the sketch.

Form TADD - "TOTAL" appraisal software by a la mede, Inc. - 1-800-ALAMODE FLANNERY BCA APPEAL 7
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|Bocower  Cole & Emily Flannery _

|Poperlyddress 165 Stagecoach Rd
‘y _Morwich o oy \Windsor
Leader/Cl

State T 2ip Code 05055

Subject Front
165 Slagecoach Rd

Sales Price
Gross Living Area 3,031
Tolal Rooms 6

Tolal Bedrooms 3
Total Bathrooms 2.1

Location A;Res;Priv rd
View B;Min;LidSght
Site 30.1 ac

Qualily Q2

Age 2

Subject Rear

Subject Street

FLANNERY BCA APPEAL 8
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Subject Interior Photo Page

Barrower Cale & Emily Flannery
Property Address 165 Stagecoach Rd

cay Narwich Courly _\Windsor Sle T IpCode 05055
Lender/Clien Town of Norwich

Subject Kitchen

165 Stagecoach Rd
Sales Price

Gross Living Area 3,031
Total Rooms 6

Total Bedrooms 3
Total Bathrooms 24

Localion A;Res;Privrd
View B;Mtn;LtdSght
Sile 30.1 ac

Quality Q2

Age 2

Subject Living Room

Subject Dining Room

FLANNERY BCA APPEAL 9
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Subject Interior Photo Page

|Borrower  Cole & Emlly Flannery
| PoporlyMdess 166 Stagecoach Rd
_C‘iy MNorwich ~ Cousy wWindsor ) Sale v pCde (5055

Subject Bath
165 Stagecoach Rd

Sales Price
Gross Living Area 3,031
Tolat Reoms 6

Tolal Bedrooms 3
Total Bathrooms 21

Localion A;Res;Priv rd
View B;Min;LtdSght
Site 30.1 ac

Quality Q2

Age 2

Subject Bedroom

Subject 1/2 Bath

FLANNERY BCA APPEAL 10
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Subject Interior Photo Page

I ol \ly Flannery
Property Address 165 Slaggmch Rd
oy Nonwlch Couly _ wWindsor Sue v lpCode 05055 |
| Lender/Client Town of Norwich

Freen PIFPIY <) "TOTA

Subject Bedroom
165 Stagecoach Rd

Sales Price
Gross Living Area 3,031
Tolal Rooms 6

Tola! Bedrooms 3
Total Bathrooms 21

Localion A;Res;Priv rd
View B;Mtn;LtdSght
Site 30.1 ac

Quality Q2

Age 2

Subject Bath

Subject Bedroom

FLANNERY BCA APPEAL 11

® annraical qnfturaco by a la madn ine . 1-ANNCAT AMODE



[ saain fito o, 0826342 | page 212 ]
Subject Interior Photo Page

Bowower  Cole & Emily Flannery - -

| Property Address 165 Stagecoach Rd

O Nowich _ Comy Windsor Weyr. . me% 0509
Lende/Ch [d

Subject Den
165 Stagecoach Rd
Sales Price
Gross Living Area 3,031
Total Reoms 6
Total Bedrooms 3
Total Balthrooms 21

Localion A;Res;Priv rd
View B;Mtn;LtdSght
Site 30.1 ac

Qualily Q2

Age 2

Subject Garage Interior

Subject Basement

FLANNERY BCA APPEAL 12
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[_ Main File No_08?5-342 l Paye # 13 |
Photograph Addendum
|Barrgwer  Cole & Emily Flannery
Propeity Address 165 Stagecoach Rd :
City Norwich Caunly ‘Windsor Stale T lpCode 5055
Lender/Clienl Town of Norwich
Acc Kilchen
Acc Living room
Acc Bedroom

FLANNERY BCA APPEAL 13
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Photograph Addendum

Borrower Cole & Emily Flannery S
Property Addiess 165 Stagecoach Rd
Cy Norwlch — Couny  Windsor Stale T IpCode 05055
Lender/Client Town of Norwich
Acc Bath
Barn
View

FLANNERY BCA APPEAL 14
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i Fig No, 0675:342. | Page #15.
Photograph Addendum
[Borrgwer  Cole & Emily Flannery.
Properly Address 165 Stagecoach Rd
Ciy Norwich Couny  wWindsor Sale T pCode 05055
Lender/Ciient Town of Norwich
View

ot ADIATMY STAT AL annsnisal caflamea I a ln nsada
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Comparable Photo Page

[t pie o oazs342 | page s 16 |

(Borower  Cole & EmllyFlannery S

Property Address 165 Slagecoach Rd — I _
City Norwlch Counly  Windsor Sle VT Iplode 05055
Lender/Client Town of Norwich

TS T TR R R SRR SR AR S

Comparable 1

643 Paltrell Rd
Prox. o Subject
Sale Price

Gross Living Area
Total Rooms
Total Bedrooms
Tolal Balhrooms
Localion

View

Site

Quality

Age

4,66 miles E
1,600,000
2,340

7

3

2.1

N;Res;
B;Min;
32.38 ac

Q2

Comparable 2
95 Meetinghouse Rd

Prox. to Subject
Sale Price
Gross Living Arca
Tolal Rooms
Tolal Bedrooms
Iotal Bathrooms
Localion

View

Site

Quality

Age

3.44 miles E
1,315,000
3,064

10

4

21
A;Res;Privrd
N;Pstrl;
10.10 ac

Q2

28

Comparable 3
504 Chapel Hill Rd

Prox. to Subject
Sale Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Balhraoms
Localion

View

Sile

Quality

Age

o AL A

0.36 miles N
1,390,000
1,588

5

2

1.1
N;Res;
N;Woods;
23.00 ac
Q3

13
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Building Sketch
Borrower Cole & Emily Flannery
Property Address 165 Stagecoach Rd
Ly Norwlich Couny Windsor Stte  \T pCode 05055
ender/Clien| Town of Norwich
22
= o
-~ Porch -
n
o -
| Bath =
28 Bedroom 0
Bedrod
2 oom g8 D g
Bath
Kitchen
W BT
# Bath thaih)
Bacond Floor
Foyer psosqn)
3
20.2'
30"
Kitchen Acc Apt over Garape
First Floor
(2878 Sa i) . u
A L " Lving o
i . Garage A| bBxh -
Bedroom
e ETr g
TOVAL Sirech by 2 is moda Aren Calculations Summary
Living Area Caleulation Detalls
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Location Map
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Tax Map
|Borrower  Cole & Emily Flannery
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i MAgin File No. 0825-342 [ Patg E ﬁ I

USPAP ADDENDUM file No. Np25-342

Bonyrer Cole & Emily Flannery
_Pmpmﬂddles 165 Slagecoach Rd
City Norwich County  Windsor Stale T Tip Cede 05055
s Town of Norwich

This report was praparad under the following USPAP reporting option:

g Appraisal Report This report was prepared in accardance with USPAP Standards Rule 2-2(a).

D Restricted Appraleal Report This repart was prepared in accordance with USPAP Standards Rule 2-2(b).

Reasonable Exposure Time

My opinionofa ' time for the subject property at the matket value stated in this reportis: 0-3 s

Additional Certilications

| certify that, to the best of my knovdedge and belief:

E I have NOT perfarmed services, as an appraiser of in any other capacily, regarding the property that is the subjecl of this repart within the
thrae-year period immediately preceding acceptance of this assignment

|:] 1HAVE perfarmed services, as anapjraiser of i capacity, fegardini the property that s the subject of tis report withinthe three-year
period immediately preceding acceplance of this assignment. Those serdces are destribed inthe comments bk,

— The stalements of facl contained in Lhis report are true and correct.

— The reported analyses, opinions, and conchisions are limited only by the reported assumptions and limiting conditions and are my personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

— linkss niherwise indicated, | have no present or prospective interest in the property thal is the subject of this report and no personal interest with respect lo the parties
involved.

_ I have no bias with respect to the property that s the subject of this report of the parties involved with this assignmen.

— My engagement in this assignment was not contingent upon developing or reporting predetermined resufts.

— My compensation for compleling this assignment is not contingent upon the development o reporting of a predetermined value or direction in value that favors the cause of
the cllent, the amouit of the value opinion, the attainment of a stipulated result, or tha occurrence of a subsequent event directly related Lo the intended use of this appraisal,
— My analyses, opiions, and conclusions were developed, and this report has been prepared, in conformyty with the Uniform Standards of Professional Appraisal Praclice that
were in elTect at the time this reporl was prepared.

— Unless otherwise indicated, | have made a personal inspection of the property thal is the subject of this report.

— Unless atherwise indicated, no one provided significant real propesty appraisal assistance to the person(s) signing this cerification (I there are exceptions, the name of each
individual providing significant real property appraisal assistance is stated elsewhere in this report).

Add#itional Comments

Appralser Is being paid $1,000 for the 2 reporls
Intended user is Coie & Emily Flannery and/or {heir essigns
Intended use Is market value for tax grievance

SUPERVISORY APPRAISER: (only if required)

APPRAISER: /
t
Signature: ~ a'}w Signature:
an Y

tame: M Name:

Date Sxpied: 08/29/2025 Dale Signed:

State Certéication #: 079-0068904 - Stale Certification #:

of Slale License #: of Stalo License #:

Shate: T State:

Expiiation Date of Certification of License: 05/31/2026 Expiration Dale of Cerlificalion or License:

Effective Date of Appraisal: 0B/25/2025 Supervisory Appraiser Inspeclion of Sublect Property. FLANNERY BCA APF

EAL 20
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Appraisal License

| Main Fita to. 0825-342 | page e 21 |

State of Vermont
Real Estate Appraisers
Certified Residentinl Real Estule Appraiser

Linds A Vaughan | Notable Persons
) Carpenter HIll Rd =
Stratiord Vermont 050729731 |

]

| Bpoctafiles
Credentinl#: |
079.0038904 !
Siatun:
e |
Noctive !
Jun 01,2024 i
May 31, 2070 i

ey x.\.t(.\.lx)‘ify.tfé.

Seareniy of Siate

Phverbit hrm i e e e et

ghas

State of Vermont

Redl Eduty Appesinn
Certfied Residamial R Prtane Apprvines

carvefe
Revmstiry o) Soka

» Amn b esdARE
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E&O
Botrower Cole & Emlly Flannery
Property Addiess 165 Stagecoach Rd
Chy Norwich Couny  \Windsor Sate T fplode 05055
| Lender/Client __ Town of Norwich
DECLARATIONS
GREATAMERT CAN, REAL ESTATR APPRAISERS
INSURANGE GROUP ERRORS & OMISSIONS INSURANCE POLICY

301 E. Fourth Street, Cinclnnati, Ol 45202

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

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

Insurance is alforded by the company indicated below: (A capitaf stock corporation)

X Great American Assurance Company

Note: The ) ¢ Conmpuny sclected above shall herein be refered (o as the Compuony.
Policy Number:  RAP117939-24 Renewal of:  RAP4117939-23
Progrmm Administrator: Herbert H. Landy Insurnce Agency Inc.

100 River Ridge Drive, Suite 301 Norwood, MA 02062

Item 1. Named Insured;:  Linda A. Vaughan
Trem 2. Address: 69 Carpenter Hill Road
City, Stute, Zip Code: ~ Stafford, VT 05072
Jtem 3. Policy Perfod: From __10/06/2024 To __10/06/2025

(Mently, Day, Year)  (Month, Day, Year)
(Both dotes at 12:01 a.m, Standand Tine ot the address of the Named Insured as stated in ltem 2.)

Item 4. Limits of Linbility:
A. S 1,000,000 Damages Limit of Liability - Lach Claim
B.$__ 1L,ODD,00D  Ciaim Expenses Limit of Linbility - Each Clalm
c.s_ LUoo00  p Limit of Linbility — Policy Aggregate

p. s L00D,000  Craim Expenses Limit of Liability - Policy Aggregate

liem 5. Deductible (Inclusive of Claim Exp )
A. S__0.00 Each Claim
B.S_ “Eﬂ . Apggregatc

Item 6. Premium: S 598.00
[tem 7. Retronctlve Date (i applicable): 05/10/2004

ftems 8. Forms, Notlees ond Endorsemenis attached:

D42100 (03/15) D42300 VT (09/15) L7324 (07/21) )
DN42402 (05/13) DA2412 (03/17) D42413 (06/17) D42414 (08/19) ’6""'1_»;: & TREfr s

W
Authorized Represeniative

DH210) (0)15) Pags 1ol

FLANNERY BCA APPEAL 22
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File No.

UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM

(Source: Fannle Mag UAD Appendix D: UAD Fleld-Specitic Standardization Requirements)
Conditlon Ratings and Detlnitions
ci

The improvements have been recently constructed and have not been previously occupied. The entire structure and all components are new
and the dwelling fealures no physical depreclation.

Note: Naiwly consirucied improvements that fealure recycled or provic used lals andfor comp can be idered new d It
provided that the dwolling fs placed on & 100 porcant now foundation and tha recycisd s and the lod comp have boor
mhablitated/remanulacturod into like-new condition. Improvemonts that have nol bean 1 iplod ane nol { “new” If they

have any significant physical depreciation (that is, newdy constructed divelings that have beon vacant for an extended period of lime without
adequale malntenance or upkeag).

c2

The Imp feature no deferred mai e, little o no physical depreciation, and require no repairs. Virtually all bullding components
are new o have been recently repaired, refinished, or rehabilitated. All outdated components and finishes have been updaled and/or replaced
vith componenls that meet current standards. Dvellings in this category are either almost nev: o have been recently completely renovated and

are similar in condition to rew construction.

Note: The Imp a jvely now property that fs well malntained vith no delermed maintenance and litle or no physical
depraciation, or an older property hat has besn recently complelely renovaled.

Cc3
The imp! are well and feature limited physical depreciation due to normal wear and lear. Some components, but not every
major building componenl, may be updated of recently rehabifitated. The structure has been veell maintained.

Note: The improvement is In iis first-cycfz of rplacing shon-lived building i floor ings, HVAC, otc.) and is
balng well mainlained. Hs eslimated effective age Is loss than its actual age. It also may reflect a property in vhich the majority of
shont-lived building components havo been replaced but not to the level of a complele ranovatfon.

c4

The improvements feature same minor deferred maintenance and physical deterioration due to normal wear and tear. The dwelling has heen

!l and requires only minimal repakrs to building comp hanical sy and cosmetic repairs. All major building
components have been adequalely maintained and are functionally adequate.

Note: The estimated effective age may be close fo or equal to its aclual age. It reflects 3 propsrly in which some of the shon-lived building
iacod, and some short-fved bullding comgpenants are al or near the end of their physical e expectancy; however,

on an ongoing basis g int an adeq propory.

have besn rop
they stflf function advquately, Most minor rpairs iave beon

(4]

The improvements feature obvious deferred maintenance and ara in need of some significanl repairs. Some building components need repairs,
rehabilitation, or updating. The functional utility and averail livability Is hat dimini: due to condi but the dwelling remalns
useable and functtonal as a residence.

Wots: Somo signiflcan! repairs are neaded fo the improvements duo to the lack of adequate maintenance. Il rellects a proporly In which many

ol its short-lived building components ara al the ond of or have dodt thelr p He axg but remain ft /

C6

The imp have lal damage or deferred maintenance vith deficiencies or defects that are severe enough to allect the safety,
soundness, of struclural integrity of the impr The impi are In need of substantial repairs and rehabllitalion, including many

of Most Major components,

Nolo: Subsiantial repairs aro needed to the improvements due lo tha lack of i or progsnty d: R rellscls a progerty
\ith conditions savere snough to afiect the safely, soundness, or siructural Integrity of the improvements.

Quallty Ratings and Definltions

ol

Dwellings vilh Whis quality ralng aro usually unique structures that are Individually designed by an architect for a specified user. Such
residences typlcally are constructed (rom delailed architectural plans and specifications and fealure an exceptionally high level of warkmanship
and exceptionally high-grade malerials throughout the interior and exterlor of the struclure. The design features exceplionally high-quatity

exierlor 1 s and or ion, and excep! ly high-quality interlor refinements. The workmanship, matevials, and finishes
thr the dw/elting are of excef y high quality.
Qa2

Dwellings with Lhis quality rating are aften custom designed for construction on an individual property owner's sito. However, dwellings in

this yualily grade are also found in high-quality iract developments featuring residence conslructed from individual plans or from highly
modified or upgraded plans. The deslgn features deialled, high qualily exterlor ornamentation, high-quality interior refimements, and delail. The
viotkmanship, materials, and finishes \hroughout the dwelling are generally of high or very high quality.

UAD Verslon 9/2011 (Updaled 1/2014)
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM

{Source: Fannie Mao UAD Appendix D: UAD Field-Speciic Standardization Requirements)
Quallty Ratings and Definitions {contlnued)

Q3

Dvsellings with this quality rating are residencos of higher quality built from Individual or readily available designer plans in abova-standard
id tract lop of on an individual property ovner's site, The design includes significant exterior ornamentalion and interiors

that are well finlshed. The viorkmanship exceeds acceplable standards and many malerials and finishes throughoul the dwelling lave been

upgraded from "stock” standards.

a4

Dveellings viith this quality raling meet of exceed (he requirements of applicable building codes. Standard or modified standard building plans
are ulilized and the design includes adequate fenosuation and some exterior ofnamentation and Interlor refinements. Materials, vorkmanship,
finish, and equipment are of stock or builder grade and may fealure some upgrades.

abs

Dveellings with Whis quality rating feature economy of conslruction and basic functionality as main considerations. Such dwellings feature a
plain design using readily availabla or basic floor plans featuring minimal fenesration and basic finishes with minimal exterior ornamentation
and limited interlor detail. These dwellings meet minimum building codes and are c with inexpensive, stock

with limited refinements and upgrades.

as

Dvzellings wiith this quality rating are of basic quality and lower cost; some may not be suitable for year-round cccupancy. Such dwellings

are often built with simple plans or without plans, often utilizing the fowrest quality building materials. Such dwellings are often buik or
expanded by persons who are professionally unskilled or possess only minimal construction skills. Electrical, plumblng. and olher mechanical
systems and equipment may be minimal o non-existent. Older dwellings may fealure one or more substandard or non-conforming additions
to \he original struciure

Doefinltians of Not Updated, Updated, and Remodeled

NotUpdated
Littlo or no updating or modarnizallon. This description tncludaes, butis net limited to, naw homes.
Residantial properties of fifleen years of age or less often reflect an orlginal condilion with no updating, if no major
components have been replaced or updated. Those over litegn years of age are also considered not updated if the
apptiances, fixtures, and finishes are predominantly dated. An area that is ‘Not Updated’ may still be well maintained
and fully functional, and this rating does not necessafily imply deferred maintenance or physical/funciional deterioration.

Updated
Thearea of the home has boon modHied to moot currentmarket ions. Thase modifications
aro limiled in torms of both scope and cost.
An updated area of the home should have an improved look and fecl, o funcllonal ulility. Changes that constiule
updates include refurblshment and/or replacing components to meet exisling market expectations. Updates do not
include significant akterations to the exisling suclure.
Romodoled
Slgnilicant finish and/or struclural changes have beon made that Increase utility and appeal through
p p and/or L

A remadeled area reflects fundamental changes thal Include multiple alterations. These alierations may Include
some or all of the following: replacement of a major comp: bathtub, or tlie),
of p ing/g ppliances, significant structural alterations (relocaling wals, and/or the addillan of)

square footage). This would indude a compiete guiting and rebuitd.

Explanatlon of Bathroom Count

Three-quarter baths aro counted as a full bath in all cases. Quarter baths (balhs that feature only a tollet) are not
included in the bathroom count. The number of full and half baths is reported by separaling \he two vales using a
perlod, where the full bath count is represented to the left of the period and the half bath count s represented to the
right of the periad,

Examplo:
3.2 indlcales three full batlis and (o hall baths.

