
fown of Norwich, Yermont

cHARTERED I7óI

TO: Board of Civil Authority - Town Clerk Trajman

FROM: Board of Listers - Lindberg, Smith and Ciccotelli

RE: Cole & Emily Flannery - Parcel lD # 03-050.200

DATE: September 74, 2026

Property Description: The property is located at 165 Stagecoach Road. The dwelling is mostly a l-story
Contemporary-style dwelling built in 2023 with 3,908 finished square feet, two kitchens, one full bath, two %baths
and one lrbath. The dwelling also has an apartment over the attached garage, which accounts for the second
kitchen. The dwelling has an overall grade of A- and the kitchen and baths are mostly rated "Good" with the
depreciation at L.O%. The assessed value of the dwelling ¡s SL,875,200 with 1 detached 3-bay garage assessed at
$35,400. Thcrc arc 30.10 acres assessed at $475,000. The total assessed value on the 2026 Grand List is $2,385,600

2026 Assessment H¡story:

Proposed Reappraisal Assessment: $2,385,600
After Grievance Hearing/Grand List: S2,385,600

Change before BCAAppeal: S O

Listers Assessment: For the 2025 reappraisal, KRT Appraisal performed a Norwich sales analysis required by State
statute of land and building sales over the previous three years to establish the 2025 Norwich land and building
tables. The 2025 post-grievance townwide average increase is 59%. The appellant's 2025 assessment of 52,385,600
is a 5L% increase over the 2024 assessment, which is 8% below the townwide average.

Comparables: The Listers have attached the Property Record Cards for two parcels that have dwellings very similar to
the appellant's dwelling in age and total square footage.

1045 Beaver Meadow Rd: 2-story Colonial built in 2023.3,98L s.f. Dwelling Value = 52,242p00

tO62BraggHill Rd: Contempora ry (79% complete). 3,955 s.f. Dwelling Value = 5t,786,20O
Estimated dwelling value upon completion = $2,267,100

Appellant's Property: Contemporary built in2023. 3908 s.f. Dwelling Value = 57,875,200

The appellant has appealed the 2025 BCA assessment of 52,266,300 to the Vermont Superior Court. The BCA

decision is in effect for only one year (2)25)and Superior Court decisions are in effect for three years (2025 -20271.

The Listers consider the 2026 Grand List assessment for the dwelling at 165 Stagecoach Road of 5I,875,2A0 and the
total assessment of 52,385,600 to be the correct value for this property.
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Ft.

1

1

1

1

1

SITE

SITE

EXCESS

EXCESS

EXCESS

3,837,636.0(

SA

ES

AC

AC
AC

Jnits

1

1

4

12,4

69.7

Ft.

1

1

1

I
1

88.1 0

Att%

]URRENT L

RESD 2

ìESD 2 EX(

]URRENT L

11

11

21

60

60

Disclaimer: This lnformation is believed to be conect but is subject to change and is not guaranteed Property:528 | Bld: 620 | Seq: 1 | Year: 2026 | Data As Of Date: 09/022026 | User: PSmith I DB: Assess50NoruichVT



4,494

1.0000

$0

1.0000

$ 2,242,300

$ 563.22

450.35000

!&rLo¡

HEATED . 1O/23 HOME DEMO 1OO% COMP . AT TIMEGAR'S

COMP;
aTHE

PHONE

REVoWH

620/0

BLDRS

BP5-24COMP

RIVERLIGHTTA

20YoSFREW

CONTACT

N

W
VISIT

BP

COMP

SFR.

rs
100%

DWLG

BP

THE

4t25

UNTILCARDS?

TRESPASSING,NOCAL

UPDATEDME.

2024.
W

DEC

BARN

Parcel lD 10-028-000

Fiame

P. Wali

5óCwdii
Rooi str
nôoi

cöiöi
VIEW

Grade

Year Bll

A[ LUö
Juris

Avs Htlll
P. lnt Wall

hiÙali
Partition

P. Floôi
Sec Floor

emì nôoß
Su¡ Floon

Garage

lnsulation

lnt Vs Exl

Heat Fuel

ïìeài

# Heat Sys

Heated x

soiÈw o

Com Wallq¡

ACr
Ctrl Vac q

ïot Units

Floor

% Ou/n

Name

Full Bath

Full

3/4 Bath

Add. ãi4

Add.1

Other Fix

Add Kir.

