
 

 
 

 

BOARD OF CIVIL AUTHORITY MEETING MINUTES 
 

Tuesday, August 18, 2022, 6:00 p.m, Old Schoolhouse Common and Zoom 

 
Present: Justices James Arisman, Michael Sabourin, Judith Henkin; Selectboard member 
Christopher Martin; Town Clerk Bobbi Brimblecombe; Listers Meg Eberhardt, Kathleen Hayes; 
Appellants Lorraine Banbury, Andrew MacIlwaine (Attorney for John Hilzinger) 
 
At 6:00 p.m. the meeting was called to order by Bobbi Brimblecombe 
 
Judy nominated James as Chair. James nominated Judy as Chair. Judy was elected chair, and James 
was elected vice chair.  
 
BCA members were sworn. Witnesses were sworn. 
 
Judy opened the BANBURY hearing.  
 
Listers: 
Meg Eberhardt spoke on behalf of the Listers. She submitted the following documents: 
 

 Property cards for the subject property (MA003) and comparable property (CA004) 
 Equity Analysis #1 for R1 and R2 properties 
 Equity Analysis #2 for Multi-Unit properties 
 A 6-page handout with a description of the property, equity analysis, and a description of 

the comparable 
 

Testimony: 
Meg gave a description of the property. She explained that the appellant was not able to attend 
grievance hearings due to illness, so the Listers denied the grievance to give the appellant a change 
to come to the BCA. 
 
Meg explained the equity analysis of the sales of R1 properties. The analysis shows that the town’s 
appraisals have been within the state standards. Statistically the properties are at or close to 100% 
of fair market value, with a low co-efficient of dispersion. 
 
She showed an analysis of the multifamily dwellings, showing the percent increase of those 
properties. The average increase was 55% and the subject property increased 53%. 
 
She presented the property record card for the subject property and a comparable property, 48 
Creamery St. The comparable property sold on December 10, 2021 for $170,000. It is in lesser 
condition and has no basement. The past assessment on this property was 86,500 before 
reappraisal. The listers feel that the Banbury property is fairly assessed at $173,600. 
 
Appellant: 



 

 
 

 

Lorraine Banbury presented the following documents: 
 Application for Grievance 
 Realtor.com listings for comparables (a single family dwelling in Plainfield, and 

multifamily dwellings in Marshfield and Barre) 
 A 4-page handout discussing Fair Market Value and a discussion of these comparables, 

and needed structural repairs 
 
Testimony: 
The state says there should be sufficient sales to determine reliable values, or the assessment should 
look at sales outside of town. 
 
The property at 345 Main St sold for $107,000. She feels that it needs less repairs than her house. 
 
She has an estimate of $25,000 for foundation work and $9,000 for roof repairs. She feels that 
these numbers are low given the current cost of construction. 
 
The only place to find sales of multifamily houses is Barre. She presented 4 comparables of 
multifamily properties that recently sold. 
 
Bobbi asked how the sales in Barre generally compare to sales in Marshfield. Meg stated that the 
location is the primary factor in buying a property. The appellant feels that the most important 
factors are the foundation, the roof, and the electrical. Her property has issues with the roof and 
the foundation. 
 
Meg would like to respond to the comps. She got the property cards for the comps. The property 
at 345 Main St has been depreciated because it is being torn down. The mobile home is worth 
$98,400 and the multifamily building is to be torn down. It is not clear whether the mobile home 
was present at the time of the sale, or was added after the sale. 
 
The property at 225 Maple Hill has more depreciation because it is in worse condition, and it is 
smaller. It has no heat on the second floor. 
 
The property at 26 Berlin St the sale is in a flood zone. The sale was later than April 1st. The 
property card shows that the price per acre in Barre is much higher than Marshfield. The property 
is in a flood zone and close to downtown. 
 
The property at 2 Columbia St is 2,200 square feet but 14 rooms, so small rooms. There is a 50% 
depreciation for physical condition and 10% for other factors. The garage is also depreciated at 
50%. 
 
The property at 108 South Main is on the corner by Bamboo Gardens and the Laundromat. There 
is a stoplight in front of the house, indicating more traffic. There is depreciation of 70%. 
 
The property at 92 Summer St is commercial because it has a business in it. It was sold by a 



 

 
 

 

religious organization so the state would not consider it an arms’ length transaction. 
 
Rain explained that her property also does not have adequate heat, and the traffic in front of her 
property is troublesome. 
 
 
HILZINGER hearing 
 
Listers: 
Meg Eberhardt spoke on behalf of the Listers. She submitted the following documents: 

 Property cards for the subject property (LA015) and comparable property (DA007) 
 Equity Analysis #1 for R1 properties 
 Equity Analysis #2 for Seasonal/Off-Grid properties 
 A 7-page handout with a description of the property, equity analysis, and a description of 

the comparable 
 
Testimony: 
Meg described the property and a comparable on Davis Road, and the equity analysis. 
 
Appellant:  
Attorney Andy MacIlwaine appeared on behalf of John Hilzinger. He presented the following 
documents: 

 Transmittal Letter 
 Application for Grievance 
 Authority for Representation 

 
Testimony: 
Attorney MacIlwaine stated that the comparable property is in the Forest and Conservation 
District. The Davis Road property is in the Agricultural and Rural Residential district, it has a 
swimming pond, it is convenient to Route 2, and it has stunning views.  
 
The Lanesboro house is newer construction and more square footage, but the Davis Road property 
is charming. It is not below average construction, just a less modern feel. He feels that the 
appropriate value is $125,000, based on the fact that the property is only usable for half of the year. 
He feels this needs to be valued differently from properties that could be used year-round by 
families that have children.  
 
Meg explained that the property is classified as an R2 property because it is winterized. The state 
defines a seasonal dwelling as one that is not winterized. The comparable property was described 
as campy by the homeowner. Meg feels that there is a market for seasonable properties and the 
property would fetch that price.  
 
Attorney MacIlwaine feels that is not possible to value the property the same as a property that 
can be used as a year-round home. There have been no changes to the exterior of the building since 



 

 
 

 

that time. 
 
The inspection committee will be Judy Henkin, James Arisman, and Michael Sabourin. Attorney 
MacIlwaine will contact the owner to get a key to the property. 
 
The hearings will be continued until Tuesday, September 13th at 6:00 p.m. to hear the inspection 
reports. 
 
The meeting adjourned at 7:55 p.m. 

Respectfully submitted, 
Bobbi Brimblecombe, Town Clerk 

 
The foregoing is a true copy of the Minutes of the August 18, 2022 Board of Civil Authority Meeting. 
A True Record.  Attest, ______________________________________, Town Clerk 
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