UAD Version 9/2011 (Updaled 1/2014)
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mas UAD Appendi D: UAD Floid-Spacliic Standardization Requirements)

Abbreviatlons Used in Data Standardization Text

Abbreviation FullName Flelds Where This Abbreviation May Appear.
A Adverse Location & View
ac Aaes Area, Site
AdJPrk Adjacent to Park Location
AdJPwr Adjacent to Povier Lines Locatlon
Armlth Arms Lenglh Sale Sale or Financing Concessions
AT Attached Structure Design (Style)
B Beneficial Locatlon & View
ba Bathroom(s) Basemant & Flnished Rooms Below Grade
br Bedroom Basement & Finished Rooms Below Grade
BsyRd Busy Road Localion
[ Conlracted Date Date of Sale/Time
Cash Cash Sale or Finanding Concessions
Comm Commercial Influence Location
Conv Conventional Sale of Financing Concessions
cp Carport Garage/Carport
Crtord Court Ordered Sale Sale or Financing Concesslons
CtySky City View Skylina View View
CtySir City Street View View
v Covered Garage/Carport
DOM Days On Market Data Sources
DT Detached Structure Deslgn (Style)
dw Driveway Garage/Carport
e Expiration Dale Date of Sale/Time
Estate Eslale Sale Salke or Finandng Concessions
FHA Federal Housing Authority Sale or Financing Concessions
1] Garage Garage/Carport
ga Altached Garage Garage/Carpoit
gb) Built-in Garage Garage/Carport
qd Delached Garage Garage/Carport
GlfCse Goll Course Locallon
Glivw Goll Course View View
GR Garden Design (Style)
HR High Rise Design (Style)
in Inlerlor Only Stairs Basement & Finished Rooms Below Gradne
Ind Industrial Location & View
Listing Listing Sale or Financing Concessions
Lndil Landfill Location
LtdSght Limited Sight View
MR Mid-rise Design (Style)
Min Mountain Vievr View/
N Neutral Locatlon & View
NonArm Non-Arms Length Sale Sale or Financing Concessions
) Other Basement & Flnished Rooms Below Grade
0 Other Design (Style)
op Open Garage/Carporl
Prk Park View Viaw
Pstri Pastoral View Viev
Pwrln Power Lines View
PubTrn Publlc Transportation Location
Relo Relocation Sale Sale of Financing Concessions
REO REO Sale Sale or Financing Concessions
Res Residential Location & View
RH USDA - Rural Housing Sale of FInanclng Concesslans
" Recreationai {Rec) Room Basement & Finished Rooms Belovs Grade
RT Row or Townhouse Deslgn (Style)
s Settlement Date Date of Sale/Time
SD Seml-detached Struclure Design (Style)
Short Short Sale Sale o Financing Concessions
sl Square Feet Area, Ste, Basement
sqm Square Meleis Area, Sile
Unk Unknown Date of Sale/Time
VA Velerans Administration Sak or Financing Concessions
v Withdrawn Date Oale of Sale/Time
vio Walk Out Basement Basemenl & Finished Rooms Below Grade
Woods Woods Viow View
Wi Water View View
WuFr Water Frontage Locatlon
wu Walk Up Basement Basement & Finished Roams Below Grado

FLANNERY

UAD Version 9/2011 (Updated 1/2014)
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Linda Torrey [tain ke o 025.342 ]
RO INVOICE
Torrey Appralsals, Inc. VOICE NUWBER
Torrey Appraisals, Inc. =
69 Carpenter Hill Rd gA25 242
DATES
Sirafford, VT 05072
Imvoice Date:
Telephono Number: 802-765-9633 Fax Number: Due Date:
REFERENCE
T0: Fternal Order #: 0825-342
Cole & Emily Flannery Lender Case #:
Chenl File #:
FHA/VA Case #:
Main e # on form: 0825-342
£-Mail: Other File # on form:
Telephone Nomber: Fax Numbes: Federal Tax 0: 27-1766904
Aemate Kumber: Employer 10:
DESCRIPTION
Lender:  Town of Norwich Cie:  Cole & Emily Flannery
Puchaser/Borrawer:  Cole & Emily Flannery
PropentyAddress: 165 Stagecoach Rd
Gy Norwich
Couty:  Windsor State: vT 05055
LegalDesciipton: 30,4 AC & DWL
FEES AMOUNT
1]
Appraisal 1 700.00
Add additional appraisal as of 04/01/2025 : 300.00
1
Please make check payable to Tomey Appraisals, inc. !
1
1
Thank you! |
1
[
I
I
[
|
i
I
I
I
I
1
]
|
1
1
I
|
SUBTOTAL 1,000.00
|
[
PAYMENTS 1 AMOUNT
|
Check #: Date: Desctiption: :
Check #: Date: Description: |
Check #: Dato: Dascription: I
|
I
|
SUBTOTAL : 0.00
TOTALDUE  § 1,000.00

FLANNERY BCA APPEAL 26



Linda Torrey | Makn Filg No. Qﬂlﬁ-mJ_EaMLJ

Appraisal Report . . . .
Uniform Residential Appraisal Report Fed  QB25:342
The pupose of this summary oappraisal repod is to provide Ihe lender/chet with an  accurate, and adequalely supporied, opinion of the markel vahe of the subect operly.
Property Mdress 4 Rd ch 825-342a Y Norwich Swle vy teCode 05056
Bonower  Cole & Emily Flannery Ovmer of Public Recond Cole & Emily Flannery Counly _ Windsor
Legal Descriglion 30.1 AC & DWL
Assessor's Parcel # 03-050-200 TaxYear 2024 RETaes$ 74883
Neighboihiood Name Town of Norwlch Map Refereace 30150 CensusTrad  9550.00
Occuparl  [5 Ovmer [ Tenamt  [] Vacanl Special Assessmenls § 0 [JPuD  HOAS ¢ ] peryeat [ permonth
Praperty Rights Appraised [ Fes Simpie [[] Leasehod [] Ouher (descrie)
Assignmeni Type D Purchase Transacton Refmance Transacion E Other {descibe) Tax assessment appeal
Lender/Clent Town of Narwlch Address
Is the subject peogary ly elfered for sale or has kb 2l in the Ivieive nonlfis peior 1o tha effective dale of this appralsal? [] ves E_Nn
Report dala source(s) used, offering price(s), and datefs). PrimeMLS

) [:I did D did nol analyze the contracl for sale for the subject purchase lransaction. Explain the results of the analysis of the contract for sale of why the analysis was nol

performed.
Conlract Price § Date of Contract Is the property seBer the ovmer of publkc record? []Yes [JNe DaiaSowcals)
I5 these any Fioancial avsisunce (foan chaiges, sake cancessians, giftor downpaymen assistance, etc.) o be paid by any party on behall of the borrewer? [JYes [t

I Yes, report the (otal doilar amount and describe the flems lo be paid.

Note: Race and the racial composiionaf the neight dare nol appraisal factor
Neighborhood Charactersiics On-Undt Housing Trends - Linlt Housing Present Land Usa %
Locaton [ | Uban (] Suburban Ruid Property Vahues Increasng Slable [ ] Dectining PRICE AGE One-Und 70 %
Buillp [ ] Over 75% 25-15% [ ] under25% | Demand/Supply Shortage [7] mBalance [ ] Over Supply $(000) {yrs) 2-4 Unit 3%
Gowh [ ] Rapid Stable [] Sow MakelingTime  [5¢] Under 3mihs 3-6mihs Over 6mihs agn  Lov 0 |MokiFamdy 1%
eGtbohoodBoundaEs Boundaries of the towns of Thetford 1o the North, Sharon to the West, Hariford | 2,900 g 250 |Commercid 2%
875 FPel 35 |0 25%

Neighborhood De scription

Market Conditlons (including support for the abave conclusiors)

" " i -3%
inve o r rates the ef remained relatively price st i 30- jcally.
Dimensions km 301 ac Shpt  Near Reclangular View  g:Min:LidSaht
Specific Joning Chassifica RR Loning Description &
Toning Compiance B e 7] teg ing (Grandls ) [ ] totoning [ INegal (desciie)
J5the highesl and bes! use of subject prop improved (or as proposed per plans and specifications] the presenluse? Yes D No  IfNo, describe Due to
biect’ H
Uidlies Public Other {describe) Public Other (describe) Oii-siteImprovements - Type Public Private
Plecticy ] Vister ] B4 Priv drilled well Steel  Grave) ] "
Gas [] D4 Propane saiaySewer  [] B Priv septic Mey Nope [ ] [
FEMA Spochl Flood Harard Area []Yes [<] No  FEMAFIood Zone X FEMAMD ¥ 50027C0238E FEMAMapDRe  09/28/2007
Ave the utiiGes and off-sile improvements typical for the markel area? [ Yes [ ] Ho ko, doscibe See addendum
Me Ihese any bdverss site condi ! Eachous [ encroachments, envi onditions, land uses. ekc)? [7] Yes DG Ho IrYes, desciibe
v u infain. i ical fi ince there Is no public gas available. Private well & septic are
> . = ! i
is i i i arcels being taxed together,
General Desciiption Foundation Exterior Description maletbb/condlion | berior muterhals/condition
Unts [7] One [5] One vith Accessory Unit [] Concrete Stb Crail Space [Foundation Wafs Cement/Vgd Floars Tliewd.crpt/VGd
# of Stories 1.5 |ﬂ Full Basement Pantia] Basemenl Exterior Walls Wood/Vad Vlalls DrywallVgd
Type DG Det. [] AN [7] SDetfEndunt  [Basement Avea 2,671 il [Roof Surface Shing,metaliVad Trim/Finish wdNad
Exisling E] Proposed E] Under ConsL. ~|Basement Flnish 0 % |Guilers & Downspouls None |Bath Floor TUVGd
Design (Styk) Conimp [ Outside EntrylExi [] SempPump | WindowTyps bl Fbr, TIVGd
Year Buit 2023 Evidenceol [T Infestation Slomm Sash/insulaled Yes/Vad None
Effeclive Age (V1) 2 Dampress Sellenat Screers Yes/Vad Drivoway # ol Cars 4
Allic None lieating FWA 1wBB ([ Radual [wnentes Vioodsioe{s) # g | Diivewray Surface Grave)
Drop Slakt [] Staks Other D ]Fuzl Electrlc Freplace(s # 4[] Fece No m Garage # of Cars 2
Floor [] Scute Coofrg [ ] Cenal A Conditoning Paliddeck  patio { Puch o E;]_Carpon # ol Cais 0
[] Finished [7] Heated [[] tndividud oer  Ht pmp | ] P None B Ot Barp Al [7] Del. [7] Buitin
Applonces  [] Refigerdr ] Rangelben ] Dishwasher ] Osposal  [] Micwowze [ WashenDryer [] Other (dasciie)
Finishied area abave gradn conkains: & Reoms 3 Dedwoms 21 Bath(s) 3031 Square Featof Gross Living Area Above Grade
(specid energy elficiant kems, eic). s r block ers en, e b e
back-up, engineered wood flooring. B26s[ Acc apl over bay slorage barn
Describe the condition of the propeily (ncluding needed repais, deturioralion, 1enovations, remodeling, eic). C2:No updates in the prior 15 years;Home is only 2 |

ears old and is C2 condition overall wilh no repalirs or finish work needed.

Are there amy physic hencins of ad sorrs thal affect the Ivabslity, sobndness. o stiuetual indgeity of the propeny? [] Yes [ Mo IfYes, desciibe
Docs ke property gencrally conform lathe nely i (functional ullity, styla, condition, use, consiniclion, ek 7 [ Yes [ ] Mo IfNo,desciibe
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Uniform Residential Appraisal Report Fe 0825342
There are comparably  propertios  cumemly offered for sale in lhe subject neighbodood ramgeg In o pdce fom  § o3
Iheta are comparably sales I Ghe sbjec melghbalood wikin the sl webe months manging o sale pce fom $ fo$
TEATURE I SURICT T COUPUALE SALE# ) CONPARMILE SALL # 2 CONPARAILE SALE # 3
Adess 166 Stagecoach Rd Norwich 825-1643 Pattrell Rd 1355 Podunk Rd 1490 Beaver Meadow Rd
Norwich, VT 05055 Norwich, VT 05055 Norwich, VT 05055 Norwich. VT 05055
o o Sutjec 4.66 mlies E 3.52 miles SW 0.60 miles S
Sale Price $ S 1.600,000 § 1.350.000 $ 1,560,000
Sale Price/Gross Liv, Area § sqfL|$ 683.76 Sl $ 468,42 sq.lL. S 5665 83 st
Data Sourcels) PrimeMLS#5013215.D0M 19 99748,D0M 18 | PrimeMLS#4922953:D0M 21
Verificaion Sourcels) Town records, inspection Town records Town recards, pr. inspec.
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adpsiment DESCRIPTION +() SAd) DESCRIPTION +(-) $ Adjustment
Sales or Fnancing ArmLin ArmLth ArmLth
Loncessiors Conv.0 Cash;0 Cash;0
Daleof Sale/Time $11/24;¢10/24 s08/24;c07/24 506(24,c03/24
Lochon ARes:Privid _|N:Res: -160,000| N;Res; -135,000|N;Res; -156,000
[ eo Strplhy Fee Simple Fee Simple Fae Simple Fee Simple
Ste 30.1 ac 32.38 ac -5,700/10.30 ac +49,500|5.60 ac +81,250
L] B:Min;LtdSaht [B:Mtn; | = -90.000iN:Woods; +10,000|N;Woods: +10,000
Deslgn (Sty) DT1.5:Conimp |DT1.75;Cape 0| DT2;Conimp 0/DT2:Conlemp [}
[Ovally o] Consyuclior Q2 Q2 Q3 +85,250/Q2
Actual Age 2 32 015 0/39 0
Condtion c2 c3 +58,500{C3 +86,250/C2
Above Grade Toul | Bams, | Bats | Tod | Bams. | s Tad | bams. | gahs Yod | mams. | B
Reom Courd 6] 3l21| 7| 3 |21 of 10| 3 [20 +2500, 4 | 1 [21 0
Gross Living Area 3,031 s 2,340 st +86,375) 2,882 i +18,625 2,757 st +34,250
Uasemen! & Fiished 2671s10sfin 1219sf0sfwu 0|577sf0sfin +2,500/ 1849sf1014sfwo 0
Rooms Below Grade Orr3bri.0balo -76,050
Funclional Uity Average Average Average Average
Healing/Coning Ht pmp/Hi pmp |HWBB/Ht pmp 0[Ht pmp/Ht pmp HWBB/Wall AC 0
‘ :;szfcm'"m Generator Solar.aenerator -25,000) Solar, Generator -25,000|None +10,000
2 2qaddw 3ga3dw -5,000{2qdddw 0]2qd6dw 0
o PorctVPatioleck 2)porches _|L Patio +7,000|Lprch,preh ) dk -500]3 Prch,| dk,pat -2,000
Pl Fireplace/Woodslove 1FP 4FE/P -9,000| Wdslv. +1,500/1 F/P
] Mise Rarn.623sf anl _|Pond . 400sf off +36.725! Bam. 5285 apt +7,125/1100sfacc apt | -10,775
, Misc. 2 lols 2 sheds +81,000| Shop/2 sheds +66,500/08 garage +75,500
il et Acustment (Tolal) O« BR- |s 251000 DO+ - I¢ 158250, [ ]+ -5 -53,825
} Adjusted Sale Price Net Adj. 1.6% Net Ady. 1n.1% Nel Adj 35%
jal o Comparables GrossAg.  353%|% 1,574, 900|Gross Al 355% [$ 1,508,2506s5A0.  27.9%|$ 1,508,175
I )Ii o D“""‘ The sk e hidory of the subject proparty paabla salas, [l net, eaplain
Mymseach [ ] dd [ dd 1 prioe sales of bansfers of the subject propedy for tho thice years pror b tha affec i data of this appraisal.
Data Sowce(s) armont Real Estate Sales/PrimeM
My research |:| did E did not reveal any prios sales o kanslers ol the comparable sales for the year phot 1o the date of sala of the comparable sake,
Data Sowrca(s) ermont Real Estale Sales/PrimeMLS
Report the results of the rasearch and analysls of tha prior sale or lransler history of the subjec! property b salas {repon additional pri paga3).
WEM SUBJECT COMPARADLE SALE 41 COMPARADLE SALE #2 COMPARABLE SALE #3
Date of Prior SatefTransfar
Price of Prior Sale/Transfer
fa saca i VI RE Sales/PrimeMLS |VT RE Sales/PrimeMLS |VT RE Sales/PrimeMLS __|VT RE Sales/PrimeM
Eflective Oate ofDala Sowkce(s) 04/01/2025 04/01/2025 04/01/2025 04/01/2025
Anabysis of priot sale or transler hislory of the subject proparty and comprabh sabos No prior sales or {ransfers noled.
Summaty of Sales Comparison Approach See Next Page.
QI cs1ed Vaho by Sales Compurisen Approach § 1,529,000
Indicated Vaks by: Sakes Comparbion Approach$ 1.529.000 Cost Approach{f develaped) $ Tnzom Approach (¥ developed) § i)
All 3 approaches to value were consldered, but the Sales Comparison method was considered o be the besl due to the difficully In calculating
il Ihe exacl depreciallon for the cost ap proach & since his type of properly Is seldom purchased for income purposes in the area.
0
'_\ This appiakial 15 made B asis. [ suded to complelon per plans and speciicalons o I basis of 3 hypoheticd condiion \hat the Improvemonis  hny  been
[ completed,  [7] subject to the following repaks o aMeratons o the basis of @ hypothelicd condidon that the repaws or alerations  have been completed, or [T] subjectiothe
: lobopiog tequimd Inspection based on Iho  miaordialy aswmplion et (he  conddon of daficiency does nol lequin alteralion o repain
-4
Based on a conphle vial mepoction of G meror and  eeor aicss o (e subpct pogarty, defieed  scope ol work,  stalement of Cassnplons  and  Emitng
condiions, and  sppraiser’s coifficalon, ny (ow) opiion of the mwket vake, as defed of the real properly (hat & the subject of ths report s
§ 1,629,000 .asof _04/01/2025 , which ks the date of mpection and the offecive date of this appraisal
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Uniform Residential Appraisal Report Fed 0825-342

COST APPROACH TOVALUE (notrequied by Fannia Mac)

s )
Tor the opiaion of site value ( yof comparable land s her methods ing site value) The cost approach was nel required for this
M ESTMATED [_] REPRODUCTEON OR [ ] REPLACEMENT COST NEW OPIMONOFSITEVAE =3
=4 source of cost data DV/ELUING Sqf. @ ___ =%
" Quatily rating from cost service Elfective dala of cost dala Sgf. @$ s =
-4l Comments an Cost Approach (gross Eving area calculations, depreclation, elc) ==l=y =3
- Garage/Carpod SqFL@$ ___ =3
Tolal Estimate of Cost-Kew )
tess Physical Functional Extemal
Depreciaion =3( )
Deprecialed Costof Improvemess =3
“Asds"Vake of Site Improvements . _ =$
Estimaled Remaining Economic Lite (HUD and VA orly) Yoars [INDICATEDVALUE DY COSTAPPROACH =%
IRCOME APPROACH TOVALUE (ot requited by Fanrie Mag)
= Estimuted Moaihly MarketRent § X Gross Rent Hukigher 0 -3 0 Indicated Vabue by ncoma Approxch

PROJECT INFORMATION FOR PUOs ( appicabile)
I3 the perfbualder & dod e {1 " Associzbion (HOAJ? []Yes []to Unit typa{s) [ ] Detached [ Atached
Privvide (he faBawing lnfosmation for PUDS OHLY I the o 5 Lol the 110A and the subject proparty s an atached dveBingunl
tegilsme ol kel '
Tatdl puinber of phises Total number of units Total number of units soid
=3 Told number of unils rented Tetal nusmsber of unks for sale Dala source(s)

£ Vias the project created by the converskun of existing buiiding(s} it aPUD? D Yos D Na Il Yos, dete of comersion,
teentain any mubi g unis? [[] Yes [7] Mo DawaSouice
lements, and onf compiu? [[] Yes [ Mo NNo, descrbe the status of comypletion.
Arathe cominen elemients keased loor by the Lk  Rssaciation? [] Yes  [] Mo IMYes,describe tho tectalteans ded cptians.

Describie common elements and recreational faciites.
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Uniform Residential Appraisal Report Fie#  0825-342

This repot form is designed to repot an appraisal of a one-unil property or 3 one-.unit  property  with an  accessory  unit;
including a unil in a planned unit development (PUD). This repot form is  not designed 1o repon an appraisal of a
manufaclured home or & unit in & condominium or  cooperalive  project.

This appraisal report s subject o the [ollowing scope of work, intended use, Inended user, definition of market value,

of ption: and fimiling conditlons, and  cerifications.  Modifications,  additions,  or  delelions  to the  intended
use, intended user, definilion of markel value, or assumpllons and limling conditions are not permitted. The appraiser  may
expand the scope  of work to Include any additional research or analysis necessary based on the complexity of his appraisal
assignment.  Modifications or  delelions lo the certifications are also nol permilted.  However, additional  certifications  that  do
nol conslilute material aleralons o this appraisal report, such as those required by law or those relaled 1o the appraiser's
conlinuing  educalion or  membership In  an  appraisal  organizalion, are  permitted.

SGOPE OF WORK: The scope of work for this appraisal Is defined by the complexily of this appraisal assignment and lhe
reporting  requirements  of  this  appralsal  report  form, including  the following  definition of market value, statememl  of
assumplions and  limlting  conditions, and  cenifications.  The appraiser must, al A  minimum: (1) perform a complete visual
Inspection of the interior and exterior areas of the subject propedy, (2) inspect he nelghborhood, (3) inspect each of the
comparable sales from al least the sweel, (d) research, verify, and analyze dala from rellable publlc  and/or  private  sources,
and (5) repol his or her analysis, opinions, and condluslons in this appraisal report,

INTENDED USE: The inlended use of thls appraisal repot is for (he lender/clienl 1o evaluale the property thal s the
subject of Ws appraisal for a mortgage finance lransaction.

INTENDED USER: The Intended user of this appraisal report is the lender/clien.

DEFINITION OF MARKET VALUE: The most probable price which a propety should bring in  a competlive and open
markel under all conditions requiste o a fair sale, the buyer and seler, each acling prudeniy, knowledgeably and  assuming
\he pice is not alfected by undue stmulus. Implicit in this definllon is the consummation of a sale as of a specified date and
the passing of lile from seller to buyer under condiions whereby: (1)  buyer and seller are lypically motivated; (2) both
parties are wefl Informed or well advised, and each acling in whal he or she considers his or her own best interest; (3) a
reasonable Ume Is alowed for exposure in lhe open markel; (4) payment is made in lems of cash in U S. dollars or in terms
of fnanclal amangements comparable therelo; and (5) (he price represents the  normal consideralion  for  the property  sold
unaffected by special or creative financing or sales concesstons'  granted by anyone assoclaled with the sale.

*Adustmenls o the comparables must be made for special or crealive financing or sales coix No ij are
necessary for those cosls which are normaly paid by sellr's as a resull of uadition or law in a markel area; (hese cosls are
readlly Identifiable since the seller pays these costs in virvaly all saks lransaclions.  Special or creative financing
adjustments can be made lo the comparable property by comparisons o financing terms  offered by a third parly Institutional
lender that is not akeady involved in the property or Wansaction. Any adjusiment should not be calculated on a mechanical
dolar  for  dollar  cost of the financing or concesslon but the doflar amount of any adjustment should approximate the market's
reaction to the [inancing or concesslons based on lhe appraiser's  judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's  cerilication in  Whis repon is
subject lo the following assumpllons and limiting  conditions:

1. The appralser wil not be responsible for mallers of a legal natwe that allect either the property hbeing appraised or lhe lille
to I except for informaton that he or she became aware of during the research involved -In performing this appraisal. The
appraiser assumes (hat the lile is good and marketable and will not rander any opinions about the Utle

2. The appraiser has provided a skeich in this appraisal report to  show the approximate  dimensions  of  the improvements.
The sketch is included only o assist the ceader In visualizing the property and understanding  the  appraises's  determinatlon
ol ils slze.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management  Agency
or olher data sources) and has noted in his appraisal report whether any porion of the subject slle is localed in an
identiied  Special Flood MHazard Area, Because the appraiser is not a  surveyor, he or she makes no guarantees, express of
Implied, regarding this determinalion,

4. The appraiser wil not glve lesimony or appear in cout because he or she made an appraisal of the properly in  queslion,
unless  specific  arrangements to  do  so  have been made beforehand, or as  otherwise required by law.

