
Town of Norwich, Yef¡nont

CHARTERED T7óI

TO: Board of Civil Authority - Town Clerk Trajman

FROM: Board of Listers - Lindberg, Smith and Ciccotelli

RE: Robert Dunn & Cecelia Tseng - Parcel lD # 05-123-200

DATE: Septe mber 22,2026

Property Description: The property is located at L40 Ladeau Road. The dwelling is a 2-story Camp-style dwelling.built in

1976 with 1,416 finished square feet, a kitchen, one Tn bath and two additional fixtures. The dwelling has an overall grade

of C and the k¡tchen and baths are rated "Average" with the depreciation at 44.6%. The assessed value of the dwelling is

545,500. There are 5 yard items valued at 52,100. The land is owned by the Elbow Condominium Owners' Association
ECOA), therefore, there is no land assessment on this Property Record Card. The total assessed value on the 2026 Grand
L¡st is 547,600.

2026 Assessment History:

2026 Abstract Grand List: 547,600
After Grievance Hearing: S47,600

Result of Grievance Change: S______O

Listers Assessment: The dwelling at 140 Ladeau Road is Unit 1 (of 2 units) located on the 33.0 acres owned by the Elbow
Condominium Owners' Association (ECOA) (formerly Elbow Cooperative).

The attached ECOA Articles of lncorporation dated March 30,2016, Article V (b) states: "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: L" = 100'; Drawing #16008-bo; Date 3/I7 h6 by Vermont Geomat¡cs of
Windsor, Vermont", in addition to the portions described in Sections 2-102(21 and 2-tO2(4) of the Act, are designated as

Limited Common Elements: t2-1 05(a)(6)1"; and Article V (c) states: "The Declarant reserves the right to allocate specified
areas which constitute a part of these Common Elements as Limited Common Elements for the exclusive use of the owners
of Units to which these specified areas shall become appurtenant".

ln 2026, during an open permit inspection of t72 Ladeau Road, the Listers discovered and removed a "Manual" Special

Feature/Yard ltem in the amount of 569,300 which was added in 2Ot6 by the contracted firm New England Municipal
Consultants, lnc. This "O" (Override) added questionable value to the property record card to compensate for the lack of a

land assessment. This manual override has remaíned on the card from 20L6 through the 2025 Grarid List in spite of the
fact that a 2025 Town-wide reappraisal was done and this "Override" did not get adjusted - the weakness of this type of
adjustment. The ECOA Articles of lncorporation state that ECOA has ownership of all 33.0 acres including the 2 acres
surrounding each dwelling as a "Limited Common Element". A "Limited Common Element" is defined as a portion of the
property assigned for the exclusive use of a single unit or a specific small group of units. Based on this definition, the



BCA Appeal - Dunn & Tseng -2- September 22,2026

Listers determined that the ECOA Articles of lncorporation grant the owners of the dwellings exclusive use of the two (2)

acres surrounding the dwellings but do not convey ownership. Therefore, all 33.0 acres are assessed on the ECOA property
record card, which is attached, and there is no land assessment on either Units 1 or 2. lt should be noted that the owners
of Unit 2 did not grieve their change of assessment.

The Listers did not conduct a site visit of the dwelling. The grievance by this appellant was only on the land allocation and
not the dwelling. During our review of the property record card for the BCA appeal, we question several items on the
record card when considering the dwelling. The Listers concerns are as follows:

Building Type - While it has interior features that may make it "camp-ish" the Listers question the building
category of "Camp-style" dwelling. Should this be a different building category, such as Old Style, Colonial or
Contemporary?

Bath Features - are the bath features "Average"?

Kitchen Features - are the kitchen features "Average"?

Electric - if off grid, is the electric "typical"?

Heat fuel - is wood the only source of heat?

Heat - should this be "Wood/Pellet" instead of "None"?

Heated % - is the dwelling 100% heated?

WS Flues - lf the main source of heat is a wood stove, is the WS Flue "Average"?