Functional

Economic

wh!
Ovenide

Res Breakdown
No.

rable Sales

lotal

Ease Rate

Size

Con AdJ

Adl Prc

öthi;r Feãi

NBC tñfl 
-

LUC Ft.

Adj ïotrno¡l

Depl o/1

r993

Sub Areae

FFL

Depr

gép1o tîta!
Juris Fl.

Spec. Features

tump-Sum

Final Total

Overide Val

Assessed Val

Total $/SF

Undepr $/SF

DECK

- *1

Þrcl 4

Rtìö
Rtng

Riñs

Make Model Year Color

Net Gross F
Alt Areas

o/o

lmage

Spriñt n Avg lnd
. B_t{9t9

Parcel

Depr

751
s Features I Yard ltems

Code A Size
2+.ooi2¿.oo

Unit luc
32To 11

Special Feature

NBC

RG

Ëi
1 1

Ft.

3

GOOD

EfiYr

0.2

0.2o/o

0

PriceSale Datefyp.e

185.00

0.92559

1.05199

$ 180.r4

2.5000û

$ 368,12s
'1.0000

1.0000

1.0000

2,246,78)

0,ZYo

t00

40o/o

1 - DRYWALL

3 - HARDWOOD

2 - GOOD

3. ËtrrENSIVE
Qual7o AllAIt TypeS. Area

180.1

Sz UEePI
334,

Rate

1651I

27,648

11 2,794

3,9813,981Ã5,71

2ND FLOOR

STORY

SFL

HST

OFP

BMT

GAR

WDK

20,00(

7

1 3,1 0(

137,10r.

137,10C

App¡ ve
12,50(

20,00c

7,50C

13,10C

137,100

1

1

1

Jlris

1

1

ìG

IG

ìG

137,1

1

Ft.

1

-_ _1_ _
1

11

11

11

11

11

11

33Yo

33o/o- *ól;*"
12.5o/o

16Yo

0.

Dë
ï
T

T
T

ï
ï
T

32.0C

32.0C- - is¡t
15,000.0c

1 992

19S2

1592

2022

2025

AV

AV

EX

Con

Àv
Qual

I

B

c

137,100

137,100

2 1 .00x50.00

13.00x21.00

1.00

1.00x1

1

otv
1

1

1

1

1

r/ùt

D

A

A

D

A

D

GARAGE

CARPORT

PADDLE CT

o

271

5l
1e

Yard ltem

Yard ltemtuilding T

Parcel
Spêcial Feâture

0510212026 l User: PSmith I DB: Assess50NonrvichVT



10-028 ' 000
ÍTAP-LOT SUB

PROPERry LOCATION
Parcel lD 3 Parcel lD 4

BEAVER MEADOW RD

OWNERSH¡P

PREVIOUS

OTHER ASSESSMENTS

PROPERW FACTORS
Code

1 0-028-000
Parcel lD

IN

PREVIOUS ASSESSMENTS

INFORMATION

IGLER ANDREW C TRUSTEE

Building Location

Ref

NORWICH, VT

Property lD: 528

Gard: 2 of 3 Total Card Total Parcel
APPR 36ô,700 / 3,491,800

usE + ltP 366,700 / 3,491,800usELAt{D 0/ 0
ASSESSED 366,700 / 3,491,800

LEGALDESCRTPTTON c ATA L I S

Land

Date

Pïm-Dáïèl.Time*

USER DEFINED

ACT|VtTt
Last Visit

ATE

REVOCABLE TRUST KAREN

SOMMERS KAREN

BATTERY STREET UNITl06
MA 02109

Date

07t30t2026

08t21t2025

08t20t2025

07t07t2023
07t08t2022

08t18t2021

uu2öt2tJ2t)