5. The appralser has noted in this appraisal report any adverse  conditions (such as needed repalrs, deterioralion, the
presence  of hazardous wasles, loxic  substances, elc) observed during the Inspeclion of the subject propey o that ke or
she became aware of duing the research lnvolved In  performing (he appralsal.  Unless  otherwise staled in lhis  appraisal
report, the appraiser has no knowledge of any hidden or unapparen physical deficiencies or  adverse  condilions  of  the
properly  (such  as, but not limited to, needed  repairs, deterloration,  the presence  of  hazardous wastes, loxic  substances,
adverse  cnvironmental  conditions, elc) hal would make the propeity less  valuable, and has assumed that lhere are no such
conditions and makes no guerantees o wamanlles, express of implled. The appraiser wil  not be responsible for any such
conditions Wat do exist or for any englneering or lesting (hat might be required lo discover  whether such  conditions  exisL.
Because lhe appraiser Is not an expert in the field of environmental hazards, this appraisal repot must not be considered as
an  environmenlal  assessment  of  lhe  propery.

6. The appraiser has based his or her appralsal repot and valualion conclusion for an appraisal thal is subject to satisfactory
completion,  repairs, or  alterations on lhe assumption thal  the completion,  repaits, or alleralions of the subject property  wil
be peformed in a professional  manner.
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Uniform Residential Appraisal Report Fied (0B25.342
APPRAISER'S CERTIFIGATION: The Agpraiser cedtifies and agrees thal:
1. 1 have, al a minlmum, developed and reported this appraisal in accordance with the scope of work requirements stated In
this  appraisal  report.
2. | perfomed a complete visual inspection of the interor and exterior areas of the subject property. | reporied  the condition
of the improvements in factal, specific terms, | identiied and repoted the physical deficiencies hal could alfect lhe

livability,  soundness,

3. | pedormed  this

Practice thal were adopled and promulgaled by the Appralsal Standards Board of The Appraisal Foundatlon and that were In
place at he time this appraisal repot was  prepared.

4. | developed my opinion of Ihe markel value of the real property that s the subject of this repot based on the sales
comparison  approach lo  value. | have adequate comparable market data o develop a reliable  sales comparison  appreach
for this appraisal assignment. | further cenlfy that | considered the cosl and income approaches 1o value but did not develop

lhem, unless  otherwise
5, )| researched, verified, analyzed, and fepoted on any cuwent agreement for sale for the subject propety, any offering for
sale of the subject propety in the twelve months prior to the eflective date of (hls appraisal, and the prior sales of Wre subject

property for a minlmum of three years prior lo he effecive date of (his appraisal. unless olherwise indlcated in this report.

6. | researched, vesified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior

10 the date of sale

7. | selected and used comparable sales thal are localionally, physically, and lunctionally the most similar to the subject property.

8. | have not used comparable sales thal were the resull of combining a land sale with he contract purchase price of a home that
be buill on the land.

has been buill or will

9. | have repoted adjustments to the comparable sales (hat reflect the market's reaction lo the differences beween the subject
property and  the  comparable  sales.

10. | verifled, from a disinterested source, all information in Ihis report that was provided by parties who have a financial Interest In

the sale or fnancing

11. | have knowledge

12. | am aware of,

services, lax assessmenl

13. | obtained the
reliable  sources that

14. | have laken Inlo consideraion the factors that have an impact on value with respect (o the subject neighborhood, subject
property, and the proximity of the subject propety to adverse influences in the development of my opinlon of market value. |
appraisal repol any adverse conditions (such as, but not limited 10, needed repairs, deterioralion, lhe

have noted in this

presence  of  hazardous
subject propety or that | became aware of during he research nvolved in performing  this appraisal. | have considered these

adverse condillons in my analysis of the property value, and have repoted on the elfect of the condiions on the value and

marketabillty of lhe

15. | have not knowingly withheld any significant information from his appraisal repot and, 1o the best of my knowledge, all
stalements and information In this appraisal rTeport are true and  corect.

16. | stated in lhis
are subject only lo

17. | have no present or prospeclive interest in (he properly hat is he subject of this report, and | have no present of

prospective  personal interest of bias with respect to the participants In the transaclion. | did not base, either panially or
completely, my analysis
stalus, handicap, familial
present owners or agccupants of the propedies In lhe vicinlty of Ihe subect property or on any other basis prohibiled by law.

18. My  employment

predetermined  specific

19, | personally prepared  all  concluslons and  opinlons about the real estale that were set forth in this appralsal report. If |
real property appraisal assistance from any indlvidual or Individuals in the performance of Ihls  appraisal

relled  on  significant
or the preparation  of

appraisal report. ) cerlify thal any individual so named is qualified to perform the lasks. | have nol aulhorized anyone to make
a change to any ilem in lhis appraisal report; therefore, any change made (o his appralsal s unauthorized and | will lake no

responsibllity  for it

20. | identiled the

of  structwal  integrity of the  propeny,

Information,  estimates, and opinions  furnished by other parties and expressed In  this appraisal report  from
|

p
the assumptions and llmiting conditions in (his appralsal report.

andfor compensation for performing  this appraisal or any fulwre or anticipated appralsals was ol
conditioned on any agreement or underslanding, wrilten or olherwise, that | would report (or present analysis supporting) a
value, a predelermined minimum value, a range or direcion In  value, a value that favors lhe cause of
any party, or the altalnmem of a speciic resuit or occurence of a specific subsequent event (such as approval of a penting
mortgage loan applicalion).

lender/client  In  this appraisal repot  who is lhe Individual, organization, or agent for the organizalion that
ordered and  will receive this  appralsal  report.

appraisal  in  accordance  wilth  the requirements of the Unliorm  Standards of  Professional  Appralsal

indicated in  his  report.

of he comparable sale, unless olherwise indicated in this report.

of (he subject properly.
and experience In appraising his type of properly in this market area.
and have access lo, lhe necessary and appropriale public and private data sources, such as mulliple fisting

records, public fand records and other such dala sources for the area in which the propety is located.

believe 1o be tue and comeq.

wasles, loxic substances, adverse envionmental condilons, elc) observed dwing the inspection of the

subject  property.

appraisal repot my own personal, unbiased, and fessional lysis,  opini and  conclusions,  which

and/or opinlon of markel value in this appraisal report on lhe race, color, religion, sex, age, maritel
stalus, or national origin of either the prospeclive owners of occupants  of the subject propety or of the

this appraisal reporl, | have named such individualsy and disclosed the specific lasks performed in  this
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21. The lendor/client may disclose or distibute this appraisal repont to: lhe bomower; another lender al the request of the
borrower;  the  morlgagee of  its  successors  and  assigns; inortgage  insurers;  government sponsored  enterprises;  other
secondary market particlpants; data  colleclion or reporting services; professional appralsal organizalions; any  deparimenl,
agency, o instumenlally of the United States; and any state, the Distict of Columbia, or other  Jurisdictions;  withoul  having v
obtain the appraiser’'s or supervisory appraiser's (i  appficable) conmsenl.  Such consent must be obtained before  this  appraisal
report may be disclosed or distibuled to any other party (including, but nol limited to, lhe public through adverlising, public
relations, news, sales, or olher media).
22. | am aware ihal any disclosure or distibution of this appralsal report by me o (e lende/lienl  mmay  be subject lo  cerain
laws and regulations. Futher, | am also subject o the provisions of the Uniform  Standards of Professlonal ~ Appralsal  Praciice
lhat pertain to disclosure or  diswibullon by me.
23. The bomower, another lender at he request of the bomower, the mongagee or its successors and asslgns, mortgage
insurers,  government  sponsored  enterprises, and  other  sccondary  market  paricipants  may rely on this appraisal repot as part
of any mortgage finance Uansaclion that involves any one or moe of lhese parics.
24. I this appraisal report was lransmilted as an ‘electronic record”  conlaining  my “clectronic  signature,” as those lerms  are
defined in applicable federal andfor stale laws (excluding audlo and video recordings) or a facsimile ransmission  of  this
appraisal report comtainlng @ copy or fepresentation of my signalure, the appraisal  report shall be as elfective, enforceable and
valid as if a paper version of (his appraisal repon were dellvered contalning my original  hand wrillen  signature.
25, Any Intenlonal or glig misrepr ion(s) d in this appraisal repot may result in civil liablity and/or
criminal  penalties including, bwl not lmited to, fine or imprisonment or both  under the provisions of Title 18, Unlted States
Code, Section 1001, et seq, or similar slate laws,
SUPERVISORY APPRAISER'S GERTIFIGATION: The Supervisory Appraiser  certifies and  agrees  that:
1. 1 direcly supervised the appraiser for thls appralsal assignmenl, have read the appraisal report, and agree with the appraiser's
analysis,  opinions, siatements,  concluslons, and the  appraiser’s  centification.
2. | accept full responsibiity for the conlents of this appraisal report Including, but not limited 1o, Ihe appraiser's analysis, opinfons,
statements, conclusions, and the appraiser's certlficatlon.
3. The appraiser identified in this appraisal report s elther a sub-contraclor or an employee of the supervisory appraiser (or he
appraisal firm), is qualiied 1o perform \his appraisal, and is acceptable to perform this appraisal under Ihe applicable state faw.
4. This appraisal report complies with the  Unlform ds of Professional  Appral Praclice that were adopled and
promuigated by the Appraisal Standards Board of The Appraisal Foundallon and lhat were In place al the lime this appraisal
report was prepared.
6. Il lhis appraisal repot was lansmitted as an “electronic record”  conlainlng My "eleconic  signalure,” ds e lerms  are
defined in applicable federal andfor stale laws (excluding audio and video recordings), of @ facsimile  transmission of this
appraisal report containing a copy o representalion of my signature, the appralsal report shall be as eflfective, enforceable and
valid as if a paper version of thls appralsal repon were delivered containing my original hand wrillen  signalure.
APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)
°
Signature [i]
Name | Name
Company Name Torrey Appraisals, Inc Company Name
Company Address 69 Carpenter Hill Rd Company Address
Strafford, VT 05072
Telephone Number (802) 765-9633 Telephone Number
Emall Address 1| 5 ilLco Email Address
Date of Signature and Report 08/29/2025 Date of Signature
Eifective Date of Appraisal 04/01/2025 State Centlfication #
State Certification # 079-0058904 or State Ucense #
or Slale License # Slale
or Other (describe) Slate # Expiration Dale of Cerilficatlon or License
State VT
Expiration Date of Cexlification or License 05/31/2026 SUBJECT PROPERTY
ADDRESS OF PROPERTY APPRAISED {1 Did rot Inspect subject property
. Did inspect exterior of subject propesty from streel
165 Slagecoach Rd Norwich 825-342a o o r”l" N Joct property
e clion
Norwich, VT 05055 ) @ nSP_e '.
APPRAISED VALUE OF SUBJECT PROPERTY $ 1,529,000 (] Did Inspect interior and exterlor of subject praperty
Dat i
LENDER/CLIENT e of Inspection
Name  Cole & Emily Flannery COMPARABLE SALES
Company Name Town of Norwich
Company Address (] Did not inspect exterfor of comparable sales from street
[] D inspect exierior of conparable sales from street
Email Address Date of Inspection

freddie Mac Form 70 March 2005 UAD Vetsion /2011

Page 6 of 6

Fannic Mae Form 1004 March 2005
FLANNERY BCA APPEAL 32
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I Maln Filg Ho, 0825.342 _m_{l_i
Supplemental Addendum feto 0825.342

Baprower Cole & Emily Flannery

P“'P’“lf‘"m"‘ 165 Stagecoach Rd Nomwich 825-342a
ity Morwich Couty  \Windsor Sl T Ttk 05055

Lender/Client Town of Norwich

The sales comparison approach is the one mosi used by appraisers 1o help them determine the current (or dated) market value
of a property. When using this approach the appraiser uses the most similar and recent sales In the subjecl market and makes
adjustments to the sales prices for any differences that would most affect the value. Adjustments are taken from the local
markel and represent what a typical buyer would pay for that particular difference in the properties. The adjusted values are
then compared to come up with the most likely market value.

Subject is localed on a private road In Norwich and the road is a distance from the village. The village area of Norwich has the
highest properly values since it is the closest area in the town to Darilmouth College which Is located across the river. Values
generally decrease with distance from lhe village. Appralser used all 3 sales that are a similar distance from the village, there
were no simllar sales on & private road during this time period. Having to maintain your awn driveway and the road or work out
malntenance with the neighbors Is a detriment to value In the area and homes on publicly maintained roads were adjusied 10%.

Adjustments in this appralsal:
Site per unit acreage used In this repornt: $2,500 per acre
Above Grade SF used in this report: $125 per SF, $75 per SF below grade or for separately finished apartments or offices,

Q3 quality was adjusted $25xSF using all finlshed area on the properly, inc basements and apartments
C3 condition was also adjusted $25xSF the same way - there were no sales In the prior year that were C2 so all sales needed to

be adjusted

Garage spaces $5k, baths $5k, half baths $2.5k, large porches $5k, porches $2.5k, large decks/patios $3k, decks $1.5k,
fireplaces $3k, gas woodstove/fireplace/woodstove $1.5k, AC $5k, generator $10K, solar panels $25k, barn $25k, pond $5k,
large shed $2.5k, avg shed $500, oversize garage/kitchenette $2.5k. Heated shop on #2 was adjusted $15k

Subjecl is on 2 lots which are taxed together but deeded separately and there were no similar sales with this fealure at this time.
In general (he ability to be able to split into 2 distinct lots adds approx. §% lo the value of a properly and all of the sales were
adjusted 5% of thelr sales prices to account for this feature.

Reconciliation of an Oplnlon of Value
Appraiser is anchoring the Opinion of Value to the adjusted valus of comp 3 as it has the lowest gross adjust. Comp 1 receives
the 2nd most weight as it has the 2nd leasl gross, then #2.

Disclalmer

Appralser is nol a coniraclor, attorney or home inspector.

Appraiser does not guaraniee {hat there are no physical deficiencies that would not be apparent to a typical appralser/appraisal
inspection or that which would require the expertise of a home inspector. Any estimates of cosi-io-cure are approximate. Also,
appraiser does not guarantee that there are no deficiencies of fitle or the exlstence of prior transfers that are not accesslble by
tradilional appraiser means (i.e. appraiser searches online properly databases that may have address or name emors thereby
precluding appraiser from locating the eniry). Additionally, praperly dalabases used by appraiser usually do not contain the most
recenl transactions as {hey have not been entered into their database. Lenders should rely on their title search for most recent
transfers of subject property.

Subject Is not a working farm or an agricultural or Income producing property of any kind. 10+ and even 100+ acres can
be common In Vermont for resldentlal property.

Entry porches smaller than ~100sf have no discernible contrlbutory market value and are glven no value on the grid
and are therefore not on the sketch.

Form TADD - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE FLANNERY BCA APPEAL 33



Subject Photo Page

[ Main st o 0025.302 | pano 48]

Borower  Cole & Emily Flannery
Property Address

165 Stagecoach Rd Norwich 825-342a .

Ciy Norwich
Londer/Client Town of Norwlch

Counly  Windsor

 Suke VT IipCode 05055

Carm PIADIV CTH

TIOTALY annrvaical caflliiarn hit o da minrdn ine

Subject Front
165 Slagecoach Rd Norwich 825-342a

Sales Price

Gross Living Area 3,031

Total Rooms 6

Total Bedrooms 3

Total Bathrooms 21

Location A;Res;Privrd

View B;Min;Ll1dSght

Site 30.1 ac

Qualily Q2 .
Age 2

Subject Rear

Subject Street

FLANNERY BCA APPEAL 34
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Subject Interior Photo Page

(Borrower  Cole & Emily Flannery S
PoperyMdess 165 Stagecoach Rd Norwich 825-342a _l
Cly Norwich Couny  Windsor Sl yT Iptde 05055

Lender/Client Town of Norwich

Subject Kitchen
165 Stagecoach Rd Norwich 825-342a

Sales Price
Gross Living Arca 3,031
Tolal Rooms 6

Tolal Bedrooms 3
Tolal Bathrooms 21

Location A;Res;Privrd
View B;Mtn;LtdSght
Site 30.1 ac

Quality Q2

Age 2

Subiject Living Room

Subject Dining Room

FLANNERY BCA APPEAL 35
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[ i e o onzs-342 [ page w10 ]
Subject Interior Photo Page

|Borower  Cole & Emily Flannery
| Poperty Mdies 165 Stagecoach Rd Norwich 825-342a

Gy Norwich Couny  windsor Sl yT pCode 05055
Lender/Cli of Norwich

Subject Bath
165 Stagecoach Rd Norwich 825-342a

Sales Price
Gross Living Area 3,031
Tolal Rooms 6

Total Bedrooms 3
Tolal Balhrooms 241

Localion A;Res;Privrd
View B;Min;L1dSght
Sile 30.1 ac

Quality Q2

Age 2

Subject Bedroom

Subject 1/2 Bath

FLANNERY BCA APPEAL 36
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|_main e ho_0n25-342_| page # 11
Subject Interior Photo Page

Borrower Cole & Emily Flannery

PoperyMdes 165 Slagecoach Rd Norwich 825-342a

City Nonwich County Windsor Sate T Zip Code 05055
Lender/Client Town of Norwich

Subject Bedroom
165 Slagecoach Rd Norwich 825-342a

Sales Price
Gross Living Area 3,031
Tolal Rooms 6

Total Bedrooms 3
Total Balhrooms 2.1

Localion A;Res;Priv rd
View B;Mtn;LidSght
Sile 30.1 ac

CQuality Q2

Age 2

Subject Bath

Subject Bedroom

FLANNERY BCA APPEAL 37
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[ wain e o, 0825342 pago 212 |
Subject Interior Photo Page

Borrower  Cole & Emily Flannery. -
|MoperlyMdess 165 Stagecoach Rd Norwich 825-342a = S
City Norwich County  Windsor = Siale  \T TpCode 5055 I
Lender/Clienl Town of Norwich

Subject Den
165 Stagecoach Rd Norwich 825-342a
Sales Price
Gross Living Arca 3,031
Tolal Rooms 6
Tolal Bedrooms 3
Tolal Bathrooms 21

Localion A;Res;Priv rd
View B;Min;LtdSght
Site 30.1 ac

Quality Q2

Age 2

Subject Garage Interior

Subject Basement

FLANNERY BCA APPEAL 38
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| Main Fila No. 0825-342 I_Faggﬂl
Photograph Addendum
RorrOwer Cole & Emily Flannery

ProperlyMdiess 165 Slagecoach Rd Norwich 825-342a
Cy Norwich

Lender/Client Town of Norwich

Couny  Windsor

Stale  \/T fipCole  OROR5

Acc Kitchen

Acc Living room

Acc Bedroom

Frves CRICTIV

FLANNERY BCA APPEAL 39
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Photograph Addendum
DBorower  Cole & Emlly Flannery _

PropertyAddeess 165 Stagecoach Rd.Norwich 825-3d2a n o : i
Ciy Norwich Coutly  yy|ndsor Stle VT Iploe 05055
Lender/Clienl Town of Norwich
Acc Balh
Barn
View

FLANNERY BCA APPEAL 40
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ainie No. 0825:347._| Page 415

Photograph Addendum

Bomower  Cole & Emily Flannery
PuoperyNitiess 165 Slagecoach Rd Norwich 825-342a

Ciy Norwich
| Lender/Client Town of Norwlch

Sale T o Iip Code .05055

Couny  \Windsor

View

FLANNERY BCA APPEAL 41
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[ s b o, 0025.342 | Page 216
Comparable Photo Page

Bogower __ Cole & Emily Flannery —_— e —————— e — -
Progerty Address 1656 Stagecoach Rd Norwich 825-342a — = —]
oy ___Norwlch Coualy  windsor sule \T  IpCode 05055

Lender/Client Town of Norwich

Comparable 1
643 Patirell Rd
Prox. to Subject 4.66 miles E

Sale Price 1,600,000
Gross Living Area 2,340
Tolal Rooms 7

Tolal Bedrooms 3
Tolal Bathrooms 21

Location N;Res;
View B;Min;
Site 32,38 ac
Quality Q2

Age 32

Comparable 2
1355 Podunk Rd
Prox. lo Subject 3.52 miles SW

Sale Price 1,350,000
Gross Living Area 2,882
Tolal Rooms 10

Total Bedrooms 3
Total Bathrooms 20

Location N;Res;
View N:Woods;
Site 10.30 ac
Quality Q3

Age 15

Comparable 3
1490 Beaver Meadow Rd
Prox. lo Subject 0.60 miles S

Sale Price 1,560,000
Gross Living Area 2,757
Total Rooms 4

Total Bedrooms 1
Total Bathrooms 241

Location N;Res;
View N;Woods;
Sile 5.60 ac
Qualily Q2

Age 39

FLANNERY BCA APPEAL 42
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Building Sketch

r 1 mily Fl
Propeily Address 165 Slagecoach Rd Norwich 825-342a
Cy Norwich County \Windsor Ste v Tplode 05055
Lender/Client Town of Norwich
22
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Living Area Calculation Datalls
First Floor 26715qR 20%x 26 = 520
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2x18 = 36
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Location Map
Bowower  Cole & Emliy Flannery .
Property Address 165 Stagecoach Rd Norwich 825-342a -
Gy Norwich County  \Windsor sale vy lplode 05056
Lender/Clion own of Norwich
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Tax Map

[ i e o, 0026342 | ragg 219 |

Up Code

05055

o | '3

Boirower ___ Cole & Emily Flanner
PopetyMdiess 165 Stagecoach Rd Norwich 825-342a

State

Cowly _ WIndsor

VT

Gy Norwich

Lender/Client Town of Norwich

/ A
Parcel 1D: 03-050.200

Cercrptem 13\ aCE{SEAL
O 1 AU COUL

SN s 8 sTasreach s
SPAK 406102 1119
Poiypen Trpe. Fiomet
Llswed Acrts (mchdug @b parcein) 331

\\

(

Subject
165 Stageconch Rd Notwich 825-342a

Y

030N 00

Maaainn

Crsmm CONIERH “TATAL® annraical enftorars har a 12 madn ine . 1 ANNLAL AMNNE
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USPAP ADDENDUM . 0526342
[ Bowrorer Cole & Emily Flannety

Praperty Address 165 Slagecoach Rd Norwich 825-342a
Cly MNonwich Couty  \indsor Sl T Iplole  p5O55
LT Town of Nonwich

This repori was prepared undar the following USPAP reporting oplion:

x Appralsal Report This repart was prepared in accordance with USPAP Standards Rule 2-2(8).

D Restricted Appralsal Report This report was prepared In accosdance with USPAP Standards Rule 2-2(b).

Reasonable Exposure Time

My opinion of a raasanable exposure time for Ue subject properly at the market value staled in this report is: 0-3 months

Addtilonal Certifications
tcenify hal, to the best of my knoviledge and belief:

Ihave NOT performed services, as an appraiser of in any olher capacity, regarding the property that is the subject of this report within the
\lvee-year period immadiately preceding acceplance of this assignment.