Based on the best information available to the Listers at grievance, the assessment of 547,600 for the building and yard

itemsiscorrect. TheListersunderstandthatthisissubjecttochangeiftheBCAadjustsanycategories/ratingsoftheareas
of concern above as well as a review of the overall Grade on the building.
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20J.h

ATIC RECORD

ÐECLAR.ATION

OF

ELBOW CONDOMINTUM, A CONDOMTNIUM

ARTICLE I

SUBM.ISSION: DEFINED TERMS

Section 1.01. Submission of Real Estate. (a) Elbow Cooperative, a Vermont non-profìt
domestic cotqorution, together with Robert M. Dunn, Cecilia M. 1. Tseng and pamelia Smittr as
memþers of the cooperative and individually (the "Declarant"), owners in fee simpie of the real
estate described ín Section 2.A2 bcated in rvVindsor Comty, hereby submit the real eitate, together
with all easements, rights and appurtenances thereto and the buildings and improvements eiected
or to be erected thereon (collectively, the "property") to the provisions of title 274 v.s.A.
known as the Uaifo¡m Cornmon Interest Ownership Act (199+) (the "Act',).

' Section 1.02. Define Terms. Each capitalized term not otherwise defined in this
Declaration or in the Plats and Plans shall have the meanings specified or used in the Act.

ARTICLE II

NAME: DESCRIBTIQN OF REAL ESTATE

Section 2.01. Names. (a) Condominium. The name of the Condominium is Elbow
Condorninium. [2- I 05(a)( t )]

(b) Associafion. The name of the Association is Elbow Condominium Owners'
Association, Inc.

Section 2.02. Real Esløte, The Condomínium is located in Norwich, in lVindso¡ Count¡
vermont. The real estate of rhe condominium is described in Exhibit A. (2-l0s(aX3)J

ARTICLE III

TTIE ASSOCIATION

Soction 3.01. Àuthoritv. The business affairs of thc Condominium shâtl be managed by
the Association. The Association shall be govemed by its Bylaws. as ameuded from time to tirn..
[3- I 03(a)]

Section 3.02. Powers. (â) The Association shall have all of the powers, authority and
duties permitted pursuant to the Act necessary and proper to manage thc businçss and affaírs ãfthe
Condominium. [3-102]

1

Book: 221 Page: 408 Seq:1
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(b) The Association may assign'its future income, including its rights to receive Common
Expense assessments, only by the affirmative vote of Unit Owners of Units to which at least 51
petcent ofthe votes in the Association are allocated, at a meet¡ng called fo¡ thar purpose. [3-
102(a)(1 a)l

Secfion 3.03. Declarant Control. The Declarant shall have all the powers reserved in
Section 3-103(d) of the Act to appoint and remove officers and members of the Executive Boæd.

t3- r 031

A.RTICLE TV

UNITS

Section 4.01. Number of Units. The number of Units in the Condominium is two (2)

[2^105(a)(a)].

Section 4.02. Idcntification of I ]nits. The identification nt¡mber of each Llnit is shown on
the Plats (to be recorded concurrenfly with this Declaration) and Plans or both. 12-105(axi)1.

Section 4.03. Unit Boundaries. The boundaries ofeach Unit are located as shown on the
Plats and Pla¡s and are more particularly desc¡ibed as follows: [2-105(a)(5); 2,102J.

(a) Separate sfructures currently identified by the Town E91l as l4ALadeau Road and
lT2LadeauRoad; and

(b) Each Unit shall include t}e heafing, hot water and air conditioning apparatus
exciusively serving the Unit whether or not located within the boundaries of the
Unit.

ARTICLE V

LIMITED COMMON ELEMENTS

Section 5.01. .Limited Common.Elements. (a) A "Limited Common Element" means a
portion of the Common Elements, designated in this Declaration, on the Plats and Plans, or by the
Acq for the exclusive use of one or more but fewer than all of the Units.

(b) The two (2) acres immedìately surrounding each ofthe units, identifìed on the Plat
entitied "Condominium Plat prepared for Elbow Cooperative in Norwich, Windsor County,
Vermont; Scale: l ": 100'; Drawing #ló008-bo; Date:3/1,7/16 by Vermont Geomalics of Windsor,
Vermont", in addition to the portions described in Sections 2-102(2) md 2-102(4) of the Acq are
designated as Limited Common Elements; [2-1 05(a)(6)

2
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(c) The Declarant reserves the right to allocafe specified areas which constitute a part
of these Common Elements as Limited Common Elements ior the exclusive use of the ownen of
Units to yhich these specified a¡eas shall become apputenanl The Dccla¡ant may assign such
Common Elements as Lirnited Cornmon 4ement are¡rs pursuant to the provisions of [-Scction2.-l08l of lle-Ac(i) by making such allocation in a recorded instn¡me¡rt *(iÐ ¡o thc deà to the
Unit to which such Limited Comrnon Elements storage area shall be appurtenant or (iii) by
recording an appropriate amendrnent to this Declar¿tion. Such allocations by ihe Oect.ant àay U"
t9- Uoiß owned by the-Declarant. Subsequent to the Declarant Controi period, the righi of
allocation pqrsuant to this Section shall pass from the Declarant to the Executive Board and the
Declarant may not thereafrer exercise any such right.l