06t19t2019

06122t2018

5t19t2011

88.10

AC

lotSize- ---- -

I ACRES & DWL

Total Land

Land Unit Type

07t30t26

1

End Roll1

End Roll1,284,800

I Totd,a

c

c

715,70t
Tnt Vel SF/Þrn

3,491

1

1

1

1

00f

0.0f
88.1(

88.1

1

137,1

88.1

Yard ltems**'- - --* **-'r

(

t
137,1 0C* - 

iot val SFm;Ad¡ (:ost

uilding val

Bld Value
2,639,000

2,639,000

2,639,000

890,300

890,i

366 70n

366 70

11

11

11

11

11

11

11

11

11

11

GL

GL

GL

GL

GL

GL

GL

GL

GL

GL

2026

¿uz4

42

- 
Büilãino rotal
Parcel Total

Source

2023

2022

2021

202rJ

2015

2018

2017

117 MILLER ROAD

WAVERLY TOWNSHIP, PA 18411

SIGLER ANDREW C TRUSTEE

C SIGLER REV TRUST

GIS Coord 2

6t25t26 12'.00 em

*_e/-?4¿?9*-*2i19![-**-tæilta]ê7Tme --

Amanda
parcel contains 88.1 AC of land mainly classified as RESD 2
a CONTEMPORARY building built about 1992, having

WOOD Exterior and 1,764.40 Square Feet, with 1

Unit, 1 3/4 Bath,6 Rooms.

NAL

1

Ve¡if.TSF

No2,225,00010t08t2021

Tvoe

2238-766

TAmounlDate

]ERMIT VI{PAUL-KRT

FLD REV IPAUL-KRT

FLD REV IPAUL-KRT

FLD REV IPAUL-KRT

16 lxl-xnr
MEAS IDOIIG-I(RT

MEAS IDOIIG-KRT

MEAS IDOUG-KRT
]ERMIT VIIASSR

2 INEMC

udle
osnenÌll
04t07t2025

03113t2025

03t13t2025
03t13t2025

05101t2024

10t27t2023
10t27t2023

1012712023

04112t2023

05f0/2018

PriorlDlb

PriorlD2b

PriorlD3b

PriorlD'tc

100.0

100.0
ín0 n

100

D¡q 1l¿50

Dis 1100

21142

Zone2l
Zone l lRR

Tone 3l

HX

urit 1

utir 2

Iftil'¡

Census
F Haz

Tooc
Streel
Tmffìr

Fvemr

LAND SECTION
o/oFt.

0

0

L. Ft.

1

Tol

Soec L.V
0.00000

0.00

o/o

c

\tt 2 LUCAnnr
(

(T01

nf3lnf

ìURAL GOOC

lnf 1FT

1.4RGc

I1 -RESD2

t40,000
Base V.

Parcel

1

L. Tvoe
SITE

0.0[

SA

Denfh

0

Ft.

1

0.00

Att%
100.0{NON-RESD42

Disclaimer: This lnformation is believed to be conect but is subject to change and ¡s not guaranteed Property:528 | Bld:621 | Seq:2 | Year:2026 | Data As Of Date: 0910212026 | User: Psmith I DB: Assess50NoruichVT



Unib

Floor

121,246

1.0000

$o

$ 207.83

'î.0000

$

Plumb

BARN; SFL OVER 36% = LOFT; OPENPOOL INSIDE 17X29

NG;TRESPASSINO

SFBARN

A/C=MINISPLIT
RECALC'D

EA0t231

PERMIT

PLAN

CLOSED

Parcel lD l0-028-000

Frame

P. Wall

RoôfSä
Roofövr

eolor
View

Sñapä

Èr¿ ñàäó

Year Blt

ÄliLúc
Ju¿s

Con Mod

Avs H! / f!
P. lnt Wall

seCiniwàli
1 - DRYWALL

7o Ovyn

Full Bath

Bath

Add.

Tit"ñiä- Rtng

Add.1t2

F
Kitchens

Add K¡t.

Fkeplaces

WS Flues

rec¡at¡on
Con

Economic

rable $alos
Rtng

Avg

Yard ltem

Ree Braakd'own
Fldoi No. Unil

Btd

Frcl Total 3 16

ï
lle-4ire
General

Partition

P. ftoôr

Base Rate

- q*491-

_çeiêqi
AdjPrc

Gnade Fl.

otüeiFãåt-
ñBH Mód

NBC lnl
LUC Ft.

