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Norwich Board of Civil Authority
300 Main St.
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Norwich, Verrnont 05055

RE: NOTICE OF APPEAL; IN RE GRIEVANCE OF TAX ASSESSMINT 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 assessrnent of their real pt'operty 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 tlie FMV of this property in the summ er of 2023 at $1,577,900.

The properly was constructed between 2022 and 2023. ln IuIy 2023, the Town originally assessed the value of the propelfy
at $2,050,400. Following my clients' grievance fi'om that initial determination, that valuation was loweled to $1,577,900,
which included a building value of $1,233,100 and a land value of $315,500.

This year, following another grievarrce, tlie Listers reassessed the vahle at $2,385,600, which represents a 66Yo increase in
value.l This increase is unjustifiable and is unrnoored frorn the FMV as compared across a mere eighteen lnonths, whether
or not the Listers are working with updated land schedules and depreciation tables.2 On April 1,2025, the FMV of 165

I Conftrsingly, the Town data for priol valuations of this propelty are different depending on where one looks. The2024 Properly
Recold Card and the tax bill corectly reflect a 2024 valuation of $ I ,577,900. However', data on the Patriot website accessed on
Septernbel30,2025appearstoshowthatapreviousassessedvaluein2024was$2,086,100. LikesonruchoftheListerdata,itis
difficult to discern how acculate and precise the Listets are in their work.

2 There is no way to challenge such tables and schedules prepared by I(RT because they have not been made available. Moreover,
tltere is little reason to pl'esulììe that I(RT prepat'ecl the data correctly. In wiclely disserninated cornrnents in public folurns in the Upper'
Valley, the listels have replesented that I(RT Appraisals failed to perform as expected under the conh'act with the Town. In an August
20,2025 alticle in the Valley Nervs, Cheryl Lindberg, Chair, said that "Delays, errots on property catds and a lack of inteliol'
inspections by the fir'nr contractecl to carry out the reassessrnent has left the listers with lingering concelns over the reapplaisal
process, Lindberg said." These colnnlents are in addition to rnultiple colnlnents on the Norwich Listserve by the listers to the sarne
effect.

This extraoldinary public disclosule of issues relating to I(RT by itself "bulsts the bubble" of the plesurnption of validity. The Listers
have adrnitted in public cou'ìrrents that I(RT rnade en'ols on plopelfy calds, failed to cal'ry out intelior inspections, and othel issues to
such an extent that the listers thernselves were left "with lingeling concel'rls over the reapplaisal plocess."



Stagecoach did not sirnply increase by nearly a rnillion dollars.3

Orr Arrgust 15,2025, the Board of Listels sent a notice that it had applovecl a downward modifìcatiorr of total property

valuatiõn from $2,439,100 to $2,385,600. This deterrnination still fal exceeds the ploperty's fair market value (FMV), the

only touchstone of this entire process.

In addition to the materials included in the grievance proceedings, we also inclucle for the Boat'd's consideration a pfoperty

appraisal rcpoft prepared by a Vermont-licensed appraiser, showing the valuation of the property as of April 1,2025 and as

oiAugust 25,2025. We hereby submit additional comparables in suppott of our contention that, among other things, 165

Stageðoach Road's "Grade FactoL" of 2.1 is unjustifìed. Vy'e reserve the light to supplement the record in this appeal up to,

and including, the date of hearing. 32 V,S.A. $ aa0a(a).

I. DETERMINATION OT FAIR MARKET VALUE

The guiding pr.inoiple of a reassessment is to determine the FMV of each propetfy. This is commandecl by statute. 32

V.S.A. $ 4041 ("[T]he listers shall ploceed to take up such inventories and make suclt personal examination o the propeÚy

that they ur" r.quiréd to appraise as will enable them to appraise it as its fair market value."), The FMV is defined as "the

price wiich the ploperfy witt Uring in the market when offered for sale and purchased by another," 32 V'S.A. $ 3481(1).

To this end, listérs irave thr.ee accðptable rnethocls 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

Verrnont." Barrett v. Town of Warren,2005 VT 107, tl6. Each method should arrive at the same valuation, which is the

FMV. NewEnglandPowerCo.v.Townof Barnet,134Yt.498,505,367 A.zd 1363, 1368 (1976) ("[T]hecostapproach,

the income approach, and the market data approach offer the parties means of deterrnining fair market value."); see also Re

Montpelier ót BarLe R.R., 135 Vr. 102, 105, 369 
^.2d 

1379, 1381-82 (1977) ("[I]t is the duty of the Board "to explore all

methõds that lietp in detennining fair market value" and to reject those "that do not lead towald fair market value.")'

While it is provisionally tlue that lister valuations in Vermont enjoy a presumption of validity, Vennont Electric Power

Company,Inc. v. Town of Vernon. 174 Vt. 471 (2002), the Supreme Court has stated many times that "[a]ny admissible

evidence can rebut the presurnption, whatever we may ultimately think of the evidence's weight." Id. Indeed, it is the job

of the BCA and the coufts, if further appeals are taken, to "determine whether the testimony offered by the taxpayer

challe¡ging the listing can afford a rational basis for that which the taxpayel seeks to prove." Id. Incleed, in that salne case,

the Supreme Coufi characterized the plesumption as a "bursting bubble," Id. at 4'13.

rr. APPRAISALUSINGMARI(ETAPPROACHv.LISTERS'COSTAPPROACH

My clients hired Linda Vaughan fr.om Tolrey Appraisals, Inc. to obtain an opinion of value both for the statutory date of
April 1, 2025, anda current opinion of value. Using a market approach, Linda determined the April 1 valuation to be

$ i,SZ9,00O and the August Zi, ZOZS value to be $ 1,564,000. The post-grievance assessment (statutorily pinned to Aplil I ,

2025) is more than 55% higher than the Torrey Appraisals' April I marl<et-approach valuation.

A cost approach is disfavored in Vennont. The "Lister and Assessor Handbook A Guide for Vermont Listers and

Assessors" recommerrds not relying exclusively on a cost approach in residential assessments. ("lt is best not to lely

exclusively on a cost approach estimate of value for appeals-especially those that go beyond the Board of Civil
Authority. Be pr.epareã1o explain the data and the calculations, especially the land schedules and depreciation schedules

used. [The Lisiersl should be familiar with the market data approach, and be prepared to present compalable sales."),

And the "Verrnont Appeals Handbook for Tax Assessment" notes that while "[l]and schedtlles are acceptable, tnass

appraisal tools, [theyj àes*ru" sorne scrutiny to ensure that, as applied to the appealed property they don't produce

'a¡bitrary valr¡atiôns."' See Scott Construction,Inc. v. City of Newport, 165 Vt. 232 (1996).

The reason that a cost approaclr is deficient as comparcd to a sales or rnarket approaclt is that the best indicator of the

'l'he BCA cannot, i¡ good faith, plesnme that nty clients' assesslttent is entitled to a presutnption of validity where the Listers

thernselves do not pt'esume the validity of the leassesstnent.

3 lndeed, according to the Federal Reserve, the cost of raw nraterials for new hotne consh'uction have gone down since the tirne 165

Stagecoach Road was constt'ucted. See sup¡rorting rnatelials.



value of a property is price paid fol it in a bona fide sale, See Royal Parke Colp. v. Town of Essex, 145 Vt.376 (1985).

The cost approach is best usecl for unique properties for which there is no l'eliable sales cotnpat'ison data. That is not tt'ue

here, as demonstrated by Torrey Appraisal's opirrion of value.

Our argument is that, even without being able to yet inspect the land tables and depreciation schedules, the approach taken

by the Listels has resulted in an arbitrary valuation. 165 Stagecoach, under any scenario involved in this case, could not

have jurnped in FMV by nearly a million dollars in 18 months. If the purpose of an assesslnent is to detennine the

ploperty's FMV, it is extremely hard to justiff an assesslnent that cotnes in tnore than 55% higher than an appraisal by a
I icensed professional.

I note that Gretchjen Smith, a local real estate professionalwith over 25 years of experience selling real estate for the

Williarnson Group Sothebys Real Estate offered a broker's opinion of value (contained in tlre supporting rnaterials) as

being not being "anywhere near 2.4M." She used three compal'ators, each being sold in April and May of this year, fot'

$ 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 Roacl). She opined that, "l can't justiff the new assessed value to be I M- 1 .4M more" than the

three comparables,

If two long tirne local professionals each come up with substantially the same opinion of value entirely independently-
one of which is the gold standald for opinions of value-uo amount of dialtulning and data manipulation matters if it
produces a grossly inflated FMV. The Listers are sirnply wrong, and their assesslnent is not entitled to a presumption of
validity in the face of this evidence.

III. COMPARABLE GRADE FACTORS OFNEW CONSTRUCTIONS

Cole and Emily contest the property's grade factor increase to 2.1 frorn 2.0. The Listers visited the properfy inMay 2023

Without visiting the property ( Listers kept the property's overall grade at A-, but decl'eased each bathroon rating fi'om

very good to good. An increase of the grade factor', in our opinion, is incomect particularly in light of the met'e 18 rnonths

that separated the last assessment (which was also rneant to determine the FMV), ancl the 2025 assesstnent effective April
1.

Furthermorc, other new constructions in Norwich demonstt'ate that this property's grade factor is inflated. The following
tlrree propefties include primary residences constructed in2020,2021, and2022 respectively, i.e., post-pandemic, Each

lras a "Grade Factor" of 1.60. My clients' property was assessed in2023 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 Factot' to 1.6, which

is entirely in liue with recent new constructions irl Norwich.

401 Bragg Hill Road

This contempol'ary lrorne was built in 2020. It has a hard board exterior and 2520 square feet, Its gt'ade factor is L60

440 Beaver Meadow Road

Tlris contemporaly home was built in 2021. lt has a plimarily 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 glade factor is 1 .60.

These three properties are located in different neighborhoods, 440 Beavel Meadow, itt particttlat', is extremely analogotts

to my clients' residence. None appear to have had the grade factor increased fi'orn 1.60 since constructiotr.

Firrally, ofthe homes that were constnrcted between 2022 and2023 ittNorwiclt, the only propelty with a sttbstantial increase

in valuation-aside frout 165 Stagecoach-was 1046 Beaver Meadow Roacl ($2,576,000 to $3,483,600), where the 2024

valuation was based, in part, ou an unfitrished house,



IV. CONCLUSION

For the above reasolts, I lespectfully request the Board of Civil Autlrority to retr¡rn the assessed value to 165 Stagecoach to
its FMV, which the Town determined a mere eighteen months ago. Quite aside from the signifìcant anomaly of the
properfy's grade factor, the reassessment bears little resemblance to "the price which the property will bLing in the market

when offered for sale and purchased by another." 32 V.S.A. $ 3481(l). The Listers' reliance on flawed data fi'om KRT,
alongside an assessment that is untethered from the propeÉy's FMV based on the evidence attached hercto, all suggest that

the BCA should not accord the Listers' assessment with a presulnption ofvalidity. Instead, the BCA, following its site visit,
should decide that a downward modifìcation is appropriate back to $ 1,577,900. Nothing has changed in eighteen months.

The Listers got it right in the summer of 2023.

Yours

ADC/jag
Enclosures
Cc: Cole Flannery & Emily Flannery
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Th¡s repst Ítrm ¡s deslgn0d to report an appraisal of a one-unlt prop€rty or

including a unit in a planned unil dcvelopment (PUD). Ihis report ltrm ls nol

manufactufed hme d a unlt in a condomin¡um ff coopefalive frdecl.

a one-unit property w¡lh ¿n accessory un¡t;

designed lo repod an appr¿isðl of a

Th¡s appraisal report is suuæt to the follow¡ng s@p€ of work, intended use, intended uss, delin¡l¡on of market value,

statement of assumplions and l¡mit¡ng condit¡ms, and ce.til¡cations. Modif¡catims. additims, tr deletions lo lhe intended

use, intended user, delin¡t¡on of market vðlue, tr assumpllons and limiting @nditions are not psmitted. The âptra¡ær may

expand lhe scope of wdk to ¡rclude any addit¡ffial research tr analysis næessary based m lhe cmplexity of this appraisal

asslgnment. Mo{tincatloos ol deletions to the certil¡calims ate ale nol psmilted. Howevs, additional cen¡t¡ütions lhat do

not constltute material alterâtlons lo thls appr¿isal reptrt, such as lhose requir¿d by lðw ü lhæ related to lhe ¿pprai*r's

contlnu¡ng educatlm tr membêßhip in an appraisal trganizatim, are Pmítted.

SCOPE OFWORK The sæpe of wqk for this appraisal is delined by the compldlty of lhis appraisal asslgnment ¿nd the

repating requiremenls of thls appraisal report form, includ¡rB the fdbwing def¡nit¡on of markel value, statement of

assumptions and limit¡rìg conditions, and csl¡l¡c¿tlms. Ihe appraisef musl, at a m¡n¡mum: (1) perfo¡m a cmplete v¡su¿l

inspect¡on of lhe interis and exteriot areas of lhe subjecl propsly, (2) ¡nspecl lhe ne¡ghbqhmd, (3) inspect each of lhe

cmpârable $les from al lesst the streel, (4) research, veriry, ¿nd anal¡ze data frm rel¡able publ¡c and/q pr¡vale sMces,

and (5) repm hls or her anallsis, o¡inions, and cofldus¡ons ¡n h¡s appraisal reptrt.

INTENDE0 USE: The intended use ol this ¿ppraissl repst is ftr the lender/client to evaluate ùe property that ¡s lÌrc

sutiæt of tl{s aPFs¡sal ftr a mütgage lìnanæ Iransactlm.

INTENDED USER: Ihe ¡ntended useÍ ol thls appraisal reporl ¡s the lender/cllent,

DEFINITION OFMARXETVALUE: TtE mosl probable pflce which a property should ¡fing in a cmpetilive and open

market undef all corìd¡tions requisite to a fair sale, lhe buys and selltr each acling prudenily, knowle&eably and assuming

the p.ice is not ¿ffæted by undue stlmuk s. lmpllcit ¡n lh¡s definiüon is lhe consummatim of a sale as of a specif¡ed date and

ttE p¿ssing of t¡tle from seller to tlu)ßr und6 ændit¡ons wh¿reby: (1) buys and seller are lypically motival€d; (2) bolh

panies are well infomed tr well adv¡sed, and each acling in whal he tr slE cssidss his ú hs own

reasonable tlme ¡s allowed ftr exPosure in lhe open market; (4) palmmt ¡s made in tsms of øsh ¡n U.

of lìmrcial arrangements cqnparable theretoi arú (5) tho price represenls lhe nsmal csisideralion ftr
unaff6ted by spælal ff creative f¡nanclng tr sâles concesslofls' granted by anyme ¿ssælated with the

best ¡nlerest; (3)

S. ddhß or ¡n

the pfop€fiy

sale,

¿

tgms
sold

.Adjuslments to the comparåbles must be made fr spæial tr cfeal¡ve l¡nancing r sales cmcesslons. No adjustments afe

recessry ftr those costs which are ntrmally pa¡d by sellss as a result of lradltlon or law ¡n a market areâ; lhese osts ¿re

read¡ly identiliable since the seller pays these costs ¡n v¡nually sll sles transactions. Spedal tr cleative f¡nârcing

adjustmenls æn be made to the mmparôble properiy by compar¡sons to lìnarìcing terms offered by a th¡rrl pany inst¡tul¡onal

lends that ¡s not already ¡nvolved in the property or tfansacl¡on. Any adjustmed shddd not be cäldlated on a mechanic¿tl

dollar fú dollar cost of th€ l¡nanc¡ng s crrcess¡on but the dollar amount of any adjustmenl shoüld apFoximate lhe markel's

rcactim to the financing ú concessions b¿sed on lhe åppra¡ss's judgment.

STATEMENTOFASSUMPTIONSANDUMmNG CO¡{0mONS: lhe apFaisds certllicaùm in this repod ¡s

sutjæt to the follotÁring assumplions and limil¡ng cordiLions:

1. The appra¡ss w¡ll nol be respmsible ftr
to ¡t, except ftr inftrmation lhat he s she

appfa¡ssr assumes thal lhe litle is good and

am¿tttrs
of during

w¡ll not

natgelegalof that allect e¡ther the property being appra¡sed tr the t¡tle

lhe ffiarch ¡nvolved ¡n perfffm¡ng lhis appraisal. fhe
render any odn¡ons abet lhe t¡tle.

b€üme awafe

markebble and

2. The appralser hâs prcv¡ded

lhe sketch is ¡ncluded only

of ¡ls si¿e.

thls apprô¡sal reporl to
feadtr in vlsualizifg lhe

appfox¡mate d¡mensions

and underst?nding lhe

of the ¡mprovements.

appra¡s's determlnatlon
a sketch ln
to ãss¡st the

shm lhe
pfoperty

3.

(tr
The appraistr has

othtr data

examined lhe avðllable llood maps that ate

and has noted ¡n lhis appra¡sal repm wh€ther

Hazard Are¿. Beæuse lhe appraiss is nol a

this detormlnalion.

testimony tr

subject

appe¿r ¡n cün tEcôus he t she made an appra¡sl

been made t)€ftrehand, tr as othemise r€qu¡red by

Emergency Management AgerEy

site ls læated in an

makes no guarantees, express ff

trovided by the Foderal

any portion of lhe

stweyor, he or sheidentll¡ed special

fegardlng

swrces)

Fbod

impl¡ed,

4. The appra¡ss

unless sp€cif¡c

will rìol give of the propeny in questlon,

law.ar¿ngemenls lo do so have

5. The appraiser hss . noted in th¡s appraisal ropon any adveGe conditlons (such as need0d rep8irs, deleritralim, lhe

Ëesmce ol hazardous wastes, loxic subslances, etc.) obsefved dwinq lhe ¡nspection ol the suqæt ptoperly or lhat lE or

she b€came ãware of during the resarch ìnvolved in perfdm¡ng lhe appraisal, Unlcss olhffilse ststed in th¡s appra¡sal

repo'l, the ðppraisg hâs no knowledge of any hidden ú unapparent physic¿l def¡c¡encies tr adverse condilions of the

propeny (such ãs, but not limited to. nceded repairs, d€terisatiffi, lhe presence of hauardous wasles, tox¡c subslances,

adverse environmental cond¡tions. etc.) lhat would make the properly less valuablo, and has assumed lhat lhere arc rx) stlch

corditlons and makes no guarantces tr wårranl¡es, oxpress or implied. The appr¿lser w¡ll nol be responslble for any such

cofilitions that do exist fi ffr any eng¡neering or tosling that might be requlred lo dlsæver wheths such condlt¡ons exisl.

Beæuse thc appralscr ¡s not an expen ln ths fÌ0ld of env¡ronmental hazafds, lhls apPralsal reptrt must not be consldered as

an ew¡ronmental assessment of lhÊ propeny.

6. fhe apprâiscr has based h¡s tr hef ãpFalsãl reptrl and vâluat¡on conclusim ftr an appraisal that is subject to satisfactory

completion, fcpaks, or altsal¡ons on lha assumplion lhat (he complelion, repairs, ff alterâtlons of thc subject proptrty will

ll0 perfûmcd ¡n a professional manner,

Unilorm Residential Appraisal Report
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APPRAISER'S CERTIFIOATION: The Appraiser cenifies

developed and repdted this

lhat:

accordanæ w¡lh lhe scope of wtrk f€qu¡rements stâted inl. I have, at a minimum,

thls appralsal report.

appraisål in

2. I performad a cmplelc visual ¡nspætion ol lhe inter¡or and cxterior areâs of
of the lmprovêments in fadual, spsc¡lic terms. I ¡denlifìed and feporled lhe

livability, soundnest or slructur¿l integrity of lhe prop€rty.

and agrees

ttE subjæt propeny. I reported the cord¡tion
physicâl deficiencies that could aff€c1 the

3. I perftrmed lh¡s apFa¡sal ¡n accordance wilh the requ¡remenls of lhe Uniform Standards of Profess¡onal Appra¡sa¡

Pract¡ce lh¿t wtre adopted and promulgated by lhe Appralsal Sland¿rds 8oârd of 'fhe Appralsl Foundation ¿nd lhal wefe ln

place at the time this appraisal repst was prepared,

4. I developed my op¡nlon ol the market valuc of the real pop¿rty that is

compar¡son approach to value. I have adequate cmParable msrket dala

lor this appraisal ass¡gnment. I furlher certify thal I corìsidered the mst
them, unless othNis indiüted ln th¡s f€po{t.

of this report based on lhe sales

a re¡¡sble sales cmparien approach

approaches to value but d¡d not develop

the subJst

to develop

and

ls

income

of this appra¡sal, and the prior
5. I researched, vs¡fied, amlyred,

sale of
propsty

on any cufr€nt agreemenl sk ftr the suqed propsty,ard repded
twefue monlhs

ye¿fs pritr to othw¡se ¡nd¡caled in

offer¡ng fs
ol the suuect

th¡s reporl.appfaisal,

cd¡pafable
lhis repon.

luncllonally

any

sales

6.

lo

the subjecl propeny

ftr a minlmum of

I researched, verifled, anâljzed, and reported on

the dale of sale of the comparabl8 sale, unless

in lhc

lhree
F¡or
the

lhe

to th€ effeclive date

effæl¡ve date of this unless

sales fs a m¡nimum of ofle year pris

most similar to rh€ subjecl propsty.

confact purchas price ot ¿ home thât

to lhe differ€næs between the sutùec(

part¡es who have a l¡nancial ints6t ¡n

a(ea.

F¡r sles of the

olhw¡se indicatod in

7. I selected and used comparable sales lhat are lmùonally, physically,

combining sale w¡th the

and

land

the

B. I have not

has bæn bu¡lt

that were the fesult of
lsnd,

used compafable sales

tr w¡ll be büilt on the

9. I have reporled adjustmenls

Fop€rty and the cmp¿rable

to lhe cmparable sales lhat reflecl lhe mãrkels reacl¡m

sales.

a

10. I wrilied, fm a d¡s¡nlelested source, all inftrmatim
the sale tr f¡nancing of the sutiect troperty.

11. I have kwledge and oxporience ¡n appralsing lhis

12, I sm aware of, ând have ãccess to, the næessary

seßices, tax assessment rffo{ds, püdic land records and

13, I obtra¡æd the ¡nftrmation, estimates, and opinions

fellable souræs that I belleve to be fue and correcl.

in lh¡s fepon lhal was provided by

type of properiy ¡n this marfet

and approFiate public and priv¿te

olher such dala sources fú the

furn¡shed by other parl¡es and

sorræs, such ôs mult¡ple llsting

in which the propsly ls located.

data

arca

expfessed in this appfa¡sal fepoft ffm

14. I have taken into considsat¡on tlß factors that have an impact on value with respect to lhe subject ne¡ghbdhood, sutiect

property. and the prox¡mlty of the subject propsty to advss ¡nflæms in th¿ development of my opinion of market value. I

have noted in th¡s appr¿¡sal report any advsse condltions (such as, bul not limited to, næded repa¡rs, det€fioratioÍ, the

Fcsence of hazardous wastes, toxlc substanæs, adveße env¡rmmental cordiuons. etc.) obwed dur¡ng the insp€ction of lhe

subject propeny or that I b€came aware of during the resarch lnvdved in perfüming thls appraisô|. I have consider€d lhes¿

adverse conditions in my analtsis of the property value, srd have reported on the effed of the conditions on the value and

mari(elab¡llty of the subject propeny.

15. I havo not kw¡ngly whhheu any s¡gnil¡cant lnformation from

statements and ínfmalifi ¡n this sppfaisal feptrt arc üue and

this appra¡sal report and, to the best of my knowladge, all

cffiect.

16. I stated in lh¡s appraisal report my oM pssonal, unbiased, ¿nd protessional analysit
are subjecl o¡D to the assumpt¡ons and l¡m¡t¡rE @nd¡t¡ons ¡n this appra¡sal reptrt.

opinions, and conciusions, which

17. I hãve rc present or pospecllw intsest in the property lhat ls thê subject of this reporl, ¿nd I have no pfesent of

prospeclive persml intsest or bias wnh respect to lhe partic¡pants in lfie tlansaction. , did ncll bås, e¡ths pan¡ally tr
cmpletely, my analysis and/tr opinion ol maùet v¿lue ¡n tbis apprai$l report on the race, coltr, rel¡gion, sex, age, marilal

status, handlcap. famlllal stâtus. or natioml füg¡n of either the pospæt¡ve orvrìers or occupanls of lhe subjecl troperty or of the

present owners or æapants of the propert¡es ¡n the vlcinlty of lhe suliecl properiy tr on any olher basis Prohibited by law.

18. My employilent

condn¡oncd

pred€tern¡ned

any party.

mtrtgage

on any
spêcilìc

and/tr cmpens¿tion for p€rffrming this appra¡sal tr any fulure tr anl¡clpaled appra¡sals was mt
agfæment or undtrstandlng. written tr olh€rw¡se, that I wflld reptrt (or present analysls supPtrling) a

valuc, a predetermined m¡nimum value, a rðnge or direct¡on ln value, a vðlue that favots the côuse ol

attainment of a sp€cif¡c result or occufierce of a spec¡f¡c subsequenl event (such as ôpproval ol a pend¡ngor lhe
loan appl¡mrlon).

19. I peEonally prepåred all conclusions and op¡nlons about tho r0al esl¿te that w€lo sel ftrlh ln lhis appra¡sal r¿pst. lf I

relied m slgnilicanl real prope¡ly appra¡sal assistance frm any lndiv¡dual tr ¡ndiv¡duals in lhe perfsmance of this appraisl

or the prepamtlon of thls appraisal repd, I have named such indlvidual(s) and disclosed the sp€cil¡c tasks perfümed ¡n this

appr¿isal report. I cert¡fy llìat ãny indiv¡dual so nam8d ¡s qual¡lied lo psform lhe lasks. I have nol aullwized anyone to make

a chsnge to any item in this ¿ppra¡sal report; lhseforo, any change nìade to lhis appraisal is unauthodzed and I will tako no

responsìbility lú it.

20. I idcnlllied the lender/client ln lh¡s aptxalsal repú
trdared and will r€ceive this appr¿isal repd.

who ls the ind¡vlduå|, organizaüon, tr agent itr the organi¿atlm that

Uniform Residential Appraisal Report
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21. The lender/client may dlsclose tr dlstribute lhis

bsrower; lhe morlgagee t its successtrs and

s(ondary market F€flic¡pants; data collætion of

agency, q ¡nstrumenlality of thc united states; and

obtâln the appraistr's or supnlsory apFaiss's (lf

fepol may be disclo*d of distribuled to any other

relat¡ons, news, sales, tr olhel media).

22. I am awâfe lhât ¿ny dtsclosure of dtstfibulion of
laws ônd regulations, Fwlher, I am also subject to

lhal perlain to dlsclosüe tr dislribulim by me.

aptraisal report lor the bmower; ¿nolhtr lcnder al lhe request of lhe

assigns; mo{tgage ìnsurers; governmenl sponss€d enterpriss; olher

repon¡ng swices; professional appraisal organiz¿tions; any dep¿rtment,

any stale, the Clistrict of Columbla, or othtr jur¡sd¡ctions; withflt håv¡ng to

appliæble) con*nt, Such consenl must be oblained befde this âpPra¡sal

party (lncluding, but not limited to, thc public through adveilsing, pub¡c

thls appraisal report by me ór lhe lender/cllon( mây b€ subject tÕ

lh€ prov¡sims of the Uniftrm Standards of Prolessional Appraisal

ærtalil

Pfactice

23. 'fhe borrower, amther lendtr al lhe request of

insurers, government spmstred anlerpr¡ss, and olh€r

of any morÎgage flnance lfansclim lhal irruolves any

lhe bffiowea, the moftgagæ of ¡ts successors and ass¡gns, moftgage

secondary market púniclpants may rely on this apFaisal repoÍl as Part
ffe s mtre of thes panies.

24. lf this appraisal report was lr¿nsmilted as an 'elecrmic rwd' conta¡n¡ng my 'el*tronlc signaluro,' as those

deflned ¡n appliüble federal and/tr state lsws (€xcludlng aud¡o and vidæ retrd¡ngs), tr a facslmile uânsm¡ss¡oo

apFaisal repm corìtaining â copy fi repres€nlatim of my signature ttÞ appra¡$l reptrt shall þe as effedive,

valid as if a paper wßim of lhis appaisal report were delivered coila¡ning my trlginal hand wrltlen slgnature.

m¡sreprcs€ntation(s) conta¡ned ¡n this

rcfms are

of lhis
enftrceable and

25, Any inþnl¡onal or negl¡genl

dlminsl pemlties lncludlng, bul l¡mited to, flne ot ¡mFlsnment
simllar stale laws.

apFaisal repøt may result in civil llabillty and/or

tr both undtr tlE prov¡sims of f¡ùe 18, United Statesnot

Code, Section 1001, et seq., tr

SUPERVISORY APPRAISER'S CERNfl CAÏON: The Supeoistry Appra¡str csl¡t¡es and

1. I directly supwised the appraisr ftr thls apprais¿l assignmenl, have read lhe ôppra¡sl

analysls, opinions, slatemenl.s. concluslons, and the appraiser's cdl¡ficat¡m.

agfæs

feptrt,

thât:

and aqree wilh the appra¡sr's

lhis appraisål repm ¡rclud¡ng, but nol l¡mited lq, the apFa¡ser's analysis, oÉn¡ons,2. I accept full respons¡b¡lity ftr the conlenls ol
statemenls, condusions, and the aPpraiss's

5. ll this appraisal reporl

defined in applicable federal

wss ransm¡[ed

cst¡fìcatim.