ARTICLEVI

MAINTENAN9E. SEPAIR¿ND RNPLACEMENT

, Section 6'01. Limited Common Elements. The Ownsr of a Unit to which the Limíted
Co¡nmo¡ Ele¡nents describsd in the Plat entitted "Condominium Plat prepared fot elUo*
'cooperative in Norwich, windsor county, vermont; scale: ln= 100'; Drawing *tooog-bo; out",
3/17116 by Vermont Geomatics of Windsor, Vermont" are allocateá shall mainain, repair and
replace those Limited Common Elements.

Section 6.02. ExLense Allocation. Any cornrnonl 
""punr" 

associated wjth the
maintenance, repair or replacement of a Limited Common Elemerrt shall be assessed equally
agaínst the units to whích the Limired common Elemenr is assigned. t3-l l¡(cxl)I

ARTICLE VII

ALLOCAqED u\TTESTESTS

- 7.Ol- Allocated intergçts. The undivided interest on the Com¡non Elanents, tþe
Conmon Expense tiability and votes in the Association allocated to each Unit a¡e set forth in
Exhibit B. [2-105(axl l)]

7.02- Determination of Allocated Interests. The ínterests allocated to each Unit have
been calcu-lated as follows:

(a) the undivided intcrest in common Elements, equally between the fwo units;

(tt) the ¡ercentage of liability for Common Exponses, on tho basis of equolly betwccn
the two unifs; and

(c) the number ofvotes in the Association, on the basis ofone (l) equal vote for each
unit

J
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ARTICLE VIII

RqSTRICTIONS ON USE. ALTENTATION AI\ID OCCUPANCY.

Section 8.01. Use and Occuoancy_Restrictig.s. The units may only be used for
residential purposes and uses allowed under local zoning by residential use.

Section 8.02. Restrictions on Alienation. A Unit may not be conveyed pursuant to a

timesharing arrarrgement dàscribed in Section [-103(30)] of the Act.

ARTICLE IX

EASEMEN.TS ANI' TTTCENSES

Section 9.01. Recordins Data. All casements and licenses to which the Condominium is
presently subject are ¡ecited in Exhibit A. In addition, the Condomínium may be subject to other
easements or licenses eiranted by the Declarant pursuant to Section 7.01 in this Dcclaration.
[2-10s(a)(13)]

IN WITNESS WHEREOF, the Decla¡ant has caused this Declaration to be executed by alt
owners this 30th day of March, 2016.

By:
ROBERTM.DI.]NN

4-* n7
CECILIA M. T. TSENG

'.Jm'' F'-
IIAMELIA SMITII

./)
ü-,-¿; "-t 

7. rç-4
ROBERTM. - individually CECILIA tr¿. i. rSnNC -6{vidualty

'V*,¿, 
,. J*,/¿

PAMELIA SMlTH-individually

r /". .rL-

4
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STATE OF VERMONT
WINDSOR CO{.JNTY, SS

At Hartford in said county, this 30rh day of lvrarch, 2016, personally appeared, Elbow
cooperarive by irs members, GECILIA M. T. TSENG, ROBERT M. DIINN an¿ peMgrIA
sMrrH and by CECILIA M. T. TSENO, ROBERT M. DUNN and pAMELIA sMirH
individuall¿ and they acknowledged this instrumentby them sealed subscribed to be their free
act and the Cooperative.

t
and swom before'me,

My Commission Expires: February 10,2019

5
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EXHIBITA

pElscRrPTroN oF LANp

Being atl and the same lands and premises conveyed to Elbow Cooperative by Warranty

DeeddatedMay2l,20l0andrecordedAugusf 19,2010 inBook l97,pages534'536sf the

Norwich Land Records and described therein as follows:

"Being all and the same lands and premises conveyed to the ORANTORS herein by

Quitclaim Deed of Hannah T. Croasdale, Robert M. Dunn, Cecilia M. T. Tseng and John C. Healy

dated July 21, 1996 and August 2, I 996 and recorded August 6, 1996 in Book I 2 l, pages 337'339
of the Norwish Land Records and described therein as follows:

"Being all and the same lands and premises as conveyed to the Grantors by Waranty Deed of
Hannah T. Croasdale dated January 2,lg7g,reeorded at Book 60, Pages 154-155 ofthc Norwich
Land Records, more paÍicularly described in said deed as follows:

'Being all and the same land and premises conveyed to Hannah T. Croasdale and Mary G.