Adjioir**r
Deprõ/o

Price

Year

155.00

Sub Areas
Code

IST FLOOR

Building

Depr 79

- _0,9P!
Dep/d Totâl

Jutis Ft.

Spec. Features

Lunip

Final Total"'ovèdôtüâi'

nssmñt ri. 
-

Assessed Val

rôtai slsÈ

ún¿.pr$ç

$ 366,700

200.79000 Make

Sec Floo¡

Bmt

$ub Floors

Bmt Garage

Eteglric

Model Serial

274,1

Year

Alt Areas
Color

RateNet F.

lnsulation

int và Êxi

Heat Ëuel

¡leal -

* Heat SÈ
Heated *

- TYPICAL
'1 Qual

Ë 100

3ô

$ol HW *
Com Wallx

Code

só

Chl Vac x

Sprink x

100

tnd

Features / Yard ltems
Qtv

LUC

ppeojql r99¡ui9

Special Featurc

lmageFt.Ft. A$r

to

20

r3<r)

2X

16

2i

cal
erf
iêsi

re

1.08338

1.03978

$ 174.6C

1.15000

$ 49,670

1.0000

1.0000

1.0000

487,911

24,850/0

l0

- GOOD1

0

0

Bdrms

C - AVERAGI

F. FAIR

Rtno

Rtno

Rtng

Rtng

0

0

1

0

0

1

100o/o

AVG.

1992 i E

42

Sale Datefype

A

Tenants

0

0

o/o All
30

100

Alt Type

RRtr¡

LOFSFL21,860

54,981

30,1 19

381,082

112.4a

44.7C

43.65

194

c

c

1,764

6,358

191

t
(

1,764

ö,35¡

1,57C

54(

1,23f,

69C

4,03C

10,526

194

1,23A

690

3,684

10,00t

SFL

BMT

CAT

Ft.JtrisUnit Prc
y/sA

Parcel Yard ltem

not
0910212026 | User: PSmith I DB: Assess50NonrrrichVT



RD

VT

30 00r

30,000
3,491,80C

549 2:

0

0

715,
Tnt Val SF/Þml

Land Size

00(
00r

00f
88.1 C

49r

f

137,10C

TotValsflËi¡

ufldinq val

30 000

30 00f

2,639,000

0 - Mkt Adi CostSource

1

4?

Parcel Total

10-028 ' 000
MAP.LOT SUB

PROPERTY LOCATION
Parcel lD 3 Parcel lD4

OWNERSHIP
REVOCABLE TRUST KAREN

C/O SOMMERS KAREN

BATTERY STREET UNITI06
BOSTON, MA 02109

OWNER

OTHER ASSESSMENTS
fnt

PROPERTY FACTORS

10-028-000
Parcel lD

NORWICH, VT Card:3of3 TohlCard TotalParcet
APPR 30,000 / 3,491,800

USE + ltP 30,000 / 3,491,800
USELAND O/ O

ASSESSED 30,000 / 3,491,800

LEGALDESCRIPTION C ATA L I S

Building Location
IN

PREVIOUS ASSESSMENTS Property lD: 528
Value Land

SALES INFORMATION

1No

Date

10t08t20212238-766JIGLER ANDREW C TRUSTEE

TSF Verif NAL

ACTIVITIES
Desc

- Pïrit D€Íefïirne*

D

DateV¡sit

ACRES & DWL

Lot Size

88.10

AC

Date

07ß0n026
08t21t2025

u6t2tJI2rJ25

0il07t2023
07t08t2022

08t18t2021

07t28t2020

06/19/2019

06122t2018

it19t2017

Notes

fear End Roll

iorïecl uarcs

Year End

Year End Rolt

Year End Roll

Year End Roll

Total Land
Land Unit Tyoe

3,491,80C

3,483,60C

3,483,ti0(j

1.295.70C

1,284,80C

1,284,800

1,284,800

1,284,800

1,284.800

1,284,800

3,491,800

3,483,600

3,483,600

1,295,700

1,284,800

1,2U,800
1,2E4,E00

1,284,800

1,284,800

1.284 800

715,70t

tt7,40c
t1t,40c
340.60C

340.60

340,600

310,600

310,600

310,600

310.600

Land S

137,1001 88.1

127,2001 88.'1

127,2001 88.1

64,8001 88.1

53,9001 88.1

53,9001 88.1
þJ,9UU| 88.1

53,e001 88.1
53,9001 88.1

53,900 88.1

2,tt39,000

2,ti39,000

890.300

890,300

890,30C

890,30C

890,30C

890,30C

890.30C

lJse

1',!

