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                                                                 Town of Bolton 

3045 Theodore Roosevelt Highway 

Bolton VT 05676 

Board of Civil Authority Minutes 

October 5, 2016 

6 p.m.  

Bolton Town Office 

 

 

BCA members present:  Josh Arneson, Jen Dudley-Gaillard, Amy Grover, Paula Gervia, Brenda 

McKeown (Chair), Ron Lafreniere, Sharon Murray, Rich Reid 

BCA members absent: Gene Armstrong, John Devine 

Also present: Kermit Blaisdell, David Sunshine, on behalf of appellant James Geddes 

Clerk: Amy Grover 

1. The meeting was called to order at 6:03 p.m. by Brenda with a quorum of 8 

members present. 

2. Additions or Deletions to the Agenda: none 

3. Public Comment: none 

4. Minutes September 28, 2106:  Josh made the motion “to accept the minutes of 

September 28, 2016.”   Paula seconded. Sharon abstained. There was no further 

discussion.  Seven were in favor and the motion passed (7-0). 

 

The Assessor and appellant representative took and signed oaths as required by statute.  

 

5. Appeals: 

1. James Geddes –  

2. Kermit provided an overview: 

 Property is at 3500 Bolton Valley Access Road with 4.8 acres and a dwelling.  

The dwelling has 2,582 square feet above ground, plus 1,500 square feet in a 

finished basement.  The dwelling is valued at $589,200, the land at $131,600, 

water and sewer at $8,000, for a total assessed value of $728,800. 

 Mr. Geddes was notified of a value of $728,000. 

 When the house was redrawn in the CAMA program, additional square footage 

was included in the basement, which increased the total square footage.  

 The basement is not considered an accessory dwelling, and no value adjustment 

was made as such. 

 Information regarding the lender appraisal was not submitted. 

 Mr. Kemp noted the bank appraisal figure in one of his advertisements. Mr. 

Sunshine stated he objected to that information, it was hearsay and not submitted 

by Mr. Geddes. 

Jen asked how the property was assessed historically.  Kermit noted that it was a very unique 

property, and stated that: 

 Logs were out of Vancouver, taken to Colorado and built, then trucked to VT.  

 The pages that Mr. Geddes provided noted it was taken to Oregon on two trucks and 

placed on the owner’s foundation in Oregon, and that he objected to having that kind of 

information given to him as information as to what the shell of the property was worth. 
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 He knows of three properties in the state from this manufacturer, and they have not been 

resold. 

 The past value of $590,600 in the 2011 appraisal was low; with a sale occurring during a 

reappraisal, the sale is a benchmark that has to be processed. 

Mr. Sunshine, on behalf of Mr. Geddes, stated that: 

 What was remarkable was that 2015 value of $590,600 has jumped to $728,000 in 

2016, while most of the properties on the Bolton Valley Access Road decreased in 

value, some as much as a 16% . 

 As he understands it, properties are to be assessed similar to properties around 

them, and while it is understood that this property is unique, all the other 

properties have decreased in value. 

 One of the indices could be the purchase and sales agreement, but that is not the 

sole indices that could be used; the appraised value is dependent on market 

conditions and what is around the property. 

 He and Mr. Geddes felt that this property should not be treated differently than 

the other properties on the road. 

Jen noted that property is worth what will be paid for it. Mr. Sunshine noted he did not represent 

Mr. Geddes in the sale and was not privy to the bank appraisal. 

 

Kermit stated that it was also interesting that in his Lister’s grievance, Mr.Geddes noted that he 

waited until the property was out of the broker’s hands to approach Mr. Kemp about a sale. The 

commission on the property would have been approximately $47,700, which would have been 

included in a sale price for a total price of $782,700.  

 

Mr. Sunshine stated that whether Mr. Geddes paid more than he should have for the property was 

not a factor, and what was critical in 2016 was that the property be assessed fairly, and in relation 

to the properties around it.  Mr. Sunshine noted that this was the sole property that had 

appreciated, and that it did not appear that Mr. Geddes made any improvements to the property 

that would have changed the value. 

 

Jen asked how often the purchase price of a property is used for the appraisal price – if a sale 

price is the main indicator. Kermit stated that he is monitoring what the market is showing, and 

that single family homes have maintained.  Kermit started to note additional purchases by Mr. 

Geddes, and Mr., Sunshine objected, stating that that information should not be before the BCA, 

and that market conditions reveal a decreasing market. Kermit stated that in VT statute, one must 

value similar properties for similar price, and there is not a better benchmark than what 

properties sell for, and that the comparable is the subject. 

 

Brenda asked Kermit how replacement cost factors in.  Kermit noted it was a complex process 

including land schedules, Marshall and Swift tables, depreciation schedules and quality grades.   

Kermit added that he personally does property site visits and does not use outside data collectors, 

and that he makes the judgement.  Mr. Sunshine stated that from Kermit’s own words it is a 

subjective process, and that he and his client want the board to understand that in this subjective 

process, the replacement value in 2015 of $471,530 jumped to $632,721 in 2016, and on top of 

that, there was the fact that all the properties in that area had depreciated except for this Mr. 
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Geddes’.  Mr. Sunshine stated that his client is being singled out for appreciation in an area and 

at a time when properties have depreciated.   

 

Josh noted that Mr. Geddes did not suggest what the value night be other than what Mr. Geddes 

thought the value was when he purchased the property for $735,000, and added that Mr. Geddes 

had the opportunity to submit the bank appraisal, and opportunity to suggest a fair market value 

number, and had done neither. 

 

There was a brief discussion regarding closing the hearing or not closing the hearing, or allowing 

a certain amount of time for the submission of the bank appraisal. Kermit noted that if Mr. 

Geddes was willing to submit the bank appraisal, and the appraisal did justify a lower price, he 

would have the documentation to back up a BCA reduction in value at the state level, as the state 

used the sale in the equalization study.    

  

Brenda noted the charge as BCA members was to allow for due process in hearing appeals from 

taxpayers, and noted that the BCA is made up of volunteers willing to be civil servants, who had 

been called together multiple times in the appeal process.  Brenda stated that Mr. Geddes appeal 

information was very thorough, noting the board’s thanks for that, and that the BCA would not 

ask Mr. Sunshine to pursue the submission of the bank appraisal from Mr. Geddes.   

 

Sharon made the motion to “close the hearing.” Josh seconded. There was no further discussion.  

All were in favor and the motion passed (8-0).   

 

6. Deliberative Session – Appeals of Lister’s Grievances 

7. Any Other Business: none 

8. Closing:  Jen made the motion to “close the meeting.” Paula seconded. There was no 

further discussion.  All were in favor and the motion passed (8-0).  The meeting was 

closed at 8:30 p.m.   

 

Attest: Amy Grover, Town Clerk 

Minutes are unofficial until approved.  These minutes were read and approved on: 

 

_____________________________________ 

 

_____________________________________ For the BCA 