Croasdale by warranty deed of Henry C. Barstow, dated May 23,1958, recorded at Book 34, page

77, of the Norwich Land Records and described therein as follows:

Being all and the same lands and premises deeded to Elias L. ïy'aterman by Alben C. Davis by
wânanty deed dated June 21, 1892 and recorded in Book 19 Page 12 of thc Norwich Land
Records, oontaining 25 acres, more or less, and being all and the same land and premises deeded to

Clinton G. Barstow by warranty deed of George D. Sargent dated June 26, l9l7 and recorded in
Book 23, Page 26 of the Norwich land Records, and being all and the same land and premises

deeded to Clinton G. Barstow by wananty deed of IsaM. O. Morse, widow of Leonard B. Morue,

dated November 23, 1926 and recordcd in Book 24, page 169 ofthe Norwich Land Records.

Reference ís hereby made to said deeds and their records and to all prior deeds and theirrecords for
a more particular description of the land and premises here conveyed

-Berng all and lhe sarne premises conveyed by Clinton G. Ba¡stow to Heffy C. Bars¡ow by deetl

dated November 30, 1957 and recorded in Book 33 Page 393 ofsaid Norwich Land Records.

Hannah T. Croasdale became the sole owner of the premises upon the death of Mary G'

Ctoasdale."

John Healy died January 23,2013.

Pamelia Smilh was made a member of the Cooperative January 14,2014.

The purpose ofthis transaction is as part cfa liquidation ofthe asset ofthe Cooperatiïe,
'and conversion of the interests of the members in a condominium nature of ownership. The

Memben join for the purpose of assuring the complete liquidation of the interests of the

Cooperative a¡d their interests in the Cooperative.

6
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The premises subject to this Declaration, together with thc identified Units and limited
common areas exclusive to the unils, are as shown on the plat entitled 'Condominlum Plat
pçp*rød for Elbow Caopst4tlvc ia Horrrich, Windsor County, Vermonr; Scale: I 

,'- 100,; Drawing
#16008-bo; Darø.3117/16 by vermont Geomatics of rivindsor, vermonr" which plat is to be
recorded concurrently in the Norwich Land Records.

Reference should be made to the abave-mentioned deeds and records and to the deeds and
records referred to therein for a more complete and particular description of the lands and premises
conveyed.

Book: 221 Page: 408 Seq:3
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EXIIIBTTB

TABLE OFINTERESTS

UnitNo.

Percentage
Share of
Connmon Elementq

Percenlage
Share of
Commgln Expenses

Vote in the
Affairs of
the Assoçiation

Limited
Common
Element$

r 040) 50 50 I 2 acres surrounding
2 fi72) 50 50 I 2 acres surrounding

100 percent 100 percent

8
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A common area is shared and used by all residents in a commun¡ty, while a limited
common area (or limited common element) is owned collectively but reserved for the
exclusive use of one or a few spec¡f¡c units. As users on Bed-d!! agree, the key distinction
lies in who is allowed to access and use the space. @ eultman & comley +3

Common Areas (General Common Elements)

. DefinÍtion: Spaces and amenities open and accessible to all members of the
homeowners association (HOA) or condominium.

. Usage: Shared equally by everyone living in the community.

. ExârtìPles: Swimming pools, clubhouses, fítness centers, building lobbies, hallways, and

shared sidewalks

a Maintenance: The HOA or condo association is almost always entirely responsible for
cleaning, repairing, and replacing gêneralcommon areas using association
dueS. @r KPA Management +4

Limited Common Areas (Limited Common Elements)

. Definition: Portions of the property assigned for the exclusive use of a single unit or a

specific smallgroup of units.

. Usage: Restricted; other residents do not have the right to use these areas.

. Exaîìples: Assigned parking spaces, private balconíes, patios, storage lockers, and

front door stoops.

. Maintenance: Responsibility varies. The association may retain legal control or handle

structural repairs, but individual owners are frequently tasked with routine upkeep,

cleaning, or snow removal for their assigned spaces. Check your specífic community's
governing documents to confirm rules. @)lnvestopedia +7

https://www.google.com/search?q=limited+common+area+vs+common+area&rlz=1C1GCEA_enUS1009US1031&oq=limited+common+area&gs_lcrp=... 1ts