11

11

11

11

11

11

11

11

11

Cat
GL

GL

GL

GL

GL

GL

GL

GL

GL

GL

Tx Yr
2026

2025

2024

2023

2022

2021

2020

2019

2018

2017

TOWNSHIP, PA 18411

ANDREW C TRUSTEE

C SIGLER REV TRUST
117 MILLER ROAD

450!42-1J597 _-

- Gß Coo''d i-

parcel contains 88.1 AC of land mainly classified as RESD 2
a CAMP-RUSTIC building built about 1992, having

Exterior and 612 Square Feet, with 1 Residential Unit, 1

primarily

Bath, 2 Rooms.

6l25l2f\ 'l?:0O 
^m

Amanda

oÁ

t00 t)

100.0

100

142
45n

RR

_*:!gl!l
Dis 1

Dis 2
ñio 1

Zone 1

Zone2
Zone 3

HX

I trit ?

Census

F.Haz
Tooc

Streel
Trafftt

Frpmnl

TyreStatusllosed

tt

PERMTT VtiPAUL-KRT
PERM INSflLISTERS

FLD REV IPNUI.XNT

FtD REV IPAUL-KRT

FLD REV IPAUL-KRT

16 lrl-xnt
MEAS IDOUG.KRT

MEAS iDoUG-KRT
MEAS IDOIJG.KRT

PERMIT VI{ASSR

2 INEMC

05t19t)M6
04t07t2025

03t13t2025

03t13t2025
03t13t2025

05t01t2024

10t27t2023

10127t2023

10t27t2023

M|12t2023
05/'10/2018

10-028.000'-Päõinzä--

PriorlDl

PriorlDlc

- .--10:9?9

Þfõirb3ô

LAND SECÎION

1 \otes
0

0

1

Tol
I

0.00000

0.00

Yo

0

\II2 LUC,DOr

(

(ïot

nf3

ìURAL GOOD

o/oMod.

1.4RG(

11 . RESD 2

lnil P¡n

t40,000

FT

1SITE

0.0c

SA

I_***_L'_---_
Total SF/SM

011VON-RESD42

Disclaimer: This lnformation is believed to be correct but is subject to change and is not guaranteed Property:528 | Bld: 622 | Seq: 3 | Year:2026 | Data As Of Date: 0910212026 | User: pSmith 
I DB: Assess50NoruichVT



Floor

Units

2

RoornsNo. Unit

1

Floor

I- - FAIR

[þs
Rtng

_Rlry
Rtns

$!q
Rhs

0

0

0

Full

0

0

59.00

1.06144

0,93434

$ s8.51

1.0000c

$ 3,253

1,0000**i¡îöo *-

1.0000

39,061

Base Rate

Other

Adj Prc

She

Con Adj

Grade

23.1

23,10/a

Itng

Fþg
Rtng

Rtng

.0

0

0

Con

Eoonomic

PriceSafo DatefypeRtng

9,023

1.0000

$0

$

1

$ 30,000

$ 49.02

58.51000

BLDG. 10/23 EA. A/C=MtNtSpLtT. NOFINISHED

TRESPASSING

Cvr

cõn ùoo

Parcel lD l0-029-O0O

Êramö'-

P. Waii

Str

Shape

Name

Grade

Year Blt

Àhluc
Juris-

fvs H! I ll
F. lntWall

Sec lnl

Fartition

Þ.Fiòôi
seö Floor

Bmt Floors

SuO Êloors

lnsulation

lnt Vs Èxt

Ovenide

AC*
Ctrl Vac g¡

Sp¡ñtro

I Featu ros / Yard ltems

Ree Breakdown

PrclTotal

NBC lnfl

tUC FI,

MjTotrncrl¡

tlCpiil''

Year

Jurls Ft.