D | HAVE perf services, as aHapp or i another capacity, regarding the property thatis the subject of this report wilhinthe three-year
period imimediately preceding ncceptanca of this assignment. Those services are described Intha camimgnts ey

— The statements of fact conlained in this report are true and comect.

— The reported analyses, opinions, and conclusions are limited only by the reporied assumptions and limiting conditions and are my personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

— Unless otherwise indicated, | have no present or prospective inlerest in the propesty thal is the subject of this report and no personal interest viith respect lo the parties
involved.

— I have no bias with respect (o the property that is the subject of this report or the parties involved with this assignment.

— My engagement in his assignment was not contingent upon developing of repoiting predetermined results,

— My compensation far completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause of
the client, the amount of the vakie opinlon, the altainimenl of a stipulaled resull, or the occurrence of a subsequent event directly relnted to the intended use of this appraisal.
— My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Praclice that
were in effect al the time this report was prepared.

— Unless otherwise indicated, | have made a personal inspection of the property that is \he Subject of this report.

— Unless olherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing Ihis certfication (I there are exceplions, the name of each
individual providing significant real property appraisal assistance is slated elsewhese in this report).

Addltional Comments

Appraiser is being paid $1,000 for the 2 reports
Intended user is Cole & Emily Flannery and/or their assigns
Intended use is market value for tax grievance

SUPERVISORY APPRAISER: (only if required)

APPRAISER: /
3
Signature: Signalure:
o

[ o8
Ve L inda A Vaudhan

Name:
Dale Signed: 08/29/2025 - Dale Signed:
State Certificalion #: 079-0058904 State Cerliicalion #:
or Slale License #: or Stale License #:
State: g1 State:
Exphration Date of Certification or License: 05/31/2026 Exphation Dale of Centificalion of License:
ERective Date of Appraisal: 04/01/2025 Supervisory Appraiser Inspection of Subject Pioperty: FLANN ERY BCA APHEAL 46
[C] oidmot [ exterior-onty flom Street [ taterior and Oedlat s
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Appraisal License

3
State of Vermont s
Rea! Estoto Appraisers gﬁ;
Centificd Residentisl Real Estale Appraiser oo
Linds A Vaughsn Notable Parsons |
0 Carpenter HIll R 2 |
Stratford Vermont 050729731, |
|
!
Spoclalles !
Credentisl §: | |
079.0058904 |
Matus: | I
Active | |
Bitoctive: ! |
Jun 01,2024 1 |
Explres: | I
May 31, 2070 | I
._}A.\.('.\_L-.)bz.%
Secrelary of Stale
P st e B s v o e B e N T ——
\ State of Vermont A
Pl sty Asganiurs
E*? Kk #d Wil P B v At *'
S &
|
|
Uads AVovghan
@OupmiERe
Nerman 90729791 |
Cradantial §; |
o o
Aattre vy of biole |
dun 013034 I
s
ey 34, 2010 (i
" - o |
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E&O
|Borrower  Cole & Emlly Flannery
|PopedyAddess 165 Stagecoach Rd Norwich 825-342a
Ciy Norwich County Windsor Sale  yT 2ip Code 05055 o
L lien Town of Norwich
G i DECLARATIONS
RE for
IAMERICAN. REAL ESTATE APPRAISERS
INSURANCE GROUP ERRORS & OMISSIONS INSURANCE POLICY

30t E, Fourth Strect, Clnctunati, O 45202

'THIS 1S BOTH A CLAIMS MADE AND REPUORTED INSURANCE POLICY.

THIS POLICY APPLIES TO THOSE CLAIMS THAT ARE FIRST MADE AGAINST THE INSURED

AND REPORTED IN WRITING TO THE COMPANY DURING THE POLICY PERIOD.

Insurance is afforded by the company indicated below: (A capital stock corporation)

Great American Assurance Compuny

Note: The | e Compuny selected above shull herein be referved to as the Company.

Policy Number:  RAP4117939-24 Renewulof:  RAP4117939-23

Progmm Administrator: Hexbert H. Landy Insumnce Agency Inc.
100 River Ridge Difve, Suite 301 Nonvood, MA 02062

Item 1.

Item 2.

Item 3.

ltem 4.

ftem 5.

ltem 6.
flem 7.

ltem 8.

naziol

Named Insured:  Linda A. Yaughan

Address: 69 Carpenter Hill Road

City, Stute, Zip Code:  Stafford, VT 05072

Pollcy Period: From _ 10/06/2024 To 10/06/2025

(Manth, Day, Year) (Month, Day, Year)
(Both dates at 12:0( a.m. Standard Time at the address of the Named Insured as stated in ltemn 2.)

Limits of Liabiity:

A. S__ Li00,000  Damages Limit of Linbility — Each Claim

B, s L,00B000  Clalm Expenses Limit of Linbility — Ench Cluim

C. s __1_-_'-@,@2____ Damnges Linit of Liability — Policy Aggregate

D, s_ 1L000,000  crim Expenses Linit of Liability - Policy Aggregate

Deductible (luclusive ol Clulm Expeuses):
A.S_ 000 __ Each Clalm
B.s_ 0.00 Aggregote
Premium: § 598.00

Retronctive Date (il applicable):  05/10/2004

Forms, Notlces nnd Endorsements witached:
D42100 (0¥/15) D42300 VT (09/15) 117324 (07/21)

D42402 (05/13) D42412 (03/17) D42413 (06/17) D42414 (08/19) &.’:Jq,f R

Authorized Representative

(03/15) Page | of
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File No,

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

Conditlon Ratings and Definitions
G1

The impravements have been recently constructed and have nol been previously occupled. The entire structure and all components are new
and the dwelling features no physical depreciation.

Nole: Newly constructed improvements that fealure focycled or proviously used rals and/or canbs fared now diveling
provided that the diwelting is placed on a 100 percent nawv foundation and o recysied and the ragy f havo been
rehablitatocramanulaclurgd info Wka-nave conditon. Improvements that have no! bean § 5 ipled are not “now" if they

have any signiticant physical dopreciation (thal is, nowly construciod divellings that have been vacant for an extended period of time without
adequale mainlenance or ypkeep).

c2

The Impr feature no deferred s, little o no physical depreciation, and require no repairs. Virtually ait building components
are new or have been recently repaired, refinished, or rehabilitated. Alt outdated components and finishes have been updated and/or replaced
vith components that meel current standards. Dwellings in this category are eilher almost nev/ or have been recently completely renovated and
are similar in condition lo new/ construciion.

Note: The Imp 1 a new property that is well maintained with no toferred maintenance and liitke or no physical
daprocition, or an older prapenly that has been recently complelely renovatod.

[+
The i are well maintained and feature limied physical depreciation due (o normal wear and tear. Some components, but not every
major bulldlng component, may be updated or recently rehabilitated, The struclure has been well maintained.

Nole: The improvement is in its lirsi-cycle of replacing shont-lived buiding (applances, lfoor ngs, HVAC, etc.} and is
being woll maintained, s estimaled offectiva age is loss than its actual age. It alsa may refloct a property in which the majority of
shont-lived buikding have boen repiaced bul not to the level of a complale enovaifon.

L i

c4

The improvements feature some minor e and physical deterioration due to normal wear and tear. The dwelling has been
adequately maintained and requires only minimal repairs to buitding comp /mechanical sy and cosmetic repairs. All major buitding
[ have been and are funciionally adequate.

P q

Note: The estimated olfective age may be close to or equal to its actual age. )t roffects a progeny in wihich some of the short-lived buiiding
have been roplaced, and some shon-ved building compononts are at or near the end of thelr physical lfe

thay still function adoquataly. Most minor repairs have been addressed on an ongoing basis resulting in an adequaloly malnlained Proporty.

C5
The improvements fealure obvious deferred maintenance and are in need of some significant repairs. Some building components need repalrs,
rehabliilation, or updating. The functional ulility and overall livabifity is due to ition, but tho ing remains

useable and funclional as a residence.

Nole: Soma slgniticant repairs ars negdod to the Improvements dus 1o the lack of adsquale mainisnance. If roflects a property in which many

of its short-lived buitding componenls are al the end of or have exceodod their physical lifo exp but remain

C6

Theimpr have I ge ar mair @ vith deficiencies or defects thal are severa enough to affect the safety,
soundness, of structural integrity of the imp The imp Its are in need of iai repairs and rehabilitation, including many

of most major components,

Nolo: Subslantial repairs are needad to the Improvements due lo tha Lxck of i or propery o 1 reffacts a properly
with conditions severe enough lo aliect the salely, soundness, or stniclural integrily of tho improvemenis.

Quallity Ratings and Delinltlons

Qal

Dvrellings with this quality raling are usuaily unique structures that are individuaily designed by an architect for a specified user. Such
residences typically are constructed from detaifed architeciural plans and specificatlons and fealure an exceplionally high tevel of workmanship
and exceptionally high-grade materlals throughout the interlor and exterior of the structure. The design fealures exceptlonaily high-quality

exlerlor 1ts and of lan, and cxceplionally high-quality interlor refinements. The workmanship, inaterials, and finishes
throug Ihe dwelling are of excep ly high quality.
Q2

Dveellings with this quality raling are often custom designed for construction on an individual property ovner's site. However, dwellings In

this quality grade aro atso found In high-qualily ract developmens featuring reslidence conslructed from Individual plans or (ram highly
modified or upgraded plans. The design features detailed, high quatity exterlor ornamentation, high-quality interlor refinements, and detail. The
wiorkmanship, ials, and finishes throughout the dwelling are generally of high or very high quallty.

UAD Veirsion 9/2011 (Updaled 1/2014)
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Quality Ratings and Deflnitions (continued)

Q3

Dwollings wilh this quality rating are residences of higher quality buitt from individual or readily avai designer plans in above d
trad oronani property owne's site, The design Includes significant exterlor ornamentation and Interiors

that are well finished. The workmanshlp exceeds acceplable standards and many materlals and finishes lhroughoul the dvzelling have been

upgraded fram “slock” standards,

Q4
Owelllngs with this quality rating meet or exceed the requirements of applicable building codes. Standard or modified standard bullding plans

are ulllized and the deslgn includes adequate fenestralion and some exterior ornamentation and interior s, wor p
finish, and equipment are of stock or builder grade and may feature soma upgrades.

as

Dwellings with this quality rating feature economy of construction and basic functionality as main consideratlons. Such dwellings feature a
plain design using readlly available or basic floor plans featuring minimal fenestration and basic fInishes with minimal exlerlor ornamentation
and [imited Interlor detail. These dwellings meet minimum bullding codes and are constiucted wiith inexpensive, stock matetlals

with limhed refinements and upgrades.

Qa6

Dwellings with this qualtty rating are of basic quality and lover cost; some may nol be suitable for year-reund occupancy. Such dwellings

are often bullt with simple plans or without plans, often ulilizing the lowest quality building materials. Such dwellings are often built or
expanded by persons who are professlonatly unskilled or possess only minimal construction skills. Electrical, plumbing, and ather mechanical
syslems and equipmenl may be minimal ar non-existent. Older dwelings may fealure one or more substandard or non-conforming additions
to the orlginal struciure

Definltians of Not Updated, Updated, and Remodeled

Not Updated

Littlo or no ar This descripli dos, butls not limited to, now homos.

Residential properties of fifleen years of age or less often reflect an original condition with no updating, if no major
components have been raplaced or updated. Those over fifeen years of age are alsa considered not updated if the
appliances, fixtures, and finlshes are predominanty dated. An area that is ‘Not Updated’ may still be vzell maintained

and fully functional, and this rating does not necessarily imply deferred maintenance of physlcal/funciional deterioration.

Updated
Thoarea of the home has bean modified to meot current market expectations. Those moditicalions
are limitod In lerms of both scope and cost.
An updated area of (he home should have an improved look and feel, or functional ulility. Changes that constilute
updates inctude refurbishment and/or replacing companents to meet existing market expectations. Updates do not
include significant akerations to the existing siructure,

Romodoled

Slgniticantfinish and/or structural changos have boan mada that increaso ulility and appeal through

i and/or

A remodeled area ceflecls fundamental changes that include mutliple alteralions. These alterations may include
some or all of the following: replacement of a major comp bathiub, or tile), refocation
ol ing/gas i fappliances, significant structural alierations (relocating vralls, and/or the addilion of)

square footage). This would include a complele gutiing and rebuild.

Explanatlon of Bathraom Count

Three-quarier balhs are counted as a full bath in all cases. Quarter balhs (baths that feature only a toilet) are not
included in the bathroom count. The number of full and hall baths is repotted by separaling the two values using a
period, where the full bath count Is represented ta the laft of the perlod and the half balh count is representod ta the
right of the period.

Examplo:
3.2 Indicales three full baths and tv/o half balhs,

UAD Version 9/2011 (Updaled 1/2014)
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Abbreviations Used in Dala Standardization Text

Abbreviation FullName ~ Flelds Where This Abbreviation May Appear
A Adversa Laocation & Viow
ac Acros Area, Site
AdjPrk Adjacent to Park Location
AdjPvr Adjacent to Pover Lines Locatlon
ArmLth Arms Length Sale Sale or Financing Concesslons
AT Atached Stiucture Deslgn (Style)
B Beneficlal Localion & View
ba Bathroom(s) Basement & Finlshed Rooms Below Grade
br Bedroom Basement & Finished Rooms Below Grade
BsyRd Busy Road Location
[4 Contracted Date Dato of Sale/Time
Cash Cash Salo or Financing Concessions
Comm Commercial inflluence Locatlon
Conv Convenlional Sale or Financing Concessions
cp Carport Garage/Carport
CitOrd Court Ordered Sale Sale or Financing Concessions
ClySky City View Skyline View Viev
ClyStr Cily Streel View View
[ Covered Garage/Carporl
DOM Days On Market Data Sources
(2 Detached Struciure Deslgn (Style)
dw Oriveviay Garage/Carport
e Explration Date Date of Sale/Time
Estate Estate Sale Sale or Financing Concessions
FHA Federal Housing Authority Sale or Financing Concessions
[’} Garage Garage/Carport
ga Attached Garage Garage/Carport
gui Bullt-in Garage Garage/Carport
gqd Detached Garage Garage/Carport
GliCse Golf Course Location
Glivw Galf Course View View
GR Garden Design (Style)
HR High Rise Design (Style)
in Interlor Only Slairs Basement & Finished Rooms Below Grade
Ind Industrial Location & View
Listing Lislng Sale or Financing Concessions
Lndil Landfill Locatlon
LdSght Limited Sight View
MR Mid-rise Design (Style)
Min Mounlaln View View
N Neutral Location & View
NonArm Non-Arms Lenglh Sale Salke or Finanding Concessions
o Other Basement & Finished Rooms Below Grade
0 Other Design (Style)
op Open Garage/Carpoit
Pik Park View View
Pstrl Pastoral Viev/ View
Pwrln Povser Lines View
PubTm Public Transportalion Location
Relo Relacation Sale Sale or Financing Concessions
REO REOQ Sale Sale or Finandng Concesslons
Res Residental Location & View
RH USDA - Rural Housing Sale or Financing Concessions
[1d Recreational (Rec) Room Basement & Finlshed Rooms Befow Grade
RT Row or Townhouse Design (Style)
s Seltlement Dale Date of Sale/Time
sD Seml-detached Structure Dosign (Style)
Short Short Sale Sale or Financing Concesslons
sf Square Feet Asea, Shie, Basement
sqm Square Meters Arca, Sile
Unk Unknown Dale of Sale/Timo
VA Velerans Administration Sale or Fnancing Concesslons
w Withdravm Date Oate of Sale/Time
wo Walk Out Basement Basemenl & Flnished Rooms Below Grade
Woods Woods View View
wir Water View View
WurFr Water Frontage Location
vau Walk Up Basement Basemenl & Finlshed Rooms Below Grade

UAD Version 9/2011 (Updated 1/2014)
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ACliburn@DOOLaw.com

From: Gretchjen Smith <gretchjensmith@yahoo.com>

Sent: Friday, July 11, 2025 2:56 PM

To: Gretchjen Smith; Cole Flannery; ACliburn@doolaw.com
Subject: Flannery Property Tax Grievance

Dear Town of Norwich Listers-

I have been asked to help in the grievance process on behalf of the Flannery Family located at 165 Stagecoach
Road-Norwich VT- as the new town assessment on their property does not align with current market conditions.
As for my credentials and real estate knowledge- I have been selling real estate for over 25 years for
Williamson Group Sothebys Real Estate located in Woodstock VT. Ihave sold over 200M in sales and rank
3rd highest selling real estate agent in Windsor County.

I have pulled several properties to help validate that the new assessed value on 165 Stagecoach is a ‘big reach’.
As you know, our area does not consist of ‘cookie cutter’ neighborhoods and we have to adjust home values
based on lots of variables such as square footage, fit/finish, acreage, location etc. Kindly see the properties
below that have similar square footage, although several are slightly older in age, they are still nicely appointed
and would properly align with the value of 165 Stage Road.

MLS# 5014556- 504 Chapel Hill Road- Sold 1,390,000 on 5/30/25. With 4 Bed, 3Full Baths, 4,000

square ft, built 2012, on 23 acres
MLS# 4993277- 220 Upper Turnpike Road- Sold. 1,300,000 on 5/6/2025. With 3 Beds, 4 Baths, 3635

square ft, built 1987, on 12.90 acres
MLS# 4950780- 33 Mitchell Brook Road- Sold. 1,050,000 on 4/4/2025. With 3 Beds, 3.5 Baths, 3000

square ft, built 2023  on 10 acres

All of these properties have similar features to 165 Stagecoach Rd- I can’t justify the new assessed value to be
1M-1.4M more.

Secondly- from a different angle: I have pulled MLS#4945399 located at 529 Kerwin Hill Road that sold for
1.9M on 6/6/23. This is a 30.90 acre estate with almost double the square footage at 6,000 square ft and built in
2007. It is a very large colonial with an exceptional location and the highest of craftsmanship on interior. How
can you justify a home at this caliber that sold 2 years ago to be lower than the assessed value of 165
Stagecoach Road that has less square footage, less land?

Lastly- Cost of replacement value does not come close to the new assessed value either.

In my professional opinion- the Flannery’s have been egregiously over assessed for their ‘ranch style’ home as
it would not sell in the current market conditions for anywhere near 2.4M- That neighborhood does not support

this value.
I am happy to speak further if you have any questions on data presented to you- Feel free to contact my cell
phone at 802-356-1873. 1 do hope the Assessors Office will please consider the data presented to fairly reflect

and adjust the property assessment on this property.

Kind Regards,
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Residential Single Family 529 Kerwin Hill Road Listed: 1/2/2021 $2,500,000
4842921 Norwich VT 05055 Closed: 2/7/2022 $2,500,000
Closed Unit/Lot # pomM: 382

County VT-Windsor Rooms Total i1
i VillDstLoc Bedrooms Total 4
Year Built 2007 Bathrooms Total 4
Architectural Style Colonial, Farmhouse, Bathrooms Full 3
g3 Federal Bathrooms Three Quarter0
i Color Yellow Bathrooms Half 1
B Total Stories 3 Bathrooms One Quarter 0
@l Taxes TBD No Total Finished Area 5,985
TaxAnnlAmt $34,014.16 Total Area 6,061
Tax Year 2020 Lot Size Acres 54.50
i Tax Year Notes Lot Size Square Feet 2,374,020

Footprint

Date Initial Showings Begin

Directions From Norwich Village/Dan & Whits take Union Village Road/Main Street north to
m the junction of 132 and Union Village to Kerwin Hill Road on left. Take Rte 132 to intersection
@ Q with Kerwin Hill Road. Left onto Kerwin Hill and all the way to the top past the Class 4 Road
Sign. Property on |eft. No sign.

Public Remarks At the end of a private road just a few miles' drive north of Ivy League Dartmouth College and one of the most plcturesque villages in Vermont, you will
find the stillness and privacy of Holiday Hill Farm, Controlling both sides of the road, the property's 54.5 acres of Vermont countryside encompass open meadows, fenced
pastures, northern hardwood forests, anclent grandfather stonewalls, The Federal-style farmhouse enjoys views across the valley to New Hampshire's White Mountains
and was built by Doug Gest and Co's renowned craftsmen, Providing the best of both worlds for those who are attracted to the charm and vernacular of a historlc Vermont
hill farmstead along with the comfort of ca. 2007 modern amenities, systems, and conveniences, the interior includes cherry floors, period moldings, two fireplaces with
lovely hand-built composed mantels and custom built-in cabinetry. With exacting standards and attention to detall, the resulting 11 room home offers a place for everyone
and everything — from the inviting four season porch that even in winter becomes the heart of the house to the Great Room with its open hearth and wood-burning
fireplace at one end linked by hand-hewn beams to the gourmet kitchen at the other, A private kingdom located two hours from Boston, four hours from NYC, and three
hours from Montreal, recreational, educational, and cultural opportunities abound — from skiing at Killington to world-class medical care at nearby Dartmouth Hitchcock.