¡s either a3. lhe appraisr ldenlif¡ed in this appra¡sal rcptt
appraisal l¡rm), ¡s qu¿liÍ¡ed to perfsm th¡s apprði$|. ¿nd ¡s

4. lhis appra¡sal report mmÉies w¡th the Unifdm Standards of Plofessimal Appraisal Practlce lhat

prffitulgated by the Appralsl Standards Boård of fhe ApFaisal Foundatim and lhat were ¡n place

feport was prepared.

ãs ¿n "eþcùônlc fecotd'

hws (ercludlng audio and

fr fepms€ntat¡on of my signatufe,

this appra¡sal report werc delivered

sb-corlractor tr an emPloyee of tlìe supflistry apFaisr (tr the

acceptable to perform this ¿ppraisl urder the applicable slate law.

contálnlng my 'eþcfonlc slgnature." as th6e terms ¿re

video recordings), tr a facs¡m¡le transmissim of this

the appra¡sal repon shall be as effecllve, enftræsble ând

conhlning my original h¿nd written signature.

were adopted and

at the t¡me this âppraisl

and/tr
copy

of

stale

appra¡sal repql cmlsining a

valid as ¡l a papel v€rslon

APPRAISER

Signature

Name

Company Name

company Address

Telephme Numb€r

Emall Address

State Cenillsl¡on #
r state License #
or olhs (dessibe)

Stale \/f

Date of Slgnalure and Repst

Elfect¡ve D¿le of Appraisal

SUPERVISORY APPRAISER (ONLY IF REAUIRED)

Slgnâture

Nâme

Tôr¡âvÁnorâ¡sâlç lnô

69 Caroenter Hill Rd
Strâffôrd VT n5O72

tnrì2ì /A5-qA33

lñrrêvânnrâ¡câlqøDdmâil côm

Company Name

Company Address

Telephme Numb€r

EmãilAddess

Dåte of Slgnature

State Cert¡l¡callon #
ú State Ucense #
Slala

08t2912025

o812512025

n7q-ôn6Rqô¿

Slate # Erpiral¡on Date ofCerlllìcal¡m tr Liænse

SUEJECT PROPERTY

n Did not inspæt subjed prop€rty

n oid lnspect exterior of subject propsty from street

Dale of lnspcclion

D tjid ¡nsp€ct intofior and exlefitr of subjecl pfopsly

Expiralloí Dato ofcerlllicatim or Llcense o5t31t2026

AODRESS OF PROPERÍY APPRAISED

'165 Slâoecoach Rd

NôMlch VT 05055

APPRAISED VALUE OF SUBJECI PROPERIY S

LENDER/CtIENT

Name côlê ¿ Fmilv Flânnêru

1.564.000
Dateof lnspecllon

company Nâme

CompanyAd&ess

Email Addrcss

Tôwn of Noru¡ch
COMPARABTÊ SATES

¡ Clid nol inspæt ertcr¡or ol comparable sales frm strcel

f] cld inspect exleritr of comparable såles kom slrect

Dðl¿ of lnsp¿ction

Unilorm Residential Appraisal Report

l.rAOVers¡on 9/2011 Page 6oÍ 6 ;annio Mae fdm 1004 Msrch 2005

FrE# 0825-342

frcddle Mac frm 70 March 2005

fornì 1 004UÂD ' "ÍOlÀt' a0oraisal sdt!,n¿re bv a l¿ mode. inc. - 1-800-At MODI

FLANNERY BCA APPEAL 6



CoóCoÉry

Su emental Addendum filê lþ.

The sales comparison approach is lhe one mosl used by appraisers lo holp them determine lhe currenl (or datêd) market value
of a pfoporly. When using thls approâch lhê appraisor uses lhe mosl simllar and recent sales ln the subjecl markel and makes
adjustrnenls to lhê sales pr¡ces for any differences lhat would most atfect lhe valuo. Ad¡ustments ar€ laken from the local
market and represent what a typical buyer would pay for lhat partlcular dífference in the properties. The adiusted values are
thon compared to come up with lhe most llkely market value,

Subject is localed on a pfivatê road ln NoMich and lhe road ¡s a dislance from lhe village. The v¡llage area of NoM¡ch has the
highest pfoperty values since ll is lhe closest area in the lown lo Darlmouth College which is located across lhe river. Values
genotally decrease with distance from the vlltage. Appraiser used all 3 sales lhat are a similar distancê from the village and #2
is also on a private road, Having to maintain your own dr¡veway and lhe road or work out maintenance w¡lh the neighbors is a

delriment to value in lhe ârea and homes on publlcly maintained roads were adJusted 10%'

AdJustmenls ¡n thlE appralsal:
Site per unit acreage used Tn this roport: $2,500 per acre
Above Grade SF usod in lhls report: $125 per SF, $75 per SF bêlow grade or for separately finished ãparlmenls or off¡ces.

Q3 quallty was adJusted $25xSF using all fin¡shed area on lhe property, inc basements and aparlmenls
C3 cbndiiion was also adjusted gzsxsF the same way - lhers were no sales in the pr¡or year that were C2 so all sales nesded lo
be adjust6d

carage spaces $5k, baths g5k, half baths 92.5k, large porches $5k, porches $2.5k, large decks/palios $3k, decks $1.5k,
firepÈces $3k, gas woodstove/Rreplace/woodslove $1.5k, AC $5k, generator $10k, soler panels $25k, barn $25k, pond $5k,
hrlo shed $2.5k, avg shed 9500, oversize garage/kilchenelte $2.5k. #3 had an unfinished 2nd floor that was adlusled $5k.

Subject ís on 2 lots which are tâxed together but d6êded separately and there werc no similãr sales with lhis feature al this l¡me.

ln general lhe ab¡lity lo be ablê to split into 2 dislinct lols adds approx. 5o/o to lhe value of a property and all of the sales were
adjusted 5% of lhe¡r sales pric€s lo account for lhis fealuro.

Rsconclllatlon ol an Oplnlon of Value
Appralser is anchoring thê Opinion of Vâlue to the adjusted value of comp 2 as it has lhe lowest gross adjust, Comp 1 receiv€s
the 2nd most we¡ght as it has lhe 2nd least gross, lhen #3.

Dlsclalmer
Appraiser is not a contractor, atlorney or home ¡nspector.
Aþþraiser does not guafantee lhat thefe ere no physical deliciencies lhal would not be apparent lo a typical appraisef/appra¡sal
¡nspeclion orlhat which would require the expêrlise of a home inspeclor. Any ostimates of cost-lo-cure afe approximale..Also,
apiraiser does not guarantee that there are no deflciencies of lille or the existence of prior lransfers that are not accesslble by

tfadit¡onal appraiser means (i.e. appraiser soarch€s onl¡ne property databases lhat may have address or name erors lherêby
procludlng appraiser from locat¡ng the 6ntry). Additlonally, properly databeses used by appralser usually do not contain lhe most
recent t€nsaclions as lhey have nol been entered into their database. Lenders should rely on lheir lftle search for mosl recenl
lransfers of subjecl property.

All adjustments are taken from matchêd palr analysls ln the mark€t arêa and appralsals done ln tho afea over a 28+
yêar porlod, cosl flguros, market roactlon to fsaluros,

SubJEct ls not a worklng farm or an agrlcultural or income produclng property of any klnd. l0+ and even 1 00+ acres can
be common ln Vsrmont for resldsntlal property.

Entry porches smaller lhan -loosf havo no dlscernlble contrlbutory markot valuo and are glvsn no value on the grld
and afo therefore not on the sketch.

f orm TADo . 'IoT^L' ôppraisal soflware by a la mde, ln. . 1.B00.A|,AM00E FLANNERY BCA APPEAL 7



t¡.in fil. N^ nQr(-1r,

cñla ß Fmilv FlânnÊrv
ProDenvÁddre$ tAÃ qlâña¡ñâ.h R.l

¡Þ codeSlalecty

Subiect Photo Paqe

Subiect Front
165 Slagecoach Rd

Sales Pricc

Gross LivinQ Area 3,031

Tot¿l Rooms 6

Tohl B(drooms 3

Total Balhroons 2.1

Localion A;Res;Priv rd

V¡ow B;Mtn;Ltdsght
Site 30.1 ac

Quality Q2
Aqe 7

Subject Rear

Subiect Street

rd,i olnÞlY co - "Ilìl^l'ânnrâi(âl (ôflMrî hv â lâ mô.lo in. - 1,n0n-^l 
^MOI)F

FLANNERY BCA APPEAL B



Subiect lnterior Photo Paqe
kYmÞr côlê & Fm¡lv Flânnêrv
Pro0¿rtyÁddrc$ lÂq Stâña.ôâôh R.i
crv Coufrly W¡ndaôr Sl¿le VT ¡ÞCode O5O55

lmdpr/Clienl Town of NoM¡ch

Subiect Kitchen
165 Slagecoach Rd

Sales Price

Gross living Area 3,031

Tolal Rooms 6

Total8drooms 3

Tolal Bðthroorns 2.1

Locatim A;Res;Priv rd

View B;Mtn;Ltdsght
Sle 30.1 ac

ftâlily Q2

Aqe 2

Subiect Livinq Room

Subiect Dininq Room

Frynr ÞllÞll (l - '1olÂl " ânilâiql (ôÍøro hv â lâ mnl¡ inr " 1-R00-rll ÂM0I}F

FLANNERY BCA APPEAL 9



Subiect lnterior Photo Paqe
R¡ríôMr côlê ¿ Fmllv Flânnerv
ProPo¡lyÁdûe$ {Aq Stâna.ôânh R.l
clv CountY Wlndsôr Sble VT lþCode 05055

1^rùñ ôf N^il¡.h

Subiect Bath
165 Stagecoach Rd

Sahs Pr¡ce

Gross Living Area 3,031

Tol¡l Roorns 6
Tol¿lBdrooms 3
Total Balhroorns 2.1

locâüm A;Rês;Pr¡vrd
view B;Mtnilldsghl
Sile 30.1 ac

Qoality Q2
Age 2

Subiect Bedroom

Subiect 112 Bath

rd'ñpll'glYql-TnTÂl'an¡raic¡lcrìflunl¡hval¡m¿vl¡ inn.1'Âlì0.^l^Mlltlf

FLANNERY BCA APPEAL 1O



f Md" rirr N""Br{4, TP*;n
Subiect lnterior Photo Paqe

fhriMr CÕlê & Fmllv Flânnerv
Ptopcrly¡dúcs lA5 Slâdêêôâch R.l
clv N^ül^h Cou¡ly Win.lsôr Slãlo \irf ¡þCode OSO5S

I m¿lôr/al¡ôñl Tôwñ 
^f 

N^ruì.h

Subiect Bedroom
165 Stagecoach Rd

Sales Price

Gross Líviqo Arø 3,031

Total Ro0as 6

Tolâl Bedrooms 3
lolâl Bathroorns 2.1

Localim A;Rès;Priv rd
Viow B;Mtn;Ltdsght
Sile 30.1 ac

Qüal¡ly Q2
Àge 2

Subiect Bath

Subiect Bedroom

rdd Dll'ÞlY (l " fnf¡l| ' ânñâi(âl côfþh.o hv a l¡ mrylo in¡ - 1 "nn0-/,\l 
^MôtI:

FLANNERY BCA APPEAL 1 1



nôlÊ ¿ Fmilv Flâñnarv
ProDcnyÀdúe$ tA6 qtâdâ^ñâ^h Þd

Sl¡lecty Cou¡ly

Subiect lnterior Photo Paqe

Subject Den
165 Stagecoach Rd

Salcs Price

Gross tiving Area 3,031

ïolal Rooms 6
Tolal lldf0oms 3

Tolal Balhrooots 2.1

Locôüon A;Res;Prlv rd
V¡ew B;Mtn;Ltdsghl
Stc 30.1 ac
Quality Q2
Age 2

Subiect Garaqe lnterior

Subiect Basement

ttuñ DlnDlY (l - "flìl¡ìl " innrâi(âl (^fluarô hv â lâ nìdn h¡ - 1.nnn-¡11 
^MfìnF

FI,ANNERY BCA APPEAI.. 12



Mrh Fi¡p Nô n875-1d,

Photoqraph Addendum
n^lê Â trmilv F¡ânnÞrv

Protsûy¡¡dres 165 Slaoecoâch Rd
ciy Noruieh Counìy Windsor Sl¿le Vrf zþCoda oSOS5

lmdÞr/CliÞnl Tôwn ôf NôMich

Acc Kilchen

Acc Living room

Acc Bedroom

FLANNERY BCA APPEAL 13



Photoqraph Addendum
RnrrowJ Cole & Emilv Flånnerv
PropeÍyMd¡o$ ,165 Slâõecoech Rd
Cily Norulch Cou¡ty Windsor Stale \jrf lþCodc 0SOS5

lmdÞr/aliÞnl Tôwn ôf NôM¡.h

Acc Balh

Barn

View

FLANNERY BCA APPEAL 14



Mrin riln ñ^ nA?<.1¿,

Photoqrâph Addendum
[ìôrMr Cole & Fm¡lv Flannerv
Prop€rlyÂddras lß6 stâôê.ôâch R.l
ctv NôN¡eh Cou¡ly Wlndcôr Sl¡le lrf ¿þcodc OSO55

lmrlnr/a¡ionl Tôwn 
^f 

Nñtu¡êh

View

FLANNERY BCA APPEAL ,] 
5



Comparable Photo Page
ffníñwr Côle & Fmllv Flannerv
ProærlyAdûc$ lÂ5 SlânÞ.ôâch R.l

CIY N^ru¡êh Cou¡ty W¡ndsor sr¡ro VT ¿þCode 05055
lmdorÍ"lionl Tñwñ 

^f 
Nôili.h

Comparable 1

643 Paltrell Rd

Prox. to $rb¡rf,l

Sale Pr¡ce

Gross Livina Area

ïol¿l Rooms

TolalBl{roü¡rs

Iolal Bâlhroofiìs

Loc¿lim

View

Síe

fuality

Aqe

Comparable 2
95 Meelinghouse Rd

Prox. to $tiecl 3.44 m¡les E

Sale Price 'l,315,000

Gross livinq Àrea 3,064

Tol¿l Roorns l0
TotalBdrooms 4
¡otal tþlhroorns 2.1

Localìoo A;Res;Priv rd

\frevJ N;Pstrl;

Sf,e

Comparable 3
504 Chapel Hill Rd

Prox. to $li6rt 0.36 miles N
Sale Price 1,390,000

Gross tiv¡nq Area 1,588

Total Rooms 5

Total Eedroorns 2

Tohl Dålhrooms 1.1

locatim N:Res;

V¡e'À, N;Woods;
Silc 23.00 ac

Quality Q3
Aqc 13

4.66 miles E
I,600,000
2,340
7

3

2.1

N;Res;

8;Mln;
32.38 ac

Q2
32

Q,al¡ly

Age

10.10 ac
Q2
2A

FLANNERY BCA APPEAL 16



Buildinq Sketch
f:ôlê X, Fñllv FlânnÊru

Pro¡¿rtvÁdúes 4Aq Qtâ^a^ â^h pd
cty Noru¡ch CountY Windsor Sl¡le \irf lþCodo o5055

lffddclipni Tôwn ôf Noru¡ch

:t'

uì lMr)

¡*¡

hdrøn

gôino

Gry¡

2¡'

¡ó' t3 lô

b

h

laacña ñq
llo sq n¡

À

¿0.¿'

ñrl tlcs
f¡ôtl Sc ûl

¡ol[sÞt.bd

M Ùdñ!

267r Sq Êñ6t 20x¿6= 520
llxll= 341
,t4x¡6= ll,1.1
19r30. 570
5x12 = 60
2¡18 = 16

20x18= J60Ssndñt

lot l l¡Ylnl Aro (Roundcd¡!

360 Sq ft

30¡r 6q û

FLANNERY BCA APPEAL 17



Location Map
f]^la Â Fñllv Flâññêrv

ProDortt^dûes 1Aç qlâna¡^â¡h ç¡rt

ctY Couily t^Íñ.t.ôr Sl¡le \rr ¡þCode O5O5S

lmdor/Cliprl Town of Nomlch

ala inci
0t^a¡vllt¡

West Fohles

ïleosute

postlúrtre

o!0 cllY

Straflord

t Clovcl lllll
Wildlife

MlnsdEmênl I-'_'Ñü " ' .tit|I$ro . copþen ¡r¡r .^mru.l.'cona¡¡n'

D
Podunk
Wlldllfe

Monsgem¿nl
Area

I

IOfiII PÔMÈ¡T1

w¡3r irA¡1

irc¡s¡ltl3 Theìford

vlltÀot

Àl¡p d¡lå {.?O25cg{gb I ml t Ç-r-d rorm¡

\ t

Ç

UpÞer
Aqúatlc

nddatdÞ¡ry

COMÞARAOLG 1{o. I
6.13 Psttrell Rd

CotlP^RÀßLC t{o,2
95 Mo.llnghor¡¡e Rd

I
¡? i

Old Mapto

0h¡rli¡
OôwÍer

Slale Fôrest
a

8¡ÀO0

Jtntcllo

0 01ilalt

COUPAnÀ0LE ilo.3
504 ch¡pol H¡ll Rd

165 stôgc(þach Rd

SUB'ECT

Go gle

t
¡ÖlE¡
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f M.i" r¡rrrt". osrs¡l, TP.gñl
Tax Map

llôla ß Fm¡lv Flânnâru
Pro!€rtylddrss,tA4Slâôe.^â¡hFl.l
cry Norulch Counly Windsor Sl¡le vT ¡?Code o5055

lmrls/Clisl Town of NoN¡ch

Subjocl
lõ3 Stllscoùdr nd

ø{ntq,

Prrccl l0:01.050,200

¡ælað- ¡t I {qM

!tl!l¡¡¡ (|1l¡nlr¡w{
llli¡t¿r¡J t,:rt
dr|. rtt.¡r.a

-_ I tt¡tlml¡*¡¡lr.lpctrl * r

FLANNERY BCAAPPEAL 19



USPAPADDENDUM f¡þ ilo.

Addres
Slale

Thls rGporlwãs prspar8d undsrlh0 tollowing USPAP rsPort¡ng oPüon:

E Appraioalsrport Tlisreportwasp.0pûredinatcordarcev¡thusPÂPstandôrdsRule2'2(a)'

f] Rostr¡ctodÁppralsalRoflo{t llt5reportr/asFepðred¡naccordðncevilhtSPAPStardardsRule2'2(b).

RGasonabls Exposurs T¡me

Myof,ir¡onofareasonsils e¡posureÙme forÛts sutÙectFopanyatüP malketvalæ stated hli¡s repolt i5: ô-3 mônlhs

Addlllonal Csrulcãüons

I cc ñ¡ry ùBL lo th€ best ol my lÃov¡edge and bel ¡ell

E llEwNO¡pertormedseNices,asanapprõis€ror¡nanyot¡Ercapacity.regdrdingheprop€rtythatisl¡€sutÚeclolliisreponwihhlhe

ttr€e.y€ðrp€riod ime diately F€c€dirq scceplârce of this assignrsL

D lltAvEp€rlornedseflices.asanappø¡sersinanolherøpacily,reg¿¡d¡ngütsFoFrtylhat¡súEsuuectofüisreporlwilh¡nthethree'yeat

p€rbd ¡mmdiåtely FecedirB acceplafre ofll{s assig¡ment. ¡tEse seMces a ß descf¡bed ¡l tlÉ tomments belcÀa

-"lhe slatsnmts 0f facl cmtaind in lhis feilort ate lrue and corf€cl'

- fhe repsled analyses, qinims, and c0nch¡s¡ms are llmited mly by the reported as$mplims and limilin0 condft¡ms and are my peson¿l ¡mpart¡al, ¿nd unbiased

prdessiofl al analys€s, Sinims, and cmcl¡sims.

- llnhss 0lhprv/ise îndicaled, I have n0 Hesfit 0l trospecl¡ve intere$ h he properly lhat is lhe sutiecl 0f lhis repod and no persmal interel wíth respect to lhe pôdios

invdwd,

- I hav0 n0 biâs 'flih resp€ct t0 lhe p.operty lhat is lhe subject 0l lù¡s rcport or lhe parlies invdvd v'/ilh lhis asíqilmmt.

- My engagement in lh¡s assignment was not conlhgmt upm dwlo0hg o repcling predetsmhed rewlts.

- My compensarkxr for cornplehq l¡¡s as$gnmmt is not cütìngmt upm lhe develogneflt s regtl¡nq 0l a prdelermined value 0r directim in vâlue that favors the causs of

- My analyses, ophims, and cmcluíms $se det0l0pd, ¿nd this reptt has been prepared, in cmform'{y with the Uniform Standards 0f Professimal Appraîsal Pfactice lhat

were h dlecl at lhe üme lhis repøt was pepared.

- unless dhenflise indicatd, I have made a persmal inspælin of the pfopsty lhat b the $u¿ct of lhis feport.

iÍdividual providhq signil¡c¿nt reäl propaty aprâisal assistanco is sl¿ted dsenhae h this reput).

AddlllonalCommenb

Appraiser is bolng paid 01,000 for lhe 2 reports

lntended user is Co¡e & Emily Flannery and/or their assigns

lntênded use is market value for lâx gr¡evance

APPRAISER: SUPERVISORY ÂPPRAISER: (only ¡f required)

S\lnaure:

ll¡m:

Sigmlurer

l.¡¡ru:

^A'tqlrñt^
D¡leSlFedl

Slôlc CertfEôlin #:

ûSl¿(c thens *:
Shlo: \ñ

n7q.nôcRqo¿ sbto ce ilfÉáün rl i

m$dolkcns #i

Sl¡le:

t¡p¡¿t¡00 D¡te ol Cc nfì.¡ùff ü Licens : tp¡alhn o¡le 0lCedifEôtirq ticen$l

Supe ryisry ¡{pr¡isr lnspecl¡m 0f Sübþcl Propeft,tff{üve oôle of 

^{!râisðll
oat25t2025

îctaattãtÃ

Did l¡ol tferid-mlyúom Súeel
FLANNERY BCA AP

lîle dor ¡nd tfedor
AL 20



Mâin ñlo ñô 0nrÂ.3¡2

Appraisal License

o.d.nüír¡
0¡0tû¡¡æ04
l¡l0r:
¡.alç
üt dY.:
ùnoi,d¡il
Itdrü!
t y tl, ã¡¡û

te.u.t ct3lilr

#
&Þ!h-&Ð¡ÐlhdrAV.ù¡hm

OCrD.niü Hll td
ù.ftrrú J.moñt olotl¿ttl-

**

'-i+rLçr^ÞÇ*

St¡te of Vermont
Rcd Ertote Àpprolecn

Cù'l¡ficd Rctidcnlisl Rcsl LsllloApPnis$

:ìí::

t'' I

¡ ; lri lr )r.

Sllþ ofvcrmont

münffi¡$l
ml

tdÌËatgåõ(¡ÑlffiUÊh¡F¡*, 6úååt
H^VÐ¡xaù¡*[rffi,tdmattl
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E&O

nñlê .q. Fñllv Flâôñerv
ProoeftyAddes tAÃ Stâñê.ñâ.h F¡.|

cìY Sule \/T ¡þcode O50SsCo!¡úy Windsot

GnEA![¡ag¡¡'C'aN.
I¡¡SURANCE GROUP

¡01 E. l'oürlh Str¡ct. Clnclnnrll, Oll 45202

THIS IS BOTH A CLAIMS MADE AND REPORTED INSURANCE POL¡CY.

THtS POLICY APPLIES TO THOSË CLAIùIS T'HAT ARE FIRST IIADE AGAINST'THI INSURED
,\ND REPORTED ¡N lrRlTlNG TO THF. CO¡\lFANV ItURING THE POLICY PERIOD,

lnsursncc is affordcd by thc conrpuny indic¡tcd bclorv: (A ctp¡lûl slock colmrol¡on)

Ell Grc¡lt Âmcric¿n Assunrncc Compûny

Nolc: The lnsumrc Conrpmy sclccted rbovc shlll hmin bc rcfctql lo ås the Comp¡ny.

Policy Numbcr: RAtUtl?939'2'l Rcncrvul of: RAPill?939'23

Pmgmm Adtninislrolor: Hertrrt IL Londy lmuure Agency lnc.
100 RtverRldge D¡h'¿'Srdle 301 Nonvood, Ill¡l 01062

Itcn L Nnmcd ln¡urcrl: Uilh A. Vsughsn

Itcrrr 2. Addres¡: 69 Cupenlerlllll Road

City. Slülc, zip Codc¡ Slnfford' VTI)51t72

ttcm3. po¡cvprrtort: t¡rum 10/06/2{)ã '¡s 10/06/2025

lltotrtlt, Do.r, I'Lør) (trlon,h' Do)', I'eor)
(Both dolcs ¡¡t l2:01 a.;ì. Stl;dafil Tinrc at Ihe nddrcss of lhc Nonred lnsurcd os slåled ¡n llcm 2')

Item4. Llmlrt of Llûblllt):

A. s 1.000.000 D¡m¡gct Limil of Liability - lluch clnlm

ß. S l'000rllo0 ChlmF,xpenserLirnitufliubility-EnchChlm

c. s l'000'000 
-DamoguLinritofliability-PolicyAggngate

u. s l'0(X)O00 clrlnr tirpcnre. Lhril of Liability - Poliuy Âggrugrtc

llcm 5. Dcductlblc (Ínclus¡vc ofCltln ErPen.cr):

^. 
s 0.00 Eæh Cl¡hn

B.s-.....-0.:-0-0-.,................-Aggrcg¡lc

Itcrn 6. Prcmhm: S 598.110

ft!'m 7, Rêlro0clhe Drle (ifnpplicnblc): 05/10/2004

tlgrr ll. Fornrr, Notlcs ¡nd Endorscmcnlt ¡tlschr{:

D,t2t00 (03/t5) IX23ll0 VT (09/ls' tL732, $1nt)
D42.102 (05/l¡) nd.l4t2Q3ll7l It{2413 (0('/l?) I}d2414 (08/19)

^uthor¡¡dd 
Rcfirsul¡rlirc

¡å8! I of I

DECLARATIONS
for

REAT, ES'I'A'TE APPRAISD,RS

ERNOTß & OMISSIONS INSURANCE POLICY

ftL"r, n lttti+'aþt"\'
#

t)¡¡t0t {ol{Jl

FI-,ANNERY BCA APPEAI. 22



riþÍ0. OB2S-342

uNtF0RM APPRAISAL DATASET (UAD) DEFINITIoNS AÐDENDUM

l'øuto: Faînlê llaê UAD Appond¡r D; UAÙ Fßld-Spû¡ilc Slandadùal¡on qêqulßnûnts)

Condltion Ratings and Dslif, itions

c1

'ths ¡m![ovements have bæn rMntly consltucted and hðve nol been prevlrsly fropied,Ihe entile slructure and 8ll@mponenlsare nM

and the dv/ell¡ng features no physiül depr€ciation,

l,loto: llotily ûnslruêled ¡npmvonents lhal loaluß recycþd ot ptoy¡ousy usèd nalarials and/ot conpononlg can bo conslded nov dssll¡ngs

ppyidod lhal lho dvoll¡ng b pÍaced on a ßcyclod conPononß havo bæo

nhabllitaled/ñmanulactußd inlo l¡lß-nôv ænd¡lon. lmpnvênonb lhal havo 'nov" lfütêy

hava any slgn¡lhanl physical deprillal¡on (lhal ls,

adcAuale mãlnlonance or upk*p).

vacanl lor an oiênded peñod ol Ùne vl¡lhoul

c2
-fhe lmprwements feau¡re no defsred mô¡ntenanæ. lltle q no ph¡si@l deFæiation, aßd f€quks no repa¡s. V¡rtuallyall buiHlng ømponents

¿rc nw tr have been ræmüyrepa¡rod, r€flnished. q rehab¡lilated. All oldaled cmponents and l¡nishes have bffi updated and/q replaced

vrith components that mæt erent standôrds. Ov¿ellings ¡n üìisütegqyare eith€r almol nev¿ q haveb*n rEertlympldelyrenwatcd añd

are slmihr ln @dñlm to nwmslruction.

¡lote: Tho Ínpmyemênts ßpßson¡ a nlativey nav pmpofly lhal ß yßll nalnta¡nstl vilh no deloned maí,nlananco ,nd l¡lllê or no ptysical

dopw¡âllon. or an older prcparv lhal has baon rocâilU ôonpl6lo0 nnovalú.

c3

The improvsments are well mainta¡ned and t€ature l¡mited physkal deFec¡at¡oo dueto nqmalvrear a¡d teaf, Sme æmpments, but not evqy

majq bü¡lding @mposent, msybe updaled q rmntlyrehabllit¿ted.lhe dtucture has bcen vJellmalntained.

¡lole: Tho ¡npmwmenl b ln ÌE l¡ßt cycla ol repþchg slon-l¡ved bululng &mponenls {applþrncês, tloor covedngt HVAC, olêJ and ¡s

iaitg wotl nalnlainad. lß æl¡naled eÍlætiye aga ¡t lêss lhan ib acluat age. ll also nay nlþcl a pnporly ¡n ulhlch lho rnaþñty ol
sh1tl-l¡yed bu¡ldlng compononß hav, þæn ßpþcêd bul flot lo lho laval ol a @mplalo ßnwal¡on.

c4

lhe imptovements feðturo some m¡nq defsred maintilanæ ¿nd phys'eldettrixatim due to ndmalw¿r a¡d teðr. ThedvJelliñg has bæn

adequôtelymalnlalned and requkesmlyminímalrepalstoboilding @mponen¡lmedran¡ølsydmsånd cGmdicrepats, All majtr fu¡ld¡ng

ffi pfi ents havs been adequalely mainlained and are fund¡mally adequate.

l,totô: fhe esl¡maled allæf¡re age may bð closê lo orequal lo ¡B aclual ago, lt ßlhcEa pmpoiy lD whhh somo ol lho shon l¡vad buluhg

conponenß haß boan ßplaæd, and somo êhod-fil^d þt lld¡ng cmpononls aß al ot f6ar ûa ond ol ¡holr physha¡ ll8 êryaôtanctr houþvati

lhey sÛl luacton adêqaalolt4 ongo¡ng bas¡s Nulilng i0 an adoqualaty na¡nh¡îed pnpod)l

c5

The improvements featureobvirusdeferaed mainlflanæ and aroin need of some signifiøntrepais Sme bu¡lding compfimtsneed repðirs,

rehab¡litat¡on. q updat¡ng. Thefuncr¡malut¡l¡tyand ovsalllivab¡lity ¡s somffhaldiminíshed dueto cmdiútn, bul lhedwelling remalns

useable and func{mal as a fesktence.

