
Elbow Condominium Owners' Association Inc. 

Norwich, Vermont 

September 15, 2026 

Board of Civil Authority 

Town of Norwich 

Norwich, Vermont 

Members of the Board: 

The Elbow Condominium Owners' Association respectfully submits this formal appeal and evidence of the 

Town Assessor's revised property tax valuations for the condominium parcels, challenging the methodology 

change implemented in the 2026 Grand List. The evidence demonstrates that the Assessor has violated both the 

Condominium Declaration and Vermont law by reallocating land value from individual unit parcels to the 

association's General Common Element parcel, in direct violation of Vermont Title 27A § 1-105. 

STATEMENT OF ISSUE 

The Town Assessor's 2026 reassessment methodology, which reallocates land value designated as Limited 

Common Elements from individual unit parcels to the association General Common Element parcel, violates 

Vermont Title 27A § 1-105, which mandates that each unit, together with its interest in the common elements, 

constitutes a separate parcel of real estate for taxation purposes. 

STATEMENT OF FACTS 

1. The Elbow Condominium consists of three tax parcels comprising a single condominium complex in 
Norwich, Vermont:

Parcel 05-123.000: General Common Element  

Parcel 05-123.100: Unit 2 at 172 Ladeau Road 

Parcel 05-123.200: Unit 1 at 140 Ladeau Road 

2. The Condominium Declaration, dated March 30, 2016, and duly recorded in the Land Records of Norwich,

specifically designates two (2) acres surrounding each unit as Limited Common Elements. Article V, Section

5.01(b) provides:

"The two (2) acres immediately surrounding each of the units, identified on the Plat entitled 

'Condominium Plat prepared for Elbow Cooperative in Norwich, Windsor County, Vermont; Scale: 

1"= 100'; Drawing #16008-bo; Date: 3/17/16 by Vermont Geomatics of Windsor, Vermont', in 

addition to the portions described in Sections 2-102(2) and 2-102(4) of the Act, are designated as 

Limited Common Elements." 

3. Article VI, Section 6.02 of the Declaration explicitly addresses the assessment of Limited Common Elements:

"Any common expense associated with the maintenance, repair or replacement of a Limited Common 

Element shall be assessed equally against the Units to which the Limited Common Element is 

assigned." 

4. The Three-Year Assessment History reveals a dramatic and unjustified methodology change:

PARCEL VALUATION SUMMARY 

Parcel 05-123.000 (Association General Common Elements): 

2024: $98,100 

2025: $172,500 

2026: $443,500 

INCREASE: +352% | +$345,400 

Parcel 05-123.100 (Unit 2): 

2024: $295,600 

2025: $534,800 

2026: $618,400 

INCREASE: +109% | +$322,800 

Parcel 05-123.200 (Unit 1): 



2024: $140,100 

2025: $116,900 

2026: $47,600 

DECREASE: -66% | -$92,500 

LEGAL ANALYSIS AND VIOLATIONS 

The Assessor's 2026 valuation methodology violates both the Condominium Declaration and Vermont statutory 

law: 

Violation 1: Vermont Title 27A § 1-105 — Separate Titles and Taxation — Vermont Title 27A § 1-105 

provides that "Each unit that has been created, together with its interest in the common elements, constitutes for 

all purposes a separate parcel of real estate." The Elbow Condominium Declaration designates the two-acre 

homestead areas surrounding each unit as Limited Common Elements appurtenant to those units. These Limited 

Common Elements constitute part of each unit's "interest in the common elements" under § 1-105. By 

reallocating the land value associated with these Limited Common Elements from the unit parcels to the 

association's General Common Element parcel, the Assessor has merged separate parcels into one, directly 

violating the statutory requirement that each unit with its common element interests remain a separate parcel for 

tax purposes. 

Violation 2: Declaration of Condominium Violation — The Declaration explicitly designates the two-acre 

homestead areas as Limited Common Elements appurtenant to each unit, and Section 6.02 requires that common 

expenses (and by extension the value underlying those areas) be assessed against the Units to which the Limited 

Common Element is assigned. The Assessor's reallocation of land value from these unit parcels to the 

association's General Common Element parcel directly contradicts the Declaration's allocation and violates its 

explicit assessment methodology. 

REQUESTED RELIEF 

We respectfully request the Board of Civil Authority to: 

1. Reduce Parcel 05-123.000 (Association) valuation to align with the limited land value appropriately

allocated to General Common Elements only, not including the Limited Common Element acreage

designated in the Declaration;

2. Reallocate the two-acre Limited Common Element land values back to Parcels 05-123.100 and 05-

123.200, restoring compliance with Vermont Title 27A § 1-105's requirement that each unit with its

common element interests constitute a separate parcel;

3. Provide all taxpayer relief and remedy available under law for the erroneous 2026 assessment.

CONCLUSION 

Vermont Title 27A § 1-105 mandates that each unit, together with its interest in the common elements 

(including the Limited Common Elements designated in the Declaration), constitutes a separate parcel of real 

estate for taxation purposes. The Town Assessor's 2026 valuation methodology violates this statute by merging 

the unit-designated Limited Common Elements into the association’s General Common Elements parcel, 

thereby combining what the law requires to remain separate. 

We respectfully urge the Board to correct this assessment error, restore the valuations to reflect the Declaration's 

proper allocation and compliance with § 1-105. 

Respectfully submitted, 

Elbow Condominium Owners' Association Inc. 

By: Robert M. Dunn 

On behalf of the Association 

ATTACHMENTS: 

• Declaration of Elbow Condominium (March 30, 2016)

• Condominium Plat 






