STRUCTURE

Construction Status  ExIsting Estimated Completion Above Grade Finished Area 4,835
Rehab Needed No List $/SqFt Fin ABV Grade $517.06
Construction Materials Wood Frame, Clapboard Exterfor, Wood Exterior, Wood Siding Above Grade Finished Area Measured
Foundation Details Concrete, Poured Concrete Source
Roof Shingle, Wood Shingle, Wood Above Grade Unfinished Area 0
Basement Yes Above Grade Unfinished Area  Measured
Basement Access Type Interior Source
Basement Description Bulkhead, Climate Controlled, Concrete, Concrete Floor, Finished, Full, Insulated, Partially Below Grade Finished Area 1,150

Finished, Roughed In, Interior Stairs, Storage Space, Interior Access, Exterior Access, List $/SqFt Fin Below Grade

Basement Stairs Below Grade Finished Area Measured
Garage Yes Source
Garage Capacity 2 List $/SqFt Fin Total

Below Grade Unfinished Area 76
ROOMS DIMS. / LVL ROOMS DIMS. / LVL PUBLIC RECORDS
Foyer 24.1x6 1 Bedroom 12.4x11.5 2 Deed Recorded Type Warranty Map 05
Laundry Room 1 Office/Study 9,3x5 2 Total Deeds Block 115
Bathroom Half 7.1x5.7 1 Bedroom 19.11x13 3 Deed Book 210 Lot 300
Great Room 33.6x17.1 1 Bedroom 20x13.7 3 Deed Page 781 SPAN# 45014213216
Kitchen 20.1x12 1 Studio 26.3x10.2 B Deed 2 Book Tax Class  Homestead
Dining Room 15.7x15.3 1 Rec Room 25.2x22.5 B Deed 2 Page Tax Rate  1.80
Living Room 27.5x13.B 1 Exercise Room 21.4x15.2 8 Plan Survey Number Current Use Yes
Porch 23.4x15.8 1 Property ID 05,115.300 Land Gains No
Primary BR Suite  18,10x13.9 2 Zoning  residential Assessment Year 2017
Bathroom Full 15.4x9.9 2 Assessment Amount $1,441,400
Other 12.2x11.5 2
LOT & LOCATION
Development / Subdivision School District Dresden Waterfront Property No
Owned Land Yes Elementary School Marlon Cross Elementary School Water View No
Common Land Acres Middle/r School Francis C Richmond Middle Sch Water Body Access No
High School Hanover High School
. . Water Body Name
Road Frontage Yes Lot Features Agricultural, Country Setting, Farm, HorsefAnimal Farm,
Road Frontage Type Public, Unpaved, Fleld/Pasture, Hilly, Landscaped, Level, Major Road Frontage, Mountain Water Body Type
Privately Maintained View, Open, Recreational, Rolling, Secluded, Stream, Timber, Trail/Near  water Frontage Length
Trail, View, Walking Trails, Wooded, Near Paths, Near Skling, Near Waterfront Property Rights

ROW Length Snowmobile Tralls, Rural, Near ATV Trail Water Body Restrictions
ROW Width Suitable Use Agriculture, Farm, Horse/Animal Farm, Recreation,
ROW Parcel Access No Resldential

ROW to other Parcel No
Surveyed Unknown
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UTILITIES
Heating Propane, Hot Water, Multi Zone Utilities Phone, Propane, Underground Utllities
Cooling Central AC Internet Fiber Optic Internt Avail, Fiber Optic
Water Source Drilled Well Internet
Sewer Private, Septic
Electric Circult Breaker(s) Fuel Company
Electric Company
Cable Company
Phone Company
Internet Service Pravider
FEATURES
Exterior Features Barn, Bullding, Partial Fence, Garden Space, Appliances Gas Cooktop, Dishwasher, Dryer, Range Hood, Double Oven,

Outbuilding, Patio, Porch, Covered Porch, Enclosed Porch, Screened Porch, Wall Oven, Refrigerator, Washer, Water Heater off Boiler
Shed, Storage, Window Screens, ENERGY STAR Qual Windows, Heated Other Equipment Air Conditioner, CO Detector, HW/Batt Smoke Detector,

Porch, Stable(s)
Driveway Gravel

Wood Stove, Standby Generator
Accessibility Features 1st Floor 1/2 Bathroom, 1st Floor Hrd Surfce Fir

Parking Features Auto Open, Direct Entry, Finished, Heated Garage,
Storage Above, Driveway, Garage, Off Street, Parking Spaces 2,

Unassigned, Unpaved, Visitor, Covered, Attached
Flooring Ceramic Tile, Tile, Wood

Interior Features Cathedral Ceiling, Dining Area, Wood Fireplace, 2

Condo Name

Building Number

Units Per Building 1
Condo Limited Common Area
Condo Fees

Mobile Park Name
Mobile Make
Mobile Model Name
MobileSer#

Fee
Fee 2
Fee 3

Foreclosed/Bank-Owned/REO No
Planned Urban Developmt No
Rented No
Rental Amount

Exclusions
Restrictions None

CONDO -- MOBILE -- AUCTION INFO
Auction No
Auction Date
Auction Time
Auctioneer Name
Auctioneer License Number
Auction Price Determnd By

Mobile Anchor
Mobile Co-Op

Mobile Park Approval
Mobile Must Move

DISCLOSURES

Possession At Closing
Flood Zone No
Seasonal No
Easements Unknown
Covenants Unknown
Resort No

Current Financing None
Financing Options Cash, Conventional

Documents Available Deed, Property Disclosure, Survey, Tax Map

Power Production Type

Power Production Ownership

Mount Type

Mount Location

Power Production Size

Power Production Year Install

Power Production Annual

Power Production Annual Status
Power Production Verification Source

Timeshare/Fract. Ownrshp No
T/F Ownership Amount
T/F Ownership Type

POWER PRODUCTION
Power Production Type 2
Power Production Ownership 2
Mount Type 2
Mount Location 2
Power Production Size 2
Power Production Year Install 2
Power Production Annual 2
Power Production Annual Status 2
Power Production Verification Source 2
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Green Verification Body
Green Verification Progrm
Green Verification Year
Green Verification Rating
Green Verification Metric
Green Verification Status
Green Verification Source
Green Verification NewCon
Green Verification URL

Gretchjen Smith
Cell: 802-356-1873

gretchjen.smith@sothebysrealty.com

My Office Info:

Williamson Group Sothebys Intl. Realty

24 Eim Street.

Suite 3

Woodstock VT 05091
Off: 802-457-2000

Listed by:

View Listings

4842021 529 Kerwln Hili Road
HOME PERFORMANCE INDICATORS

Green Verificatn Body 2
Green Verificatn Progrm 2
Green Verificatn Year 2
Green Verificatn Rating 2
Green Verificatn Metric 2
Green Verificatn Status 2
Green Verificatn NewCon 2
Green Verification Source 2
Green Verificatn URL 2

Green Verificatn Body 3
Green Verificatn Progrm 3
Green Verificatn Year 3
Green Verificatn Rating 3
Green Verificatn Metric 3
Green Verificatn Status 3
Green Verification Source 3
Green Verificatn NewCon 3
Green Verificatn URL 3

PREPARED BY

Sothebys

NO IMAGE
AVAILABLE

Richard M Higgerson/ WiIillamson Group Sothebys Inti. Realty

Page 3 of 3

Subject to errors, omissions, prior sale, change or withidrawal without notice. Users are advised to Independently verlfy all Information. The agency referenced may or may not be the listing agency for this property,
PrimeMLS Is not the source of informatlon presented In this listing. Copyright 2025 PrimeMLS.
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Residential Single Family

5014556

Closed

504 Chapel Hili Road

Norwich

Unit/Lot #
3 @l County

VT 05055

VT-Windsor

VillDstLoc
8l Year Built 2012
Architectural Style Contemporary
Color
Total Stories 2

8l Taxes TBD No
TaxAnnlAmt $17,112.38
Tax Year 2024

Tax Year Notes

Date Initial Showings Begin

Directions

Virtual Tour brande...
Virtual Tour URL Unbrande...
Public Remarks StoneRidge: A custom designed energy efficient house bulit In 2012, Sited on a ridge (1400’ clevation) surrounded by (?3) forested acres accessed by &
% mile driveway off a well- maintained town road. The design offers a flexible floor plan with three separate private residences. The main floor boasts single-level fiving,

including an ensuite bedroom with a % bath, half bath off the hall, well-appointed kitchen, and apen living and dining area
integrated with the Main floor. Includes bwa-bedrooms, % bathroom and small kitchenelte, perfect for visiting family and fr

Page 1 of 3
Listed: 9/16/2024 $1,390,000
Closed: 5/30/2025 $1,390,000
DOM: 48
Rooms Total 14
Bedrooms Total 4
Bathrooms Total 4
Bathrooms Full 3
Bathrooms Three Quarter0
Bathrooms Half 1

Bathrooms One Quarter 0
Total Finished Area
Total Area 4,099
Lot Size Acres

Lot Size Square Feet
Footprint

4,000

23.00
1,001,880

The lower level is easily converted to fully
iends or short-term rentals, An additional large

one-bedroom apartment abave the garage offers versatile living options, ideal for multi-generational familles ar generating extra income. For those needing additional
space, a 750 sq ft unfinished third floar with two framed dormers and an open stairwell Is available for customization. The oversized three-car attached garage, and

several outhuildings provide limitless possibilities,

STRUCTURE

Construction Status Estimated Completion
Rehab Needed
Construction Materials Wood Frame

Foundation Details Poured Concrete

Existing

Above Grade Finished Area 2,500
List $/SqFt Fin ABV Grade $556.00
Above Grade Finished Area Other

Source
Above Grade Unfinished Area 0

Roof Asphalt Shingle, Fiberglass Shingle
Basament Yes Above Grade Unfinished Area Other
Basement Access Type Walkout Sourca
Basement Description Finished, Full, Interior Access Below Grade Finlshed Area 1,500
Garage Yes List $/SqFt Fin Below Grade $926.67
Garage Capacity 3 Below Grade Finished Area Other
Source
List $/SqFt Fin Total $347.50
Below Grade Unfinished Area 99
ROOMS DIMS./LVL ROOMS DIMS. / LVL PUBLIC RECORDS
Deed Recorded Type Other Map 03
Total Deeds Block 036
Deed Book 187 Lot 100
Deed Page 303 SPAN# 45014213270
Deed 2 Book Tax Class TBD
Deed 2 Page Tax Rate
Plan Survey Number Current Use
Property ID Land Gains
Zoning RR Assessment Year
Assessment Amount
LOT & LOCATION
Development / Subdivision School District Dresden Waterfront Property
owned Land Elementary Schoal Marlon Cross Elementary School Water View
Common Land Acres Middie/Jr School Francls C Richmond Middle Sch Water Body Access
High School Hanover High School
Water Body Name
Road Frontage Yes Lot Features Stream, Wooded
Road Frontage Type Public, Unpaved Water Body Type
Road Frontage Length 1 ‘\;V’a:e:fFrm:t:ge Lﬁtl:[ggl‘ hes
aterfront Prope gl
gg‘\:l' ;?::’gtg' Water Body Restrictions
ROW Parcel Access
ROW to ather Parcel
Surveyed Unknawn
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Heating Propane, Solar, Wood, Radlant

Cooling None

Water Source Private

Sewer Prlvate

Electric Circuit Breaker(s)

Exterior Features Deck, Garden Space, Patio, Porch, Shed
Driveway Gravel

Parking Features Auto Open, Attached, Detached
Flooring Hardwood, Laminate, Tile

Interior Features Central Vacuum, Attic with Pulldown

Vlew Listings
Page 2 of 3

UTILITIES

Utilities Other
Internet Unknown

Fuel Company

Electric Company

Cable Company

Phone Campany

Internet Service Provider

FEATURES

Appliances Dishwasher, Disposal, Dryer, Range Hood, Microwave, Wall Oven
, Gas Range, Refrigerator, Washer

CONDO -- MOBILE -- AUCTION INFO

Condo Name

Building Number

Units Per Building

Condo Limited Common Area
Condo Fees

Mabile Park Name
Mobile Make
Mobile Model Name
MobhileSer#

Fee
Fee 2
Fee 3

Foreclosed/Bank-Owned/REO No
Planned Urban Developmt
Rented

Rental Amount

Auction No

Auction Date

Auction Time

Auctioneer Name
Auctioneer License Number
Auction Price Determnd By

Mobile Anchor
Mobile Co-Op

Mobile Park Approval
Mobile Must Move

DISCLOSURES

Flood Zone Unknown
Seasonal No
Easements
Covenants Unknown
Resort

Exclusions

Timeshare/Fract, Ownrshp No

T/F Ownership Amount

T/F Ownership Type

POWER PRODUCTION

Power Production Type Photovoltaics Power Production Type 2
Powetr Production Ownership Seller Owned Power Production Ownership 2
Mount Type Mount Type 2
Mount Location Mount Location 2
Power Production Size 5.70 Power Production Size 2
Power Production Year Install 2012 Power Production Year Install 2
Power Praduction Annual pPower Production Annual 2
Power Production Annual Status Estimated Power Production Annual Status 2

Power Praduction Verification Source Public Records

Power Production Verification Source 2
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Green Verification Body
Green Verification Progrm
Green Verlfication Year
Green Verification Rating
Green Verification Metric
Green Verification Status
Green Verification Source
Green Verification NewCon
Green Verification URL

Gretchjen Smith
Cell: 802-356-1873

gretchign.smith@sothebysrealty.com

My Office Info:

Willlamson Group Sothebys Intl, Realty

24 Elm Street.

Suite 3

Woodstack VT 05091
Off: 802-457-2000

Listed by:

Subject to errars, omisslons, prior sale, change ar withdrawal without notice. Users are advised to Ind:

5014556 504 Chapel Hill Road

View Listings

HOME PERFORMANCE INDICATORS

Green Verificatn Body 2
Green Verificatn Progrm 2
Green Verificatn Year 2
Green Verificatn Rating 2
Green Verificatn Metric 2
Green Verificatn Status 2
Green Veriflcatn NewCon 2
Green Verification Source 2
Green Varificatn URL 2

Green Verificatn Body 3
Grean Verificatn Progrm 3
Green Verificatn Year 3
Green Verificatn Rating 3
Green Verificatn Metric 3
Green Verificatn Status 3
Green Verification Source 3
Green Verificatn NewCon 3
Green Verificatn URL 3

PREPARED BY

tL.
NO

IMAGE

AVAILABLE

Dave White/ OwnetEntry.com

Page 3 of 3

fy verify all lon. The agency referenced may or may not be the listing agency far this property.

PrimeMLS !s not the source of Infarmation presented in this listing. Copyright 2025 PrimeMLS.
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Residential Single Family 643 Pattrell Road
5013215 Norwich VT 05055
Closed Unit/Lot #
S o County VT-Windsor
Boas. . . 4k ViliDstLoc
Year Built 1993
Architectural Style Cape
3§ Color Grey
Total Stories 2
Taxes TBD No
TaxAnnlAmt $27,438.00
M Tax Year 2025

! Tax Year Notes

Date Initial Showings Begin

Page 1 of 3
Listed: 9/7/2024 $1,700,000
Closed: 11/1/2024 $1,600,000
poM: 19
Rooms Total 12
Bedrooms Total 3
Bathrooms Total 3
Bathrooms Full 2
Bathrooms Three Quarter0
Bathrooms Half 1
Bathrooms One Quarter 0
Total Finished Area 2,638
Total Area 4,484
Lot Size Acres 32.38
Lot Size Square Feet 1,410,473
Footprint 40X30

Directions From Norwich take Union Village Road to Pattrell Road. Left on Pattrell to the very

top.

a0
Virtual Tour URL Unbrande...
Virtual Tour URL Unbrande...
Public Remarks This extracrdinary Vermont country property offers total privacy, stunning long-range views, and an elegant home just minutes from Norwich Village
and Dartmouth College. A hidden gem in a serene, nature refuge; It is home to bluebirds, deer, barred owls and tree frogs. This classic center chimney Cape by

distinguished builder Doug Gest combines the charm of a true antique with all the modern amenities. Reclaimed brick hearths,

hand-planed raised paneled woodwork and

doors, and wide pine floors evoke a sense of history. The gracefully proportioned living room, dining room and den, each with its own fireplace, offer comfort and

sophistication, A striking "good morning” staircase leads to the second floor master bedroom and ensuite bath boasting handmade Italian tiles. Two additiona

| bedrooms

share a full bath and entrancing views. Two well-appointed offices, each with private entry, provide the ultimate work-from-home space in a peaceful setting surrounded
by gorgeous views of mountains, rolling lawns, fields filled with wiid flowers, and meticulously maintained gardens and stone patio, Access out the front door to hiking,

mountain biking, snowshoeing and cross-country skiing. The spring-fed pond, home to turtles and frags, is the finishing touch for this one-of-

absolutely heavenly setting.

STRUCTURE

Construction Status Existing Estimated Completion

Rehab Needed No

Construction Materials Wocd Frame, Wood Exterior, Wood Siding

Foundation Details Poured Concrete

Roof Wood Shingle

Basement Yes

Basement Access Type Interior

Basement Description Bulkhead, Concrete, Concrete Floor, Full, Interior Stairs, Storage Space, Unfinished, Interior
Access, Exterior Access

Garage Yes
Garage Capacity 2 Source

List $/SqFt Fin Total

Below Grade Unfinished Area
ROOMS DIMS. / LVL ROOMS DIMS. / LVL PUBLIC RECORDS
Mudroom 16.9x8.7 1 Bathroom Full 9.7X6.8 2 Deed Recorded Type Warranty Map 5
Kitchen 12.8x10.3 1 Office/Study 19.6X9.6 1 Total Deeds Block 095
Dining Room 16.5x14.11 1 Office/Study 19,3X9.8 1 Deed Book 238 Lot 200
Foyer 11.3X9.5 1 Bathroom Half 5.9X5.7 1 Deed Page 98 SPAN# 450-142-12512
Den 14,2X13 1 Deed 2 Book Tax Class  Non-Homestead
Llving Room 29.9X14.7 1 Deed 2 Page Tax Rate 2,32
Primary Bedroom  16.4X14.7 2 Plan Survey Number Current Use No
Other 14.7X6.6 2 Property ID 5-095-200 Land Gains No
Bathroom Full 10,11X9.5 2 Zoning RR10 Assessment Year 2024
Bedroom 12,8X11.6 2 Assessment Amount $910,600
Bedroom 13,2X11.3 2

LOT & LOCATION

School District Dresden

Elementary School Marlon Cross Elementary School
Middle/Jr School Francis C Richmond Middle Sch
High School Hanover High School

Development / Subdlvision
Owned Land Yes
Common Land Acres

Lot Features Country Setting, Field/Pasture, Landscaped, Level,
Mountain Vlew, Open, Pond, Pond Frontage, Secluded, Sloping, Timber,
Trail/Near Trail, View, Walking Trails, Water View, Wooded, Mountain,
Near Paths, Rural

Road Frontage No
Road Frontage Type Dead End, Dirt,
Gravel, Private Road, Public, Unpaved,

ROW Length 515 Suitable Use Residential
ROW Width 50
ROW Parcel Access Yes

ROW to other Parcel No
Surveyed Yes

Above Grade Finished Area
List $/SqFt Fin ABV Grade
Above Grade Finished Area
Source

Above Grade Unfinished Area
Above Grade Unfinished Area
Source -

Below Grade Finished Area
List $/SqFt Fin Below Grade
Below Grade Finished Area

Waterfront Property No
Water View No
Water Body Access No

Water Body Name
Water Body Type
Water Frontage Length

Waterfront Property Rights
Water Body Restrictions

FLANNERY BCA APPEAL 59
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5013215 643 Pattrell Road

View Listings

UTILITIES

Page 2 of 3

Utilities Propane, Sateliite, Telephone at Site,

Simple Energy
GMP

Heating Oil, Baseboard, Electric, Hot Water, Multi Zone, Mini Split
Cooling Mini Split Underground Utilities
Water Source Drilled Well, Private Internet Fiber Optic Internet
Sewer Concrete, Leach Field, On-Site Septic Exists, Private, Septic
Electric 200+ Amp Service, Circuit Breaker(s) Fuel Company
Electric Company
Cable Company

Exterior Features Garden Space, Natural Shade, pPatio, Storage,

Screens, Pouitry Coop
Driveway Gravel

Parking Features Driveway, Off Street, On-Site,

Unpaved, Covered, Barn, Attached
Flooring Softwood, Tile, Wood
Interior Features Wood Fireplace,

-ups, Primary BR w/ BA, Natural Light, Indoor Storage

Condo Name

Building Number

Units Per Building 1
Condo Limited Common Area
Condo Fees

Mobile Park Name
Mobile Make
Mobile Model Name
MobileSer#

Fee
Fee 2
Fee 3

Foreclosed/Bank-Owned/REO No
Planned Urban Developmt No
Rented No
Rental Amount

Exclusions
Restrictions None

Window Appliances Dishwasher, D
Water Heater off Boiler, Owned Water Heater,

Parking Spaces 2,

Phone Company

N/A - Dish
Consolidated

Internet Service Provider EC Fiber

FEATURES

Fan, Water Heater

ryer, Microwave, Gas Range, Refrigerator, Washer,
Exhaust Fan, Vented Exhaust

Other Equipment CO Detector, Radon Mitigation, Satellite, Satellite Dish,

Smoke Detector

Accessibility Features 1st Floor 1/2 Bathroom, 1st Floor Hrd Surfce Fir

3+ Fireplaces, Hearth, Laundry Hook

CONDO -~ MOBILE -- AUCTION INFO

Auction No

Auction Date

Auction Time

Auctioneer Name
Auctioneer License Number
Auction Price Determnd By

Mobile Anchor
Mobile Co-Op

Mobile Park Approval
Mobile Must Move

DISCLOSURES

Possession At Closing
Flood Zone No
Seasonal No
Easements Unknown
Covenants Unknown
Resort No

Current Financing None
Financing Options Cash, Conventional

Documents Available Deed, Property Disclosure, Right-Of-Way (ROW),

Survey, Tax Map

Power Production Type

Power Production Ownership
Mount Type

Mount Location

Power Production Size

Power Production Year Install
Power Production Annual
pPower Production Annual Status

Photovoltaics
Seller Owned
Tracker
Ground

Estimated

Power Production Verification Source Owner

Timeshare/Fract. Ownrshp No
T/F Ownership Amount
T/F Ownership Type

POWER PRODUCTION

Power Production Type 2

Power Production Ownership 2
Mount Type 2

Mount Location 2

Power Production Size 2

Power Production Year Install 2
Power Production Annual 2
Power Production Annual Status 2

Photovoltaics
Third-Party Owned
Fixed Rack
Ground

Estimated

Power Production Verificatlon Source 2 Owner
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HOME PERFORMANCE INDICATORS

Green Energy Generation Solar Green Verificatn Body 2

Green Indoor Air Quality Moisture Control Green Verificatn Progrm 2

Green Verificatn Year 2
Green Verificatn Rating 2
Green Verificatn Metric 2
Green Verificatn Status 2
Green Verificatn NewCon 2
Green Verification Source 2
Green Verificatn URL 2

Green Verification Body Green Verificatn Body 3
Green Verification Progrm Green Verificatn Progrm 3
Green Verification Year Green Verificatn Year 3
Green Verification Rating ) Green Verificatn Rating 3
Green Verification Metric Green Verificatn Metric 3
Green Verification Status i Green Verificatn Status 3
Green Verification Source Green Verification Source 3
Green Verification NewCon Green Verificatn NewCon 3
Green Verification URL Green Verificatn URL 3
PREPARED BY

Gretchjen Smith
Cell: 802-356-1873
gretchjen.smith@sothebysrealty.com

My Office Info: \
Willlamson Group Sothebys Intl. Realty NO IMAGE
Suite 3 -
Woodstock VT 05091