¡lolo: Somo stgn¡llcant EpatÉ arc næd6d lo tho ¡npmßnonts duo to lhs ldck ol adoquale ma¡nlonancê. ll ßilocß a pnpody ¡n trhlch nany

ol ¡b shott-t¡vad bùild¡ng comrynanls aß at tho \nd ol ot hays oxcoeded thotrphystcat tlo eryælancy but ßnatn lunclktnal

c6

The ¡mpfovements hâve sbstantlal damãgs fr deferfsd maínten¿nce v¿ilh deliciencies s defeds that are sevse fldgh toaffed lhe safety,

swndnest ü structuralintegrly of thB imprwemflls, Theimprwemfrts are in need ol $bstsnlislrepais and rehabiliaùm, ¡nctuding many

q most mô3T (mponents,

Iloto: Substdnt¡al rðpa¡ß aß Deed^d lo lho inpnyononts du6 lo tha lack ol adsquale na¡nlonanco or pppctly danago. fl ßllacls a ptupofly

vìh cond¡l¡onî sovao onough lo allill lhe salûY, soundnæt ot stuclual lnlsgri¡y ol lho lnpnvemanß,

Quallty Rating6 and Dsflnlüong

0l

Dfle[ingsv/ilh lhis qu¿lity raùng aro usually unlque sùuclureslh¿taro ¡ndividuallyd6¡gned byan archìtectfü a spK¡fiod uss. Such

fêsldencestyplølly are construcled from detailed architeclural plans and specjfkstlons and fealurc an excopl¡môlly high lovel ofv/qkmanship

and exæptlonalty h¡gh-gråde materlalsthrNghet the lnteritr and extsid oflhe stuclure. Iho design feðlures orceptimallyhigh-quality

cxtsiq reflnements and trnåmmtaton, and excepllonally high-quality¡nterh{ tefìnemenls. Ihe wqkmanshlp. matflials, and l¡nishes

lhrrughrutthe dvrelling ¿ro ol excepllmallyhbh qual¡ty.

02

Dvrellings v/¡th lhls quality rating are olten oslom deslgned lor csstrudiø m ân irdlvidual property owncr's sito. Ìlov/wcr, dv/ellings in

this quality grade are a¡so lond in high.quality lrad dsvelopments featuring residenæ consùuded from ¡ndividual plôns q toil highly

modil¡cd o. upgraded pl¿ns. Iho design features delallcd, hlgh qu¿lity enerls ün¿mentatim, h¡gh-quality ¡nler¡or refinernents, and d¿ta¡|. fhc

v/orkmanshlp. nateri¿ls, and finishes lhrrughstth€ dvrelllng ata gererally of high q vsy high quality

uADVorslm 9/2011 (Updal€d l/2O14)
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENÐUM
(Sou\e: Fennie Mao UAî Appendk Ð: UAo F¡oH-Spæl¡c Sbndadþalion noqu¡rcneøts)

Ouãlity Rat¡ngs and osllnltionc (cof, ilnusd)

o3

Dy/ellings v/ith th¡s qual¡ty ratjng are res¡denc0s of hlghs qualitybulI lrom ind¡v¡duat q readily available des¡gns pl¡ns in abovo.standard

res¡dmtt¿¡ trad dev€lopmmts or on an iûdividualFopsty wns's s¡te,'f he dosign indudes slgn¡fi@nt exldiq qnðmentalim and intet¡trs

that are vrefl llnished. lhs v/skmanship exeeds acæptable sla¡dardsand manymaterials and finishesthrwghdtthe de¿elling have bæ¡

upgradd frm "stæk" landatds.

o4

Ðv¿elllngsv¡th th¡s qualiy.aling me€t$ €xeed theroguiremerts ofapplløble bu¡lding codes. Standard u modilied slöndard Nilding plans

areut¡l¡zsd and the design incJudes adequate f€n0st¡ation and smo extsis qnamentatim and lnterior lefinements, Matq¡ôls, v/trkmansh¡p,

f¡n¡slì, ãnd equ¡pmentare olstæk q buildergrado and maylesture me upg.ades.

o5

tlr¿elllf,gsvrilh th¡squality raüng fe¿ture eømyof @strucr¡m and basicfuncl¡malilyas môin considsalims. Such dwellingsf€turc a

phin dssign using readily svail¿blsd basklls plrns leaturlng minimâl fenestrôtiil and bas¡clinishesvrilh minimal exter¡q qnamentatkn

and l¡m¡ted intsltr delôil.lhes dwell¡¡gs mætm¡n¡mum buildlng codesand ¿re ænsÙucted with inerpmsire, sæl matd¡als

with limited rennments 8nd upgrôdes.

o6

DvrellingsvJ¡th thisqu¿lityrating ars ol basic qualityand ld/s ffiti sme maynot b€ su¡tôbþft)Ear{end 6dpancy. Such dvrellings

are oftm bu¡lt witi simplê plansov,ithetplaos, oflm utiliring ths lwresl quallyht¡ldl¡g matsials, Such dv/ellìngs are oftm buinq

expanded bypsffs vrhoôre Fofsss¡mallyunskilled s posssmly mlnimal qstrúdion skills, ElectiËl, plumb¡nq. and other mêchan¡cål

s!6temsand equipment may bs mlnlmalq nm-exltmt. Older dwellings may fæture me tr mse substandard q nd-oftrmi¡g addlims

to the d¡gínalgruclure

0afhltlons of NotUpdatod, Updated, and Romodelad

l¡ol Updalcd

Littlo oroo updatln0 ormodornl¿atlon-Thisdoscrlpllon lncludos. botis notllmll0d lq nawhomæ,

Residsn¡al Foperties o{ l¡ftæn years of age q þss olt$ reflect an qiginãl @ndilim with no updating. if no majq

mpqmts havs been replaced q updaled. Th6e wer f¡fleqn ysa.s of äg9ãre ¿ls considered not uPdated ¡f üe

applìã¡æs, fixtures, and l¡nl5h6 are predominanüydated, An area t¡atis'¡¡otUdðted'maystill bewell ma¡ntalned

ðnd fullyfunctìffa|, and thls tating dæs rotnæessrilyimplydGfsred m¿intmanæq phJEiøl/funct¡maldetdiqalim.

Updated

Thoaf€iol lho homE hðs boon modllled lo mootcurrc[tm6tkslcxpactations. Thoso modilkadons

aro llmitsd inlorms ol bolh scopô andcosl.

Ao ùpdated arÉ of the hme sh$ld havean lmFovsd look and fæ|, t fundlonalul¡l¡ly. Changesthalmstitute

updales lnchderefurbishment and/( replacjng @mpo¡entsto mæte¡isting marketexp€€latiøs. Utsates do not

incbde sign¡flønt altsalims to the qist¡ng slruclure.

Bomodolcd

Slgnìllcaîtlln¡sh 8nd/orslructurslcha¡gos hsYo bcon madclhat lncmæ utilityand appoalthmuqh

compl0to f ßpl¡com0nt ¡nd/of oxpaßslon.

A remodeþd area rsf¡eclsfundammtal ctanges that lnclude multipl€ alteÉt¡gns. These alteraÙmsmay lnclude

swe q allof the lollwing: teplôcemenl of a majû cmponenl (cab¡net(s). bsthtub. d bôthræm tlle)' rel@tbn

ol plumb¡ng/gôs f¡xtures/applian@s, s¡gnif@nt strudùralalt€ral¡ons (reløling v¿a¡s, and/q lhe âdditlon o0

square fmbge). Th¡swüld indude a @mplete gutl¡ng 3nd rebuild.

Explanallon of Bathroom Count

lhree-quaner b¿ths aro @unted ðs a full bath in all øss, Quarter baths (baths lhat fealure only a lollel) are not

inctudedinlhobalìr@mcünt, lhenumberof fullsndhalf balhsisreporledbysparallngthetwovslresusinga

ps¡od, whse thefutlbalh cont ls r€presented to tlìc left of lhe psiod 8nd thc hall bath wnt ls rePrcseflted tolho

r¡0ht of lhs peiod,

Epmph:

3,2 indl@tes tltreo full båthsand tv/o half bðths.

IJADVerslø 9/2011 (Updated 1/2014)

f M.irr¡r. rt,". osrs{4,TP-ñtI
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f Mri" r'rr t¡"-rt-r,, Til* # ,;l
uNtF0RM APPRAISAL DATASET (UAD) DEFINITIoNS AÐDENDUM

(Source: Fannlc Mao llAO Awndk D UAî Flold-spæll¡c Slandadìzauon Requ¡nnânls)

Abbreviatlons [Jsed in Data standardizalion T€xt

Íi6lds Whsrs-thisÄbbr€vlatlon May AppsaIFullNameAbbfovlat-pfl
Lel¡d & VlewAdverso

AJea, SiteAqesac
LffitionAdlPrk Adjaæntto Park

LmtlonAdlPw Adjð@ntto Pwtr L¡nes

Saþ or Flnanci¡g ConæssiøsArmtlh Arms LflQlh Sale

Deslgn (slyþ)Anðched StruclureA¡
Lffitlfr & V¡swBensti\r¡alB

Basmont & tln¡shed R@ms Below Gradeba Baùrræm(s)
gssment & f lnished Ræms 0eloürGtadêbr Bedr(M
lffitiMgusy R@dgsyRd

tÞteol Sale/¡imec Cmracted Oate

sale q flnancina cmæss¡msCash Cagr

LMtionCmm commrciãllnfluenæ
sale d f¡nancjng Conæss¡msC@venl¡øalConv
Gar aq dC arportCarpoltcp
sale s f lnancinq conesslmsCdord cdrt ordered sale

Clvskv CityViM SkylinoVlew

v¡w,City Stræt Via{Ctystr

GaraqeJCarportcovsed
oata Silr@stx]M Days 0n ¡¿l¿rket

0eslgn (Styþ)DI Dêbdled Srudure

caraqdcarportIÌ¡vwaydr?

D¿te ol Sale/limoÉxÞ¡ratlon Oalee

Saþ tr f fnandnq Conæssi$sEslôle Eslale Sðle

Sale s ¡¡nancjng Con@ssimsfHA tedtr¡lHdsing Authüily

ca.agdCarpo¡tGaraqeI
GôraqdCarportAttadrcd Garaaeqa

caraae/Carooilqbl Built-inGarage

Garaqe/Carponad Delached Garage

L@tlonGolf Cdr*clfC$
Golf Cdrse Vi€r,Glfw

fþshn {Srvþ}GR Gardil
Design (Styb)HR H¡gh Rlso

n Inlsis 0nlyStaks
løtim & VieYrlndustr¡allnd
saþ ff Flnancinq Cmæss¡msList¡ne Listlng

Loøtlof,tndfl Landfìll

V¡€wLtdSqht l-imited Siaht

fbshn (style)Mld.r'EoMR

Vlev,Mtn Mrunlain vlev,

LGI¡m & Vi6wN Netral
sale q t¡nancing Con@símsNm.Arms Lenglh S¿leNonArm
Basment & Flnished Ræms BelowGrôdeothHo
oeshn (styþ)o olber

Garagdcarportop 0pen

Pôrk VþwPrk

Psfrl Past(al Viw
PvrLn PMs ùnes

LmtlonPubTm Publlc-fr¿nsp{tat¡on

Sah q t¡nanc¡ng Conæss¡msRelÐcatim SaþRelo

Saþ d Financ¡ne Cmæss¡msREO REO Sale

l-wt¡m & V¡ev¿Res Residenlial

salo q f lnanc¡ng conæsslmsUSoA. Ruf¡l HNsinqRH

Basment & finished Ræms EelovrGr¿deRFeailonsl {Ræ) Ræma1

fÞshn (SOle)RÏ R@q ToMhüse
Dãto o¡ Saþ./limes Settþment O¿te

Oes'rgn (Styþ)Smi'detached SlruclureSD

Sale q tlnancing ConæssimsShdt Saleshût
Area, Site, Bascme¡tsf Squafe teot

Aea, Sitesqm Square Melss
Dåteol Sale/IlmeUnknwnUnk

Salotr tltrsnc¡ng ConæsslmsVetcrans Admlnl5úatlm

tbteof Salay'TlmoWithdraM Dåle

Basemenl & tln¡shed R@ms Bebv, Grôdewalk Out llasement

wæds Vhv/Wæds

W¡td V¡cwWT

LæôtlonWtfr Wats Fronlage

0åsment & Flnlshed Ræns BelowGrad0W¿lk Up Bascment

U^OVersim 0/æl l (Updaled 1/ãll4)
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thda Tørey t Mri"ri.¡r"-oszs¡¿zl

ÍR0l,t

Torrey Appralsåls, lnc.

TorßyAppraisels, lnc.

69 Carpenter Hill Rd

Strafford, VÏ 05072

felopfwtluiler: 802-765-9633 fallúÈs;

TO:

Cole & Emily Flannery

t.Mit:

Ieldw t{urùer:

Átdrideflwùs:

tull[ùs:

NVOrcE Ñ¡ßER

0825-342
OAIES

ln¡d¿e l)¿lo:

nE0äle:

fffEREISE

frtdnrùds #:

Lsds C.s f:

CE6t tib r:

tllMVA C¡$ #:

l¡¡htÈímfüm

qlgt¡þlqfm

F€dcalluþl

tr$qe llr

0825-U2

0825-3/.2

27-1786944

I NVOI CE

L€rderl

h¡clBser/gorffrål

Fropelty 

^dússs;cù,

Cflntt;

leg.lfÞsrili$r

Town of NoIwich

Cole & EmilyFlannery

165 Stâgecoach Rd

Norwlch

Windsor
30.t Ac & DWL

Clejl: Cole & Emily Flannery

fatei vT tþ: ososs

1,000.00SUBTOTAL

Thenk you!

Please make check payeble to Toney Appraisals, lnc.

700.00

300.00
Appraisal

Add addilional app¡aisal as of 04/01/2025

AMOUNTPAYMENTS

oôto:

oôts:

fÞlo:

SUBIOTÂT 0.00

CIEIìl:

ClHk #:

Cfskf :

0escrþlbni

thsrirlbri

ooscrþtbtr:

1,000.00TOTALDIJE
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ItE Frpos of th¡s sum¡ry ¡ppdsl r€port ¡5 to provile ttE lerdo/(b¡r wi¡ ¡n æcuralc. ¿¡d ad€qualot süpporld, opinion of üE mrlel vals of llE sublqd Fopefly.

PloDenyMdres lÂq RtâdâÊ^â^h Þ.t N^tut^h AtE-1At^ CIY trlnu¡¡rr Sble \rr lþCodo n6fìsq
Bffffi cole & Fm¡lv Flânneru omêtolPubúcReco¡d Colê & Emilv Flânnerv Coün

l-eg¡l0ostþlin 3ô I ÀC ¿ nwt

^sssefsPar€el# 
ô3-o5n-?nô Iar Y¿¡r ,O)Ã R.f.f¡resl 71 BA3

NehlìbottoodNæ Tôwñ ñf Nôill^h [¡ô!Relere 3OtÃO Ccnsuslrôcl qÂ6O OO

occupa¡l ovrc T l¿Md Venl Spec¡¡lAssrftnlst n npuD ilo$ n petmnûl

ProËnyRhhß¡rF¡isd feo S¡rpþ toe*hd ûlFr(desù)

Àssignmrl ûF Rrclu$ IranwtiÍ Refrance ¡r¿¡stim oltEr(dosùe) TârâssessmênlâoDeâl
tenderrc&d Tñwn ñf Nôùl^h Áddross

ls ür9 sl lv¿l¿ cfreclive dalo Yo! llo

Report dal¡ wrce (t uæ4 olleû

lf]did ndHmtðnðlyethecdtrælfù5aleltrliesüb¡ctpuchaslr¿¡ul'þn.frpl¿hllþÉsullsofthð4alysisoflhe.onùætfqsl€úwl¡ylheaülysbw¿sml
pelmEd.

s $le olConlrrl ls ùe preF€[y s[er lho ome¡ ol p!ùk r€cordl Ye5 llo

(l€n ch¿q¡ s, sh comessbnt lif or dovnpayrmnl 6!is¡ße, elc) io be påid by ¡ny laly 0f behdt ol lìe bororTe.? Yos ilo

Yet tie lol¡l dd¿r amunl ild d€ sriùê l¡e here lo ùe

[olei R¡ce ardthcræblcorposlbn0f üæ ßlfùorlþodareml appraball¡rlds,

l¡efgi¡olrood gBlaclejislts ¡fqtb Plesl lad lrss $

Ldin üúan srhirtfi Rùrd Properù Vôhps lrcreasi{ Sllbþ fÞch¡{ Pn¡ct Âct 0m.Ud 70 t6

ûver 7596 l ?5-75tÉ Uídrr 2591 Oemndrslodt ð I slþrtaç I tn olame over Suoply t(ooo) {rrt 2-{ Unl :l*
Crorth Rap! Slótþ Shw Mdelirglim I under ¡ nrhs I ¡-om¡s l-'l opror¡r¡s ?Añ Lw n Mol¡.tallly 1lt
xehlùoñmd Bouldôtts Flôr¡ñ.|âriêc ñf lhâ lôwñc ôf ThÞtfñrl l^ ,he Nôrlh Shârôn lô lhe lruÊsl l-lârlfôrd 2 900 llu tîo Cmrc¡¿ c*
t^ thô q^'rlh ¿ lha ôf Þ¡rrar r^ tha Fâcl nzq Pæd, îq 0rls 2Ã*
tteiolùoñød fh sidbn Àl^^!l^h ìê âl¡.^â^l l^ ihÞ tôwñ 

^f 
].lâñ^var N¡.| whi^h ¡e lhê l^^âli^n 

^f 
nqdm^¡tlh nñllêôa ând lhê tôwn hâe nl^cê liêc lô

lhÞ nñllÊdÊ prônêdv vâh¡êe lñ NôMl¿h ârê hiôhêr thân ¡n ânv ôf lhe s[Ídrndlno lôwns in VT ânal NoMich shôlrld hâ côns¡dered its own mãrkel-
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Itw

D€sipdm

lodrqCmo¡¡E llþq¡l(drsù)
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Íhls reftrt ftrnì ¡s designed to report ân appraisal of a me-unit

inclúding a unit in a plônned unit development (PUo). This reptrt

manufactured home s a unil in a condominium tr cîoperal¡ve

lo the following scope of wük, ¡ntended use, lnterúed us$

conditlons, ând certifications. Modll¡cal¡ons, addllims,

valæ, tr assumptlons and l¡mlllng mnd¡tions ate

any add¡tlonal research tr analysis næ€ssâry based

the cenilications ârc al$ not psm¡lted. Howevs,

appa¡sal repal, such as those rEu¡red by lâw tr
an appaisal trganizal¡m, are psmitted.

a one.un¡t property w¡th ¿n accessoly unil;

deslgned to repod an appralsal of a

. definitlon of market value,

or del€tions to the ¡ntendod

not p*m¡tted. The

m the cornpex¡lY

appraiser may

proptrty tr
form is no(

trdecl.

Thís appraisal

statement of

use. ¡ntended

erpand lhe

ass¡gnment.

not consl¡lute

fcport is subjæt
assumptions and

user, def¡n¡tim of

s.o[n of wilk lo

l¡mìting

mark€t

or delelions to

allsalions to this

memborsh¡p in

include of this appraisal

lhat doModificatims
nraterial

add¡tímal ænilìGllons
those relaled to the ¿pprðisr's

cont¡nu¡ng educallm tr

SCOPE 0FWoRlt Thc smpe of wnk ftr this aryalsal ¡s def¡ned by the complexity ol lhis

repm¡ng requirements of this appralsal repot fofm, irclud¡ng lhe followlng delin¡lion of mârket

assumptlons and lim¡ting coftJilions. and cedil¡cat¡ons. lhe apFa¡ser must, at a minimum: (l)

lnspect¡on of the interitr and enedor areas of lhe subject property, (2) inspecl lhe neighbshood,

comparable sales from at least lhe stræt, (4) research, verify. and analy¿e data Íím rallable

and (5) reptt h¡s tr h€r analysis, opinions, and conduslons ¡n th¡s appra¡sal repm'

¿ppra¡sal assignmeil and the

value. statemenl of

perform ¿ complcte visuâl

(3) ¡nsp€ct each ol lhe

publlc and/tr Private silrces,

INTENOED USE:

suttæt of th¡s

2. The appaiss
lhe sketch ¡s

of its size.

-fhe 
inlended

appra¡s¿l for

üse of this sppfaisal f€port is ftr the lendef/cl¡enl to evatuate the property that is the

a mfigage lìnånæ Itansactidl.

INTENDED USER: The lntended user of th¡s appraisal report is lhe lender/clienl.

DEFINITION OFMARKETVALUE: The most probable price wh¡ch a property should bring ¡n a compet¡tive and open

market under all coîditioñs r€quislte lo a fa¡r sale, the buyw and seller, each acling pndently, knowledgeably and assumirìg

lhe price ¡s not alfected by undue stlmulus. lmpllcil ¡n this definltlon is the consummat¡on of a sale as ol a sPec¡lied date and

the passing ol f¡ile from selbr to buyer unds cond¡t¡ons wherebyr (l) buytr and seller are typically motivaled; (2) bolh

parties are well Infrmed or well advised, and each acling in whal he ü she cmsidss h¡s tr hs own bosl interest; (3) a

reôsmable lime is allNed for e¡posure in rhe open market; (4) payment is made ¡n tsms of €sh in U. S. ddlars Ú in tsms

of linan€ial ôrangements cmpârable thereto; and (5) the piæ represents the umal considtrat¡sn ftr the property $ld

unâllæted by special tr seative linancing tr sales cficessionsr granted by anyone assm¡âted with the sale.

'Adjustmenls to the ffiparattles mus¡ be made for

necessry fof thos costs which are ntrmally p3id by

readlly ident¡l¡able sinæ ttþ selþr pays these costs

adjustments can be made to the ömparable propeny

lender lhat ¡s not akeady involved in the property ff
dollar ftr dollar cost of the fìnancing r r'mcesslon

rcact¡m to the llnanc¡ng d mæssions based on

STÂTEMENT OFASSUMPTIONS AND UMMilG CONDMONS:

subj€ct lo the following assumptlons and l¡mlting

spæial or creative financing or sales cffiesslons. No adiustments ãre

sellefs as a result of lr¿dit¡on or lsw in a market area; lhese costs are

in virtually all sal€s lransclions. Special or seat¡ve lìnancing

by mparisons to f¡nancirs terms olfsed by a thlrd pany lnsliluÛonal

lmnsact¡on. Any adjuslment shold fÐt be calculsted m a mæhônic¿l

but lhe dollar amount of any adiustment shdld aPprox¡mate the marlct's

the apFaisef's judgmenl,

The ¿ppraiss's cstificatiffi in this reporl is

condlt¡ons:

a legal natue lhat affecl e¡ther the properry being appraised tr the litle

lhe research involved . in perftrming lhis appraisal. The

ronder any opinions abot the t¡tle

1. The appraistr w¡ll nol be responslble for

to it. exæpt ftr infomatlon that he ol she

appraiser assumes that the Ùtlo ¡s good and

matts of
b€øme
marketable

aware of during

and w¡ll not

has provided a skelch in this appraisal repon to

imluded only to asslst the r€adtr in v¡ealiz¡ng tlE
show the

property

approxlmate dimensìons

and undsstand¡ng lhe
of the improvemenls.

apFaiss's dete.m¡nallon

3. lhe
(tr othtr
identif¡ed

lmdied,

apprais€f has examined the ãvãilable

dala sürces) and has noted in lhis

flood maps that a,e

appraisal report whelher

appra¡str is not a

provided l¡y the FedMl Emergency Managemenl Agency

any ptrtion of lhe subject slte is located in an

stßeyú, he tr she makes no guarantees, erpress trSpecial Flood Hazard Area. Beüuse the

regardlng this determinalion.

4. The

unless

appraisff

spec¡llc arrangements to

5. The ¿ppralser has notd
p{csence ol hazardous wastes,

she became aware of dudng

reporl, the apfxaiser has no

[roperty (such as, bul not

adverse environmenlal condilions,

testlmony ff appear in cNd b€cãus he

do so have b€en msde befffehand, ol

an app.a¡sl of the p.operly in qu€sl¡on,

requlred by law.

an appraisal lhal ¡s subjecl to satisfaclofy

alterations of the subject propsty w¡ll

will not give d she made

ôs otheru¡*

in this
toxfc

the

app.aisal report any adverse condilions (such as needed repalrs, deterisallon, lhe

subslames, ctc.) obswed dufing lhe insp€dion of the sut¡ect pfopcny tr llut lp ü
fesearch lnvolved in perfofmlng tha appraisal. tjnlcss othm¡se stated in this appraisal

knowledge of any hidrlen tr unapparenl physlcal da{iciencies tr adveme cond¡tions of lhe

l¡mitod to, needcd repairs, deterlsatio¡, the Fescnce of hazardous wastes, toxlc subslämes,

lhðt would make thc [x'oPerty l€ss valuablo, and has assumed that the¡e ate no sKh

tr watrantios, crpress tr ¡mplled 'lhe åpprâisr w¡ll nol be responsible for any such

englnæfinq s t0st¡ng lhat mlght be rcqulfed to dlscovef whethff such condlt¡ons er¡sl.

âs

condit¡ons

condil¡ons

Because

and ma¡(es no guafanl€es

llìat do exist ol for any

clc,)

tr her

on lhc

lhe appraiser ¡s not

an env¡fonmcnlal asscssment

6. The appraiser h¿s basod his

completion, repaiß, tr altsations

bs perlqmed in a profassional

an expfft in lhe l¡eld of env¡ronmental hazards, lhis âppra¡s¿l roport musl not be considarad

of lhe propcrty.

appaisal reptrl
assumpllon thal

and valual¡on conclusion for

the complelion. rcpairs, tr
mann0f.
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APPRAISER'S CERTIFICATION:

1. I have, al a mlnimum,

th¡s apprâisal report.

The Appra¡sêr c€rtities

developed and reported lh¡s

and agræs that:

accsdance wlth the scope ol wfrk requlremcnls slated lnappraisal ¡n

Z. I perfsmed a complete v¡sual ¡nspæÍon of the ¡nteriof and exler¡tr areas of lhe subjæt proP€rty. I rePstod the cond¡tion

of lhe improvements in factual, spec¡fìc terms. I identilied and repste{t the physicâl del¡ciencies lhat could affect the

livabillty, soundness, tr stmtural integrity of the proPeriy.

3. I ptrftrmed th¡s appraisal in acctrd¿lKe

tlacticê that wefe adopted ând promulgated

place at the time th¡s appra¡sal repofl w¿s

w¡th the requirements of

Appralsal Standards

the Unifrm Standards of Professimal APpralsal

Boôrd of The Appra¡s¿l Foundatlon ¿nd lhat wele inby the

prepared.

4. I developed my opinlon ot

cmparison approach to v¿|re

fù th¡s appra¡sat asslgnment. ì

lhe market value of lhe real

I have ¿dequate

funher ænlfy lhat

in this reptrt.

cornparable

I cdsiderad the

propeny

market

that is the subjæt

to develop

of this relþrt bascrj on llE sales

a fel¡able sales cmparisn approach

approaches lo value but did not devebp
data

cost and in6me

5. I researched. v€rified, ¿mly¿ed, and Ieported on any cußent agreement

sale of the subject property in the twelve monlhs pritr to the effectlve date

prop€rty for a minlmum of thrce years pr¡or to the effætive date of lhis

6. I fesearched, verified, analyzed, and rePorted on lhe pr¡tr s¿les of the

lo lhe dale of sâle of the æmpar¿ble sale, unless othw¡se ¡ndicated in

7. I selected and used cmPamble sales lh¿t ale localion¿lly, physicãlly. and

them, unless othe$is€ ¡ndiøted

8. I have not used comp¿rable saþs lhal were the rcsult of combin¡ng a land

has bæn bu¡h tr w¡ll be t uilt on the land.

lff sle for lhe suqecl pperty. any offerirlg for

of this appraisal, and the ptitr sales ol lhe subjeci

appr¿¡sal, unless othwise indlcated In th¡s repm.

comparable sales for a mln¡mum of me year priq

thls report.

funclionally the most similar to lhe sutiect pmpeny.

sale with lhe co.ïract pwch¿se pr¡ce of a home that

9. I have reported adjustments to the cmparable sales lhal r€llecl the mårket's reôction to (he differences between lhe subjecl

property ônd the cmfErable sales.