Spec. PeatureJ-

Ovenide Val

Assmnt Ft.

Assessed Val

Total g/$F

.uloef Wsr

Sub Arear
Net

Building

Oepr LUC Ft.

Orìm

Name

3/4 Bath

Add.3/4

Kitchens

Add Kit.

WS Flues

Bdrms

0

2

16
Other Fix

Add.

oth

Plumb

0
Depr

23,1Y0 Make Model
Sales Year

Alt Areas

lmage

Color

Parcel lD
S¿

i *üeatsys
I Heated x
I ...

1 SolHWn

i Com Wallx

Code

lnd

Size

î0p:z

] - AVERAGE

efY:Pge i_
42

SOLID

00

OualTenantsAtrUndepr Val

35,808

35,80B

1,168,352

Rate A!
5s:5i

612

6,358

O lr

6,35t

Gross A.

611612

612

10,008

Desc

iSîruoon

,*$,ffifiüfufrmr&*fl, ¡ .,

JurisFt'D/S

s-p9gg!"ntuE
Speeial Feafure

.!,tnìt frcCon9pnl
y/s

Yard ltem

Yard ltem

I
Building Totats

Parcel Totals

0910212026 | User: PSmith I DB: Assess5ONonruichVT



BRAGG H

09-044 000
ÍiIAP-LOT . SUB
PROPERTY LOCATION

Parcel lD 3 Parcel lD 4

OWNERSHIP

OWNER

OTHER ASSESSMENTS
An

PROPERTY FACTORS
o/o

09-044-000
Parcel lD

NORWICH, VT Ca¡d:1 of2 TotalCard Total Parcel
APPR 1,847,600 I 3,032,700

usE + tlP 1,847,600 / 3,032,700
USELAND O/ O

ASSESSED 1,847,600 / 3,032,700

LEGALDESCRTPTION C ATA L I S

Building Location1062 BRAcc HILL RD

PREVIOUS ASSESSMENTS Property lD: 476

Land

SALES INFORMATION

Date NALTSF

No899,00010t02t2009194n2

ACTIVITIES
Status Date Result

COMPLETE

Sale

User

__ 450-142-116es .

l- Piiñt'Dãé rTirne -l
1e42!]-02þ ?n7-!l

USER DEFINED

1.U7.6t

1.847.60C

3,032,70C

457.31

0.0(

0.0c
21.54

467.lt

61 40t

61 40t
il,20c

Trìt Vâl SF/

uild¡ng Val
1.786.20t

1.786.200

2,617,900

0 - Mkt Adi Cost

Use Code
11

Euildino Total
Parcel Total

Source

COLE DOUGLAS G
20 BERKELEY ST

CAMBRIDGE, MA 02138

NANCY ANN .55 ACRES . DWL & ADDL DWL

Lot Size

21.55

AC

Date

07t30t2026

08t21t2025

uótztJtzuz5

07t07t2023
07t08!2022

04t07t2022

07t28t2020

06/19/2019

06t22t2018

ìt19t2017

End

767 End

767

767

767

Total Land

Land Unit Type

001

350,6001 3,032,700

3J0,6001 1,933,700

350,6001 1,933,700

230,3001 767,800

230,3001 767,800

230,3001 767,800

230,3001 767,800

230,300 767,800

230,300 767,800

230.3001 767.800

/ard ltems I Land Size

64,2001 21.55

22,8001 21.55

22,öuul 21.55

1 .600t 21.55

1 ,6001 21.55

1,6001 21.55
1 ,6001 21.55

1,6001 21.55
1 ,6001 21.55

1,6001 21.55

Bld Value
2,617,900

1,560,300

1,560,300

535,900

535,900

535,90(
535,90(

535,90(

535,90(
535.S0(

Use

11

11

11

11

11

11

11

11

11

11

)at

GL

GL

GL

GL

GL

GL

GL

GL

GL

GL

2026

2025

2t)24

2023
2022

2021

202tJ

2019

2018

2011

GIS Coord 2

parcel contains 21.55 AC of land mainly classified as RESD
with a CONTEMPORARY building built about 2024, having

CLAPBOARD Exterior and 3,954.95 Square Feet, with 1
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