Off: 802-457-2000

Listed by: Richard M Higgerson/ Hlggerson & Company

Subject to errors, amissions, prior sale, change or withdrawal without notice. Users are advised to independently verify alf Information. The agency referenced may or may not be the listing agency for this property.
PrimeMLS is not the source of Information presented in this listing, Copyrlght 2025 PrimeMLS.
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10-012 300 f RESIDENTIAL TotalCard / Total Parcel
AP LOT l:R; 2025 Abstract APPRAISED: 2,587,600/ 2,587,600
- SuB USEVALUE: 2,587,600/ 2,587,600
JERTY LOCATION IN PROCESS APPRAISAL SUMMARY ASSESSED: 2,587,600/ 2,587,600
| AltNo Direction/Street/City || Use Code Land Size Buiding Value Yard ltems Land Value Total Value Legal Description User Acct
354] DUTTON HILL WEST, NORWICH |[6o 30400 . 162,200 ~ 182,200] [TTACHES & DWL 450-142-1135
ERSHIP [ | ] 121 2500 22,500 22,500 GIS Ref
1 WHITAKER MICHAEL G 11 2.000 2,039,100 82,800 261,000 2,382,900|
o 2:[STEVENS MARY '
g Total Card 34,900 2.039,100) 82,8001 265.700° 2,587,600 | Entored Lot Size GIS Ref , .
T DUTT O LD Total Parcel : 31?,900 2,038,100 az,aoo. . 485,700 2,5'3?.600 ; Total Land: 134.9 Insp Dake airio f
e Source: |Market Ad Cost | Total Value per SQ unit (Card: [515.91 | /Parcel:[516.91 ™ Land Unit Type: |AC T Properties Inc.
S NORWICH PREVIOUS ASSESSMENT ParcellD [10-012:300 [TeT USER DEFINED
rov: VT | Crtryl | Own Oce:| Tax¥r Use Cai  BlcgValue  Ydllems | LandSize LandValue TotalValue Asses'd Value Noles Date R Prior Id # 1:10-012.300
‘stal:|05055 | Type:[TOWN _ |[023 11 GL  1,101,200( 79700 348 308200, 1489100 1,489,100 'Year End MRS __pRINT Prior Id # 2:
JIOUS OWNER 202 11 GL 1,101,200 79700 349 308,200, 1,488,100 1,489,100 Year End Rol /812022 Date | Time Prior Id # 3:
er 1:CATHERWOOD - EDWARD 2022 11 AB 1,101,200 78700 349 308200 1,489,100 1,488,100 'NEMRC E/1/2022 =t Priorid # 1:
o 2- GATHERWOOD - TERAI L e TG Thoia0 7o s a0 t@sin ___ Yewbwral __ eimeosr 00 20 Z02T [ Pieridez
1 1:1354 DUTTON HILL BD 2021 11 AB 1,101,200 79700 348 308200] 1,489,100 1,488,100 NEMRC 511812021 LAST REV Priorld # 3:
Gity: INORWICH 2020 11 Gl 1,101,207 79700 343 308,200, 1,489,100 1,489,100 Year End Rol 7/28/2020 Date | Time [ Priorid#1:[10-012
oV VT TC mryl 2020 11 AB 1,101,200; 78700 34.9 308,200! 1,489,100 1,489,100 6/3/2020 _|04/01/25 |14:31:32 | Prior Id # 2:|300
0505 2019 11 GL 1101,200. 78700 349 308,200 1,488,100 1,489,100 '6/19/2019 i Priorld3 2
RATIVE DESCRIPTION SALES INFORMATION TAX DISTRICT [ _ : l PAT ACCT. 511 ASR Map
Jarcel contains 34.9 ACRES of land mainly classified as Grantor ‘Legai Ref Type Date Sale Code SalePrice | V. Tst Verif Notes Fact Dist:
3 2 with a COLONIAL Building built about 1995, havirg CATHERWOCD EDWA 225415 2 622017 1820,000{No No ‘ Reval Dist:
rily CLAPBOARD Exterior and 5016 Square Feet, with 1 CATHERWOOD 225-410 7 6/22017  FAMILY §ALE No No 8-DINORCE Year
3 Baths, 1 ¥4 Bath, 2 HalfBaths, 10 Rooms, and 4 Bdrms. | [CATHERWOOD,EDWA 1200858 172011 FAMILY SALE o i LandReason:
KAY P CATHERWOO  |198/402 10/6/2010  ADMIN TRANS No ‘No = -
ER ASSESSMENTS ¥ I . _ I e | i
fe DescripNo Amount Com. Int | CivilDistrict:
| Ratio:
--{ BUILDING PERMITS ACTIVITY INFORMATION
- | Date Number Descrip  Amount C/O LastVisit FedCode F.Descrip Comment Date Result By Name
JPERTY FACTORS : 3/10/2025 FIELD REVIEW PB  PAUL-KAT
1] Code [Description | % | item | Code | Description 11/1/2023 MEASURE DR DOUGKRT
RR__|RURALRE [100 | water 5/21/2018 FIELD REV A ASSR
Sewer 5/9/2018 MEAS/LEFT CD 1 NEMC
Electr l - 112212015 C-MEAS 5 MKRAJESKI
Census: Exmpt ' 7/30/2012 MEAS+INSPCTD 3 RFAVOR i
Slood Haz:
00, oo 100 | Topo = - T T o
& |12 100 | Street .
EE 100 | Gas: : . - | Sign: e /]
2 o S s e itman e ES e e e 1ON: | sEgiFcaTIc GF WISIT 50T JATE
ND SECTION (First 7 lines only) g EEIFCATICH OF VISIT HOT SATA —
[==T 1 o ) Depth/ . LT  Base Unit ] .. Neigh Neigh Appraised  Alt Spec  J N i
e Bsﬁcnpnan Fact No of Units PriceUnits Unit Type  Land Type Factor Vale  Price Adj  Neigh e Mod M1 % infi2 % Infi3 % Value Class % land Code Fact Use Value Notes
R% 2 1 SITE ACRE SITE 10 0;140000. 180N3 120 VW3 352,000 252,000
| RESD2 1 EXCESS Sl SITE 1.0 0 7500 120:N3 120 9,000: 5,000
| RESD2EXC 28 ACRES  EXCESS 10 0 75000 120N3 120 b = 22500 _ 22500 -
) CUBRENT U 304 ACRES  EXCESS 10 D 7500. O0BO:N3 120 182,160 182,200 .
tal AC/HA: [34.90000 | Total SF/SM: {1520244 | Parcel LUC:[11  |RESD2 | Prime NB Desc [NORWICH | [ Total]  465,660| Spl Credit] [ Tow] 465,700]

sclaimer: This Information is believed to be correct but is subject to change and is not warranteed.

Database: AssessPro - WebProNorwich

apro

2024



RIOR INFORMATION BATH FEATURES COMMENTS SKETCH

Type:[6 - COLONIAL | |[FulBath|i | Rating:|GOOD PDAS; OTF = 3 SINKS, JET TUB . 11/23 EG. 2% L
Sty Ht[2 - TWO STORY ABath:[2 | Rating:|AVG/GD
[Units:[i__ | Towk[i | |3/4Bath:{f | Rafing:|AVERAGE e SFL ba o 18| WK
dation: {1 - CONCRETE A 3QBth Rating: GAR SFL
Frame:|1 - WOOD 1/2 Bath:{2 | Rating:|AVERAGE 5 FFL |7
eWall:[2 - CLAPBOARD A HBth: Rating: % =
ic Wall: [ T%[ OthFix[4 | Rating:[AVERAGE | RESIDENTIAL GRID
Struck |11 - GABLE "OTHER FEA 15t Res Grid | Desc:|Line 1 [ # Units[1 HST |15
Cover:|[1 - ASPHALT SH Kits[1 | Rating:{GOOD level |FYLRDR D KFRRRBAFBHB L 0O OFF |4
Color:|WHITE A Kits: Rating: Other . it HST 3
[ Desir. Frpk|1 | Rating:AVERAGE | |Jpper -' _ ! FFL
WSFiue: Rating: Lv2 ' ’ o il
ERAL INFORMATION |_aing: TE , 10 28 2
radeBe - GOOD (4 cri?no INFORMATION S | —
rBit[19e5 [ EfYrBI: cation: ST T T
T e = Totals | RMs:|10 [BRs:|4 [Baths:[i [ HBJ2 |
sdict: Fact]. Floor. REMODELING  RES BREAKDOWN 0 o
Const Mod: % Own: Exterior. NoUnt BRMS BRS FL i::::
imp Sum Adj: ’DEP:EI?:EI:A\TION Interior: T 10 4 M _ BMT
‘RIOR_lNFORMATION Phys Cond: |GD - Good 7.5% A;ig;g;:z: 7 26 7
g HFL: ISTD Functional: % Baths: OFP
(ntwal[1 - DRYWALL D— % L S=S = -
7 4 Plumbing:
int Wal: [ J
e pecial: % [ Electric:
artition:|T - TYPICAL Overide: % - Totals
Floors: |3 - HARDWOOD ' Heating:
L . Total: | 75(% [General: | 1o ¢ SUB AREA SUB AREA DETAIL
: oo i SCARPEL l 30“ CALC SUMMAR Code Descripion Area-SQ  Rate-AV | Undepr Value Sub % i %
smot FIF 2o EONGRETE Basic §/ 50:[185.00 COMPARABLE SALES FFL__ 1STFLOOR 2298 170000 290312 Area Usbl DEP  qype QU ATEN
0L Size Ad:[0.80909908 || Rate  ParcellD  Typ [Date SelePice  |[SF BNDFLOOR 2112 156400 330310(BMT__ 100/FLA N
nnt Gar: | Const Adj-|1.0209997 |- — oo oo ..__|lBMT BASEMENT | 5008 o13s0|  sgss|
Electric:|3 - TYPICAL Adj $/5Q:|169.996 i —JlGAR  'GARAGE ! 624 37.660 23,501
sulation:|2 - TYPICAL Other Features: |85204 | HST  .HALF STORY i 608 156.400 95,027}
ttvs Ext:[S Grade Factor [1.95 ; CAT  CATHCEILING | 288 42500 12,240
i PR NEHD 10200000 ' oo oopmeoe - 4o mowl tms
=) g3 - ] i g . I ,320.
e e [ WiAG/SQ: | [AvRate]  [Ind.vall ] Net Skelched Avea: [B2# | Toll] TO7] T T T
Heated: [100 % AC:[100 Ad Torl 2204395 Juris. Factor: Before Depr: [331.49 Size Ad] 5015.588] Gross Area| 8504] FinArea s i
olar HW:[NO | Central Vac: |Yes Depreciation: |165330 Special Features: |0 Val/Su Net: [247.34 IMAGE . .
>om Wal % Sprinkled Depreciated Total: |2039066 Final Total: [2039100 Val/Su SzAd [406.55 AssessPro Patriot Properties, Inc
BILE HOME | Make]| [| Model:]| |[ serial #| | Year| || Color
:C FEATURES/YARD ITEMS PARCELID [10-012-300
le Descripfion A Y/S Quy Size/Dim Qual Con Year UnitPrice D/S Dep LUC Fact NBFa  ApprValue  JCodJFact  Jurs. Value
GERAGEL D Y 116%24 B AV 1995 60781 30 11 16,300 16,300
GARAGE AY 16X18 B AV 1995 7200T 30 11 5,400 5400 |
0P AY 16X6 B AV 1985 4950T 30 11 1,200 1200)
PEOLI-G DY 120X40 C AV 1995 4647 45 11 19,600 19,600
CABIN DY 124X16 A AV 1935 121257 30 11 32,600 32,600
_ FISEPLACE A Y 11 B AV 1995 5250007 30 11 3,700 3,700
PATIO DY 18x24 B AV 1985 1702T 30 11 2,300 2,300
| GENERATOR DY 11 C AV 2023 T 0 11 P
SHEDIFR DY 19x9 C AV 2023 47T 2 11 1,700 1700) -
are:[N | [ TotalYarditems:| 82,800] [ Tolal Special Featues: | | Totak| 82,800|




7/15/25, 10:39 AM 354 Dutton Hill Rd, Norwich, VT 05055 | Redfin
n | City, Address, School, Agent, ZIP E] Buy v+ Rentv Sellv Mortgage *  Real Estate Agents - Feed

& Search Overview Sale & tax history Property details Neighborhood Climate Q Favorite £ Edit Facts ~

OFF MARKET

) 2 § ) . ' ' ‘ I = A K 36 photas

Listed by Richard Higgerson « Four Seasons Sotheby's Int'l Realty. Bought with Martha E. Diebold/Hanover.
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LAST SOLD ON JUN 1, 2017 FOR $1,820,000

354 Dutton Hill Rd, Norwich, VT 05055

$3,203,759 5 6 6,770
Redfin Estimate Beds Baths Sq Ft

Is this your home?

1 own 354 Dutton HillRd J
Track this home's value and nearby sales activity

About this home

Constructed in 1996 and substantially expanded by the original owners in 2010, Dutton
Hill combines absolute privacy, panoramlc mountain views and a spectacular residence in
an unparalleled location in the highly desirable Bragg Hill Road neighborhood just minutes
from Norwich village, Dartmouth College and the Dartmauth Hitchcock Medical Center.
The house, sited with thoughtfulness and taking care to fit unassumingly into the
Vermont countryside, blends the vernacular of the colonial exterlor with the highest
degree of interior fit and finish utilizing granite, marble, onyx, red birch and mahogany.
Recent upgrades and additions include the creation of an exquisite master suite, a salt
water pool with beautifully constructed pool house, outdoor kitchen and entertainment
area and extensive perennial, water gardens and stone work as well as a build out of the
lower level of the house featuring a state of the art home theater and gym.

Show less ~

Single-family 1996 34.9 acres
Property Type Year Built Lot Slze
$473 = 3 car garage

Est. Price/Sq.Ft. Parking

Listed by Richard Higgerson « Four Seasons Sotheby's Int'l Realty
Bought with Jane Darrach « Martha E. Dlebold/Hanover

Redfin checked: a minute ago (Jul 15, 2025 at 10:34am) » Source: PrimeMLS #4378998

Redfin Estimate

$3,203,759

4 $1.4M since sold in June 2017 4 $200K since May

“Q) Recently sold homes lr~ Estimate history [@ Homes for sale

I e e
$0LD DEC 29, 2024

| SOLDMAY 30,2025 . -

———

'SOLD JUL 1,2025

$1,725,000 B $875,000 G

$2,900,000 A

354 Dutton Hill Rd, Norwich, VT 05055 | Redfin

Thinking of selling?
Estimated sale price

$3.04M - $3.62M

Sell confidently with a local market
expert in Norwich.

[ Reduest consuitation
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7/15/25, 10:39 AM 354 Dutton Hill Rd, Norwich, VT 05055 | Redfin

J UBUS W Udald V,oT4dY L 4 uBUS O Udlliy 47UV sy 4 ucus O.J PDdallla 3170 34|
95 Elm St, Norwich, VT 05055 49 Plns Tree Rd, Norwich, VT... 185 Upper Pasture Rd,...
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Clalm this home to recelve a free report every month with

insights on the changing estimate. L lown 354 Dutton Hill Rel ’

Homeowner tools

L{ View owner dashboard >
Track your estimate and nearby sale activity

Vi Edit home facts 5
Review property details and add renovations

) Manage photos 5
Update home photos or make them private

o Local market trends >
Homes go pending in 66 days

Sﬂ Rental estimate 3
Est. $4,364 per month, based on comparable rentals

Rental estimate

$4,364 /[mo

Based on similar rentals

$$$ List your home for rent
‘ on Redfin for free

Get started for free
Sale history for 354 Dutton Hill Rd
Today
Jun 2, 2017 Sold (Public Records) $1,820,000
Date Public Records Price
Jun, 2017
Jun 1, 2017 Sold (MLS) (Closed) $1,820,000
Date PrimeMLS 14378998 Price
May 25, 2017 Pending — FLANNERY BCA APPEAL 66
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354 Dutton Hill Rd, Norwich, VT 05055 | Redfin

Apr 17, 2017 Contingent (Active with —_
Date Contract) Price
PrimeMLS #4378998
Mar 23, 2017 Price Changed $1,995,000
Date PrimeMLS #4378998 Price
Jul 17, 2016 Relisted (Active) —
Date PrimeMLS #4378998 Price
Jul 17, 2016 Delisted —
Date PrimeMLS 4378998 Price
Mar 1, 2016 Price Changed $2,149,000
Date PrimeMLS #4378998 Price
Jul 24, 2015 Relisted (Active) —
Date PrimeMLS #4378998 Price
Jul 17, 2015 Delisted -
Date PrimeMLS #4378998 Price
Feb 3, 2015 Listed (Active) $2,399,000
Date PrimeMLS #4378998 Price
"
Tax history for 354 Dutton Hill Rd
Year Property Tax Land + Additions = Assessed Value @
2023 $29,722 (-20.8%) $308,200 $1,180,900 $1,489,100
2022 $37,518 (+3.4%) $308,200 $1,180,900 $1,489,100
2021  $36,272 (+3.3%) $308,200 $1,280,900 $1,489,100
2020 $35,129 (+1.5%) $308,200 $1,180,900 $1,489,100
2019 $34,596 $308,200 $1,180,900 $1,489,100
Show more tax history v
Property details
@& Parking v
Q% Interior v
@ Exterior v
® Financial v

_ - FLANNERY BCA APPEAL 67
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@ Sold - Apr 4,2025

Last sold for

$1,050,000

3bed 3.5bath 3,002sdft 10 acra lot

33 Mitchell Brook Rd, Norwich, VT 05066
Single Family ., 2023
QN Y P

Property type Year built
A $350 _ '2 Car
Price per sqft Garage

B

$11M In 2025
-Lastsold

=’ésr NORWICH |

Google} . Map dala H2025
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o) All 40 photos

Ny e e EET

@ Sold - May 6,2025

Last sold for
$1,300,000
$bed 4bath 3,635sqft 129 acre lot

220 l_;_]pper-"l_"urnpike Rd, Norwich, VT 05055

. Single Family , 1987 e $1:3Min2025
@ Property type ? Year buiilt m Lest sold
0 $358 = 3cCar
Price per sqft Gerage
3

@.ﬁﬂb ' hop dala 12025
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07/10/2025 04:41 PM Page 1 of 3
Residential Single Family 1490 Beaver Meadow Road Listed: 3/7/2024 $1,450,000
4987219 Norwich VT 05055 Closed: 6/14/2024 $1,560,000
Closed Unit/Lot # DOM: 5

YR N oy SRTNEIRERS TR County VT-Windsor Rooms Total 10
Anaal LSRR da VilIDstLoc Bedrooms Total 3
b 8l Year Built 1986 Bathrooms Total 4
Architectural Style Contemporary Bathrooms Full 1
Color Bathrooms Three Quarter 2
i Total Stories 2.5 Bathrooms Half 1
v.i Taxes TBD No Bathrooms One Quarter 0
b7l TaxAnnlamt $20,432.00 Total Finished Area 4,196
e Tax Year 2023 Total Area 4,556
- Tax Year Notes Lot Size Acres 5.60
Lot Size Square Feet 243,936
Footprint

- 'Date Initial Showings Begin

m Directions From the Norwich Inn on Main Street, turn onto Beaver Meadow Road. Go 4.6
miles to house on right.

Property Panorama VTour

Public Remarks Extremely high quality home in private location on 5.6+/- ac In Norwich. Exquisitely renovated with an open floor plan, the fabulous kitchen with
Thermador appliances, granite counters and attractive lighting is designed to allow you to entertain groups of all sizes. An outstanding master suite features luxurious
ensuite baths and an adjoining raom for relaxation, exercise or office. The lower level, with private entrances to each of its comfortable bedrooms, has abundant natural
light, a very pretty sitting room and a wine cellar. A total of three screened porches -- one on each level; beautiful cherry millwork; gorgeous landscaping. Add to that
an adorable guest house or rental with 1100 sq ft of space on one level, with one bedroom, one bath, sweet kitchen with cherry cabinets, radiant heated flooring and

remarkable light, Garage space for 4 cars, A truly great one!