Fov¡ded by partles who have a l¡nandal intsest in10. I verilìed.

the sale tr

12. I am aware of, and havê access lo, lhe necessary

seNices, tax assessment fectds, publlc land rectrds and

from a dis¡ntsested suce, ¿ll infqmatie ¡n

finarcing of the suuæt prop€rty.

knmledge and expsience ln apFaising th¡s

informatlon, est¡mates, and opiníons

I bel¡eve to be rue and correcl,

lhis market area,

afid private

fot thedata souræs

othef parl¡es and erpressed in

this appraisal reptrt and, to lhe best of my kmwledge, all

lhis repfi lhat was

type of Fop€riy in

and appropr¡ale public such as mult¡ple lisúng

the pIopstY is lffiled.

this appra¡sal repol frm

data sources,

area ¡n which

1 1. I have

o{her such

fumished by

.14. I have tðken into ænsidsat¡on the factùs that have an impact on valß w¡th respect to the subject ne¡ghborhood, subject

prop€riy, and the trox¡mity ol the subject Foperly to advers innuemes ¡n the developmcnt of my oplnlon of mad(€t value. I

have noted in lh¡s apFa¡sal repst any advsse condilions (such as, but not l¡mited lo, næded repaifs, dets¡tr¿t¡s, Ihe

presence of haz¿rdws wastes, toxic subslames, adverse env¡rffmental condltions, etc.) obwed duing the ¡nspect¡m of lhÊ

subJÊct property or that I becamo awar¿ of during the resarch involved ¡n perform¡ng lhis appra¡sal. I have considered thes

adverse conditlons in my anal)Æ¡s of the propely value, and have reported on lhe eflecl of lhe conditions on lhe value and

marketatillty of ltp subjæl property.

13. I obla¡red lhe

reliable silrces thst

'15. I have not

stalemenls and

wilhheld

ln th¡s

know¡ngly

¡nffrmatim
any slgn¡nænt informatim from

appaisal reptrt ôre úue and

16. I stated in th¡s appraisa¡ r€pqt my om pssonal,

¿re subject mly to the assumpt¡ons and llmitlng ændltions

cmect.

unbiased, and professional analysis, opinions, and @nclusions, wh¡ch

in lhis appra¡sal repdt.

this app{aisl report on the race. colff, religion, sex, age, marital

lhe prosp€ct¡ve owntrs tr occupants ol the subjecl property ú of lhè

of the subjecl propmy or on any olh€r basis prohibiled by law.

tr any future or antlcipated appralsals was not

that I would rcptrt (or presenl anal]lEis suppoatlng) a

tr dircclion ln value, â value that f¿vtrs lhe cause of

specific subsoquont event (such as approv¿l of a pend¡ng

1 7. I have no present or Fospective ¡nlerest in

prospæt¡ve personâl interest tr bias w¡th lespect

cmpletely, my analys¡s and/tr opìnlon of malket

status, handic¿p, familial stâtus, or national olig¡n

pfesent ownefs of occuPants of the propertles in

the prop€riy thal ¡s the subj*l ol lhls rcport, and I hare no Fesenl 0r

to lhe pan¡c¡pants in the tfansaction. I did not base, e¡thtr Pafliãlly of

value in

of either

lhe v¡cinlty

18. My cmploymcnt and/r cmpensation ftr Perftrming tlìis apFaisãl

condltioned n any agreement or undsstand¡ng, witten or olheM¡se,

predclemÌned spec¡l¡c value, a predcteflÌ¡ncd mlnimum vsluc. a range

any party, or lhs attåinmenl of a spec¡l¡c rcsult of occuÍence of â

mqlgage loan appllülion).

19. I personally prcpar¿d ¿ll conclusions and oPinions aboul lhe real eslale thât were set

relled on sign¡ficant real propeily apprsisal assisbnce from sny lndlv¡duâl or lndivlduals

or the preparðtion of this ¿ppra¡sal reporl. I have named such ¡ndiv¡düal(s) and d¡sclosed

appraisal repd. I cfftify th¿t any irldlvidual so named is qualllied to Perform

a change to any ilem in this ap¡ra¡sal repdl; lhtrefse, any change madc lo

fcsponsibility fof ¡t.

appralsl ls

20. I identil¡ed the lcndû./cllcnt ¡n lh¡s app¿¡sal reptrt
oldcred and w¡ll receivc this aPËalsal rcptrt

who ¡s the lnd¡vidual, organizatlon, or agcnl ft the organizôl¡tr that

parformed ¡n lhis

anyone to make

I wlll tâke no

tasks,

forth

ln the

the

I hâve

in thls appraisal repst. lf I

perfdmance of lhls appra¡sal

spocif¡c tssks
nol authorized

unauthtrized and

the

lhis

Unif orm Residontial Appraisal Report
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'fhe¿t,

secondâry

bdtower;

¿g0nc},

obtain

report

relations,

dlsclosd
sales,

lendor/clienl may disclose or dlstr¡bule

the morlgagee tr ¡ts successds

market particlpants; data collection

insüumenlallty of ahe United States;

appra¡str's tr suPtrv¡sory appra¡ss's

this appra¡sal reporl lo: lhe bdtoweri anol¡ef

ând assigns; mmgage insurers; governmenl

tr reporling swices; Folessional appralsal

and any state, the f|sfict ol Uolumbia, or
(if ¿ppllcable) consenl, such consent musl

other pårty (¡nclud¡ng, bul nol l¡mited to, the

lender 8t the requcst of the

spmstred enterpf¡ses; oÛìel

ofganizat¡ons; any departmenl,

othef Jurlsdlcllons; wlthout hav¡rìg tu

be obtained befole th¡s aPPraisal

publlc lhrough adven¡sing, Public

tr
the

bemay

repofi by me u
of lhe unifofm

ü dlslr¡buled to any

or other med¡¿).ncw5,

awafe llc lsrrlH/Ll¡urt
Standards of

|ráy bù subjêct to

Professional ApFâlsal

ccnrin

Pfacticelaws

24. lf lhis appraisl report was

delined in applicable fedsal and/tr
appraisal r€port containlflg a copY

valid as if a pap¿r versim ol

25. Any inlenùonal ú
crim¡nal p€naltles including,

Code, Sætion 1001, et

negligenl

5. ll th¡s appra¡sôl repoít

def¡ned ¡n appl¡Gble federal

appraisal reporl ffita¡n¡ng a

valid as if a paper versim

óf rhls appralsäl

to lhe provis¡ons

transm¡ttod as an ?lectmic fætrd'
stale laws (excfuding audlo and

tr fepres€ntation of my signatule,

th¡s appraisal repon werê dellvêred

misepressnlation(s) conlained in this

am

and regulat¡ons. Further, I am als subjecl

lhat any disc.losure or dlsÛfrutlÔn

that pertðin to discloswe ú distfitlulion by m8.

23. The bmows, amther lends at the request of the bsnws, the morlgagee or its

inswers, govefnnrcnt spmsoled enterpriss, ônd olher seændary mafket panic¡pants may

of ¿ny mortgage finance ransacl¡ffi that involves any one ü mfre of lhes panies.

SUCCeSSOTS and assigns, mortgago

apFa¡sal report âs part

conta¡ning my "elætlonic s¡gnature,' as tho6e lerms are

v¡deo rectrd¡ngs), t a facsim¡þ ransmisdffi of lh¡s

the apgaisal repof shãll be as effect¡ve, enfolceaue and

conlalnlng my qig¡rìal h¿ild wr¡tlen signature.

appra¡sal repfi môy reslt in civ¡l liab¡lity a¡tdlor

or both unds the p{ovis¡ms of Tltle 18, unlted states

fely on this

bul nol l¡mited to, lìne ff ¡mprisonment

seq., s sim¡laf $ate l¿ws.

2. I accept full respons¡bility ftr lho contenls of this apprâ¡sal repm

starcmenß, comlusions, and the apprâ¡str's cerlllicatim.

3. fhe appraisr identif¡ed in this appfaísal reprt is eilher â sub.corlraclü or an emPloyee of

appraisal firm). is quâllfied to perfm lh¡s apPrs¡sal, and is acceptable to perlofm this appraisl

SUPERVISORY APPRAISER'S CERNRCANON: The Superu¡sûy

1. I dkætly supwised the appra¡ser for thls ðppraisl assignmenl,

anal)Eis, op¡nions, slat€mentg conclusions, and the apFaiss's

was tfansmitted

Appraiss cslilies and agrees that:

have read the appra¡sl report, and agræ with the ¿pprai*r's

cert¡licatim.

includ¡ng. bul r0t l¡mited to, lhe appra¡ss's anal)6is. op¡nions,

the supflisory apptaisr (tr llE
unds the apdlüble

4. This appra¡sl report comfr¡es w¡th the Unlfofm St¿ndards of hofessimal Appfa¡sal Praclice th¿t were adopted

prmulgated by the Appraisal Stardards Soard of The ApFaisal Fdndatim ãnd that were ¡n place at the t¡me

reptt was prepared.

as an 'electfmic lectrd"
lâws (exclud¡ng audio and

d representalion of mY s¡gnalure,

thls appraisal reporl were delivered

slate lôw.

¿nd

th¡s appraisl

æntainlñg my 'eþcttonlc Slgnãturc,' as tll6c lerrììs ¿re

v¡deo recordings), or å lacsirnih ransmissim of this

the appralsal report shall be as effect¡ve, enfreable and

conta¡n¡ng my tiginâl hðnd writlen signature

and/tr
copy

of

state

APPBAISER

Signature

N¿me

SUPERVtS0RYAPPRAISER (0i¡tY lF REOUIRE0)

Signature

Name

crnpany Name

company Address

Telephone Number

Emall Address

Tôrrêv Aôôrã¡sâlß lnc

Aq cârnântêr l".l¡ll Rd

company Name

company Address

Telephme Numb€r

Ems¡l Address

tÞte ofSignalure

State Certlf¡cation #
tr State Llceose #
Slale

Rlraflnr¿l VT O5O72

18021

Date of Signature ¿nd Repst oAttqt2026

Effecrlve 06te of Apüaisal

stata cst¡licatim #
tr State Llcense #

or olher (dcscribe)

îÀn'ltzn â
n70-nn6nqnd

State # Expiratlm Date ofCenillcatlm or License

SUBJECT PROPER'fY

I Did nol inspecl suliect property

I oid lr¡sp€ct cxtcrior of subJcct propFty fron street

Oate of lnspcclim

Ü oid lnspecl interior and exterlor of suliect Foperty

Date of lnsp¿ction

COMPARABLE SATES

! Oid not inspect êxlsitr of compôr¿ble salos from stleet

f] üd inspect oxlerior of comparable sales from strsel

Dûtc of lnsp€cllon

Stale

Expiratim Dalo of Csl¡l¡calion or Licensc

ADDRESS OF PROPERIY APPRAISED

î5t31trôtâ

165 Staoecoach NoN¡ch 825-342â

Non¡vlch. VT
APPRAISED VALUf Of SUBJECT PROPERTY $

IENDER/CLIENT

1.529.000

Name Cole & Emilv
Company Name

Company Address

Ema¡l Address

Tôwn õf Noru¡ch

f ñ rir. n" oorti,, fP.g;ãl

Unif orm Residential Appraisal Roport file #

U^D V{rsion 9,t201 1 Page 6 of 6
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I qvler/lîliÞd ïM ôf N6Mi^h

f À¡"tr*rt. N"-08r5{4r-f P*;¡

lemental Addendum f¿e ¡¡0.

The sales comparison approach ¡s the one mosl us€d by appraisers to help th€m determlne lhe cunent (or dated) mark€t value
of a properly. When using this approach the appraiser uses the most slmilar and rocent sales ln lhe sub¡ecl mafket and makes
adjustments to lhe sales prices for any differences that would most affecl the value. Adjustments are taken from lhe local
market and represent what a typical buyer would pay for lhât partlcular dlfference in lhe prop6rt¡es. The adjusted values aro
lhen compared to como up wlth lhe most llkely market value.

Subject is located on a pr¡vate road in Norw¡ch and the road ¡s a distance ffom the village. The village area of NoMich has lh€
highest property values slnce it is lhe closest areâ ¡n the town to Dartmouth CollÊge wfilch ls located across tho river. Valu€s
generally decrease with distance from lhe v¡llage. Appralser used all 3 sâles lhat are a similar dislancê ffom the villagê, lhere
were no slmilar sales on a privalè road during lhis time period. Hav¡ng lo maintaln your own driveway and the road or work out
malntenance with llre ne¡ghbors is a delriment to value ln the area and homes on publicly ma¡ntalned roads wèrê adjusted 10olo.

Adjustmsnls ln thls apprelsal:
S¡le per unit acreage used ln this report: $2,500 per acre
Abov€ Grade SF used ln lh¡s report: $125 per SF, $75 per SF below grado or for separalely t¡nished aparlmenls or offlces.

Q3 qualily wes adJusted $25xSF us¡ng all f¡nlshed ar€a on lhe property, ¡nc basements and aparlmonls
C3 condilíon wes also adjusted S25XSF lhe same way - lhere were no sales ln lhe prior year that were C2 so all sales needed lo
be adjusted

Garage spaces gsk, balhs S5k, half baths $2.5k, ¡arge porches $5k, porches $2.5k, large decks/patios $3k, decks $1.5k,
f¡replaces $3k, gas woodstove/fireplace/woodstove $1.5k, AC $5k, gonerator $'10k, solar panels $25k, barn $25k, pond $5k,
large shed 92.5k, avg shed 9500, oversize garage/kitchenette S2.5k. Heated shop on #2 was adjusled $15k

Subjoct is on 2 lots which aro taxed together but deôded separalely and thôre rrere no similar sales w¡lh this feeture at lhis tlme.
ln general lhe abilily to be able to spl¡t into 2 d¡stinct lols adds approx. 57o lo lhe value of a propely and all of the sales were
adjusled 5olo of lhelr sales prices to account for lhis foalure.

R€conclllatlon of an Oplnlon of Value
Appralsor is anchoring lhe Opinion of Vafue to lhe adjusted value of comp 3 as lt has the lowest gfoss adjust. Comp I receives
lhe 2nd most weight as ¡t has lhe 2nd least gross, lhen #2.

Ðlsclalmer
Appralser is not a conlractor, attorney or home inspector.
Appraiser does not guarantee lhat lhere are no physical deficiènciês that would not be apparenl to ¿ typ¡câl appraiser/appra¡sal
inspection or lhal which would require the expertise of a home inspector. Any osllmales of cosl-io-curo ere approximale. Also,
appraiser doês not guarantee lhal therè are no deficiencies of title or lhe exlstence of prior lransfers lhat are not accssslble by
kaditional appfaisêr means (i.e. appraiser searches online property databasês lhat may have address or name enors lhereby
procluding appråiser from locating lhe entry). Addit¡onally, property dat€basos used by appraiser usually do not conta¡n lhe most
recenl transacllons as lhey hâve not þeên entered into the¡r database. Lend€rs should rely on their litlo search for most recenl
lranslers of subject properly.

Subject ls not a worklng fem or an agrlcultural or lncome produclng propGrty of any klnd. l0+ end even 100+ acres can
be common ln Vormont for rssldentlal property.

Entry porches smallor than -100sf have no dlscernlble contrlbutory market value and ars glven no valuo on thê grld
and are lherefore not on the sketch.

form T 00 . 101^l-' appraisal soflware by a l¿ nìode, im. - 1.800'^LAM0DÊ FLANNËRY BCA APPEAL 33



f M"r' r,b N*ori",rT"g;;;
Subiect Photo Paqe

Cñla 2 trm¡lv Flâñnêrv
Protsrly¡ddres 165 Slâoecoâch Rfl Noruich A2S-342a
cry Nôdich Cornty Wlndsor Sl¡lc lrf 2ÞCod! OSO5S

I mdþr/lll¡Þnl Town of Norulch

Subiect Front
165 Slagecoach Rd Norw¡ch 825-342a

Salos Price

Gross Livino,Veâ 3,031

lolôl Roorns 6

Total B¿{rooms 3

lotal Balhroor¡s 2.1

Iæalim A;Res;Pr¡v rd

View B;Mtn;Lldsght
Ste 30.1 ac
Quality Q2

Age 2

Subiect Rear

Subiect Street

a^,-! ñlaôlv Cn ¡'f^TÁ¡!¡iñ^r.¡..| .^1h,,..^ kr . ¡. -,^¡^ ;'^ 1 O^n 
^l ^t¡nlú
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f M.rr nb N"-rr.,rTP* ^l
Subiect lnterior Photo Paqe

a^la Â Fñilv Flânnêrv
PropcrlyMúe$ íâS Stâoecoach Rd Norwich A25-342a
cly Nôil¡nh Co¡nly Windsor Slale ìvT 05055

I mdÞr/Clinnl Tôwn ôf NôNich

Subiect Kitchen
165 Stagecoach Rd Norw¡ch 825-342a
S¿les Price

Gross Livinq 

^reâ 
3,031

Tol¿l Rooms 6

lolal Bcdroûns 3

lol¿l Balhroorns 2.1

Localim A;Res;Priv rd

View B;Mtn;Ltdsght
Sile 30.1 ac

Quality Q2

Agc 2

Subiect Livinq Room

Subiect Dining Room

FLANNERY BCA APPEAL 35



Subiect lnterior Photo Paqe
lÌôlâ Â Fmllv Flâñnêrv

ProterlYÂddf0s ,!Aq Rtâôa.ôâêh Fld ñôruieh At\-AÅ)^
clv Counly W¡n.lqôr Slalc \rrf ¿ÞCode OSOSS

I mdø/Cl¡pnl Town of Noruich

Sub¡ect Bath
165 Slagocoach Rd Norw¡ch 425-342a
sales Prlce

Gross liÍíno Area 3,031

Tolal Roorns 6
Tolal8drooms 3

ToÌal Balhroorns 2.1

locatim A;Res;Pr¡v rd

View B;Mtn;Ltdsght
Sle 30.1 ac

Qualily Q2

Ags 2

Subiect Bedroom

Subiect 112 Bath

FLANNERY BCA APPEAL 36



Mâh Filo iln 0475.1¿2

Subiect lnterior Photo Paqe
Bnrôwr Colê .q Fm¡lv Flânnerv
Property¡dúe$ IAS Stâôâ.ôâdh Rd NÕru¡ch 825-?42d
clv N^Ml.h Counly W¡nflcôr Sl¡le VT lþCode OSOS5

I mrlôr.l"l¡ont Tôwn ôf Nnnu¡nh

Subiect Bedroom
165 Slagecoach Rd NoM¡ch 825-342a
Salcs Prico

Gross L¡ving 

^rea 
3,031

Iotal Roqns 6

Tolal 8¿droolns 3

Iolål Balhroorns 2.1

Loca[m A;Res;Privrd
View B;Mtn;Ltdsght
sle 30.1 ac

Qualny Q2
Aqe 2

Subiect Bath

Subiect Bedroom

FLANNERY BCA APPEAL 37



Mâin Filn Nô n82Ã.?¡2

Subiect lnterior Photo Paqe
n^lÞ ¿ trm¡h, Flâññêrv

Ir¡otsrly/ldd.ers iA5 Stâoccôâch Rd Noru¡ch P'25-342^
cty NôMich Cornty Win.laôr Sl¿le V¡f 2þ Codc OSOS5

I mrlprllì¡ipnl Tôwn ôf Nôru¡.h

Subiect Den
165 Stagecoach Rd Norwich 825-342a
Sales Pricc

Gross Livinq Âre¿ 3,031

Tolal Rooms 6

Tolal tþdrooms 3

Total Ba0trooflrs 2.1

localim A:Res:Priv rd
View B:Mtn:Ltdssht
Slc 30.1 ac

Quality Q2
Aqc 2

Subiect Garaqe lnterior

Subiect Basement

FLANNERY BC;A APPEAL 3B



t¡î¡ñ ril^ Nñ ñAr(-1r,

Photoqraph Addendum
Côlê & Fmilv Flâñnêrv

Propcrly,lddrc$ {Aq Stâñê.ôâeh R.l Nñrw¡ch A2F.3^2à
ctv t\lônrl¡h County Wiñdcñ. Slalc \ff ¡þCode O5OS5

lmrlôr/l¡iodt Tô\^,n 
^f 

Àl^n¡,i.h

Acc Kitchen

Acc L¡ving room

Acc Bedroom
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Photoqraph Addendum
lìôla ,q Fmllv Flânnarv

ProlerlyAddr8s ,lAÃ RlâñÞ^ñâ^h p.l Nôru¡.h 425.3¿2â
cry Norulch Couîly Wlndsor Sl¡le VT lþCode 05055

ld.lp./clipnl Town of Noru¡ch

*"Ìï{çr
Acc Batht!

Barn

View
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in.i.llrl"-sserjqf t* - t;l
Photoqraph Addendum

nôlê A Fmilv Flãññêrv
Prope¡ty¡ddfê$ 165 Slâoecoâch Rd Noruißh A25-342a
City NoMich Counly W¡ndsor Sble Vrf ,þCode OS0S5

I mdþr/cl¡onl Tôwn ôf Nôñlch

View

c^'d anlnDlv "r^I^1 " a^ñ'ai.il .^ll,'br^ hu â l. nrdlô ilr. 1-Ann-^l Áilnlu
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Comparable Photo Paqe
nrYr|lw lÌôlê ¿ trmilv Flennerv
PrmdvMdres 4Aq Qlâda.ôâ.h R.l NôM¡ch A25-3A2^
CN Couoly W¡n.laor shle \rr ¡Þcodo 05055

I mdpr/Climl Town Õf Nom¡ch

Comparable '1

643 Patlrell Rd

Prox. to slltiect

Sale Price

Gross LMnq fue¿

Tolal Rooms

Td¿l 8€droorns

Tol¿l B¿lhro(Íns

locâlim

Vi$,,

Sle

ftaItY
Age

Comparable 2
1355 Podunk Rd

Prox. to $tiect 3.52 mllos SW
sab Price 1.350,000

Gross Living kea 2,8a2
Iolal Roons 10

T0tal B€drosns 3
ldalB¿throorns 2.o
l¡catim N;Rês;
V¡eÌ, N;Woods:
Site 10.30 ac

oualily Q3
Age 15

Comparable 3
1490 Beaver Moadow Rd

Prox. to $Juect 0.60 miles S

Salo Pr¡ce 1,560,000

Gross living tuea 2,757

Tolal Roorns 4

Total Bdrooms 1

lolal BathrooÍìs 2.1

Localiül N:Res:

Vicw N;Woods;
Sito 5.60 ac

Qual¡ly Q2
ASe 39

4.66 m¡les E

1,600,000

2,340
7

3
2.1

N;Res;

B;Mtn;

32.38 ac

Q2
32
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Buildinq Sketch
R¡wnwr Cole .q Fmllv Flãnneru
pf0perty¡dÛe$ 1ßñ stâõecôâ.h Rfl NôM¡ch 82eÃÁ)e
clv NôMieh Coonty Windsôr Sule \iT 2?Code 05055
I Mdþrlnl¡anl Tôwn ôf Nôrui^h

!t,

erà (MD

B¡tfr

6ad@ñ

M

0ldnt

6rqa

¡¡'

¡ó' It ¡ô'

q

h

,..s4 ã*t
tl6o sq tl

ts

¿0.¿'

ñrt ño.r
f¡ó7r s( frl

¡0.¿'

lot4 $d tr'¡ þ ú
^ré 

Caldlatlonr

&r

M

167r Sq ft

s@od Rær

Floor

360 Sq ft

3Ol1 8q ñ

20x16- 5¡0
3l¡tl= 341
44x26 - ll.l4
19x30= ItO
5xt2 - 6ll
2xt8: 16

20x¡8= 360
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Location Map
n^la ¿ Fmllv Flânnarv

Pro0erly¡dúes í65 Stadecoâch R.l Noruich 825-342e
cry Nôillnh Counly Windsor Slôlc VT ¿þCodo 05055
I md8/lÌlionl Tôwñ ôl Nôil|.h

'-'--"tñrrcurlFÏ¡r

w¡81 CONI¡¡tB

3ôuft
r{ASllltlolo}¡

Codnlh

cooxvrtrl.
¡outll co¡llllll !RAD¡OnO

G¡'ITIR
ßt¡¡il¡oY
ca¡l¡En3 c onlillrl

conIEn9

) Chsisoá
' v:nsttt¡t

Úíoüt5

0t0 clll

Sl¡cffo¡d

gA¡I Vðrshho

vt¡¡iltn¡
cEr¡1tt

¡

run$dOe

!

f
tuilrir¡ðt
vlltAo¡
1

I

I
I

\ \
I

t{t81 lÀtRlq¡
CCIIlC¡

80ut& vEnStlf,t

800tra
nrr¡9orÞll

Readlng

Wes¡ iioi¡lea

""rr,¡,r.0/'

Pr^lÛflEto

t

Plalnflold'

flrl0svrLr.i

!

conntstr lLÂl

Wost Wlndsot

[!¡p.d¡E r,2915 6.@J19. ¿,nl!æl .LeJ|¡¡

lncl

165 st.Oocoôch ßd ilorw¡dr 825-342¡

SUTJECT

COMPARÀBLC NO, I
643 P.ttrGll Rd

co¡rpÂßAotf, t$o. 2

1355 Podunk ßd

cotlPrlnÂtrt ilo.3
1490 Bsevor Mesdow Rd

ll1€n

ttllÀ

I
t¿)z

iloÀ1lt toMf¡Ê1

¡oüila poilÍnEÎ

Elal

Pomfret wÍtl

I

\.

B;'å¡d

9g cl:
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Tax Map
Rdaôwr Côlâ .q Fmllv Flânn€rv
PlooodyldÛss lÂS StâdÞ.-ôâch R.l Nôrulch A)Ê-1y'r^
ctv Nñil|^h Couolt Wlñ.lsôr Slals \ir|. ¡íCods OSOSS

I m.lorr¡l¡onl T^wn ôf Nñiliôh

0¡¡$,m

P¡rccl llL 0!.0!0.200

ho|.¡ !lr¡anlHt

tll.*ñ. f ¡ lt¡/,tr c{¡ ¡r'
nratr¡3 rtþt
ñl# lF trd

i r¡¡am lEþl-trGål !1r

Subþct
165 slðoocoorh Rd Notrlch 825-3{2ô

rdd c¡^ll fu rynT^t'.^ñrâicâl c^lh,ãrô hv . le ,nrvln in. - 1-nnn.¡11 llMnnF
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USPAPADDENDUM t¡þ t¡0.

P¡otsrty Múes

L¡nds

ThlB rsportwaB prsparsd und0rlhslollowlng USPAP ropodlng oplion:

E} ^ppra¡s¡¡Blport 
lh¡sreport\rðspr€pðrsdinaccordancev¡lhusPÂPslandardsRule2'2(ô)

f] R6slrictod^pøaisalReært Tltsrepoltlr¿sFep¿redlnaccotdamev¡lhUSP^PSlôndardsRu¡e2'2(b)

Reasonable ExposureTlms

Myofidonofa rôasonable e¡poswet¡üe lorüE suuectFopeltyatlh€ malket valæ slôled inlh¡s leportisj Õ-3 mônlhs

ÀddilionalCsdlh¿thns

I conit ûÞ1, to the IFst of my knov,ledge and bellef:

E lhawNOlperfomedseflices,asanôppralsertrinanyoll8røpôcity,r€g¿rdingltrcFopertyth¿tisltpsubjælofh¡steportvrilhinthe

lkee.yearp€riod imm0diately Feæd¡ngacæplarce of tlis assig¡mrt

|] tHÀVtp€rldmedsÊNi@s.a5anappralserqinôrcth€røpac¡ty,r€gardl¡ElrrcFop€rlylhat¡süEsub¡ctoflhsteponvñh¡nlhclhree'year

period immed¡atelyFecedh{acceplarceofth¡s ass¡gtrm0nt, llEse seryi@s atsds5cdbedlnthecomnenls belüv.

- Ihe slat€rnents 0f fact cmtahed iî lhis feport afc lfüe and cdfecl'

- lhe retsrted analys0s, 0pinims, and c0ncluíms are lim¡ted mly by ths reporled as$mptims and limitinq conditìms and ate my prsonal, imparthl, and ünbi¿sed

gdcssimal analyses, Einims, and co0clusions.

- Unþss othenrise indicated. I haw no pesent s proslEctive intere$ in üìe propsty ùat ¡s the sutiec{ 0l this reptt ¿nd no pusonal interesl T¡¿ilh respect l0 lhe parlies

invdved.

- I have no bias wih respect t0 the property that is lhe subject 0f lhis report 0r the parlies invdved with lhis assiqnmeflt.

- My engagommt ¡n lhis asslgnment t¡/âs nol cmÙngmt upon dwelopinq t reporling prde(smined resulls.

- My compensali0n for complethg th¡s as$gnment is nol cmliÍqent üpm lhe devel0pmenl ü reptting 0f a pfedetermined value 0r d¡reclim in vahe lhat favors lhe caus¿ d

- My analyses, gphions, and colclusims r¡rse developed, anrl lhis repdt has been prepared, in conlormity wlh lhe Unlolm Standards of Professional Amraisal Pfaclice lhat

t¡¿€fe in elfect at lhe lime üis reprt wðs pfepafed.

- unl€ss otherw¡se indicat€d, I have made a persmal inspæ:tim of lhe Fopøty lhat is lhe s|lbject of this fep$t.

hdividual prû/idlng significant re¡l proprly appr¿isal assistance is stated elsavhse in this retsft).