STRUCTURE

Construction Status ExlIsting Estimated Completion Above Grade Finished Area 3,182
Rehab Needed List $/SqFt Fin ABV Grada  $455.69
Construction Materials Wood Frame, Shake Slding, Wood Siding Above Grade Finished Area Public Records
Foundation Details Concrete Source
Roof Asphalt Shingle Above Grade Unfinished 0
Basement Yes Area
Basement Access Type Interior Above Grade Unfinished Other
Basement Description Finished, Full, Interlor Stairs, Walkout Area Source
Garage Yes Below Grade Finished Area 1,014
Garage Capacity 4 List $/SqFt Fin Below Grade $1,429.98

Below Grade Finished Area Other

Source

List $/SqFt Fin Total $345.57
ROOMS DIMS. / LVL ROOMS DIMS. / LVL PUBLIC RECORDS
Kitchen 24'9 X 13'5 1 Den 17'5 X 13'5 B Deed Recorded Type Warranty Map
Dining Room 13'9X 12'7 1 Wine Cellar 7'X7 B Total Deeds Block
Living Room 16'9 X 12" 1 Bathroom Full B Deed Book 241 Lot
Bathroom Half 1 Deed Page 767 - SPAN# 45014211603
Primary Bedroom  20' X 132 2 Deed 2 Book Tax Class  Homestead
Offlce/Study 13'8 X 10 2 Deed 2 Page Tax Rate
Library 16'X 6'L 2 Plan Survey Number Current Use
Bathroom Full 2 Property ID Land Gains
Bathroom Full 2 Zoning RR Assessment Year
Bedroom 183X 14' B Assessment Amount
Bedroom 21'X 12'6 B

LOT & LOCATION
Development / Subdivision School District  Dresden Waterfront Property
Owned Land Elementary School Marion Cross Elementary School Water View
Common Land Acres Middle/Jr School Francis C Richmond Middle Sch Water Bady Access
High School Hanover High School
] . . . Water Body Name
Road Frontage TBD Lot Features Country Setting, Landscaped, Sloping, Trail/Near Trail
Road Frontage Type Public Water Body Type
Road Frontage Length ‘%a:el‘rfFrOl:t:ge Lstr;,ggil s
aterfront Prope g

ROW Length Water Body Restrictions

ROW Width
ROW Parcel Access
ROW to other Parcel
Surveyed Yes
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UTILITIES

Heating Propane, Wood, Basehoard, Hot Water, Radiant Floor Utilities Phone

Cooling Central AC Internet High Speed Intrnt at Site

Water Source Private

Sewer Private

Electric Circuit Breaker(s) Fuel Company

Electric Company

Cable Company

Phone Company

Internet Service Provider

FEATURES
Exterior Features Deck, Guest House, Patio, Screened Porch Appliances Dishwasher, Dryer, Gas Range, Refrigerator, Washer, Wine
Driveway Paved Cooler
Parking Features Detached Other Equipment CO Detector, Smoke Detector

Flooring Carpet, Hardwood, Tile
Interior Features Cathedral Ceiling, Wood Fireplace, Kitchen Island,
Skylight, Walk-in Closet, 1st Floor Laundry

CONDO -- MOBILE -- AUCTION INFO

Condo Name Auction No

Building Number Auction Date

Units Per Building Auction Time

Condo Limited Common Area Auctioneer Name

Condo Fees Auctioneer License Number

Auction Price Determnd By

Mobile Park Name Mobile Anchor

Mobile Make Mobile Co-Op

Mobile Model Name Mobile Park Approval

MobileSer# ; Mobile Must Move
DISCLOSURES

Fee

Fee 2

Fee 3

Foreclosed/Bank-Owned/REQ No Flood Zone No

Planned Urban Developmt Seasonal No

Rented Easements

Rental Amount Covenants No

Resort
Exclusions

Timeshare/Fract. Ownrshp No
T/F Ownership Amount
T/F Ownership Type

POWER PRODUCTION

Power Production Type Power Production Type 2

Power Production Ownership Power Production Ownership 2

Mount Type Mount Type 2

Mount Location Mount Location 2

Power Production Size Power Production Size 2

Power Production Year Install Power Production Year Install 2

Power Production Annual Power Praduction Annual 2

Power Production Annual Status Power Production Annual Status 2
Power Production Verification Source power Production Verification Source 2
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HOME PERFORMANCE INDICATORS

Green Verificatn Body 2
Green Verificatn Progrm 2
Green Verificatn Year 2
Green Verificatn Rating 2
Green Verificatn Metric 2
Green Verificatn Status 2
Green Verificatn NewCon 2
Green Verification Source 2
Green Verificatn URL 2

Green Verification Body Green Verificatn Body 3
Green Verification Progrm Green Verificatn Progrm 3
Green Verification Year Green Verificatn Year 3
Green Verification Rating Green Verificatn Rating 3
Green Verification Metrlc Green Verificatn Metric 3
Green Verification Status Green Verificatn Status 3
Green Verification Source Green Verification Source 3
Green Verification NewCon Green Verificatn NewCon 3
Green Verification URL Green Verificatn URL 3
PREPARED BY
Gretchjen Smith

Ccll: 802-356-1873
gretchjen.smith@sothebvsreait\{.com

-

My Office Info:
Williamson Group Sothebys Intl. Realty NO |M AGE
24 Elm Street, NS BV AT B
Suite 3 AVAILABLE
Woodstock VT 05091

Off: 802-457-2000

Listed by: Jane Darrach/ Martha E, Diebold/Hanover

Subject to ertars, omisslons, prior sale, change ar withdrawal without notice. Users are advised to Independently verify all Information. The agency referenced may or may not be the listing agency for this property.
PrimeMLS Is nat the source of Information presented in this listing, Copyright 2025 PrimeMLS.
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Residential Single Family 55 Wallace Farm Road

4939973 Norwich VT 05055

Closed Unit/Lot #
County VT-Windsor
VillDstLoc
Year Built 1980
Architectural Style Colonial
Color
Total Staries 2
Taxes TBD No
TaxAnnlAmt $17,846.00
Tax Year 2021

1P

Public Remarks

Construction Status
Rehah Needed

Existing

Tax Year Notes

Date Initial Showings Begin

Directions

STRUCTURE

Estimated Completion

Construction Materials Post and Beam, Wood Frame, Claphoard Exterlor

Foundation Details Concrete
Roof Standing Seam
Basement Yes

Basement Access Type Interlor
Basement Description Full, Unfinished

Garage Yes
Garage Capaclty 6
ROOMS DIMS. / LVL ROOMS DIMS. / LVL
Kitchen 14'x 14 1
Living Room 14' x 28' 1
Family Room 10'x 18 1
Den 6'x9'6 1
Primary Bedroom  14' x 18'6 2
Bedroom 11'6 x 14 2
Bedroom 11'6 x 14' 2
Bedroom 14'x 14' 2
Bathroom Full 2
Bathraom Full 2
Bathroom Half 1

School District
Elementary School
Middle/3r School
High School

Development / Subdivision
Owned Land
Common Land Acres

Road Frontage TBD

Road Frontage Type Dead End, Gravel,
Private Road

ROW Length

ROW Width

ROW Parcel Access

ROW to other Parcel

Surveyed Yes

Page 1 of 3
Listed: 12/30/20... $1,600,000
Closed: 12/30/20... $1,570,000
DOM: O
Rooms Total 8
Bedrooms Total 4
Bathrooms Total 3
Bathrooms Full 2

Bathrooms Three Quarter0
Bathrooms Half 1
Bathrooms One Quarter 0

Total Finished Area 2,320
Total Area 3,320

Lot Size Acres 36.20

Lot Size Square Feet 1,576,872
Footprint

Above Grade Finished Area 2,320
List $/SqFt Fin ABV Grade $689.66
Above Grade Finished Area Other
Source

Above Grade Unfinished Area 0

Above Grade Unfinished Area Other
Source '
Below Grade Finished Area o
List $/SqFt Fin Below Grade
Below Grade Finished Area Other
Source
List $/SqFt Fin Total $689.66
Below Grade Unfinished Area 1,000
PUBLIC RECORDS

Deed Recorded Type Warranty Map

Tatal Deads Block

Deed Baok 224 Lot

Deed Page 73 SPAN# 45014212263

Deed 2 Book Tax Class  Homestead

Deed 2 Page Tax Rate

Plan Survey Number Current Use

Property ID Land Gains

Zoning RR Assessment Year
Assessment Amount

LOT & LOCATION

Waterfront Property
Water View
Water Body Access

Lot Features Country Setting, Field/Pasture, Landscaped

Water Body Name

Water Body Type

Water Frontage Length
Waterfront Property Rights
Water Body Restrictions
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Heating Propane, Baseboard, Hot Water, Multi Zone
Cooling Multl Zone

Water Source Private

Sewer Private

Electric Circuit Breaker(s)

Exterior Features Barn, Outbuilding, Parch
Driveway Gravel
parking Features Detached

View Listings

UTILITIES
Utilities Phone

Fuel Company

Electric Company

Cable Company

Phone Company

Internet Service Provider

FEATURES
Appliances Water Heater off Boller

Interior Features Attic with Hatch/Skuttle, Dining Avea, Wood Fireplace,

1st Floor Laundry

CONDO -- MOBILE -~ AUCTION INFO

Condo Name

Bullding Numbey

Units Per Building

Condo Limited Common Area
Condo Fees

Mobile Park Name
Mobile Make
Mobile Model Name
MobileSer#

Fee
Faa 2
Fee 3

Foreclosed/Bank-Owned/REO No
Planned Urban Developmt
Rented

Rental Amount

Exclusions

Auction No

Auction Date

Auction Time

Auctioneer Name
Auctioneer License Number
Auction Price Determnd By

Mobile Anchor
Mabile Co-Op

Mobile Park Approval
Mobile Must Mave

DISCLOSURES

Flood Zone No
Seasonal No
Easements
Covenants No
Resort

Timeshare/Fract. Ownrshp No
T/F Ownership Amount
T/F Ownership Type

POWER PRODUCTION

Power Production Type

Power Production Ownership

Mount Type

Mount Location

Power Production Size

Power Production Year Install

Power Production Annual

Power Praduction Annual Status
Power Production Verificatlon Source

Power Production Type 2

Power Production Ownership 2

Mount Type 2

Mount Location 2

Power Production Size 2

Power Production Year Install 2

Power Production Annual 2

Power Production Annual Status 2
Power Praduction Verification Source 2

Page 2 of 3
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07/10/2025 04:42 PM 4939973 55 Wallace Farm Road Page 3 of 3
HOME PERFORMANCE INDICATORS
Green Verificatn Body 2
Green Verificatn Progrm 2
Green Verificatn Year 2
Green Verificatn Rating 2
Green Verificatn Metric 2
Green Verificatn Status 2
Green Verificatn NewCon 2
Green Verification Source 2

Green Verificatn URL 2
Green Verification Body Green Verificatn Body 3
Green Verification Progrm Green Vetificatn Progrm 3
Green Verification Year Green Verificatn Year 3
Green Verlification Rating Green Verificatn Rating 3
Green Verification Metric Green Vetificatn Metric 3
Green Verification Status Green Verificatn Status 3
Green Verification Source Green Verification Source 3
Green Vetification NewCon Green Verificatn NewCon 3
Green Verification URL Green Verificatn URL 3
PREPARED BY

Gretchjen Smith

Cell: 802-356-1873

gretchien.smith@sothebysrealty.com Y i q

Uy
v ‘ ? Solkebyl

My Office Info: ]

Williamson Group Sothebys Intl, Realty NO M AGE

24 Eim Street. Al =

Sulte 3 AVAILABLE

Woodstack VT 05091

Off: 802-457-2000

Usted by: Jane Darrach/ Martha E. Dlebold/Hanover

Subject to errars, omisslans, prior sale, change or withdrawal withaut notice. Users are advised to Independent verify all ton, The agency referenced may or may not be the listing agency for this property.

PrimeMLS Is not the source of Informatian presented In this listing. Copyright 2025 PrimelMLS.
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View Listings

Residential Single Family 49 Pine Tree Road
5044074 Norwich VT 05055
Closed Unit/Lot #
S LSRR County VT-Windsor
B ViliDstLoc
Year Built 2010

Architectural Style Contemporary

Color Grey

Total Stories 3

Taxes TBP No
TaxAnnlAmt $26,199.78
Tax Year 2024

Tax Year Notes

Date Initial Showings Begin

m Directions

o Py
Public Remarks

STRUCTURE

Construction Status  Existing Estimated Completion
Rehab Needed
Construction Materials Wood Frame
Foundation Detalls Concrete
Roof Standing Seam
Basement Yes

Basement Access Type Interlor

Basement Description Concrete, Finished, Full, Interlor Stairs, Storage Space

Garage Yes
Garage Capacity 2
ROOMS DIMS. / LVL

Development / Subdivision
Owned Land
Common Land Acres

Road Frontage TBD

Road Frontage Type Dirt, Public
Road Frontage Length

ROW Length

ROW Width

ROW Parcel Access

ROW to other Parcel

Surveyed Yes

ROOMS DIMS. / LVL
Deed Recorded Type Warranty
Total Deeds
Deed Book 188
Deed Page 594
Deed 2 Book
Deed 2 Page
Plan Survey Number
Property ID
Zoning RR

LOT & LOCATION
School District Dresden
Elementary School Marion Cross Elementary School
Middle/Ir School Francis C Richmond Middle Sch
High School Hanover High School

Lot Features Country Setting, Landscaped, Neighborhood

page 1 of 3
Listed: 5/30/2025 $1,750,000
Closed: 5/30/2025 $1,725,000
DOM: O
Rooms Total 12
Bedrooms Total 4
Bathrooms Total 4
Bathrooms Full 2
Bathrooms Three Quarter. 1
Bathrooms Half 1
Bathrooms One Quarter 0
Total Finished Area 4,/00
Total Area 4,976
Lot Size Acres 251
Lot Size Square Feet 109,336
Footprint
Above Grade Finished Area 3,707
List $/SqFt Fin ABV Grade $472.08
Abovae Grade Finished Area Measured
Source
Above Grade Unfinished Area 0
Above Grade Unfinished Area
Source
Below Grade Finished Area 993
List $/SqFt Fin Below Grade $1,762.34
Below Grade Finished Area Measured
Source
List $/SqFt Fin Total $372.34
Below Grade Unfinished Area 276

PUBLIC RECORDS

Map

Block

Lot

SPAN#

Tax Class
Tax Rate
Current Use
Land Gains

Assessment Year
Assessment Amount

450-142-12587
Homestead

Waterfront Property
Water View
Water Body Access

Water Bady Name

Water Body Type

Water Frontage Length
Waterfront Property Rights
Water Body Restrictions
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UTILITIES

Heating Baseboard, Radiant Utilities Cable, Propane

Cooling None Internet Cable Internet

Water Source Public

Sewer Private

Electric Clrcuit Breaker(s) Fuel Company

I4

Driveway Gravel

Condo Name

Building Number

Units Per Building

Condo Limlted Common Area
Condo Fees

Mobile Park Name
Mobile Make
Mobile Model Name
MobileSer#

Fee
Fee 2
Fee 3

Foreclosed/Bank-Owned/REO No
Planned Urban Developmt
Rented

Rental Amount

Exclusions

Power Production Type

Power Production Ownership

Mount Type

Mount Location

Power Production Size

Power Production Year Install

Power Production Annual

Power Production Annual Status
Power Production Verification Source

Electric Company

Cable Company

Phone Company

Internet Service Provider

FEATURES

CONDO -- MOBILE -- AUCTION INFO
Auction No
Auction Date
Auction Time
Auctioneer Name
Auctioneer License Number
Auction Price Determnd By

Mobile Anchor
Mobile Co-Op

Mobile Park Approval
Mobile Must Move

DISCLOSURES

Flood Zone No
Seasonal No
Easements
Covenants No
Resort

Timeshare/Fract. Ownrshp No
T/F Ownership Amount
T/F Ownership Type

POWER PRODUCTION
Power Production Type 2
Power Production Ownership 2
Mount Type 2
Mount Location 2
Power Production Size 2
Power Production Year Install 2
Power Production Annual 2
Power Production Annual Status 2
Power Production Verification Source 2
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HOME PERFORMANCE INDICATORS
Green Verificatn Body 2
Green Verificatn Progrm 2
Green Verificatn Year 2
Green Verificatn Rating 2
Green Verificatn Metric 2
Green Verificatn Status 2
Green Verificatn NewCon 2
Green Verification Source 2

Green Verificatn URL 2
Green Verification Body Green Verificath Body 3
Green Verification Progrm Green Verificatn Progrm 3
Green Verification Year Green Verificatn Year 3
Green Verification Rating Green Verificatn Rating 3
Green Verification Metric Green Verificatn Metric 3
Green Verification Status Green Verificatn Status 3
Green Vetification Source Green Verification Source 3
Green Verificatlon NewCon Green Verificatn NewCon 3
Green Verification URL Green Verificatn URL 3

PREPARED BY

Gretchjen Smith
Cell: 802-356-1873
gretchjen.smith@sothebysrealty,com

oy
}

y 5
My Office Info: o
Willlamson Group Sothebys Intl, Realty NO IMAGE
24 Elm Street. AV AIL ABLE
Sulte 3 ’ i
Woodstock VT 05091

Off: 802-457-2000

Usted by: Leah Mclaughry/ Four Seasons Sotheby's Int') Realty

Subject to errors, omissions, prior sale, chang or withdrawal without notice, Users are advised to Indep y varify all infe tlon. The agency referenced may or may not be the listing agency for this property,
PrimeMLS Is not the cource of Information presented In this listing. Copyright 2025 PrimeMLS,
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Residential Single Family 196 Douglas Road
4919415 Norwich VT 05055
Closed Unit/Lot #
I County VT-Windsor
1ViliDstLoc
'Year Built 2001
__! Architectural Style Colonial
Color Cream
Total Stories 2
Taxes TBD No
TaxAnnlAmt $27,141.00
Tax Year 2022

Tax Year Notes

Date Initial Showings Begin

Page 1 of 3
Listed: 7/7/2022 $1,995,000
Closed: 9/15/2022 $1,750,000
pDOM: 27
Rooms Total 18
Bedrooms Total 4
Bathrooms Total 4
Bathrooms Full 3
Bathrooms Three Quarter 0
Bathrooms Half 1
Bathrooms One Quarter 0
Total Finished Area 5,768
Total Area 6,258
Lot Size Acres 10.10
Lot Size Square Feet 439,956
Footprint

Directions From Dan and Whit's take Main St. North to Turnpike Road. TPK Rd to New

% 4
Virtual Tour URL Unbrande...
Virtual Tour URL Unbrande...
Public Remarks 196 Douglas Road brings together all the elements of an exceptional country home. Located in a well-established
properties, the setting is private but still just minutes from the center of Norwich Village, Dartmouth College, and downtown Hanover, NH. The Interior is a combination of

both formal and informal spaces with a facus on flow,

Boston. New Boston to Douglas on left. Left on Douglas. House on right.

nelghborhood of other fine Norwich

volume, and an open floor plan where it counts. The social center of the home is the spacious eat-in kitchen with a

dramatic Viking range and hood and the great room with & cathedral ceiling and wood-burning fireplace, Oversized twelve over twelve windows, cpen haliways and long
sight lines, strategically placed skylights, and a southerly orientation bring abundant natural light to every corner of the interior, A formal living room, dining room,

dramatic entry, office, mudroom, half bath and 3-season screened porch complete the first floor. The second floor of the
, and a spacious primary bedroom suite with a fireplace, a walk-in closet, and large en-suite bathroom plus an attached,
of the ten-acre ot features extensive, terraced gardens with established perennials, abundant stonewalls and pathways,
mountain views, a pond, open lawn and recreation space, fenced vegetable and herb gardens,
[22.

ma

and a charming potting shed graced with a rose bower.

in house offers three bedrooms, a shared bath
sunny private office/sitting room. The landscaping
stone patios and sitting areas to enjoy the

Showings start 7/9

STRUCTURE
Construction Status  Existing Estimated Completion Above Grade Finished Area 4,550
Rehab Needed No List $/SqFt Fin ABV Grade $438.46
Construction Materials Wood Frame, Clapboard Exterlor, Wood Exterior Above Grade Finished Area Measured
Foundation Details Poured Concrete Source
Roof Asphalt Shingle Above Grade Unfinished Area 90
Basement Yes Above Grade Unfinished Area  Measured
Basement Access Type Interior Source
Basement Description Bulkhead, Climate Controlled, Concrete, Concrete Floor, Finished, Full, Interlor Stalrs, Storage Below Grade Finished Area 1,218
Space, Unfinished, Basement Stairs List $/SqFt Fin Below Grade
Garage Yes Below Grade Finished Area Measured
Garage Capacity 3 Source
List $/SqFt Fin Total
Below Grade Unfinished Area 400
ROOMS DIMS. / LVL ROOMS DIMS. / LVL PUBLIC RECORDS
Foyer 15.6x13.7 1 Bedroom 13.1x12.10 2 Deed Recorded Type Warranty Map 10
Eat-in Kitchen 17.2x15.10 1 Bedroom 13.1x16 2 Total Deeds Block 144
Breakfast Nook  14x12.1 1 Bathroom Full 2 Deed Book 137 Lot . 200
Living Room 19,11x16 1 Bathroom Full 2 Deed Page 9 SPAN# 450-142-11917
Dining Room 16.4x14.1 1 Bathroom Half 1 Deed 2 Book Tax Class  Homestead
Porch 13,6x13,10 1 Bedroom 18.1x16.11 2 Deed 2 Page Tax Rate
Famlly Room 25,3x15.7 1 Bonus Room 12,10xB 2 Plan Survey Number Current Use No
Mudroom 11.11x9.9 1 Offlce/Study 13.2x11 2 Property ID 10.144.200 Land Gains No
Foyer 9.7x9.5 1 Ofﬂce/Study 16x12,11 { Zoning RR Assessment Year
Primary Bedroom  21,6x20.1 2 Den 13.6x9.8 2 Assessment Amount
Bedroom 12.2x12.11 2 Medla Room 16.1x15.6 B
LOT & LOCATION

School District Dresden

Elementary School Marion Cross Elementary School
Middle/Jr School Francls C Richmond Middie Sch
High School Hanover High School

Development / Subdivision
Owned Land Yes
Common Land Acres

Lot Features Country Setting, Landscaped, Level, Mountain View, Open
, Pond, Sloping, Subdivision, Trail/Near Trafl, View, Walking Tralls,
Woeded, Near Paths, Neighborhood, Rural

Suitable Use Resldentlal

Road Frontage Yes

Road Frontage Type Cul-de-Sac, Dead End
, Gravel, Paved, Private Road, Public, Shared,
ROW Length

ROW Width

ROW Parcel Access No

ROW to other Parcel No

Surveyed Yes

Waterfront Property No
Water View No
Water Body Access No

Water Body Name
Water Body Type
Water Frontage Length

waterfront Property Rights
Water Body Restrictions
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UTILITIES
Heating 0il, Baseboard, Hot Water, In Floor, Multi Zone, Radiant, Radiant Fioor
Cooling Central AC
Water Source Drilled Well
Sewer Private, Septic
Electric Circuit Breaker(s)
FEATURES

Page 2 of 3

Utilities Phone, Cable, Propane, Underground
Utilities
Internet Cable Internet

Fuel Company

Elactric Company

Cable Company

Phone Company

Internet Service Provider

Exterior Features Building, Partial Fence, Garden Space, Natural Shade, Appliances Dishwasher, Dryer, Range Hood, Mini Fridge, Gas Range,

Patio, Covered Porch, Screened Porch, Window Screens

Driveway Gravel

Parking Features Auto Open, Direct Entry, Finished, Heated Garage,
Driveway, Garage, On-Site, Parking Spaces 3, Unpaved, Covered, Attached
Flooring Carpet, Ceramic Tile, Hardwood

Interior Features Cathedral Celling, Dining Area, Wood Fireplace, 3+

Refrigerator, Washer, Water Heater off Boiler
Other Equipment CO Detector, Security System, Smoke Detector

Fireplaces, Hearth, Kitchen Island, Kitchen/Family, Primary BR w/ BA,
Natural Light, Skylight, Walk-in Closet, 2nd Floor Laundry

CONDO -- MOBILE ~- AUCTION INFO

Condo Name

Building Number

Units Per Building 1
Condo Limited Common Area
Condo Fees

Mobile Park Name
Mobile Make
Mobile Model Name
MobileSer#

Fee
Fee 2
Fee 3

Foreclosed/ Bank-Owned‘/REO No
Planned Urban Developmt
Rented

Rental Amount

Exclusions
Restrictions None
Documents Available Deed, Property Disclosure, Survey, Tax Map

Auction No

Auction Date

Auction Time

Auctioneer Name
Auctioneer License Number
Auction Price Determnd By

Mobile Anchor
Mobile Co-Op

Mobile Park Approval
Mobile Must Move

DISCLOSURES

Possession At Closing
Flood Zone No
Seasonal No
Easements Unknown
Covenants Unknown
Resort No

Current Financing None
Financing Options Cash, Conventional

Timeshare/Fract. Ownrshp No
T/F Ownership Amount

T/F Ownership Type
POWER PRODUCTION
Power Production Type Power Production Type 2
Power Production Ownership Power Production Ownership 2
Mount Type Mount Type 2

Mount Location

Power Production Size

Power Production Year Install

Power Production Annual

pPower Production Annual Status
Power Production Verification Source

Mount Location 2

Power Production Size 2

Power Production Year Install 2

Power Production Annual 2

Power Production Annual Status 2
Power Production Verification Source 2
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HOME PERFORMANCE INDICATORS

Green Verificatn Body 2
Green Verificatn Progrm 2
Green Verificatn Year 2
Green Verificatn Rating 2
Green Verificatn Metric 2
Green Verificatn Status 2
Green Verificatn NewCon 2
Green Verification Source 2
Green Verificatn URL 2

Green.Verification Body Green Verificatn Body 3
Green Verification Progrm Green Verificatn Progrm 3
Green Verification Year Green Verificatn Year 3
Green Verification Rating Green Verificatn Rating 3
Green Verification Metric Green Verificatn Metric 3
Green Verification Status Green Verificatn Status 3
Green Verification Source Green Verification Source 3
Green Verification NewCon Green Verificatn NewCon 3
Green Verification URL Green Verificatn URL 3
PREPARED BY

Gretchjen Smith
Cell: 802-356-1873

gretchjen.smith@sothebysrealty.com g

:‘ Lo

: }‘ Snthelys
My Office Info: 0 '
Williamson Group Sothebys Intl. Realty NO |MAGE
24 Elm Street. S -
Sues AVAILABLE
Woodstock VT 05091
Off: 802-457-2000
Listed by: Richard M Higgerson/ Williamson Group Sothebys Intl. Realty

Subject to errors, omisslons, prior sale, change or withdrawal without notlce, Users are advised to Independently verlfy all Information. The agency referenced may or may not be the listing agency for thls property.
PrimeMLS s not the source of Information presented In this listing. Copyright 2025 PrimeMLS,
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Residential Single Family 166 Deita Drive Listed: 6/10/2022 $1,625,000
4914951 Norwich VT 05055 Closed: 8/26/2022 $2,050,000
Closed Unit/Lot # poM: 7

e il : o SN County VT-Windsor Rooms Total 11
> % o VillDstLoc Bedrooms Total 3

Year Built 1999 Bathrooms Total 3
Architectural Style Cape Bathrooms Full 2
Color Bathrooms Three Quarter 0
Total Stories 1.75 Bathrooms Half 1
No Bathrooms One Quarter 0
$25,000.00 Tatal Finished Area 4,701
2021 Total Area 4,901
Tax Year Notes Lot Size Acres 16.98
. Lot Size Square Feet 739,649
Footprint

 Date Initial Showings Begin 6/13/2022
Directions PLEASE NO DRIVE BYS - IT IS A PRIVATE ROAD

o o

Property, Panorama VTour

public Remarks To everything there Is a season-what a great season to purchase this amazing property! Incredible attention to detail throughout; living room with
fireplace, built In book shelves and doors to the patlo antd Wislerla wuvered pargols. A spacious cat in kitchen with granite eounfers anrl high end appllances conveniently
located to a formal dining room or dining on the biue stone patio. A primary bedroom and tastefully renovated ensuite bathroom Is located on the maln level. An ample
sized mudroom, powder room and laundry complete the main level. Upstairs, you are warmed by an attractive "balcony’, two bedrooms and full bathroom, The lower level
has an amazing exercise room with mirrors and barre; a large family/media room plus an area for your billiard table, half bath, storage areas and access stairs to the two
car garage from this lavel. Touring the outside: meander the private driveway and note the details of cedar fencing and beautiful variety of trees along the way, A
stunning property enhanced by Incredible views, extensive amaunts of beautiful fandscaping, flower beds, mature trees, stonewalls, open spaces, a pond with Its own well
to maintain full depth for photosynthesis; an irrigation system for main sections of the lawn, An attractive outbuliding awaits your creative thoughts. The owners have
been thoughtful and wise stewards of this property; meticulously maintained with attention and thought to environment and treatment of flora and fauna,

STRUCTURE ;

Construction Status  Existing Estimated Completion Above Grade Finlshed Area 2,851
Rehab Needed No Lisk $/SqFt Fin ABV Grade  $569.98
Construction Materlals Wood Frame, Clapboard Exterlor, Wood Exterior Above Grade Finished Area Public Records
Foundation Details Poured Concrete Source
Roof Asphalt Shingle Above Grade Unfinished 0
Basement Yes Area
Basement Accass Type Interior Above Grade Unfinished Public Records
Basement Description Concrete, Finished, Full, Interlor Stalrs, Storage Space, Interlor Access Area Source
Garage Yes Below Grade Finished Area 1,850
Garage Capacity 2 List $/SqFt Fin Below Grade

Below Grade Finlshed Area Estimated

Source

List $/SqFt Fin Total
ROOMS DIMS. / LVL ROOMS DIMS. / LVL PUBLIC RECORDS
Foyer 6,10 x 6,10 1 Deed Recorded Type Warranty Map 14
Living Room 16.8 x 24.4 1 Total Deeds Block
Dining Room 14 x 15.10 1 Deed Book 174 Lot 021
Primary Bedroom 14 x 16.8 1 Deed Page 331 SPAN# 450-142-12815
Eat-in Kitchen 17.5x 21 1 Deed 2 Book Tax Class  Non-Homestead
Mudroom 97x13.5 1 Deed 2 Page Tax Rate
Bedroom 14x24 2 Plan Sutvey Number Current Use
Bedroom 11,10x 12,10 2 Property 1D Land Gains
Family Room 19x 21 B Zoning RR Assessment Year
Bonus Room 11.8x22.5 B Assessment Amount
Exerclse Room 12.11x 19 B

LOT & LOCATION '
Development / Subdivision School District Dresden Waterfront Property
Owned Land Elementary School Marion Cross Elementary School Water View
Common Land Acres Middle/Ir School Francis C Richmond Middle Sch Water Body Access
High School Hanover High School
’ Water Body Name

Road Frontage TBD Lot Features Country Setting, Landscaped, Level, Open, Pond, Sloping,
Road Frontage Type Private Road, Public, Stream, View, Wooded Water Body Type
Unpaved Water Frontage Length

Waterfront Property Rights
sg“x I‘;\?&%;h Water Body Restrictions
ROW Parcel Access

ROW to other Parcel
Surveyed Yes
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UTILITIES
Heating Propane, Baseboard, Hot Water, Multi Zone Utilities Underground Gas, Satellite, Underground
Cooling Other Utilities
Water Source Drilled Well, Private Internet Fiber Optic Internet
Sewer Concrete, Leach Field, Private, Septic
Electric Circuit Breaker(s), Generator Fuel C_ompany Dead River
Electric Company GMPC
Cable Company
Phone Company
Internet Service Provider
FEATURES

Exterior Features Garden Space, Gazebo, Natural Shade, Outbuflding,
Patio, In-Ground Pool, Covered Porch

Driveway Gravel

parking Features Auto Open, Direct Entry, Attached

Flooring Slate/Stone, Tile, Wood

Interior Features Ceiling Fan, Gas Fireplace, Wood Fireplace, Kitchen
Tsland, Primary BR w/ BA, Security, Skylight, Walk-in Closet, 1st Floor
Laundry

Appliances Dishwasher, Dryer, Microwave, Gas Range, Refrigerator, Washer,
Propane Water Heater, Water Heater off Boller

Other Equipment Window AC, CO Detector, Dehumidifier, Satellite Dish,
Security System, Smoke Detector, Standby Generator

CONDO -- MOBILE -- AUCTION INFO

Condo Name

Building Number

Unlits Per Building

Condo Limited Common Area
Condo Fees

Mobile Park Name
Mobile Make
Mobile Model Name
MobileSer#

Auction No

Auction Date

Auction Time

Auctioneer Name
Auctioneer Licanse Number
Auction Price Determnd By

Mobile Anchor
Mobile Co-Op

Mobile Park Approval
Mobile Must Move

DISCLOSURES

Fee
Fee 2
Fee 3

Foreclosed/Bank-Owned/REO No
Planned Urban Developmt
Rented

Rental Amount

Exclusions EXCLUDED ITEMS: Chandeller in the Dining Room Sconces In
the Dining Room Chandeller over the Island In the Kitchen

Flood Zone No
Seasonal No
Easements Yes
Covenants Yes
Resort

Timeshare/Fract. Ownrshp No
T/F Ownership Amount
T/F Ownership Type

POWER PRODUCTION

Power Production Type

Power Production Ownership

Mount Type

Mount Location

Power Production Size

Power Production Year Install

Power Production Annual

Power Production Annual Status
Power Production Verification Source

Power Production Type 2

pPower Production Ownership 2

Mount Type 2

Mount Location 2

Power Production Size 2

pPower Production Year Install 2

power Production Annual 2

Power Production Annual Status 2
Power Production Verification Source 2
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HOME PERFORMANCE INDICATORS

Green Verificatn Body 2
Green Verificatn Progrm 2
Green Verificatn Year 2
Green Verificatn Rating 2
Green Verificatn Metric 2
Green Verificatn Status 2
Green Verlficatn NewCon 2
Green Verification Source 2
Green Verificatn URL 2

Green Verification Body Green Verificatn Body 3

Green Verification Progrm Green Verificatn Progrm 3

Green Verification Year Green Verificatn Year 3

Green Verification Rating Green Verificatn Rating 3

Green Verification Metric Green Verificatn Metric 3

Green Verification Status Green Verificatn Status 3

Green Verification Source Green Verification Source 3

Green Verification NewCon Green Verificatn NewCon 3

Green Verification URL Green Verificatn URL 3
PREPARED BY

Gretchjen Smith

Cell: 802-356-1873

gretchjen smith@sothebysreally.com s

VY
My Office Info: %._.-;-
Willilamson Group Sothebys Intl. Reaity NO IMAGE
St AVAILABLE

Woodstock VT 05091
Off: 802-457-2000

Usted by: Berna Rexford/ Four Seasons Sotheby's Int'| Realty

Subject to errors, omlsslons, prior sale, changa or withdrawal without notice, Users are advised to Independently verify all Information, The agency referenced may or may not be the llsling agency for this property.
PrimeldLS Is not the source of Information presented In this listing. Copyright 2025 PrimeMLS,
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DATA OBTAINED FROM https://fred.stlouisfed.org/series/PCU44414441#

:[D -4/ = Producer Price Index by Industry: Building Material and Supplies Dealers
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Informal PPV Grievance Pettaining to the Assessment of 165 Stagecoach Road Norwich,
Vermont 05055
(Patcel ID: 03-050.200)

Introduction

As the owners of 165 Stagecoach Road Norwich, VT 05055 (Patcel ID: 03-050.200) (the
“Property”), we ate here to present an informal grievance contesting the Preliminary Property
Valuation (PPV) of out above named property. Our goal is to fix what are determinative etrors and
to reach what is a reasonable and fair assessment of out property, not simply to lower out tax bill.
The facts will show that in addition overvaluing out propetty’s Fair Market Value (FMV) and
assessing our property in excess of similat properties, there is little evidence to suggest that property
values have increased in excess of 54% (almost $900,000) since the completion of our last appraisal
in July of 2023 (less than 2 years ago).

Facts
1. Construction of our home began in 2021 and was completed in 2022. The home was designed
by Byton Haynes of Haynes and Garthwaite located in Norwich, VT, and it was built by Johnston
Building Company of Strafford, V'T.
2. Our home is approximately 3,348sqft with middle to high-middle end finishes.

3. The extetior of the home is vertical pine board.

4. The main body of the house is of an open floor plan with the kitchen, living, and dining all in one
open area.

5. All bedrooms and bathrooms are of modest size with standatd fixtures and finishes.

6. The floots are mostly engineered wood, with tile in the mudroom and two of the bathrooms.
There is green slate in the master bathroom.

7. The kitchen has standatd appliances, with stone countertops.
8. There is a two car garage.

9. The basement is unfinished and concrete.

Argument and Analysis

1. Our propetty is assessed above its FMV (See Exhibit A). In viewing the attached recent
sales of similar properties, it is apparent that the appraised value of the Property is not based on
FMV. The preliminary valuation of the Property is $2,434,600. When compated to the sale price of
several recent comparable properties, it is clear that this valuation is absurdly high.

One of the properties, 504 Chapel Hill Road Notwich, VT, is within walking distance of the

Propetty. This property was built in 2012 and is considered new. 504 Chapel Hill Road is also more
squate footage than the Property and sits on a lot that is comparable in size to the Property’s lot.
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Informal PPV Grievance Pertaining to the Assessment of 165 Stagecoach Road Norwich,

Vermont 05055
(Patcel ID: 03-050.200)

504 Chapel Hill just sold for $1,390,00 in May of 2025. This demonstrates an inequity with no
obvious explanation.

A second property that is comparable, and located only 1 mile from the Propetty, is 33 Mitchell
Brook Road Norwich, VT, This house was built around the same titme as the Property and, while it
is slightly smaller than the Property, it used much higher end material and sits on a comparably sized
lot. It was, in fact, priced around $2,000,000 when it was first listed. It sat for an extended period of
time at this price. It sold in April of 2025 for §1,050,000. The reduction in price shows that
$2,000,000 is above what the matket allows for with this type of home.

Another comparable property that was recently sold is 220 Upper Turnpike Road Norwich, VT. 220
Upper Turnpike is located a similar distance from downtown Notrwich as is the Property (it is also
close to the Property, as the crow flies), and is in a similar neighbothood. While this property is
older than the Property, it is almost the same square footage and on a similatly sized lot. 220
Turnpike sold for $1,300,000 in May of 2025.

While these three examples ate the most obvious faitly comparable propetties, thete are multiple
others—all sold within the last several yeats—that demonstrate the excessiveness of the Property’s
assessment. It is difficult to understand the PPV of the Property in light of these, and other, recent
compatable sales and, therefore, questions the underlying methodology used to develop said PPV.

2. Thete is no evidence that ptopetty values have increased over 70% since our last
valuation in 2023. The most baffling aspect of the PPV for the Property is the fact that it occurred
less than 2 years after the Property's last assessment. Our property was built in 2021/2022. The
assessment was finalized in 2023. Yet, two years later, the appraised valuation is determined to have
increased by $900,000 (around 70% mote). To those who watch the local teal estate market, even
casually, there is absolutely no evidence to indicate that the market value in this area has increased by
this much. In fact, the supply of houses on the market has increased since that time—which
typically cools a market.

Conclusion

As the facts and evidence demonstrate, the assessed value of Property is excessive and unfaitly high.
This is demonstrated by compatrisons of both the FMV of similar properties, as well as the
inexplicable natute of the valuation compared to the last assessment, petformed in 2023. For these
reasons, we tespectfully request that the assessed valuation of our home be lowered to the following:

Building Value: $1,000,000

Lot 1 (8.5 acres): $200,000
Lot 2 (21.6 actes) $250,000

] 3|'|(..f_l
ﬁ’ﬁ ’Hf*'v_/\ 6/11/2025

Cole W. Flannery O\Vnei) Date
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DESMEULES, OLMSTEAD & OSTLER

GENERAL PRACTICE OF LAWIN
VERMONT AND NEW HAMPSHIRE

2 BEAVER MEADOW ROAD

POST OFFICE BOX 1090
NORWICH, VERMONT 05055

PETER J. DESMEULES* (802) 649-2001 * ADMITTED IN VERMONT ONLY
GEORGE H. OSTLER
CHRISTOPHER A. DALL TELECOPIER: (802) 649-2232
CABOT R. TEACHOUT
ANDREW D. CLIBURN*

VIA HAND DELIVERY
July 15, 2025
Norwich Board of Listers
300 Main St.
P.O. Box 376
Norwich, Vermont 05055
RE: 2025 Real Property Tax Assessment; Town of Norwich; 165 Stagecoach Road; Parcel ID 03-050.200

Dear Board of Listers:

I write on behalf of my clients, Cole and Emily Flannery, to grieve the Listers’ 2025 assessed value of their real property at
165 Stagecoach Road (Parcel ID 03-050.200) pursuant to 32 V.S.A. § 4111(g). Under any approach, the assessed value is
significantly inflated above the property’s fair-market value (FMV) and must be corrected with a downward modification
of value. Just two years ago, the Town assessed the value of 165 Stagecoach at $1,577,900. 165 Stagecoach’s FMYV remains
the same, $1,577,900: $1,233,100 building value, $315,500 land value, and $29,300 extra-features value.

Attached please find descriptions of comparable sales, and a letter from Gretchjen Smith, a highly experienced and respected
realtor in the Upper Valley writing in support of my clients.

L DETERMINATION OF FAIR MARKET VALUE

As an initial matter, the Listers’ guiding principle is to determine the FMV of each property. The FMV is defined as “the
price which the property will bring in the market when offered for sale and purchased by another.” 32 V.S.A. § 3481(1).
To this end, the Listers have three acceptable methods for arriving at the FMV—the cost approach, the market approach,
and the income approach; however, the market approach is “the most persuasive method of appraising residential property
in Vermont.” Barrett v. Town of Warren, 2005 VT 107, 1 6. If done properly, on the other hand, each method should arrive
at the same valuation.

The property was constructed between 2021 and 2022. In July 2023, the Town assessed the value of the property at
$1,577,900, which included a building value of $1,233,100 and a land value of $315,500. This year, the Listers reassessed
the value at $2,439,100, a 64% increase in value. The building value was increased to $1,900,700 and the land value
increased to $503,000. These increases are unjustifiable and are unmoored from the FMV.

To the extent the Listers have relied on a cost approach, there is simply no colorable argument that (1) the land has increased
62% in value in eighteen months, and (2) that a mere eighteen months has resulted in an almost $700,000 increase in

RCNLD.! Moreover, as the Listers well understand, exclusive reliance on a cost approach is disfavored and, indeed,
inappropriate. FLANNERY BCA APPEAL 88



To the extent the Listers have relied on a market approach, which is the preferred approach according to the Vermont
Supreme Court, multiple comparable sales in Norwich? demonstrate that $2,439,100 for 165 Stagecoach Road bears no

resemblance to its FMV.

165 Stagecoach consists of a 3,348-square-foot home, and a two-car garage. The home is based on an open floor plan and
was constructed with standard fixtures and middle to high-middle end finishes. The kitchen has standard appliances with
stone countertops. The exterior of the home is vertical pine board. The floors are primarily engineered wood with tile in
the mudroom and two bathrooms. There is green slate flooring in the master bedroom. The basement is concrete and

unfinished. The property’s total acreage is 30.10.
IL COMPARABLE SALES

The following list of comparable sales in Norwich is by no means exhaustive. We have attached additional comparables
hereto.

529 Kerwin Hill Road

This property has 55% more square feet than 165 Stagecoach Road at 6,061 square feet, twenty more acres (as measured at
the time of the February 2022 sale, which is attached hereto), and an equestrian center with a rink. The house was built in
2007 with extraordinary finishes by Doug Gest, including hand-built mantels, custom cabinetry, period moldings, and cherry
floors. This property sold for $2,500,000 million in February 2022, and is now valued by the Listers at $2,252,400.

504 Chapel Hill Road

This property was built in 2012. It is 700 square feet larger than 165 Stagecoach at 4,099 square feet. The house sits on a
23-acre lot within walking distance of 165 Stagecoach. This property sold for $1,390,000 on May 30, 2025.

643 Pattrell Road

This 4,484 square-foot home sits on 32 acres, was built by Doug Gest in 1993, and has twelve rooms total. The property
has a spring-fed pond. This property sold for $1,600,000 in November 2024.

354 Dutton Hill Road

This 6,770 square-foot home is sited on a 34.9-acre lot. It was built in 1996 and renovated in 2010. The house has granite,
marble, onyx, red birch and mahogany finishes. The 2010 remodel included a salt water pool with a pool house, outdoor
kitchen and entertainment area, and a state-of-the-art home theater and gym. This property sold for $1,820,000 in 2017,
and is appraised in 2025 at $2,252,000.

33 Mitchell Brook Road

This 3,002 square-foot home was constructed in 2023 on ten acres, and has high-end finishes, such as Brazilian slate floors
and Ttalian tiled showers. It sold in April 2025 for $1,050,000. Interestingly, the Town has valued the building at $952,300,
which is nearly one million dollars less than 165 Stagecoach for 300 fewer square feet.

220 Upper Turnpike Road

This open concept, 3,635 square-foot home was built in 1987 on 12.9 acres of land. It has a covered in-ground, heated, lap
pool, hot tub, and tennis court. The property has a three-level barn with a woodshop and a screened porch. It is considered
to be “very well kept” and a “good design.” It sold in May 2025 for $1,300,000.

A review of these and other comparable sales in Norwich leads to the obvious conclusion that thennasket wapkE Rokbhear a




sale of 165 Stagecoach Road for $2,439,100 at present. This is even more striking when one considers that eighteen months
ago (if one uses the “as of April 1, 2025” date), the Listers valued this same property (nothing has changed on site) for
$861,200 less. The Listers can point to no evidence that the market would bear this increase in such a short time; indeed, a
review of sales and inventory in Norwich plainly reveals that properties valued at over one million dollars are not selling
with near the speed or price that they were in the years immediately following the housing bonanza during the COVID-19
pandemic. Nor can the Listers justify that under the cost approach, an increase of this size is appropriate on this timeframe.
Presumably, the Listers employed a cost approach—at least to some extent—when they assessed this property in 2023. The
increase in land value and the $700,000 increase in building value are not justifiable under this approach.

For the above reasons, I respectfully request the Board of Listers to make a downward modification of the 2025 assessed
value of 165 Stagecoach Road to $1,577,900, a number the Board determined was the FMV a mere eighteen months ago.

Please communicate with me with respect to this matter, including scheduling a hearing. Thank you, very much.

Yours Sincerely,f,-” Ed
DesMeules, C}!'r’xﬁtegg & O§tlefz e

d - /

V) e T

By: j’_,.. / v K -':/ P
Andrew D. Cliburn, Esq.

/ .~ Email: acliburn@doolaw.com
ADCljag -
Enclosures

Cc: Cole Flannery & Emily Flannery
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