AddilionalCommenb

Appralser ¡s þôing pald $1 ,000 for lhe 2 roports

lnlend€d user is Cole & Emily Flannery and/or lheir assigns

lntended use is market value for lax grievance

APPRAISER: SUPERVISORY APPRAISER: (only ¡f required)

5i9n¡lurel

ll¿m:

SÍJ¡¿lùroi

l¡ami

oale Slgned:
^àtcôtt^tÊ

0¡lo Si$ed:

Slalc Ccrtfrôlifi #:

üSldo tken$ #:

Slalei \r

ô7q-oo6Aqo¿ SúteCcilfß¿tim ¡f:

qSlde lkense #i

Sl¡lol

t¡plôlior D¡le ol Ce.lìfic¡tiih ü tÈens: trptal¡on 0¡le o{Cenifrafm q tkensl

Sutsryisory /ipprais¡ l0specltm ol Subjecl l'lopfrtttfecl¡ve oale of ,Vprób¿l:
^^tnalz^tE

^ctï 
trn B

Dil Nol frleñorontyfomSüeol
FLANNERY BCA

lnterbrand t¡lcrlo.
46



Appraisal License
fMrr',ir. ¡¡ r. oæs-ttTP.g. * 2t I

.,I'<irr*)lirt¡s

&þ
l¡ldr Avru¡i.n
ðCrtDanLr llll id
ürltord J.mú olot¡{ttt.

ord.¡üi*
0to¡0t¡eoa
iÍsr!
å.lln

!úaþ.t ct grL

{/

!Ëúü$
,'l

ilôl¡bh P.ltdr

üt .ltt l
Jm0l,2l1.
¡rDllr!
hy tt, totû

St¡te of Vermont
Rcül nst|lg /\pptül3cr3

Cclificd Rc¡idcnli¡l Real llstatc Âpprais$

Slrle ofV.r&ont

rÞ
m

# dt
toø.*E¡ffi,hd.ø.ñl
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E&O

f1ñlê ¿ Fm¡lv Flânnêrv
Pro!¿rty¡dúos lAÃ qtâôÞ.ôâ.h Þ.t NôMì.h At(-aÀt^
clv County ì^r¡nrtaôr sl¡le VT ¿þCodo OSOSS

T^úñ 
^f 

Àlôñù¡^h

DECLARATIONS
for

REAL ES'T A'I'E APPRAISERS
EnROnS & Oi\ilSStONS INSURANC¡I nOLtCYINSURAI{CÉ GROUP

J0l 0. lblrrh Slre(|. Clnclrr¡ll, Oll .lt20l

T'HIS IS BO'I'H A CLAIÍIIS MAI'¡J AÑT' R¡:PUKI'ÈT' INSURANCI' POLICY.

THIS POLICY APPLIËS To THOSE CLAIùlS THAT ARts Í'lßST ITIADE AG/rlNSl'THE TNSURËD

AND REPORTED IN 1YRITING TO THE CO¡IIFANY DURING THE POLICY NSRIOD.

lnsurance is ulÌordctl by tftc conrpnny irrdicûlcd bclow: (A ùûpitol stocL c{rpo¡tlion)

E0 Crcûl Amcricrn 
^ssurdncc 

C'ompnily

Notc: Thc lnsußncc Conpuny scleted abovc stlll hcrcin bc rcfcrml lo u the Comptny.

Policy Nuntbur: RAF|I U939'24 Rcncrv¡l of: RAP'lll?939'23

Pmgmm Administr.rlor: HeÛed tL Luttly lmu¡îltcc Agency lnc.
100 River Rjdge Ddr'e, Sdle 301 Nonvood' IUA 02062

Itcnr l. N¡nrcd hrsurcd: Unda A. Youghtttt

lacnr 2. Address: 69 C¡¡pcn¡crHlll Road

cily. St{tc, zip cujc¡ Slnfford' VT05072

lleil4. Llmlßof Llnhl¡lty:

A. S 1.000.000 Dsm¡ge!Límilo[Linbility-ErchClrlnt

B, S t,000'000 Clrlmf,xprnsesLirnitofl-inbilily-ËûchClûlm

C. S _!q00p!q,,_ Drrnugcs Lirnit of Liability - Policy AggreBrtc

D. S l'000'000 ClrlnrtrponrerLinritoflirbility-Policy^ggrcgrtc

llc¡ll 5. Dcdilctlblc (lrrclusivc olClalnt Erpcnscs):

^. 
S 0.00 Each Cl¡lm

B. S 0.00 Aggrcgûtc

Itc¡n 6. P¡e mhnr: S 598.110

hcm 7. Relrorcllre ltûle (ifapplicîblc): 05/10/2004

Ircrnt. poltc^rper¡orl: t.rum t0/06/2024 11¡ 10/06/2025' 0,¡ou¡ll'Ddt':frù 6knîW
(Both dates ar l?:01 ¡.nr. Stondod T¡nle àt th€ addEss ofthc N¡mrd lncured as statûd iÍ llem 2.)

licn E. Fornr¡, Nollccs ond Endorsrmc[lr rla¡ched:

D42t00 (03/ls) Dd2300 vT (09/lsl rut24 (o7nt)
Ir42.r02 (05/r t) n4ul2 (0ll 17 t IXzl 13 (06/1 7) D{24 14 (08/19) ¿t

^ullnr¡æd 
R{0rsrnht¡rc

Pa¡c I of ID{ltot (0Jt5)

[¿m \fñl Âll - "flìTÂl 'â¡nrâ¡sl <nflMrÞ hv â lâ nfflo in. - l-ßnn-ÂlrìM0nF
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tibNo, 0B2S-342

f *i,' r,r. N". osñTP;s"ãl

uNtF0RM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM

(sourcê: Fannlê Mae UAÙ Appondk D; UAq Fþld-spæ¡lìc Slandañ¡zalion noqufßnenb)

cond¡tlor Ratlngs and Deliniüons

c1

the inprovements have bæn f¿æntlyønslructed and have not been previflsly æcupled. The mt¡Ie slruclure 8nd all@mponents âre neJ

and ltìe dwelling features noph!6¡øl depre¡atkrn,

llotL: Neyl! constructed ¡npnyomênts thal teatorê rocycled or pßv¡ousy ased nalenàls and/ot conponsnls can þa ùonsldeßd nûP/ dvlollhgs

pnvilod lhat the dvoll¡\7 ¡s placod on a 100 poÍÅnl nôv loundal¡on havo b@n

lmpmvêmanlt thal havo "oot!' ll lhoy

havo aoy sign¡lleant phys¡cal dopßc¡al¡on (tha! ¡s, nevt constdctod dvell¡ngs lhal hãvê bsîn vacanl lot an e)úndcd pâiott ol l¡mo vfrhoul

adequalo malnlenanco or upkæp).

c2

lhe lmprov€menls featûre no defs.ed m¿intenanæ. little ry no phl5iøl deFeclâtlon, ônd requie norepairs. Vinually all büild¡ng ømponents

are new$ have becn recqtlyrepaked, refinished, q rehabilitated. All@tdated mporìentsand linis¡es hãvebeen updated and/q replaæd

vrith components thatmeetdrrcntstandafds. Ðvrell¡ngs ln this @tegqy are eilier almoslnevrt have bæn tæntlycmplelelyrenovated and

are s¡mihr in condiüm to nw, @nsl¡uction.

llota: fhs lmprovênênts ftptêsont a nlal¡yot! nety pmpðfly lha! ls vall na[nla¡ned w¡th no dslotftd ma¡nlendnco and l¡ille or no phydledl

doprchl¡on, or an older pnpany hat høs bo6n mînly conplðW ßnovalú.

o3

Ihe imprwements sre wellmainta¡ned and feature l¡mhed phys¡Ëldepreciatlon dueto ndmalwør and tear. Sme ønponents, but ¡otevery

msjr buiHing @mponent, maybeupdated s reæñtlyrehab¡lìtated. Thedruclurc has beenwell måinta¡ned.

I'lote: îhe tnpÍoyensn, b tn ¡b l¡ßl-qtla ol roplaclng shoru¡v^d bu¡ld¡ng conwnoolt (appl¡ancêt lloor covenì1gs, HVAC, ofc.) and ¡5

boing wlt naintaløsd. lts astimated all^îtíyê ago ¡s bss lhan b acluat ago. lf also nay ßllocl a pnpeny ¡n tvhlãh lha nalonly ol
shon-t¡vôd bu¡td¡ng ænrynônls have þæn frpheed bul not to lho lovol ol a complolo túlowl¡on.

a4

lhe lmFovements feôtulesmemins defsfed ma¡ntqônæ and physiqldetg¡dationduetonqmolvrea. and tear.lhedvlelling has bæn

adequateD maintained and requi.es qlym¡nimalrepaks tofuildlng @mpon€nts/mechaniålsÞtils and ccmelac repais. Atlmajs bu¡lding

mpmsts hsve been adequalely mâlntalned and are funclimally adequate.

l,!ote: lh6 ntim¿tød ollecl¡ye ago may ùe close to orequal b ¡îs actualagd ltßlhcb s pnpcûy ¡o wh¡ch some ol lhe shot -l¡Yed bu¡H¡ttg

conponenÊ havo bêo| npþcod, and sona shon-h'yod þùtli¡ng conpononls aã at or noar lh| ond ol llolr physÌcãl lllo owalancy: howôr6r,

they st¡tt laîel¡m sdôquataly. Motl n¡nor mpaiÊ haw bæn addßsed on an ongolng þasb ßstr¡l¡ng in an adaqaaw naÍnlahtad pnpô41

05

lhe imFovemenß featuto oblies deferred maintqanæ ðnd ate ¡n næd of some signilicinl repa¡rs. Sme bu¡lding @mPoßsts need repais,

rehabil¡tatjon, ü updaùng. Thefunctimalut¡l¡tyand overalll¡vatil¡ty¡s sm*rhatdlmlnlshed duetocmdftìon, but thsdwell¡ng remains

useãble and functimal as a r6idelce.

I'lotô: Somo slgnllirâttl topdtß aÊ nædd to tho ¡mptovênents duo lo lho laek ol adequalo na¡nlonanco. ll ßllêcß a pnpsñy ¡n tvhlch nany

ol ¡b shon-l¡yed buld¡ng componmts aß atthoand ol or hava orcoodêd uølrphysball¡la o)qo^lancy bul ßma¡D lunclionsL

c6

lhe imp.ovements have substôntlal damage or def{red mainkn¿nco viith deficiencies q defectsthll are sovsomdgh to affed lhe safety,

silndness, q struclural integrityolthe ¡mprovemmts. The ¡mp.ovemmtsare i¡ need ofsubslantialrePais afld rehab¡litôt¡m, including many

tr nost majr cmponents.

^bla: 
Subslanüal ßpaíF an næd^d lo lho lmpmvêmontt dùê lo ll ßlþets a ptopoíy

vith ændll¡ons svoß onough to slloel ths saloly, soundñ*ss, or slruclunl ¡îlêgñy ol ilþ inqnvonânß.

ouallty Ratlngsand 0oflnltionF

ol
tlv/clllngs rr¡th this quality taling arcusu¿llyun¡que sùuctures thatare ¡ndividu¿llydes¡Sned by an atchilect fü ä spælfied uss. Such

res¡denccs typtøflyareconstrud[d kom deta¡led ¡rchitectural pla¡s 8nd spæifløllons and fcaluro ¿n exceplimally high l0vel of wqkmansh¡p

and exceptionatly hlgh-grade mat€rlals lhreghdt llre inter¡or ånd extsiq of lha $ucture. The design Íoalures e¡cept¡mally high.quality

exteriq rof¡nments ¿nd finammlallon, snd exccplionally high-qualily interlor ref¡nomsls, Thewotlmanship, materials, and flnlshes

thrwghdtlhe dwelling are of cxccpilqlôlly hlgh qual¡ty.

02

tÞrelltngs w¡th this quality ralin0 are oflen @slm designed ftr cmslructlm m ôn ¡nd¡v¡dual Fop€dy ovrnB's sito. tlovrsve¡, dvrcllìngs ln

lhis qualitygrade ar0 atso fdnd ln high-qualny ùad developilents featuring resldenæ constfucled from lndividual plansq Írom h¡ghly

modificd trupgradcd plans, thedesign features dcta¡led, hlgh quality exterltr ünam0nlatim, high-qualily inter¡ù refinements, anddda¡l. fhc

v¡qkflanshlp. materials, and linishes threghwttho dvrelllrlg ate generalfy ol hlgh s ve.yhigh quallty
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uNrF0RM APPRAISAL DATASET (UAD) DEFINIfloNS ADDENDUM

(sounê: Fannlô Maô UAo AppendÌt( Ð; UAÐ FI¿ld-Spn¡Iê glandadlzalon ßoqu¡nmon¡s)

OualltyRatlngs and 0€flnltlons (continusd)

o3

tÀrollings vilh lhis qualit)¡raùng are rsldences of highs qualìty bu¡k from lndþldual tr readlly avðtabl8des¡gns plans ¡n above.slandard

resldmilaltrad dsvelopmflts d on an ¡nd¡vldualpropstywnq's sitc, The design lncludôs s¡gn¡flcant enqlq ùn¿menla[m and lnteriss

that are well fin¡shed.1he v¡qkmanshlp ex@€ds ac@ptablc slandsrdsand many naterlôls and nnisheslhrughill lhe dv/slllng havs bæn

upgraded frm "slGk- standards,

o4

Orrelllngse,fth thlsqualny rating mætq exeed thorequienentsof applløhle bu¡lding codes, Standard tr modlned standard hrildlng plåns

are utllized and Uredesign indudes adequôlefenesûâùon and eme exleriq dnam¿nlalìm and ¡nter¡q reflnemeñla Mats¡alt wtrkmansh¡p,

finish, ånd equ¡pment ôre of st6¡ s bÜ¡ldtr grade and mayfeatute smo upgradss.

o6

D{¡ellings wilh t¡¡s qualityral¡ng featureecqffiy of østructim s¡d basicfunct¡malityas mai¡ consldsðtlms. Such dvrellings feaùre a

plain design using readllyavô¡lableq basicflofl p,ans featuring minloal fenosùatim ðnd bãsicfinishesv/ith m¡nímalsxter¡tr dnamental¡m

and limited ¡ntqiü dotsll,Ihesdwellings mætminimum bulldlng codes and afe @nslructed vrilh inexpflslve. dtrk mstsiôls

wilh llmlted rennments and üpgrades.

q6

Dúr'ellingswilh lhis quôlityrating areof basicqualityand lps 6t; sme may notbe su¡table fd yeaFrond æcupancy. Such dv/ellings

are oft6 buiiwlh simple plans trvriùìdt plans. oltm ulil¡¡ing the ldel qualityil¡lding materlðls. Such dv¿elllngi ar€ oftffi büilts

expanded by persmsvrhoareprofess¡malyuosklll€d s possessonlymin¡mal construdlon skllls, Electl€|, plumung, and othff mæhanical

systems and eguipment may beminlmalq nü-er¡lml. Older dwelllnqs môyfqtureqed mde substandard q ¡m-cmfdming additims

to the qlglnal structure

06f lnltlors of Not Updated, Updatsd, a0d R6modoþd

Not Updalod

Liltloorno updating ormodorn¡¿atlon-Tñ¡sd6sor¡pl¡on fnclud03, butls notllmTodlo, nw homF.

Resident¡al Fopertiss of fiftee¡ ye¡rs ol ags tr less oftm rened an diginal @nditin eith no updadng, ifm m¿jq

cmpmflts have been rsplaced or updaled.lh6e der fillæn years of agB 8rs als@nsidsed nol updat€d if the

applianæs. lixtures. and flnlsh6 are predom¡nanüydaled. Ar ¿rea lhat ¡s'Noi Udated' msy slill bo vrell m¿¡nta¡ned

ãnd lullyfunclifirl, ônd thisraling dæsnol nffisgrfy¡mplydefsred m¡intfranet phÞkaufunctimaldetsitralim.

Updalcd

Thoarcâot tho home has bcEn modlficd lo moolcurftntm¡rkotox03ctallof,5.Th0to modlllcaÍons

8ro llmitod l0 l6rmsol ùolh soopo and cost.

An updated arø of the hme sheld have an imFoved læk and f€el, q functlonolulil¡ty. Changes lhat mstlule

updates lnclude fefurb¡shmenl andrd replsc¡ng lmponents to mæt ðx¡sl¡ng nalksterpectaüms. Updatos do not

¡ncbde slgn¡flcaot altHslims to l¡e existing structure,

Romodolod

Slgnlllcanltlnlsh and/orslructuralchangos havo b0on mado lhatincMe dility and appoalltmuoh

0omploto roplsoomonttnd/oroxpsm¡on-

A rmode¡ed ðrea retlects fundamstalchanges lhåt indude mult¡ple alteratJons. Th€se sltssl¡ons maylnclude

sme s ðllot th8folldr¡ng; replåcementof a majs mponent (6blnel(s), bathlub, ü b¿thr@m t¡le), felmlhn
ofphJmbing/gas l¡nures/appl¡anæs, shnÍfkânt sructural altemtlons (reltrôúng v¡a{s, and/q lhe additlon ot}

square f@lsgo).lhiswuld lnc.¡ude a @mpl€te gutt¡ng and rebu¡d.

Explanåtion of Bathroom Coünt

thræ.quadar baths are @nled as a full balh in all øss. Quartq baths (bôlhs that fealuo only a to¡þl) aro not

inchded in thc Irsthr@m cünt. Tho number of lull ðnd håll baths ¡s ropdl€d by sParôllng the twov¿tue s uslng €

psldr, vrhso the fullbath @rnt ¡s repcseflted to lho loft ol lhe pslod and ths h¿lf balh runt ls representod tothe

rlght of tho pariod.

Ex¡mplo:

3.2 ¡ndløtes three lull baths ¿nd tv/o half b8ths,

t M.in f il. ¡1". at 5¡,, TP-j- # ãl
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uNtF0RM AppRAtSAL DATASET (UAD) DEF|NITIONS ADDENDUM
(Soußo; Fannlo Mae UAî Appcndix D: UAD FÆld-swlb slandardizalþn nequ¡nmeols)

Abbrav¡ations Ussd ln oala Standardlzalion Text

Abbr€v¡a[on FullName iletos wnefo I n¡8 

^DÞrovtailon 
May App€ar

Adverso L@t¡m & V¡ow

ac ¡1qos Ae¿. Si(e

AdjPrI Adja@ntto Park LMtlon

AdjPvtr Adja@nttoPwe, L¡nes Læatlon

ArmLth Arms Lmalh Sala Saþ or t¡nancjng Conæssifls

AT Allached Slructure tþslañ (Styþ)

B Benefßlal Læålion & Vlêw

ba Bðthr6m(s) gasement & finished Rmms Below Grade

br ßedr@m B¡sement & Fln¡shed Ræms Below Gfade

BsyRd Busy R€d LMt¡on

c Conl¡ôcl€d Oate D¿toof Sale¡Ìime

Cãsh Câsh Sôh q f¡nancino Conæss¡ms

Cmm commercial lnlluenæ L@t¡on

Cmv Convenlisal Sôh tr f¡nancinq Conæss¡øs

cp Carpqt C araq e./Carport

Crtord Cilrt Ordsed Sale Sale q t¡nancjng Cmæssims

CtySkv Cltv Vlew Skvllne V¡ew

CtyStr City Stræl v¡M
w Covsed GaraqdCarpüt

f)oM Days On M¿rk€l Data Sorces

DT Detadled Slrudure rÞsbn (sryþ)

0l¡væ¿ay Ga.aqdCarpo{t

e E¡platlotr Date tÞte of S¿le/Iime

Estate EstãteSale Saþ r flflanc¡nq Conæssims

rHA f€dsalHüsinq Authqily Sale q f¡oanc¡ng Conæssi$s

0 G¿raqe caraq€y'Carport

ga Attadred Ga.age GaraqeJCarDort

qbi Eullt lnGaraqe G¿ragdCarport

qd Delached Garaqs GarageJCarpon

Gllcs coìf cqtrs LMt¡on

cltuw Golf CùrsVlæ,
GR Gards Desion (Strþ)

HR Hlah R¡sQ oosign (Styþ)

m lnttrlq Onty Staks Basment & Finished Rmms BelwGrade

lnd lndusrial L@tiq & V¡ev,

Lisl¡nq L¡slìnq Saþ ø f¡nôncinq Conæssiü5

Lfldn Landf¡ll L@tlofl

LtdSght Limited Shht Vlev,

MR Mld-r¡se Desiqn (styþ)

Mh M0nta¡n Viow

t¡ N&tral lmtiø & V¡Êvr

NonArm Nm-Arms Lenath Sale salo r f¡naf,cing con@ssims

o Oth€r Ba*ment & f¡n¡shed Ræm5 BelowGrade

o Oths Desiqn (Styþ)

op Op€o Carage/Carport

Prk Pa¡k vlew vlew

Pdrl PastqalViÉ, Vlew

PwLn Pov/6 llnes

PubTrn Publb Transpdlðtion Læation

Relo Relocatim Sal€ Sah tr tinancinq Conæssims

RÊO REO Salo Saþ q Fif, ancinq Conæssims

R6 Residentlal LGtifl & Viev,

RH USDA - RuralHos¡nq saleù flnandn0 Conæssitrs

aÍ Rsøtlonal (Rec) Ræm B¿sment & finlshed R@m5 BelowGrôde

RI Rowü lMhwsc tkshn (Strl8)

s Setthmcnt fÞte Dateot SaMime

so Seml'detached StJuclure oosign (Styþ)

Shdl Shüt Sale Salo q tinanc¡nq Conæsslms

sf Square Fcet tue¿, Sitc,0âsenent

sQm Square Melers tuea, Site

unk Unkn@/n Dãleof Sãle/l¡mo

Vetqans Adminisúat¡m Sales f lnanc¡ne Conæssims

W¡lhdravm Date Oðteof Sabnime

walk Out Basment BasomÊnl & Íinlshed Ræms BelowGrnde

wæds Wæds vhvr

wåtq View

wvrt Wðts Fronlage L@tion

Walk Up tasement Basement & flnished Ræns Belov, Grade

t ADVersìM 9/2011 (Updaled 1/2014) APPEAL 51



ACliburn@DOOLaw.com

Dear Town ofNorwich Listers-

I have been asked to help in the grievance process on behalf of the Flannery Family located at 165 Stagecoach

Roadltrorwich VT- as the new town assessment on their property does not align with curent 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. I have 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 squale 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.

From:
Sent:
To:
Subject:

MLS# 5014556- 504 Chapel Hill Road-
squarc ft, built 2012, on 23 acres

MLS# 4993277- 220Upper Turnpike Road-
square ft, built 1987, on 12.90 acres

MLS# 4950780- 33 Mitchell Brook Road-

square ft, buiIt2023 on L0 acres

Gretchjen Smith < gretchjensmith@yahoo.com >

Friday, July 11, 2025 2:56 PM

Gretchjen Smith; Cole Flannery; ACliburn@doolaw.com

Flannery Property Tax Grievance

Sold 1,390,000 on 5130125. With 4 Bed, 3Full Baths, 4,000

Sold. 1,300,000 on 51612025. With 3 Beds,4 Baths, 3635

Sold. 1,050,000 on 41412025, With 3 Beds, 3.5 Baths, 3000

All of these properties have similar features to 165 Stagecoach Rd- I can't justi$ the new assessed value to be

1M-l.4M more.

Secondly- fi'om a different angle: I have pulled MLS#4945399 located at 529 Kerwin Hill Road that sold for

l.9M on 6/6123. 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 justifr 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 suppott

this value.
I am happy to speak further if you have any questions on data presented to you- Feel fi'ee to contact my cell

phone at.802-356-1873. I do hope the Assessors Office will please consider the data presented to fairly reflect

and adjust the property assessment on this property.

1

I(ind Regards,
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Residential Single FamilY

4A4292L
Closed

529 Kerwin Hill Road
Norwich
Unit/Lot #

DrMS, / LVL
12.4x11.5
9,3x5
19.11x13
20x13.7
263xL0.2
25,2x22.5
21.4xI5,2

w 05055

County W-Windsor
VillDstLoc
Year Built 2007
Architectural Style Colonial, Farmhouse,

Federal

color Yellow
Total stories 3

Taxes TBD No

TaxAnntAmt $34,014.16
TaxYear 2020
Tax Year Notes

View Listings

2 Deed Recorded TYPe WarrantY

2 Totãl Deeds
3 Deed Book 210

3 Deed Page 781

B Deed 2 Book
B Deed 2 Page
B Plan SurveY Number

Property ID 05,115,300
zon¡ng residential

Listedr Ll2lz0zt-
Closed: 21712022
DOM: 382

Rooms Total 11

Bedrooms Total 4

Bathrooms Total 4
Bathrooms Full 3

Bathrooms Three Quarter0
Bathrooms Half 1

Bathrooms One QuaËer 0

Total Finished Area 5,985

Total Area 6,061

Lot Size Acres 54.50

Lot Size Square Feet 2,374,020
Footprint

Page 1 of 3

$2,500,000
$21500,000

publ¡c Remarks At the end of a pr¡vate road just a few miles, drive north of Ivy League Dartmouth college and one of the most plcturesque villages in vermont, you will

ftnd the sHllness and privacy of Holiday Hiil Farm. Cgntrolttng bãth ïi¿.iôit¡. roád, thã proærrvliq.s acrãs of vermont countrysiàe encompassopen.meadows' fenced

pastures, northern hardwood foresb, ancient gran¿-ratner stoñãwåir. ir'ã r.¿oa-rrryr" ràr"irrãrle en¡oys vlews across the valley to New Hampshire's white Mountains

and was built by Doug e.rt unl óì. ,.nowneã craftsme^. ptñ¡oüõ'tnä ¡i,üór ¡"ilt *otror iãiinoÁ,i *ho rr. attracted to the ðharm and vernacular of a historlc vermont

hill farmstead alons w¡th the comfort of ca. 2007 modern r*Ji¡tìäii ivitãri, ãno conven¡enàãs, in. i¡t 1iot 
includes cherr floors, period moldings, tvvo fireplaces with

lovely hand-bu't composed *i"i.rri.oi,irt". bu¡lt-¡n *b¡;hy, ri/f;luðiinlitun¿uøt anlåttention to detail, the resuiting 11 room home ofers a place tr everone

and everything - from the inviflng four season porch that .".nì'i wlniäiuãiom-es the heanìithe house to the Gieat Room with ¡ts open hearth and wood-burning

fireprace at one end rinked by ñàñ¿-¡à*n beams to t¡,e gouräLt iiicnài åt tné ottrer. A prilate kñòdom úãaieo two ¡o¡rs from Boston, four hours from NYÇ and three

hours from Montreal, recrea¡onaf educationà|, and cultural óppärtùnitì."ìuJund - from rrlrng åt'Killington to world'class medlcal care at nearby Dartmouth Hltchcock'

@
øËi

STRUCTURE

Construction status Existing Estimated Completion

Rehab Needed No

èinii.uct¡on Mater¡als Wood Framg Clapboard Exteríor, Wood Exte¡or, Wood SÌding

Foundation Detâils Concrete, Poured Concrete

Roof Shingle, Wood Shingle, Wood

Basement Yes

Basement Access TYPe Interior
ilä;;i ô;;ãription eril'hãu¿, climate conholled, concrete, concrete Floo¡; Finished, Full, Insulated, Partially

r¡niitrãã,'nougned In, Interior stairs, Storage Space, Interior Access, Exterior Access,

Basement Stairs

Garage Yes

Garàge CapacitY 2

Date Initial Showings Begin

Directions From Norwich Village/Dan & Whits take union Village Road/Majn street north to

tnäjr".t¡rr of 132 and un¡ol vlia'ge to Kerwin Hdl Road on left' Take Rte 132 to intersection

*iifíi"*¡n Hill Road. Left ãnto ruñ"¡n l-t¡ll and all the way to the top past the Class 4 Road

Sign. Property on lèft' No sign'

Above Grade Finished Area
t¡st $/SqFt Fin ABv Grade
Above Grade Fin¡shed Area
Source
Above Grade Unf¡nlshed Area
Above Grade Unfinished Area
Source
Below Grade FinÍshed Area
List $/SqFt Fin Below Grade
Below Grade F¡nished Area
Source
List $/SqFt Fin Total
Below Grade Unfinished Area

PUBLIC RECORDS
Map 05
Block 115

Lot 300
SPAN# 45014213216
Tax Class Homestead
Tax Rate 1,80
Current Use Yes

Land Galns No

AssessmentYear 2017
Assessment Amount $11441'400

4B3s
$s17.06
Measured

0
Measured

1,150

Measured

76

ROOMS
Foyer
Laundry Room
Bathroom Half
Great Room
Kitchen
Dining Room
Living Room
Porch
Pr¡mary BR Suite
Bathroom Full
other

DIMS. / LVL
24.1x6

ROOMS
Bedroom
Off¡ce/Study
Bedroom
Bedroom
Studio
Rec Room
Exercise Room

7.7x5.7
33.6x17.1
20.lx12
15,7x15.3
27.5x13,8
23.4x15,8
18,10x13,9
15.4x9.9
12.2x11,5

I
1

1

1

I
I
I
I
2
2
2

Development / subd¡vis¡on
owned Land Yes

Common Land Acres

Road Frontage Yes

Road Fronta96 TYPe Public, UnPaved,

Pr¡vately Malntained

ROW Length
ROW Width
RoW Parcel Access No

ROW to other Parcel No

surveyed Unknown

LOT & LOCATION
SchoolDistrict Dresden

Elementary School Marlon Cross Elementary School

Middle/Jr School Francis C Richmond Middle Sch

High School Hanover High School

Lot Features Agricultural, Country Setting, Farm, Horse/Animal Farm,

Èleld/Pasture, Hllf, Landscaped, Level, Major Road Frontage, Mountaln

Viewl open, ilecréational, Rôlling, Secluded, ltream, T,im.ber, Trail/Near

Trail,'View, Walklng Trails, Wooded, Near Paths, Near Skilng, Near

Snowmoblle Trails, Rur.¡|, Near AW Trail

Su¡tabfe Use Agricuiture, Farm, Horse/Animal Farm, Recreation,

Residential

Waterfront Property No

Water Víew No

l fater BodY Access No

Water Body Name

Water BodY TYPe
VVater Frontage Length
Waterfront Property Rights
Water Body Restrlctions
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View Listings
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Page 2 of 3
484zg2l 5Zg Kerwin Hill Road

UTILITIES

Heating Propane, Hot Wate[ Multi Zone

Cooling Central AC

Water Source Drilled Well

Sewer Private, Septic
Electric Circuit Breaker(s)

Condo Name
Building Number
Units Per Bu¡lding 1

Gondo Llmited Common Area
Condo Fees

Mobile Park Name
Mobile Make
Mobile Model Name
MobileSer#

Fee
Fee 2
Fee 3

Foreclosed/ Bank-Owned/ REO

Planned Urban DeveloPmt
Rented
Rental Amount

Power Production TYPe
Power Production OwnershiP
Mount TyPe
Mount Locat¡on
Power Production Size
Power Production Year Install
Power Produc-tion An nual
Power Production Annual Status
Power Production Verification Source

Utilíties Phone, Propane, Underground Utllities

lniernet Fiber Optic Internt Avail, Fiber Optic

Internet

Fuel company
Electric ComPanY
Cable ComPanY
Phone ComPanY
Intsrnet Service Provider

FEATURES

Exterior Featufes Barn, Building, partial Fence, Garden space, . - Appliances Gas Cooktop, Ðishwasher, Dryer, Range Hood, Double oven'

outbuilding, patio, porch, co**¿Ëotir,, Èncose_á lgøi's-.-*ã'Àåd.Porch, wäl oven, Refrigerato[ washeç water Heater off Boiler

shed, storage, window screens, ENERGY srAR euat wirí,i"wi, ùããt"ã ' otrret'Èflieôõ;i Air conditioner, co Detector, HwBatt smoke Detector'

Porch, Stable(s) Wood Stove' Standby Generator

Dr¡veway Graver """rãiúilüv 

-r""t,iro 
iit Floor t/2 Bathroom, lst Floor Hrd surfce Flr

Þarking Éeatures Auto open, Direct Entry Finìshed Heated Garage,

sbragdAbove, Driveway, Garage, Off Street. Parking Spaces 2,

Unasigned, Unpaved, Vlsitor, Covered, Attached

Flooring Ceramic Tile, Tlle, Wood

iniãrioí reatures cáthedial Ceiling, Dlning Area, Wood Fireplace, 2

CONDO -- MOBILE .- AUCTION INFO
Auction No
Auct¡on Dðte
Auction Time
Auct¡oneer Name
Auctioneer License Number
Auction Price Determnd BY

No
No

No

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 Flnancing None

Financing Options Cash, Conventional

Timeshare/Fract. OwnrshP No

T/F OwnershiP Amount
T/F OwnershiP TYPe

POWER PRODUCT¡ON
Power Productlon TYPe 2
Power Production OwnershiP 2
MountfiPe 2
Mount Location 2
Power Production Size 2
Power Production Year Install 2
Power Production Annual 2
Power Productíon Annual Status 2

Power Production Verification Source 2

Exclusions
Restrictíons None
ôã"um"ntt Available Deed, Property Disclosure, Survey, Tax Map
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Green Verification BodY
Green Verificat¡on Progrm
Green Verification Year
Green Verification Rating
Green Verificât¡on Metr¡c
Green Verification Status
Green Verificat¡on Source
Green Verificat¡on NewCon
Green Verification URL

Gretchjen Smith
Cell: 802-356-1873
g¡91þþjen.smith@sothebvsrealtv.com

My Office Info:

Williamson Group Sothebys Intl. Realty
24 Elm Street.
Suite 3

Woodstock VT 05091
off:802-457-2000

View Listings

4842gzl 529 KeMln Hlll Road

HOME PERFORMANCE INDICATORS

Green Verificatn BodY 2
Green Verificatn Progrm 2
Green Verificatn Year 2
Green Verificatn Rating 2
Green Verificatn Metr¡c 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 Metr¡c 3
Green Verificatn Status 3
Green Verification Source 3

Green Verificatn NewCon 3
Green Verificatn URL 3

PREPARED BY

Page 3 of 3

,-,' j 
¡'' . I

, if
1 '- t;

NO IMAGE
AVAILABLE

Listed by: Rlchard M Hlggerson/ wllllamson Group sothebys Intl. Reðlty

p¡ñur,,iu ir not itru source oi tnformaiton prãsented ln this llsting' copvr¡9ht 2025 PrimeMLS' 
FLAN N ERy BCA App EAL bb
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Residential Single FamilY

5014556
Closed

Development / Subdivision
Owned Land
Common Land Acres

Road Frontage Yes

Road Frontage TYPe Public, UnPaved

Road Frontagè Lêngth 1

ROW Length
ROW Wldth
RoW Parcel Access
RoW to other Parcel

surveyed Unknown

504 Chapel Hill Road
Norwich
Unit/Lot #

County
VillDstLoc
Year Built

Color

View Listings

VT 05055

W-Windsor

2012
I Style ContemPorary

2
No

$12112.38
2024

Deed Recorded TYPê other
Total Deeds
Deed Book 187
Deed Page 303
Deed 2 Book
Deed 2 Page
Plan Suntey Number

Page 1 of 3

tisted: 9/16/2024 $1/390r0OO
Closed: 5.lg}l2025 $11390'000
DOM: 48

RoomsTotal 14

BedroomsTotal 4

Bathrooms Total 4

Bathrooms Full 3

Eathrooms Three Quarter0
Bathrooms Half 1

Bâthrooms One Quarter 0

Total Finished Area 4,000

Total Area 4,099

Lot Size Acres 23'00

LotS¡zesquareFeet 1'001,880

Footprint

Stories
Taxes TBD
TaxAnnlAmt
Tax Year
Tax Year Notes

STRUCTURE

Est¡mated comPletion

Date Initial Showings Begin

Directions

@
6H

Vinual Tour URL Unbrande...
Vlrtual lþ!¡r URL Unbrande .:¡_,.¡ ^ñ - .iÅ^- 11^ ît ît{v^ttnn\ m¡rrounded bv (?3) forested acres accessed by a

PublicRemarksstoneRidge:Acustomdesignedenergy€fficle-nthousebullÈln2012.sitedonaridgel1400'clevation)surroundedb}

soace. a 750 sq ft unfrnrshed thkd fl-oor wnh two framed dormers anä'i"t1''ãp"ir Jt"i*"ir ú ava¡labe ror cisõñ;tñ,ihã*"tsized three-car attached garage' and

säverål outbuiÈlngs provlde tlmitless posslbllities'

construct¡onstatus Existlng

Rehab Needed
construction Materlals Wood Frame

Fonndat¡onDetails PouredC¡ncrete
;i""f--- 

- 
AsphaltShlngle, Fiberglass Shingle

Ba66mênt Yes

Basement Access TYPe Walkout

¡åiement oescriptlon Finished, Full, Interior Access

Garage Yes

Garaqe GaPacitY 3

ROOMS DrMS. / LVL ROOMS DIMS. / LVL

Above Grade Finíshed Àrea
tíst $/sqFt Fin ABv Grade
Àbove Grade Finlshed Atea
Soufce
Above GYade Unflnished Area

Above Grade Unfinished Ârea
Soufce
Below Grade Finlshed Area
List l|/SqFt Fin Below Grade
Below Grads Finished Area
Soufce
List +/SqFt Fln Total
Betow Grade Unfinished Area

l¡t ðter BodY Name

urater Body TYPe
Water Frontage Length
Waterfront ProPertY Rights
Water BodY Restrlctions

2,500

$ss6.00
Other

0
Other

1,500

$926.67
other

$347.50
99

Property
Zonlng

ID
RR

PUBLIC RECORDS
MaP 03
Block 036
Lot 100

SPAN# 45014213270
TaxClass TBD

Tåx Rate
current Uso
Land Ga¡ns

Assessment Year
Assessment Amount

Waterfront ProPerty
WaterView
Water BodY Access

toT & tocATfON
SchoolDlstr¡ct Dresden
Elementarv School Marion Cross Elementary

U¡àdt"/¡r å"hool Francls c Rlchmond Mlddle

H¡gh S¿hool Hanover Hlgh School

Lot Features Stream, Wooded

School
Sch
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Vlew Listings

Heating Propane, Solar, Wood, Radiant

Cooling None
Vvater Source Pr¡vate
Sewer Private
Electric Circuit Breake(s)

Condo Name
Building Number
Un¡ts Per Building
Condo Lim¡ted 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 Locatlon
Power Production Size
Power Production Year Install
Power Production Annual
Power ProductÍon Annual Status
Power Productlon Verification Source

5014556 504 chapel Hill Road

Photovoltaics
seller Owned

5.70
2012

Estimated
Publlc Records

Utilities Other
Internet Unknown

F¡lel Company
Electtic ComPanY
Cable CompanY
Phone Company
Internet Service Provider

Pôge 2 of 3

UTITITIES

Exterior Features Deck, Garden Space, Patio, Porch' Shed

Dr¡vewäy Gravel
Parking Features Auto Open, Attached, Detached

Ftooring Hardwood, Lamlnate, Tile
Interioi Features Central Vacuum, Attic with Pulldown

FÉATURES

CONDO.- MOBITE -- AUCTION INFO
Auction No
Auctlon Dâte
Auction Time
Auctioneer Name
Auctioneer License Number
Auct¡on Price Determnd BY

Appliances Dishwasher, Disposal, Dryer, Range Hood, Mlcrowave, Wall Oven

, Gas Range, Refrigerator, Washer

Mobile Anchor
Mobile Co-OP
Mobile Park Approval
Moblle Must Move

DISCLOSURES

Flood Zone Unknown
Seasonal No
Easements
Covenants Unknown
Resort

Timeshare/Fract. OwnrshP No

T/F Ownership Amount
T/F OwnershiP TYPe

POWER PRODUCTION
Power Production TYPe 2
Power Production OwnershiP 2
MountTYPe 2
Mount Locat¡on 2
Power Production Size 2
Power Production Year Install 2
Power Ploduction Annual 2
Power Production Annual Status 2
Power Productlon Veriflcation Source 2
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Green Veriflcat¡on BodY
Green Verification Progrm
Green Verlflcatlon Year
Green Veriflcation Rat¡ng
Green Veriflcation Motric
Green Verlf icat¡on status
Grsen Verlflcatlon source
creen Verificatt'on NowCon
Green Verification URL

Gretchjen Smith
cell: 802-356-1873
g¡g16þjen.smith@sothebvsrealtvsia

My Office Info:

W¡lllamson Group Sothebys Intl' Realty

24 Elm Street.
Suite 3
Woodstock VT 05091
Off: 802457-2000

View Listings

5014556 504 Chapel Hlll Road

HOME PERFORMANCE INDICATORS

Green Verificatn BodY 2
Green Verificatn Progrm 2
Gre€n V€r¡ficatn Year 2
Green Vêr¡fcatn Rating 2
Green Verificatn Metric 2
Green VerlfÌcatn Ståtus 2
Green Veriflcatn NewCon 2
Green Ver¡flcation source 2
Green ver¡f¡catn URL 2

Green Verificatn BodY 3
cr€sn Ver¡flcãtn Progrm 3
Green Verificatn Year 3
creen Ver¡flcatn Ratlng 3
cÌ€ên verlf¡catn Metr¡c 3
Green Ver¡f¡catn Status 3
Green Verlficatlon Source 3
Green Verlfi'catn NêwGon 3
Green Ver¡ficatn URL 3

PREPÀRED BY

Paqe 3 of 3

...."éi-,.'Án Ii \JI :,S

i-."nt'"

NO IMAGE
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LJsted by: Dâve whlte/ ometEnry'com
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071r01202s 04:42 PM

Residentiat Single Family
so13215
Closed

Basement Access TYPe
Basement Descr¡Pt¡on

Garags
Garage CaPacitY

County VI-Windsor

Year Built 1993

Architectural StYle CaPe

Color Grey

Total Stories Z
No

TaxAnnlAmt $2¿438.00
TaxYear 2025
Tax Year Notes

View Listings

w 0505s

Deed Recorded TYPe Warränty

Total Deeds
Deed Book 238

Deed Page 98
Deed 2 Book
Deed 2 Page
Plan SurveY Number
Property ID 5-095-200
Zoning RR10

Page 1 of 3

Listed: gl7l2A24 $1,700,000
Ctosed: LULI2OZ4 $1'600,000
DOM: 19

Rooms Total L2

Bedrooms Total 3

BathroomsTotal 3

Bathrooms Full Z

Bathrooms Three QuarterO
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

643 Pattrell Road
Norwich
Unit/Lot #

@
øE

Date Initial Showings Begin

D¡rect¡ons From Norwich take union Village Road to Pattrell Road, Left on Pattrell to the very

top.

STRUCTURE

Virtual Tour URL Unbrande,'.

i:ffi:*liffi;raordinary vermont country propertv oL"t',tot?Lqrytgii:::"F^l'lï:::1î^ï:'i'i ?11?l:5ttr¡:',#iäiËi:¡A'ii'l 
Norwich Vrrrase

and Dartmouth college. A hidden gem in a serene, nutrru.rö.]iiît'ãr"'to ¡rräuir¿r, ié".f üãri"Jiu¡s unú tre. frogs.ihis classiò center chimney cape by

doors, and wide prne nooo 
"uor,ãä 

iénrã ör ¡irtorv, r.'" sråã.rriíi piopôrt¡on"o rruins.rooil, 
'ãinäõ;tñö¡!;, 

lt¿h with ib own fireplace' orrer comrort and

by gorgeous views of mounta¡ris, iãrt¡nq rawns, nei¿s nrrø wittr *î¿ tro*.rr, in¿ meticudúiy mãintaineu garders and stone patlo' Access out the front door to hiking'

mountain bikins, snowshoeing and cross-country skiins. T#'ilöfuá';;ft;il;" to triräå il dü;,ì;rù flnishins touch for this one-of'a'kind propertv in an

absolutely heavenlY setting.

constÌuctionstatusEx¡st¡ngEstimatedcompletion
Rehab Needed No

b;;;;üMater¡als Wood Frame, wood Exterior, wood siding

FoundationDetails PouredConcrete
Roof Wood Shingle

Basement Yes

Above Grade Fin¡shed Area
L¡st $/SqFt Fin ABV Grade
Above Grade Fînished Area
Source
Above Grade Unf¡n¡shed Area
Above Grade Unfinished Area
Source
Below Grade Finished Area
L¡st $/SqFt Fin Below Grade
Belou, Grade Finished Area
Source
List $/SqFt Fin Total
Below Grade Unf¡n¡shed Area

PUBLIC RECORDS
MaP 5

Block 095
Lot 200

SPAN# 450't4z-1zsI2
TaxClass Non-Homestead

Tax Râte 2'32
Current Use No

Land Ga¡ns No

AssessmentYear 2024
Assessment Amount $910'600

2,638

$644.43
Measured

500
Measured

0

Measured

$644.43
L,346

Interior i r-ù^-!^-
ärìiïiã"¿, concrete, Concrete Floor, Fulf Interior stairs, Storage space, Unflníshed' Interior

Access, Exterior Access

Yes
2

ROOMS

Mudroom
Kitchen
Dinlng Room
Foyer
Den
Living Room
Primary Bedroom
Other
gathroom Full
Bedroom
Bedroom

DIMS. / LVL
16,9x8,7
12.8x10.3
16.5x14.11
11.3X9.5
14.2X13
29,9XL4,7
L6,4Xt4.7
14.7X6.6
10.11X9.5
12.8X11,6
13.2X11.3

ROOMS

1 Bathroom Full
Office/StudY
Office/Study
Baihroom Half

DrMS. / LVL

9,7X6.8 2

19.6X9,6 1

19.3X9,8 1

5.9X5.7 1

1

I
I
I

I
z
2
2
2

2

Development / subd¡vls¡on
Owned Land Yes

Common Land Acres

Road Frontage No

Road Frontage TYPe Dead End, Dirt,

Gravel, Private Road, Publiq Unpaved,

ROW Length 515

ROW Width 50

ROW ParcelAccess Yes

RoW to other Parcel No

Surveyed Yes

LOT & LOCATION
School District Dresden

fiát"ntaty s"hool Marlon cross Elementary school

t',ii¿At"/¡t å.ttool Francis C Richmond Middle Sch

High School Hanover Hlgh School

Lot Features Country Setting, Fleld/Pasture, Landscaped, Level'

Nãìl 
^úiìîrã*, 

opàn. Éonu, Poïd Frontage, secluded' .slopjng, 
Timber'

rr¡fiÑãàt iøt, View,'Walking Trails, Water View, Wooded, Mountain'

Near Paths, Rural
SuitableUse Residential

Watefront PropertY No

Water V¡ew No

Water Body Access No

Water Body Name

Water Body TYPe
Water Frontage Length
Waterfront Property Rights
Water Body Restrictions
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View.Listings
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07lt0lZ02s 04:42 PM

Page 2 of 3
s013215 643 Pattrell Road

FEATURES

Exter¡or Features Garden space, Natural shade, patio, Storage, window Appliances Dishwasher, Dryeç Microwave, Gas Range, Refrigerator' washer'

screens, pourtry coop 
n space' Natural snaqe' rdt ' wuter ùLì-ter 

"n 
solbç owne¿ water Heater, Exhaust Fan, Vented Exhaust

Driveway Gravel Fan' water Heater

parking Features Dr¡veway, off street, on-site, parking spaces 2, otlieriãuipmãnt co Detectot Radon Mitigation, satelllte' satellite Dish'

H;Hy;t *:ffiÍr3ir.iaïå'
i"tãliäÍ r""tuie.'w*i-Éitãflu.u, 3+ Fireplaces, Hearth, Laundry Hook

-ups, Prlmary BR Ú BÀ Natural Llght, Indoor Storage

Heating Oil, Baseboard, Electric, Hot Wate[ Multi Zone' Mini Spl¡t

Cooling Mini SPlit

Water Source Drilled Well, Private

èL*ãt Concrete, Leach Field, On-Site Septic Exists, Private' Septic

fle"t.¡" 200+ Amp Service, Circuit Breaker(s)

UTILITIES

CONDO -- MOBILE -. AUCTION INFO
Auction No
Auct¡on Date
Auction Time
Auctioneer Name
Auctioneer License Number
Auction Price Determnd BY

Mobile Anchor
Mobile Co-OP
Mobile Park APProval
Mobilo Must Move

DISCLOSURES

Possession At Closing

Flood Zone No

Seasonal No

Easements Unknown
Covenants Unknown
Resort No

Utilities Propane, Satellite, Telephone at Site,

Underground Utilities
Internet Fiber OPtic Internet

Fuel ComPanY SimPle EnergY

Electric ComPanY GMP

Cable ComganY N/A - Dish

Phone ComPanY Consolidated

tnternet Service Provider EC Fiber

Condo Name
Building Number
Un¡ts Per Building
Condo Limited Common Area
Condo Fees

1

Mobile Park Name
Mobile Make
Mobile Model Name
MobileSer#

Fee
Fee 2
Fee 3

Foreclosed/ Bank'Owned/ REO

Planned Urban DeveloPmt
Rented
Rental Amount

No
No

No

Exclusions
Restrictions None

ôããütÀntt Available Deed, Property Disclosure, Rlght-of-Way (RoW)'

Suruey, Tax MaP

Current Financing None

Financing Options Cash, Conventional

Timeshare/Fract. OwnrshP No

T/F Ownership Amount
T/F OwnershiP TYPe

Power Production Type Photovoltalcs

Þãwer production ownership Seller owned

MountTYPe Tracker

mount tóäation Ground

Power Production Size
Power Productíon Year Install
Power Production Annual
pówãr proOu*íon Annual Status Estimated

Power Productlon Verification Source Owner

POWER PRODUCTION
Power Product¡on Type 2 Photovoltaics

Power Production Ownership 2 Third-Party Owned

MountTYPe 2 Fixed Rack

Mount Lócation 2 Ground

Power Production Size 2
Power Production Year Install 2
Power Production Annual 2
Power Production Annual status 2 Estimated

Power Production Veriflcatlon Source 2 Owner
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View Listings

^'r{^/r^tr ô¿.Ár DM 5013215 643 Pattlell Roadu't\vt'v'r 
H'ME PERF'RMAN.E rNDrcAToRs

Green Energy Generation Solar Green Verificatn Body 2

Green Indoor Air Qual¡ty Mo¡sture Control Green Verificatn Progrm 2
Green Verificatn Year 2
Green Verificatn Rat¡ng 2
Green Verificatn Metric 2
Green Verificatn Status 2
Green Verificatn NewCon 2
Green Verification Source 2
Green Verificatn URL 2

Page 3 of 3

Green Verification BodY
Green Verification Progrm
Green Verification Year
Green Verification Rating
Green Verification Metric
Green Verificat¡on Status
Green Verification Source
Green Verification NewCon
Green Verification URL

Gretchjen Smith
Cell: 802-356-1873
glgllghJen,smith@sothebvsrealtv.com

My Office Infol

Williamson Group Sothebys Intl' Realty

24 Elm Street.
Suite 3
Woodstock W 05091
Offr 802-457-2000

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 Verificat¡on Source 3
Green Verificatn NewCon 3

Green Verificatn URL 3

PREPARED BY

å"'-"*'-. .-
.-,,'!"-'"'1 d1 \i. i,i'

NO IMAGE
AVAILABLE

Listedby:RlchardMHlggerson/Hlggerson&company

PrimeMls is not the source of lnformií¡on prãsented Ìn this llsting' copvrlght 2025 PrimeMLs' 
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10-012

MAP.LOT

)r 'l:

,t 2:
¡r 2.

óì t.

er 1:

et2:
ret 1

lrov:

¡stal:

larcel mainly ¿5

) 2 with a COLOI(IAL Bu¡ld¡ng bu¡lt about 1995, havirg

ruily CLAPBOARD Exteñor and 5016 Square Feet, with 1

3 Baths, 1 U4 Bath, 2 Halßaths, 10 Rooms, and 4 Bdrms'

Amount Com.lnl

300

SUB

1of 1

CARD

RESIDENTIAL

2A25 Abstract

ParcellD

DúriotI Prqcrtics Inc.

APPRAISED:

USE VALUE:

Totalcatd /
2,587,6001
2,587,600 /

ot

Totd Palcel

2,587,600
2,587,600
2,587,600

!511!

stal:

SALES TÀ\ IXSTßICT

le

J7ß0112

45G142-1 1S35

GIS Ref

GIS Ref

lnsp Dab

UserAcct

Entered Lot SÞe

Land Unit

t4J Act(ts: & UWL
legøl tÞscriPtion

5.91lPa¡cel.'SQ unil/Card:Tolal ValueMarket Adi Cost

30.400" 
¿Ëoo

ItemsValue Land Value

. :18?,?0!

Land Size

11 2"000

34300
Cûd

2,039,100

2,587,600

261,000

465100'2,039,100

100

82,800

82,800

Source:

Use Code

0u

2i-
DUTTON HILL WEST, NOHWICH

D¡ rectiorì/StreevoitvAIt NO

Own Occ:

Uoit *:

Cntrvl

iTEVENS lr,{AßY

NOBWICH

VT

05055

WHITAKER MICHAEL G

354 DUTTON HILL RD

- EDWARD

NORWICH

lù012

2300

ASR !hp:
FætDist

Pturld* 1:

Prior ld * 2
P¡ior ld S 3;

Pñor ld t 1

Pdor ld * 2
Príor ld * 3:

Pñor ld * 1:

Prior ]d # 2
Prior ld * 3:

2A:27:,32

Tinæ
14:.31'.32

Tinæ

krt

Date

)7101l?s

Date

0aúÞ5

LAST REV

t0{12-300

Date SaleCode V Tst
I PATAç

34.9

34.9

34.9

308,200 I

308,200 i

1,48S,100

1,489,100 .

1,489,1 00

1,489,100

1.489.100

7128i2020

dgIozo
6/192019

Ënd Bol'1,489,308,200

100 iYear End Rol1001

Date

7nEî23
Noþs

'1,489,100 tYear

ToblVdueLand Size

34.9

308200r 'f,489-100
ValueCat

Granlor

A

1

5

P CATHERWOO

Name

PB

ResultDaÌe

No

1,820,000

FedAmounlNumber

0

No

iNo

I 98/402

Reval Disf

Yea¡:

LandReason:

BldReason:

CivilDistrict:

4fim25
11111?s.23

;No

FAMILY SALE

ADMINTRANS

FAMILY

1 01612010

1

ASSR

NEMC

M KRAJESKI

512112018 FIELD BEV

5/9/æ18 MEAd/LËFICD

1/22015 C-MEAS

2 61212017

7 6t2n017

1,11

tl
'11

11

GL

AB

GL

11

ÄB

1,101

1011

1,

11

79700

79700

1,101,200

1,101,200

GL

GL

2023

20?2 1,

1,101,200 i 79700

79700
11

11

'ì.c,tJricÀTl¿'il {iF ïltilÎ i{çî ,-AlASign:

DescriplionCode

Street

Gæ:

Sewer

Electi
EImpt

Topo

Item

water

'100

100

100

100

l4?

150

00

Description

RURAL RE

ood-tlaz:

4W

OK
t&

ìR
Code

7!301?i12
Census:

Neigh

Mod

Alt Fact Use Value Noles
No of Units UnitType LandType

Factor Value

.SITË

Unit

Pdce

0l 14r),000. 1.80

07 1.20:N3

7,s0-0.1 1.20-:!3-_- 1.å0-

7,500.1 0.80:N3 120

NeighAdj
Yolr,fll % lnff2 % lnfl3 oÀ

Vâlue Clæs Land Code
Fact PriceUnits

120

1.20
2

2
tqEKC

US
?

1.0

1.0ilCESS SI STTE

ACRES

Àcneb

1.0

1.0
182,1 60 r

22,500- 
iszdoo"

óJ.r+ *CESS

I

i:

1-;
I

_l

,talAC/HA:

3R

Píme NB Desc INORWICHRESD 2Parcel LUC: h 1Total sF/sM:1152024434.90t00
465,700

;claimer: This lniormation is believed to be correct but is subject to change and is not warranteed Database: AssessPro - WebProNorwich apro 2024



RIOR

Units:

dation:

Frame:

rWa.ll:
Struct:

Cover:

/ Desi¡:

ERAL INFORMATION

IT

sdict:

Const Mod:

BAÏ}I

DEPRECNNON

SKETCH

Ht:

HST
OFF

l0
TTON

RES

= 3 SINKS, JEI

4
t024 cÆ

SFL
FFL

E

t8

4

HST
FFL
BIVÍT

28

31

30
SFL
FFL
E¡fT

2ß

OFP

2E

?4 SFL
GAR

rÎ,BK

GOOD

AVERAGE

GOOD

AVG/GD

AVERAGE

AVERAGE

AVERAGE

Rating:

Ratinq:

Ratinq:

Ratinq:

Ratinq:

Ralinq:

1

2

Kitsr

A Kits:

Frpl:

WSFlue:

Full Bath

A Bath:

. CONCRETE

0thrFk:

1

1 .GABLE

U4 Bath:

A HBth:

1/2 Bath:

A

1 .ASPHALTSH

WHITE

2 -TWOSTOBY

. COLONIAL

# Unitsh1Desc:

RMs:

FY LR DR D K FR,RR BR FB.HB L O

vl 2
JDoer

Plumbing:

Electric:

Heatinq:

General:

Extedo¡:

lnterioc

Additions:

Kitchen:

Baths:

-vl 1

-0wer
lotals

lst Res Grid

þvel
other

Total Units:

FIco¡:

% Own:

Name:

Etf Yr Blt:

Alt%:

Fact:

ts+ - GOOD (+)

1 ôOE

1ol 4

Toþls

1

BRS

1 10i 4

:RIOR INFORMAÏ1ON
HtiFL

rlntWal

lntWall:
)artition:

r Floors:

; Floors:

;mnt Rf:

iubfloor:

sulation:

rt vs Ext:

aat Fuel:

rat

leat

Heated:

olar HW:

lom Wd

BILE HOME

ic

CALC

TTEMS

16X18

1 6X6

1 20x40

1 24X16

11

1 8X24

11
1 9x9

%

AREA

nnt

B AV 1995

B AV 1995

1995

1995

1995

B AV 1995

c AV 2023

c AV 2023

COMPARABLE

60.75

72.00.î

44.64f
121.25'T

.T

fl.02r
T

21.17 1

IMAGE ASSeSSPfO Patriot ProPerties, Inc

AY
AY
DY
DY
AY

il

11

11

A

B

45

30

AV

AV

JU

30

óU

30

0

2

11

11
11

PARCELID

10,óuu

5,400

19,ô00

32,ô00
r-G

Y

Y

Y

D

D

D

Date

0u #Ten
o/o

Type
Descrip

Sub o^

Area Usbl

UndeprValue

501

12,2!0

9,112

1,320

390,312

95,027

183,¿13.5_

2A.s01

330,310

8504Gross Arêa

Area-SO RaÞ-AV

Size

288 42.500

268 34.000

40 33.000

}AT :CATH CSLING i

CFP :OPEN PORCH ì

IIVDK ,WOOO OECK ,

Area:Net

sr

BMT

GAR

HST

:BASEMENT

,o¡Reoe

:HALF STORY

-.. . -3,L1"e..--l 9-6,.!9
2,008 91.350

624

608

I

SFL :ZND FL00R

37.ô60

1s8.400

10.012-300

Yean

331.49

247.34

406.55

lnd.

VaVSu SzAd

VaUSU NeI:

AvBate:

0

2039100

Serial *

Juris. Factor:

Special Features:

Final Total:

7

7

t.00

2204396

't65330

20390ô6

1.89999998

1.02099991

169.996

852M

1.95
'f _00000000

185.00

Total:

Model:

GD - Good

Grade Facto¡:

NBHD lnt
NBHD Mod:

LUC Factor:

AdiToÞl:

Degrec

Basic $ / SQ:

Const Adi.:

Adi $ I SQ:

Other Features:

Special:

Ovenide:

Phys Cond:

Functíonal:

Economic:

100

Yes

l/,

30

%

Make:

% AC:

Central Vac:

ys: I1 
''

1fìn

NO

- TYPICAL
. TYPICAL

- otL

. DRWALL

- TYPICAL

- HARDWOOD

12

A YiS D/S JCodJFact Juris.ValueLUC FactSizelDim Qual

7 7

DEÍAIL

;,aN-__J TotalYard ltems:

11

11

11
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o City, Address, School, Agent, ZIP Buy

354 Dutton Hill Rd, Non¡rich, VT 05055 I Redfin

Rent ' Sell ' Mortgage ' Real Estate Agents ' Feed .lcrin / Sign itt

e search overvlew sale & tax history Property details Neighborhood climate 9 Favorite 2 Edfi.racts à

OFF MARKET

@ 36photos

Listed by R¡chard Hlggerson . Four Seasons sotheby's lnt'l Realty' Bought willì Mârlha E' Diebold/Hanover'

¿!, StreetView $. Redesign

FLANNËRY BCA APPEAL 64



7115125,10:39 AM

!"å-9-I-S".9!g oN JUN 1, 2017 FoR $1,820,000

354 Dutton Hill Rd, Norwich, VT 05055

354 Dutton Hill Rd, Norwich, VT 05055 I Redfin

ls this your home?
Track this home's value and nearby sales activlty

I own 354 Dutton Hill Rd

Thinking of selling?

Estimated sale Price

$3.O4M - $s.0eN4

Sell confidently with a local market

expert in Norwich.

Request coirsullêtion

(9/ 
ù,.',....ii

a"s,-,.:i],L

$3,2o3,759
Be df I n..F-e !.i.tl.e !.ç Beds Baths

65 6,77O
Sq Ft

ô

About this home

Constructed in 1996 and substantially expanded by the original owners in 2010, Dutton

Hill combines absolute privacy, panoramlc mountaln views and a spectacular residence in

an unparalleled location in the hlghly desirable Bragg Hill Road neighborhood iust minutes

from Norwich village, Dartmouth College and the Dartmouth Hitchcock Medical Center.

The house, sited with thoughtfulness and taklng care to fit unassumingly into the

Vermont countryside, blends the vernacular of the colonial exterlor with the highest

degree of interior fit and finish ut¡lizing 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
Property Type

P 1996
Year Bullt

3 car garage
Pãrklng

34.9 acres
Lol Slze

fÍrl

e Ê

Listed by Richard Hlggerson. FourSeasons sotheby's lnt'l Reâlty

Bought with Jane Darrach . Martha E. Dlebold/Hanover

Redfin checked: a minute ago (Jul 15,2025 at 10:34am) ' source: Pr¡meMLS #4378998

Redfin Estimate

$3,203,759
^ $1.4M since sold in June 2017 ^ $200K since May

$ Recently sold hotnes þ Estimate history þ Homes for sale

$¿zs
Est. Price/Sq,Ft.

¡:-]-: :a.'r 'ôr I

soLr¡ MAV 30,2025 sot-Þ 2t,2.024sor.Þ JUL 1,2026

$2,9OO,0OO /1 $1,725,O0O B $875,OOO
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7115125,10:39 AM
J UtU5 J Udllll urov¿ sq l(

95 Elm st, Norwlch, VT 05055
4 UtUÞ O.J Ud(l15 4rluv ùr¡

49 Plns Tree Rd, Norwich, VÏ..'

354 Dutton Hill Rd, Norwich, VT 05055 | Redfin
+ uEu5 0,J ud(ll¡ J,lro 5tl I

185 Upper Pasture Rd,,..

r-.ltretford,/ i .l
\ l-;ìLvmett, 

),'tó
'-,pi

" 
î,t"'

o

-|.9 Ë

I
t'¡fol PomfrÊt F

,ø*
Canaan

-Map dala@2025 Goôole Roport

ra
LJ

! mtp slaor

Clalm this home to recelve a free report every month with

insights on the changing estlmate.

Homeownertools

View owner dashboard
Track your esthnate and nearby sale activity

Edit home facts
Rev¡ew property details and add renovations

Manage photos
Update home photos or make them pr¡vate

Local market trends
Homes go pending in 66 daYs

Rental estimate
Est. $4.364 per month, based on comparable rentals

low¡¡ 354 Dutto;r Hill Rcl

)

v.

a

@

rþ

s

@-
List your home for rent

on Redfin for free

Rental estimate

$4,364 /mo
Based on slmllar rentals

Get started for free

Sale history for 354 Dutton H¡ll Rd

Today

Jun 2,2Q17
Date

Jun,2017

Jun 1,2O17

Þate

May 25,2O17

Sold (MLS) (Closed)

PrlnìeMlS ,t4378S98

Pending
¡¡¡ tìooôÞ

$1,820,000
Prlce

Sold (Public Records) $1,820,000

Public Record6 Prlce

Þrl.Ê
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7115125,10:39 AM

Apr 17,2017
Date

l,Aar 23,2017
Dâtê

Ju\17,2O16
Date

Ju|17,2016
Date

Mar 1, 2016
Date

Ju124,2O15
Date

Jul17,20'|.5
Oãle

Feb 3, 2015
Dâte

Contingent (Active with

Contract)
PrimeMLs ll4378gs8

Price Changed
PrinìeMLs 114378998

Relisted (Active)

PrimeMLS fi4378998

Dellsted
Pr¡meMLS 1t4378998

Price Changed
PriNeMLs {4378998

Relisted (Active)

PrimeMLs #4378998

Dellsted
PrimeMLs #437s998

Listed (Active)

PTinleMLS #4378s98

354 Dutton Hill Rd, Non¡¡ich, VT 05055 | Redfin

Prlce

$1,995,000
Price

Pr¡ce

Pr¡ce

$2,149,000
Prlce

Pricê

Prlce

$2,399,000
Prlce

Tax history for 354 Dutton Hill Rd

Year PropertY Tax Land + Additions

2023 $29,722 (-2O.8o/"1 $308,200 $1¡80,900

2022 $S¿S1A þ3.4%l $308,200 $1¡80,900

2021 8g6,272 (+3.3%) $3O8,ZOO $t¡eo,goo

2O2O $35129 (+1.5%) $308,200 $1180,900

2O1g $34,596 $308,200 $1¡BO,9oO

Sholv more tax historY w

Property details

ô Parking

:O: lnterior

I Exterior

O Financial

Assessed Value |Ð

$1,489J00

$1,489,100

$1,489¡00

$1,489100

$1,489100

f6il utilíties
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Ösold -Apr+2o25

Làst¡otdfqr

$l,gõo,ooo
3 bèd 3.5 þátil a¡Oz sqft 10 ¡iÇie tot

33 Mltchetl Brook Rd, Nôrwlch,.W 05066

¿. Slnglc FamllY 
^ 

20t23
w P¡oPgrtytype ø Yearbultt

I

;Ç[;, NonWlCH j

ffi
@@ l$rp dsti 4r¡0?5

1ö
fl.1M ln 2O25
Last.sold.

gr $3Fq
Price per eqft'

2Car
Garage

2
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I rvrnq rñrn

|9o!d - MaY 6, 2025

Lsst ¡old for

$irSOO,ooo

3 bed a bath å,0¡s sqft l2'9 acre tcit

Øö Upper Turnpike Rd, ilorwich. W o'sÓç5

ô :iå1[ii"' â 13"'åu*

i

@

?
I

1ö
fî.3M in 2o25
Last sotd.

ùlopdrl! trzDzs

L E$89
Price per sqft

3 Car
Garage

3
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7110125,4141 PM

0711012'025 04:41 PM

Residential Single FamilY
49A72L9
Closed

View Listings

149O Beaver Meadow Road
Norwich VT 05055
Unit/Lot #

County
VillDstLoc

W-Windsor

Built 1986

Architectural SWle ContemPorary
Color
Total Stories 2.5
TaxesTBD No

$20,432.00
2023

DIMS. / LVL
17'5 X 13'5
7'X7'

Listed: 31712024
Closed: 6lt4l2024
DOM: 5

Rooms Total
Bedrooms Total
Bathrooms Total
Bathrooms Full
Bathrooms Three Quarter
Bathrooms Half
Bathrooms One Quarter
Total F¡n¡shed Area
Total Area
Lot Size Acres
Lot Size Square Feet
Footprint

Page 1 of 3

$1,450,000
$11560,OOo

10
3

4
1

2
1

0
4,L96
4,556
5.60
243,936

PrgPgv-P¡¡eErnaJþgl

public Remarks Extremely high quallty home in private location on s.6+/- ac ln Norwich. Exquisitely renovatedulth an open floor plan, the fabulous kitchen with

ensuite baths and an adjoining room for relaxation, 
"x"r.i.f 

ãr'ãmiãline nwer tevel, wnnpriuìte eitrãñces to each of its comfortable bedrooms, has abundant natural

an ador¿ble guest house or rental wtth 1100 sq ft of spa." on'ãn" uu.t, *iih one bedrooml'àñã-uu$uü"".t kitchen widh cherry cabinets, radiant heated flooring and

remarkable light, Garage space for 4 cars. A truly great onel

TaxAnnlAmt
Year
Year Notes

@
6g

Construction Status Exlsting Estimated Completion
Rehab Needed
Const¡uction Materials Wood Frame, Shake Sldlng, Wood Sidlng

Foundation Details Concrete

Roof AsPhalt Shingle

Basement Yes

Basement Access TYPe Inter¡or
sàiement Descript'ron Finished, Full, Interlor Stairs, Walkout

Garage Yes

Garåge CapacitY 4

Date Initial Showings Begin

Directions From the Non¡rich Inn on Main street, turn onto Beaver Meadow Road' Go 4'6

miles to house on right'

STRUCTURE

ROOMS

Kitchen
Dinlng Room
Living Room
Bathroom Half
Primary Bedroom
office/Study
Library
Bathroom Full
Bathroom Full
Bedroom
Bedroom

DIMS. / LVL

24'g X 13'5
13'9 X 12'7
16'9 X 12'

20'x 13'2
13'B X 10'
16'X 6'1

1g'3 X 14'
21',X 12'6

ROOMS

Den
Wine Cellar
Bathroom Full

1

1

1

I
2

2
2
2

2
B
B

PUBLIC RECORDS

B Deed Recorded TYPe Warmnty MåP

B Total Oeeds Block

B Deed Book 241 Lot
Deed Page 767 SPAN# 45014211603

Deed 2 Book Tax Class Homestead

Deed 2 Page Tax Rate

Plan SurveY Number Current Use

PropertY Ió Land Gains

Zoning RR AssessmentYear
Assessment Amount

AboveGrade Finished Area 3,182

Lirt $/SqFt Fin ABV Grade $455.69
e¡oúé eia¿e Finished Area Publlc Records

Source
AboveGradeUnfinished 0

Area
AboveGradeUnfinished Other

Area Source
Below Grade Finished Area 1,014

List $/sqFt Fln Below Grade $1,429.98
Below Grade Finished Area Other

Sourcê
List $/SqFt Fin Total $345'57

Waterfront ProPertY
Water View
Water BodY Access

Water BodY Name

lÂlater BodY TYPe
Water Frontage Length
Waterfront Property Rights
Water BodY Restriclions

Dev€lopment / subd¡vision
owned Land
Common Land Acres

Road Frontage TBD

Road FrontageTYPe Publlc

Road Frontage Length

ROW Length
ROWW¡dth
ROW Parcel Access
ROW to other Parcel

Surveyed Yes

tOT & LOCATION
schoolDistr¡ct Dresden

EIementary School Marion Cross Elementary School

Mlddte/Jr åchool Francis C Richmond Mlddle Sch

High School Hanover Hlgh School

Lot Features Country Setting, Landscaped, Sloping, Trail/Near Trail

FLANNERY BCA APPËAI 70



7110125,4:41 PM

07l10/2025 04:41 PM 4987219 1490 Beaver Meadow Road

Heating Propane, Wood, Baseboard, Hot Water, Radiant Floor

Cooling Central AC

Water Source Private
Sevìrer Private
Electric Circuil Breaker(s)

View Listings

UTILITIES
Utilities Phone
Internet High SPeed Intrnt at Site

Fuel ComPanY
Electric ComPanY
Cable ComPanY
Phone ComPanY
Internet Service Provider

FEATURES

Appliances Dishwasher, Dryer, Gas Range, Refrigerator, Washer' W¡ne

Cooler
Other Equipment CO Detector, Smoke Detector

Page 2 of 3

Exterior Features Deck, Guest House, Patio, Screened Porch

Driveway Paved
Parking Features Detached
Flooring Carpet, Hardwood, Tile

inler¡ãi r.atür.i cathedral ceiling, Wood Fireplace, Kitchen Island,

Skylight, Walk-in Closel 1st Floor Laundry

Condo Name
Building Number
Units Per Building
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

Power Production TlPe
Power Productíon OwnershiP
Mount Type
Mount Locat¡on
Power Production Size
Power Production Year Install
Power Production Annual
Power Product¡on Annual Status
Power Production Verífication Source

CONDO -. MOBILE .. AUCTION INFO
Auction No
Auct¡on Date
Auction Time
Auctioneer Name
Auctioneer License Number
Auction Price Determnd BY

Mobile Anchor
Mobile Co-OP
Mobile Park APProval
Mobile Must Move

DISCTOSURES

Flood Zone No

Seasonal No
Easements
bovenants 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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07/10/2025 04:41 PM

View Listings

4987219 1490 Beaver Meðdow Road

HOME PERFORMANCE INDICATORS

Green Verificatn BodY 2
Green Verificatn Progrm 2
Green Verificatn Year 2
Green Verificatn Rat¡ng 2
Green Verificatn Metric 2
Green Verificatn Status 2
Green Verificatn NewCon 2
Green Verification Source 2
Green Verificatn URL 2

Page 3 of 3

Green Verification BodY
Green Verification Progrm
Green Verification Year
Green Verification Rating
Green Verification Metrlc
Green Verification Status
Green Verification Source
Green Verification NewCon
Green Verification URL

Gretchjen Smith
Ccll: 802-356-1873
g6.þjen,sm ith@sothe bvsrealtv.egm

My Office Info:

Willíamson Group Sothebys Intl. Realty

24 Elm Street.
Suite 3
Woodstock VT 05091
Off:802-457-2000

Llsted bY:

SubJect to erors, omlsslons, prlor sale, chðnge or withdr¿wal w¡thout noÜce'

õiãuiìLõ ¡i 
""[irt" 

sour.e oi lnformuiion presented in this llsting' copvright

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

NO IMAGE
AVAILABLE

Jane Darrach/ Martha E Diebold/Hanover

users afe advlsed to lndependently verlry all informalion. The agencÏ rel'erenced may or may not be the listlng agency for th¡s ploperty'

202s PlmeMLs, FLANNERY BCA AppEAL 72

:;

ll)iÌ¿:r, _-,
t6'J''-:i':-':'
ì:,.j;r1::- -

it



7110125,4:42PM

07/10/202s 04r42 PM

Residential Single FamilY
4939973
Closed

tr
6B

Publlc Remarks

county W'Windsor
VillDstLoc
Year Built 1980

Architectural StYle Colonial

Color
Total Stories 2

TaxesTBD No
TaxAnnlAmt $12846'00
TaxYear ZA2L
Tax Year Notes

Date Initial Showings Begin

Directions

STRUCTURE

Listed: 12130l2o.'.
Closed: L2l3Ol20...
DOM: 0

Rooms Total
Bedrooms Total
Bathrooms Total
Bathrooms Full
Bathrooms Three Quartero
Bathrooms Half 1

Bathrooms One Quarter 0

Total Finished Area 2320
Totat Area 3,320

Lot Size Acres 36.20

Lot Size Square Feet L,576,872

Footprint

55 Wallace Farm Road
Norwich
Unit/Lot #

View Listings

w 0505s

Page I of 3

$1r60oro0o
$lf570r000

2,32O

$689.66
other

0
Other

0

Other

$689.66
1,000

I
4
3

2

Construction Status Exlsung Estlmated completlon
Rehab Néeded
tì""[.úãron Mater¡als Post and Beam, Wood Frame, Clapboard Exterlor

Foundat¡onDetails Concrete

Roof Standlng Seam

Basement Yes

Basement Access IVPe Intet¡or
Basement Descrlption Full, Unfìnlshed

Garagê Yes

caraEeCaPac¡tY 6

Devetopment / Subdlvision
owned Land
Common Land Acres

Road Frontäge TBD
Road FrontageTYPe Dead End, Gravel,

Private Road

ROW Length
ROwwldth
RoW Parcel Access
RoW to other Parcel

su¡veyed Yes

Deed Book 224
Deed Page 73
Deed 2 Book
Deed 2 Page
Plan Sun eY Number
Property ID
Zoning RR

tOT & TOCATION
School D¡strlct
Elementary School
Mlddle/Jr School
Hfgh school

Lot Features country setting' Field/Pasture, Landscaped

Above Grade Finlshed Area
List $/SqFt Fin ABV Grade
Above Grade Fínlshed Area
Source
Above Grade Unfinished Area
Above Grade ljnfinished Area
Source
Below Grade Ffnlshed Area
List $/sqFt Fln Eelow Grade
Eelow Grade Flnlshed Areä
Soufcê
Ltst S/SqFt F¡n Total
Below Grade unfinished Area

PUBLIC RECORDS

Lot
spAN# 45014212263
Taxclass Homestead
Tðx Ratê
Current Usê
Land Gains

Assessment Year
Assesgment Amount

l¡ltatelfront ProPerty
WaterVlew
Water Body Access

Water BodY Name

Watêr BodyTYPg
l¡\fater Fronta ge Length
Waterfront Property Rlghts
Water Body Restrlctions

ROOMS
Kitchen
Living Room

Family Room
Den
Prlmary Bedroom
Eedroom
Bedroom
Bedroom
Bathroom Full
Bath¡oom Full
Bathroom Half

DTMS. / LVL

14x14
14 x 28'
l0'x 18'
6'x 9'6
14 x 18'6
11'6 x 14
11'6 x 14'
14',x 14'

ROOMS DrMS. / wL
1

I
1

I
2

2
2
2
7
2
I

Deed RecordedTyPe WarrantY MaP

Total Deeds Block
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View Listings
7110125,4:42 PM

07/10/202s 04:42 PM
4939973 55WallaceFarmRoad

Utilit¡es Phone

Fuel Companv
Electric ComPanY
Cable ComPanY
Phone ComPanY
Internet Serulce Provlder

Page 2 of 3

UTTLITIES

Exterior Features Barn, outbulldlng, Porch

Driveway Gmvel
Parklng Features Detåched
iniuiiJt rÀãtutes Attic wlth Hatch/Skuttle, Dining Area, Wood Fireplace'

lst Floor Låundry

Heating Propane, Baseboard, HotWater, Multi Zone

coolíng Multi Zone
Water source Private
Sewer Private
Electric Circuit Breaker(s)

Condo Name
Bulldftrg Nut¡tber
Units Per Bullding
Condo LÍmlted Common Area
Condo Fees

Mobile Park Name
Mobile Make
Mobile Model Name
MoblleSer#

Fee
Fso 2
Fee 3

Foreclosed/Bank-owned/REo No

Ptanned Urban Developmt
Rented
Rental Amount

Exclusions

Power Production llPe
Power Production OwnershiP
Mount TYPê
Mount Location
Power Production Size
Power Production Year Install
Power Productlon Annual
Power Production Annual Status
Power Production Veriflcatlon Source

FEATURES

Appliances Water Heater off Boiler

CONDO.. MOBILE.. AUCTION TNFO
Auction No
Auction Dðte
Auction Tlme
Aüctloneer Name
Auctioneer License Number
Auctlon Price Determnd BY

Mobile Anchor
Mobile Co-OP
Mobile Park APProval
Mobile Must Move

DISCLOSURES

Flood Zone No

Seasonal No

Easements
Covenants No

Resort

Tlmoshare/Fract. Ownrshp No

T/F Ownêrshlp AmounL
T/F ownershíp 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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07/10/2025 04:42 PM

creen Verif¡cation BodY
Green Verification Plogrm
Green Verification Year
Green Verlflcat¡on Ratlng
Green Verificatlon Metric
Green Verificat¡on Status
Green Verification source
Green Ver¡ficat¡on NewCon
Green Ver¡flcãtion URL

Gretchjen Smlth
Cellr 802-356-1873
g¡gþþjen,smlth@sothebvsrealW'com

My Office Info:

Williamson Group Sothebys fntl. Realty

24 Elm Street,
Sulte 3
Woodstock W 05091
off: 802-457-2000

Urled bY:

sublect to enorsr omisslons, prior sale, chãnge or withdrarval without mtlce' Usersire ðdvlsed

p¡íã¡ìü f, not i¡e .ource oi lnformauon prãsented tn thts llsüng. Copydght 2025 Pdmel.ll-S.

Paqe 3 of 3

Green ver¡f¡catn BodY 3
creen Ver¡f¡catn Progrm 3
Green Verif¡catn Year 3
creen Verificatn Rating 3
Green Ùerificatn Metrlc 3
Green Verificatn Status 3
Green Ver¡fication source 3
Green Verificatn NeurCon 3
creen Verificatn URL 3

PREPARED BY

-r_:;î-.rt ìt

NO IMAGE
AVAILABLE

Jône oan"ch/ Mä¡tha E. Dlebold/Hanover

to lndependenuy veÍry all lnformðdon. Tlìe ågency ¡eferenced mðy or may mt be the llstlng ¿gency for thls property'

View Listings

4939973 55 Wôllace Farm Road

HOME PERFORMANCE INDICATORS

Green Verificatn BodY 2
Green Ver¡f¡catn Progrm 2
Green Ver¡f¡catn Year 2
Green Verificatn Rat¡ng 2
Green Ver¡ficatn Metr¡c 2
Green Verifîcatn Status 2
Green Verificatn Newcon 2
Green Verification Source 2
Green Verlficatn URL 2
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7110125,4i42PM

0711012025 04142 PM

Residential Single FamilY
5044074
Closed

@
øË

Publlc Remarks

Development / Subdlvlsion
owned Land
Common Land Acres

Road Frontäge TBD

Road FrontageTYPe Dirt, Publlc

Road Frontagê Length

RoW Length
ROW Wfdth
ROW Parcel Access
RoW to other Parcel

sun eyed Yes

49 Pine Tree Road
Norwich
Unit/Lot #

View Lisiings

vr 05055

W-Windsor

2010
Style ContemPorary

Grey
3

No

$26,199.78
2024

Listed: 5/ 3o/ 2025
Closed: 5l30l2025
DOM: 0

Rooms Total t2
Bedrooms Total 4

Bathrooms Total 4

Bathrooms Full Z

Bathrooms Three Quarter. I
Bathrooms Half I
Bathrooms One quarter 0

Total Finished Area 4,/00
Total Area 4'976
Lot Size Acres 2.51

Lots¡zs Square Feet 109,336

Footprint

Above Grade Flnished Area
List $/SqFt Fin ABV Grade
Abovs Grade Flnished Area
Soutce
Above Gñde Unf¡n¡shed Area
Above Grade Unfinished Area
Source
Below Grad€ F¡nishod Area
List $/SqFt Fln Eelow Grade
Below Grade Finished Area
Soufce
List $/SqFt Fln Total
Below Grade Unf¡nlshed Area

3,707

PUBLIC RECORDS
Map
Block
Lot
SPAN# 450-142-12587
Tax class Homestead
Tax Rat€
Currênt Usê
Land Gå¡n3

Assessment Year
Assessment Amount

Watêrfront ProPêrty
water V¡ew
Water Body Accêss

Water Body Name

Water Body TYPe
Water Frontage Length
Waterfront Property Rlghts
Wat€r Body R€strict¡ons

Page 1 of 3

$11750r000
$1,725,000

County
VillDstLoc

Built

Color
Total Storles
Taxes TBD
TaxAnnlAmt

Year
Year Notes

Date In¡t¡al Showings Begin

Dirêctlons

STRUCTURE

Estlmated ComPlet¡onconstructionstatus Exlstinq

Rehab Needed
constÌuctlon Mâter¡als Wood Frame

FoundâtionDetalls concÍete
Roof standing Seam

Basement Yes

Ea6ement Access TVPg Interlor
óããèrõii out"ttptlon concrete, Finished, Full, Interlor stairs, storage space

Garage Yes

Garag€ cãpac¡ty 2

ROOMS DIMS. / LVL ROOMS DrMs. / wt

$472.08
Measur€d

0

993

{t,762,34
Measured

{372,34
276

Deed RecordedType Warnnty
Total Deeds
De6d Book 188

Deed Page 594
Deed 2 Book
Deed 2 Page
Plan Sun eY Numbêr
Property
Zonlng

IO
RR

LOT & TOCATION
schoolD¡strlct Ðresden
Elementary school Marlon cross Elementary school

Mlddle/Jr School Fnncis C Rlchmond Mlddle Sch

Hlgh school Hanover High School

Lot Feâtures Country Setting, landscaped, Neighborhood
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Vlew Listings
7nal25,4"42PM

0717012025 O4t42 PM

Heating Baseboard, Radiant

Cooling None
Water Source Public
Sewer Private

Clrcuit Breake(s)

Driveway Gmvel

Condo Name
Building Number
Un¡ts Per Bulldlng
Condo Limlted Common Area
Condo Fees

Mobile Park Name
Mobile Make
Mob¡ls Model Name
MobileSer#

Fee
Fee 2
Fee 3

Foreclosed/Bank-owned/ REO No

Planned urban Dêvelopmt
Rented
Rental Amount

Exclusions

Power Product¡on TYPe
Power Production OwnershiP
MountTYPe
Mount Locat¡on
Power Production Size
Power Product¡on Year Install
Pow€r Production Annual
Power Product¡on Annual Status
Power Production Verification Source

UTILITIES

FEATURES

CONDO .- MOBILE - AUCTION INFO
Auction No

Auctlon Date
At¡ction Time
Auct¡oneer Namê
Aüctloneer L¡cense Number
Auctlon Price Determnd BY

Utilities Cable, Propane
Internet Cablelnternet

Fuel ComPany
Electric ComPanY
Cable ComPanY
Phone ComPänY
Internet Se¡r¡ice Provider

Page 2 of 3
5044074 49 Plne free Road

Electric

Mobile Anchor
Mobile Co'OP
Mobile Park APProval
Mobile Must Move

DISCLOSURES

Floodzone No

Seasonal No
Easements
Covenants No

Resort

Timeshare/Frâct. OwnrshP No

T/F ownersh¡p Amount
T/F Ownersh¡P TYPe

POWER PRODUCTION
Power Product¡on TYPe 2
Power Product¡on Ownersh¡P 2
Mount TYPê 2
Mount Locat¡on 2
Power Production Size 2
Power Production Year Install 2
Power ProductÎon Annual 2
Power Product¡on Annual Status 2

Powei Productlon Verificatlon source 2

FLANNERY BCA APPEAL 77



7110125,4:42PM

07lL0l2t2so4t42 PM

Green Ver¡f¡cat¡on BodY
creen Ver¡fication Progrm
Greên Ver¡ficat¡on Year
Green Verificatíon Rat¡ng
creên Vêr¡fication Metrlc
Gresn Verificatlon Status
Green Ver¡fication Source
Green ver¡ficatlon NèwCon
Creen Ver¡f¡cstion URL

Gretchjen Smith
Cell: 802-356-1873
grelEhjen,smlthôsothebysrea ltv.com

My office Info:

Wllllamson Group sothebys Intl. Reälty

24 Elm Street,
Sulte 3
Woodstock W 05091
Off: 802457-2000

View Listings

5044074 49 Plne Tres Road

HOME PERFORMANCE INDICATORS
Groen Verif¡catn BodY 2
Greên Ver¡ficatn Progrm 2
Greên Verif¡catn Year 2

Green Verif¡catn Rating 2
Green Veriflcatn Metric 2

Green Verificatn Status 2
Green Veriflcatn Newcon 2
Green Verification Source 2
Green VerìfÌcatn URL 2

Green Ver¡f¡catn BodY 3
Green Verificatn Progrm 3
Grsen Verif¡catn Y€ar 3
Green Vêr¡ficatn Rat¡ng 3
Green Veriflcatn Metric 3
Green Verificatn Status 3

Green Ver¡ffcât¡on Source 3
Greon V€r¡flcatn NewCon 3
GreÊn verificatn URL 3

PRËPARED BY

Page 3 of 3

*J.--"':i""tt tt
I; -- 

"'
NO IMAGE

AVáILABLE

Ljsted byi Leðh l4cLaughry/ tuur seasons sothebv's lntl Real¡y

p¡,íãüù rr noti¡" -uræ oi lnformailon presented ln thls llstlng' oopydqht 2025 Pr¡meMls'
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071t012025 04:42 PM

Residential Single FamilY
49L94t5
Closed

196 Douglas Road
Norwich
Unit/Lot #

View Listings

w 050s5

Cream
2
No

$27,t4r.00
2022

Deed Recorded TYPe WarrantY

Total Deeds
Deed Book 137
Deed Pagê 9
Deed 2 Book
Deed 2 Page
Plan Survey Number
Property ID 10.144.200
Zoning RR

Listed: 717 J2o22
Closed: 9ltSl2O22
DOM: 27

Rooms Total
Bedrooms Total
Bathrooms Total
Bathrooms Full
Bathrooms Three Quarter
Bathrooms Half
Bathrooms One Quarter
Total Finished Area
Total Area
Lot Size Acres
Lot Size Square Feet
Footprint

Above Grade Fínished Area
L¡st $/SqFt Fln ABV Grade
Above Grade Finished Area
Source
Above Grade Unfinished Area
Above Grade Unfinished Area
Sourcê
Betow Grade Finished Area
tist $/SqFt Fin Below Grade
Below Gradê Flnished Area
Source
List $/SqFt Fin Total
Below Grade Unf¡nished Area

PUBLIC RECORDS
Map 10

Block 144
Lot .. 200
SPAN# 4s0'142'11917
Tax Class Homestead

Tax Rate
Current Use No
Land Gains No

Assessment Year
Assessment Amount

County
VillDstLoc
Year Built

VI-Windsor

2001

Architectural StYle Colonial

Päge 1 of 3

$1,995,000
$lr75orooo

18
4
4
3

0

1

0

5,768
6,258
10.10
439,956

4,550

$438,46
Measured

90
Measured

1,218

Measured

400

Color
Total Stories
Taxes TBD
TaxAnnlAmt

Year
Tax Year Notes

Vlrtual Tour URL Unbrande'..

ffii#o*nhs Road brlngs together a[ the eremenrs 9f ¡n e¡9qq]lonat country home.located in.a well-established neighborhood-of other flne Norwich

both formal and informal spaces with a focus on flow, volume];J;;#; n""t plun wrreru ¡i iounts, rnã ioc¡at center of the home is the spacious eat-in kitchen with a

dramatic Vtking range and hood and the grear room wtth r .;iüir.t ;äi;é áno wooa-uurn¡nõ ãiðprui". óuunlzed-twelve over wvelve windows, open hallwavs and long

dramatic entry, office, mudroom, half bath and 3-season ,.".ö1ffi-.ornplete the firsinääiin. rã.ãna floor of the main house offers thlee bedrooms' a shared bath

of the ten-acre lot features extens¡ve, terraced gara"ns w¡th äiìåún-üã,ip*"rrilii, ã¡unountìîonu*aíls and pathways, stone patios and sitting areas to enjoy the

mountain views, a pond, open rawn and recreation ,pr.", r.,ì.àã-uãgãtu6Ë ánJ n.ïu g"t¿.ni, ãnáì ãhãrminö pottinô ihed gråced wlth a rose bower' showings start 7/9

l22.

Date In¡tial Showings Begin

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

eoiton. New Boston to Douglas on left. Left on Douglas' House on right'
@
øH

STRUCTURE

Construction status Existing Est¡mated Completion

Rehab Needed No

òìn.f,u"t¡on Materials Wood Fnme, Clapboard Exterior, Wood Exterior

FoundationDetails PouredConcrete
Roof Asphalt Shingle

Basement Yes

Basement Access TYPe Interior
õäil;i ñactiptídn euú'hãao, Cllmare Controlled, Concrete, concrete Floor, Finished, Full, Interlor stairs' storage

SPace, Unfinished, Basement Stairs

Garage Yes

Garage Capacity 3

ROOMS

Foyer
Eat-in Kitchen
Breakfast Nook
Living Room
Dining Room
Porch
Family Room
Mudroom
Foyer
Primary Bedroom
Bedroom

DIMS. / LVL
15.6x13,7
17,2x15.10
14x12.1
19,11x16
16.4x14.1
13.6x13,10
25,3x15.7
11,11x9,9
9.7x9.5
21.6x20,1
L2,2xI2.LI

ROOMS

1 Bedroom
1 Bedroom
1 Bathroom Full

1 Bathroom Full

1 Bathroom Half
1 Bedroom
1 Bonus Room
1 Offlce/Study
I offlce/study
2 Den
2 Medla Room

DIMS. / LVL

13.1x12.10 Z

13.1x16 2

2
2
1

18.1x16.11 2

l2.10x8 2

13.2xU Z

16x12,11 I
13.6x9,8 2

16.1x15.6 B

Development / subdivis¡on
Owned Land Yes

Common Länd Acres

LOT & LOCATION
school Distr¡ct Dresden

Elementary School Marion Cross Elementary School

Middle/Jr School Francis C Richmond Middle Sch

High School Hanover High school

Waterfront Property No

Waterv¡ew No

Water Body Access No

Water Body Name

Water BodY'TYPe
Water Frontagê Length
Waterfront ProPerty Rlghts
Watar Body Restrictions

Road Frontage yes Lot Features country setting, Landscaped, Lever, Mountain View, open

Road Frontase rype cur-de-sT: ??11_1nd i,,i-*rl'-o#¡j,i3,lil|:iiiil;Jf;li',illarrrarr' 
view' warkins rrairs'

, Gravel, Paved, Private Road, Publ¡c, Shared, à"¡lã¡lâ U.ã ResläentÉl

ROW Length
Row width
RoW ParcelAccess No

ROI,U to other Parcel No

Surveyed Yes
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0711012025 04:42 PM
4919415 196 Douglas Road

UTILITIES

Heating oil, Baseboard, Hot water, In Floor, Multi Zone, Radiant, Rad¡ant Floor

Cooling Central AC
Water Source Drilled Well
Sewer Private, SePtic

Electric Circuit Breaker(s)

View Listings

CONDO .. MOBILE .- AUCTION INFO
Auct¡on No
Auct¡on Date
Auction Time
Auctioneer Name
Auctioneer License Number
Auct¡on Pr¡cê Determnd BY

Page 2 of 3

Utilities Phone, Cable, Propane, Underground

Utilities
Internet Cable Internet

Fuel ComPanY
Electric ComPanY
Cable ComPanY
Phone CompanY
Internet Service Provider

FEATURES

Exterior Features Building, partial Fence, Garden space, Natural shade, Appl¡ances Dishwasher, Dryer, Range Hood, Mini Frldge, Gas Range,

patio, Covered Porch, Screenäd Porch, Windbw Screens néirtgeratoç Washeç Water Heater off Boiler

Dr¡veway Gravel 
rçq r erLrr'

Parking Éeatures Auto Open, Direct Entry Finished, Heated Garage,

Drivewñ Garage, on-Site, Parking Spaces J, Unpaved, Covered, Attached

Flooring Carpet, Ceramic Tile, Hardwood
IntErioi Featúró Cathedral Ceillng, Dining Area, Wood Flreplace, 3+

Fireplaces, Hearth, Kitchen Island, KitchenlFamily, Primary BR W BA,

Natural Light, skylight, walk-in closet, 2nd Floor Laundry

Condo Name
Building Number
Units Per Building 1

Condo Limited Common Area
Condo Fees

Mobile Park Name
Mobile Make
Mob¡le Model Name
MobileSer#

Fee
Fee 2
Fee 3

Foreclosed/ ¡ank-ownedl REO No

Planned Urban DeveloPmt
Rented
Rental Amount

Exclusions
Restrictions None
Documents Available Deed, Property Disclosure, Suruey' Tax Map

Power Production TYPe
Power Productlon OwnershiP
Mount Type
Mount Location
Power Production Size
Power Production Year Install
Power Productlon Annual
Power Productlon Annual Status
Power Production Verif ication Source

MobileAnchor
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 2
Power Production OwnershiP 2
Mount TYPg 2
Mount Locatlon 2
Power Production Size 2
Power Production Year Install 2
Power Product¡on Annua¡ 2
Power Product¡on Annual Stâtus 2
Power Production Verification Source 2
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View Listings

4919415 196 Douglas Road

HOME PERFORMANCE INDICATORS

Green Verificatn BodY 2
Green Verificatn Progrm 2
Green Verificatn Year 2
Green Verificatn Rating 2
Green Ver¡f¡cðtn Metr¡c 2
Green Verificatn Status 2
Green Verificatn NewCon 2
Green Verificat¡on source 2
Green Verificatn URL 2

Påge 3 of 3

Green.Verification BodY
Green Verification Progrm
Green Verification Year
Green Verification Rating
Green Verification Metric
Green Verificat¡on Status
Green Verification Source
Green Verificat¡on NewCon
Green Verificat¡on URL

Gretchjen Smith
Cell: 802-356-1873
g¡gþþJen,smith@sothebvsrealtv.com

My Office Info:

Williamson Group Sothebys Intl. Realty

24 Elm Street.
Suite 3

Woodstock Vf 05091
off:802-457-2000

Llsted byl

sublect to errors, omlssloñs, prlor sale, change or wlthdnwal wlthout notlce' users are advlsed

p¡iãüLi r, norin" source oi tnformation prasented ln thls ltsthg. copyrlght 2025 Prlme'Ls'

Green Verificatn BodY 3
Green Verificatn Progrm 3
Green Verificatn Year 3
Green Verificatn Rating 3
Green Verificatn Metr¡c 3
Green Verificatn Status 3
Green Verification Source 3
Green Verificatn NewCon 3
Green Verificatn URL 3

PREPARED BY

NO IMAGE
AVAILABLE

Rlchard M Higgerson/ Wlliamson Group Sothebys lfltl. Realty

to lndependenily verlry all lnformatlon, The agency relerenced may or may not be the llstlng agency for thls pfoperty'
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Residential Single FamilY
4914951
Closed

166 Delta Dr¡ve
Norwich
un¡t/Lot #

View Listings

vT 05055

VT-W|ndsor

1999
I SWle Cape

r.75
No

$25r000.00
2021

Deed RecordedType Wàrranty

Total Deeds
Dêêd look 174

Deed Page 331
Deed 2 Book
Deêd 2 Page
Plän Sun eY Number

Listedr 6/10/2022
closed: 8126lzo22
DOM: 7

Page I of 3

$11625r000
$2/050,00o

11

3

3

2

1

0
4,701
4,901
16,98
739þ49

public Remarks To everyth¡ng there is a seãson-what a great season to purchase this amazing propertv! Incredlble attention to detâil throuqhouu livlng room wlth

rocated to a ¡ormar dinrng room or dlnrng on the blue ston" pauo. n p¡äãïú,åioorn åñ¿ tu.t rulry renovate¿ énsõit" bathroom ls located on the maln level' An ample

slzed mudroom, powder room and laundry complete the main level. iJË;i";ñr ire warmed uv dn .nnãtiu" i¡almny'', n¡o bedrooms and tull bathroom' The lower level

car garage from this level. Touring tiró ougt¿e: meanåã, Ûrõ ptr*t; ãliuã*.v äã'note Ûrã ¿eta¡ls'of cedar fencing ãnd beaut¡fu| variety of trees along he way' A

stunnlng property enhanc€d by lncõ;lulã uiô*r, "it"*lr" 
u,i oune Ji'ùäuÏn¡i ranãscupinq, nower ¡e¿s, mãh¡reïees, stonewalls, opãn spaces' a pond wlth lts own well

to malntðin full depth for photosynthesis; an irrlgation rystem ror main sãiñoi" áîürJr"jwn.'nn attractive outbulldlng awa¡ts your creative thoughts' The owners have

been thoughtful and wlse stewards of thls property; m'eticulously ma'intainea ùiur attention and thought to envlronment and tfeatment of flora and fauna'

@
øË

&peÊylgtglema vrol!

STRUCTURE

Construction Ståtus Existing Éstimated Complot¡on
Rehab Needed No
òonstructlon Materlals Wood Frame, Clapboard Exterlor, Wood ð(ter¡or

Foundat¡onDetâils PouredConcrete
Roof AsPhalt shlngle
Basement Yes

Bâsement Accêss TYPê hterior
¡""ãr"nt O"r..iptídn Concrete, Fìnlshed, Full, tnÞrior Stairs, Storðge Spac€, Irìtèfio. Access

Garage Yes

GaragsCapaclty 2

County
VillDstLoc
Year Built

Color
Stories

Taxes TBD
TaxAnnlAmt
Tax Year

DIMS. / LVL

Yeâr Notes

Darè fn¡tlal showings Begin 6/13/2022

Directions PLEASE NO DRIVE BYS'IT lS A PRIVATE ROAD

Rooms Total
Bedrooms Total
Bathrooms Total
Bathrooms Full
Bathrooms Three Quarter
Eathrooms Half
Bathrooms One Quarter
Total Fln¡shed Area
Total Area
Lot Size Acres
Lot Size Square Feet
Footpr¡nt

Above Grade Flnlshed Area 2,851

List $/sqFt Fin ABV Gradê $569'98
¡bove ciade rinlshed Ar¿a Publlc Records

Source
Abovs GrãdB Unfloished 0

Area
Above Grade Unfinished Publlc Records

Ar€a sourc¡
Below Grade Flnlshed Area 1,850

Lisl $/sqFt Fin Below Grade
Below Grãde Finlsh€d Arca Estimated

Source
List $/sqFt Fin Total

PUBLIC RECORDS
MaP 14

Bfock
Lot 021
SPAN# 450-142-12815
Taxclass Non-Homestead
Tax Ratè
curÌent Use
Lãnd G¡ins

Assessment Year
Assessment Amount

Waterfront ProPerty
Wäter viéw
Water Body Access

water Body Name

water Body Typê
Water Frontage Length
Waterfront ProPerty Rlghts
Water Body Restrlct¡on6

ROOMS

Foyer
Living Room
Dlning Room
Prlmðry Bedroom
Eat-ln Kltchen
Mudroom
Bedrôom
Bedroom
Famlly Room

Bonus Room
Ëxercise Room

DIMS. / LVL ROOMS

6.10 x 6.10 |
16.8 x 24,4 1

14 x 15,10 1

14 x 16.8 1

17.5x21 1

9.7 x 13.5 I
14x 24 2
u.10 x 12,10 2
19x21 B

U,8 x 22.s B

12.11 x 19 B

Property
zoning

ID
RR

Development / Subdlvltlon
owned Land
common Land Acres

Roãd Frontage TBD

Road Frontage Typs Prlvate Road, Publlc'

Unpaved

ROW Length
ROW Wldth
RoW Parcel Acce86
ROW to other Pàrcel

Surveyed Yes

LOT & LOCATION
SchoolDlstr¡ct Dresden

Elem€ntary school Marlon Cross Elementaly school

Mlddte/Jr School Franc¡s C Rlchmond Middle Sch

Hlgh school Hanover Hlgh school

Lot Fe¡tures Country Setting, Landscaped, Level Open, Pond' Sloping'

Stream, Vlew, Wooded
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Heating
Cooling
Water Source
Sewer
Electric

4914951 166 Del¡a Drive

Propane, Baseboard, Hot Wate[ Multi zone
0ther
Drilled Well, Private
Concrete, Leach Field, Private' Septic

Chcuit Breake(s), Generator

Vìew Listings

UTILIT¡ES

FEATURES

CONDO .- MOBILE.. AUCTION INFO
. Auction No

Auction Date
Auctlon Time
Auctloneer Name
Auctioneêr L¡cênse Number
Auction Price Determnd BY

Utilities Underground Gas,Satell¡te, Underground

Utilltles
Internet Fiber OPtlc Internet

Fuel Company Dead River

Electric ComPanY GMPC

Cãble Company
Phone CompanY
Internet Serv¡ce Pfovider

Page 2 of3

Exteríor Features Garden Space, Gazebo, Natural Shade, Outbuilding'

Patio, In-Ground Pool, Covered Porch

Dr¡veway Gravel
Parklng Éeatures Auto Open, Dlrect Entry, Attached

Flooring slate/Stone, Tile, Wood

interioifeatuies côning Fan, Gas Flreplace, Wood Fireplace' Kitchen

Iiland, Primary BR W BA, Securlty, SkylighÇ Walk-in Closet, lst Floor

Laundry

Appliances Dishwasher, Dryer, Mlcrowave, Gas Ranger Refrlgerator, Washer,

Pio-nane Water Heater, Water Heater off Boiler

öiri"r'rqrìpm"nt Wlndow Ac, co Detectol Dehumldifier, Satellite Dish,

security System, Smoke Detector, Standby Generaior

Condo Name
Building ñumber
unlts Per Building
Condo Límited Common Area
Condo Fees

Mobile Park Name
Mobile Make
Mob¡le Model Name
MobileSer#

Fee
Feê 2
Fee 3

Foreclosed/Bank-Owned/ REO No

Planned urban Developmt
Rented
Renta¡ Amount

Exclus¡ons E(CLUDED ITEMS: chðndeller ln the Dining Room sconces ln

the Dininq Room Chandeller over the lsland in the Kitchen

Power Product¡on TYPe
Power Production OwnershiP
Mount TyPe
Mount Locat¡on
Powsr Product¡on size
Power Production Year Install
Power Production Annual
Power Production Annual Status
Power Production Verification Source

Mob¡le Anchor
Mobile Co-Op
Mobile ParkApproval
Mob¡le Must Move

DISCLOSURES

Flood zone No

seasonal No

Easements Yes

Covenants Yes
Resort

Timeshare/Fract' O!únrshp No

T/F Ownership Amount
T/F Ownersh¡p TyPe

POWER PRODUCTION
Power Production TYPe 2
Power Production OwnershiP 2
MountTYPe 2
Mount Locat¡on 2
Power Product¡on size 2
Power Production Year Install 2
Power Productlon Annual 2
Power Product¡on Annual Status 2
Power Production Verification Source 2
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Green Verification Body
Green verification Progrm
crêen V€rificat¡on Year
Gre6n Ver¡ficat¡on Ratlng
Green ver¡f¡cation Metric
Groen Veriflcation Status
Green Verificatlon source
Green Verificatlon Nevucon
creen Verlflcãt¡on URL

Gretchjen Smlth
Cell: 802-356-1873
gE!çbJen.smlth@sothebvsrealV,eom

My office Info:

Wlllamson Group Soth8bys tntl. Realty
24 Elm Street.
Suite 3

Woodstock W 05091
Off: 802-457-2000

View Listings

HOME PERFORMANCE INDICATORS
Green Vêr¡flcatn BodY 2
Gr€6n Veriflcatn Progrm 2
Green Veriflcatn Year 2
Grcsn Verificatn Rating 2
Grêên verificatn Metric 2
Grêen ver¡f¡catn status 2
Green Verlfcatn NewCon 2
Green V€rificatlon Source 2
Green Verlfcatn URL 2

Green vêrif¡câtn EodY 3
Green Ver¡f¡catn Progrm 3
Green vorlflcatn Year 3
Gre6n veriflcatn Rating 3
Green Verificatn Metr¡c 3
Green Verif¡catn Ståtus 3
Green Ver¡f¡câtlon Source 3
Green Vsrif¡catn NewCon 3
Green Verlflcatn URL 3

PREPARED BY

Paqe 3 of 3

¡ .-.,ì -+t
r*-1J
r llf}.i.
gí;p*

NO IMAGE
AVAILABLE

lsted byt Eerna Rexford/ Four seðrons sotheby's ¡ntl Realty

PrlmeM[s ls not the source oflnformadon pæsented ln thls llstlng. øpydght 2025 PrlmefiLs,
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Informal PPV Gtievance Pertaining to the Assessment of 165 Stagecoach Road Norwich,
Vetmont 05055

(Patcel ID: 03-050.200)

Inttoduction

As the ownets of 165 Stagecoach Road Nonvich, VT 05055 (?atcel ID: 03-050'200) (the

"Property'), we are here to pïesent an infotmal grievance contesting the Pteliminary Properry

V^l,råtion ftnal of our above named prope(ty. Our goal is to fix what ate determinative errols and

to reacþ rvþat is a reasonable and fair assesslrrent of our properry, not sirnply to lorver out tax bill'

Tþe facts r.vill shorv that in addition overvaluing out ptoperry's F'air lVlatket Value (FNIV) and

assessing our property in excess of similar properties, there is little evidence to suggest thât proPerry

values have incteased in excess o( 54o/, (almost $900,000) since the completion of our last appraisal

inJuly of 2023 (less than 2 years ago)'

Facts

1. Construction of our horne began in 2021 and ,"vas completed in 2022. The horne rvas desþed

by Byron Haynes of l{aynes and Gartlrrvaite located in Norwich, Vt and it rvas built byJohnston

Building Company of Straffotd, VT.

2. Outhome is approximatel)'3,348sqfr r.vith middle to high-middle end Frnishes.

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

4. T6e main body o[ the house is of an open floot plan with the kitchen, living, and dining all in one

oPen atea.

5. ,\ll bedrooms and bathroorns âre of modest size rvith standatd fìxtutcs and fìnishes.

6. The floors are mostly engineered r.vood, r.vith tile in the mudroom and trvo of the bathrooms.

Thete ìs gteen slate in the master bathtoorn.

7. The kitchen has standatd appliances, r,vith stone coulltertops.

8. Tl'lere is a trvo cat gârage.

9. Tl-re basement is trnfìnished and concrete.

Âtgument and Analysis

1. Out property is assessed above its FMV (See Exhibit A). In vierving the attached recent

sales of ,itnii"r pr.operti.s, it is apparcnt tl"rat the appraised value of the Properly is not based on

F-i\{V The pr"úrr,i.ary valuation ãf th. Properfy i.s $2,434,600. Wherr cornpatecl to the sale price of
several ,.."nt cornparable ¡rroperties, it is clear that this valuatiou is absurdly lrigh'

One of the properties, 504 Chapel Flill Road Nonvich, Vt is within rvalkìng distance of the

pro¡rerry. ihi, prop"rry wâs built in 201,2 and is cousideted new 504 Cl'rapel Flill Road is also more

,q,rår. ioor^g. itt"rt tlt. Property and sits on a lot that is cornpatable in size to the Ptoperty's iot.
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Infotrnal PPV Gtievance Pettaining to the Assessment of 165 Stagecoach Road Norwich,
Vetmont 05055

(Patcel ID: 03-050.200)

504 Clrapel Hill just sold for $1,390,00 in lvfay' of 2025. This demonsúates an inequiq' with no
obvions explanation.

A second properly that is comparable, and located only 1 rnile from the Properql is 33 Mitchell
Brook Road Norrvich, VT. This l-rouse rvas built around the same titne as the Ptoperry and, while it
is slightly smaller than the Property, it used rnuch higher end material and sits on a corrpârably sized
lot. It rvas, iu fact, pricecl arouncl $2,000,000 when it was fu'st listecl. It sat for: an extendecl period of
time at this ptice. It sold in Àpril of 2025 for $1,050,000. T'he reducdon in price shorvs that

$2,000,000 is above rvhat the market allorvs for with this rype of home.

Another conrpatable property that rvas recentll' sold is 220Upper Tumpike Road Notrvich,YT. 220
Upper Tutnpil<e is located a similar distance from downtorvn Norwich as is the Properly (it is also
close to the Propetty, as the ctow flies), and is in a similat neighborhood. While this plopetry is
older tlran tlre Ptoperty, it is ahnost the same square footage ând on a sirnilady sizedlot. 220
Turnpike sold for $1,300,000 in lvlay af 2025.

While these three exâlnples âte the rnost c¡bvious faidy comparable ptoperties, there are multiple
others-all sold within the last several )¡eâis-that demonslrate the excessiveness of the Ptopetty's
assessment. It is difficult to understand the PPV of the Propetty in light of these, and other, recent
comparable sales and, thetefote, questions the undedying methodology used to develop said PPV

2. Thete is no evidence that propetty values have ilrcteased over 70Vo since our last
valuation in2023. The most baffling aspect of the PPV tbr the Properry is the fact that it occurred
less tlran 2 years after the Property's last assessrnent. Our properry lvas built in 2021, /2022. -I'he

âssessÍrent rvas fìnalized in 2023. Yet, trvo years later, the appraised valuation is detetmined to have
increased by $900,000 (around 70o/o mote). To tl"rose rvho rvatch the local teal estate mârket, even
casually, there is absolutely no evidence to indicate tl-rat the market value in this area has increased by
this much. In fact, the supply of houses on the nrarket has iucteased since ¡h¿¡ ¡-i111s-1yhi6þ

rypically cools a market.

Conclusion

Às the facts and evic{ence clemotrsttate, the assessed r.alue of Propetry is excessive and unfaitl)' high.
This is cletnonsttated by compatisons of both the FIVIV of similar propetties, as rvell as the
inexpl,icable narLrre of the valuatiolr compared to the last asses'sment, perfotmecl in 2023. For these

reasons, rve respectfully tequest that the assessed valuad<¡n of out home be lorvered to the followirig:

Building Value: $1,000,000
Lot 1 (8.5 actes): $200,000
Lot2 (27.6 actes) $250,000

6/11 /2025
DateCole W Flannery (Orvner)
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DESMEULES, OLMSTEAD & OSTLER

GENERAL PRACTICE OF LAW IN
VERMONT AND NEW HAMPSHIRE

2 BEAVER MEADOW ROAD

POST OFFICE BOX 1O9O
NORWCH, VERMONT 05055

(Bo2) 64e-2001PETER J. DESMEULES"
GEORGE H. OSTLER
CHRISTOPHER A. DALL
CABOT R. TEACHOUT
ANDREW D. CLIBURN'

* ADMITTED IN VERMONT ONLY

TELECOP I E R: (802') 649-2232

VIA HAND DELTVERY

July 15,2025

Norwich Board of Listers
300 Main St.

P.O. Box 376
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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. S 4111(g). Under any approach, the assessed value is

significãntly inflated uùou" the property's fair-market value (FMV) and must be comected with a downward modification

oivalue. Just two yearsago, the Town assessed the value of i65 Stagecoach at $1,577,900. 165 Stagecoach's FMV 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 fì'om Gretcffen Smith, a highly experienced and respected

realtor in the Upper Valley writing in support of my clients.

I. 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).

io this end, thelisiers have thr.eJacceptable methods for aniving at the FMV-the cost approach, the market approach,

and the income approach; however, the market approach is "the most pel'suasive method of appraising residential property

in Vermont." Bamett v. Town of Wamen, 2005 VT 107, T 6. If done properly, on the other hand, each method should anive

at the same valuation.

The property was constructed between202l and2022. In July 2023,the Town assessed the value of the property at

$t,siz,goo,ïhich included a buildingvalue of $1,233,100 and a land value of $315,500. This yeat, the Listers reassessed

the vaiue at$2,439,100, a64%o 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 fi'om the FMV.

To t¡e exte¡t the Listers have relied on a cost approach, there is simply no oolorable argument that (1) the land has increased

62% in va¡le in eighteen months, and (2) that a mere eighteen months has resulted in an almost $700,000 increase in

RCNLD.T Moreovãr, as the Listers well understand, exclusive t'eliance 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 pleferred approach according to the Vermont

Supreme Court, multiple comparable sales inNorwichz 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

wu, .onit.ucted with standard fixtures and middle to hieh-middle end frnishes. The kitchen has standard appliances with

stone countertops. The exterior of the home is vertical pine board. The floors are plimarily engineered wood with tile in

the mudroom and two bathrooms. There is green slate flooling in the master bedroom. The basement is concrete and

unfrnished. The property's total acl'eage is 30,10.

U. COMPARA.BLE SALES

The following list of cornparable 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 6,061squal'e feet, twenty more acles (as rneasured at

the time of tfie February Z022iale, which is attached hereto), and an equestrian center with a [ink. The house was built in

2007 with extraordinary finishes by Doug Gest, including hand-built mantels, custom cabinetry, peliod moldings, and cherry

floors. This property sold for $2,i00,000 million in February 2022, and is now valued by the Listers at$2,252,400.

504 Chapel Hill Road

This property was built in20l2. It is 700 squale feet larger than 165 Stagecoach at 4,099 square feet. Tle house sits on a

23-aórelot 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 properfy

has a spring-fed pond, This property sold for $1,600,000 in November 2024.

354 Dutton Hill Road

This 6,270 square-foot home is sited on a34.9-acrelot. It was built in 1996 and renovated in 2010. The house has granite,

marblé, ony>ç red bir.ch and mahogany finishes. The 2010 remodel included a salt water pool with a pool house, outdoor

kitchen aná entertainment arca, and a state-of{he-art home theater and gym. This property sold for $1,820,000 in 2017,

and is applaised in 2025 at82,252,000.

33 Mitchell Brooh Road

This 3,002 square-foot home was constructed in2023 on ten acres, and has high-end finishes, such as Brazilian slate floors

and ltalian 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 /ess than 165 Stagecoach for 300 fewer squarc feet.

220 Upper Turnpihe Road

Thisopenconcept,3,635squar.e-foothornewasbuiltinlgSTonl2.gaclesofland. tthasacoveredin-gtound,heated,lap
pool, hot tub, anà iennis coúrt. The ploperty has a three-level barn with a woodshop and a screened porch, It is considered

io be ,.very well kept" and a .'good design." It sold in May 2025 fot $1,300,000.

A review of these and other comparable sales in Norwich leads to the obvious conclusion thdLtAqUprukgbWnp4npbþear a



sale of 165 Stagecoach Road for $2,439,100 at plesent, This is even mole stliking when one considers that eighteen months

ago (if one uses the "as of April I , 2025' date), the Listers valued this same pr operty (nothing has changed on site) for

$861,200 /ess. 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

wlth near the speed or price that they were in the years imrnetliately lolluwing tlte housittg bouauza during the COVID-I9
pandemic. Nor can the Listers justify that undel the cost approach, an increase of this size is applopriate on this timefi'ame.

Þresumably, the Listers employed a cost approach-at least to some extent-when they æsessed this property in2023 ' The

increase in land value and the $700,000 increase in building value are not justifiable under this approach.

For the above rcasons, 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 wâs the FMV a merc eighteen months ago.

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

Yours Sincerely,

DesMeules,

By:
Esq

Email: acliburn@doolaw.conr

ADC/jag
Enclosures
Cc: Cole Flannery & Emily Flannery

FLANNERY BCA APPEAL. 90


