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Today’s Topics

• Tax Increment Financing and the Grand List

• Listers and Assessors in CHIP

• How CHIP Changes Setting Tax Rates

• VLCT’s CHIP IN VT Assistance Program

• Q&A



CHIP IN VT 

Today’s Panelists

Chloe Wexler

Senior Fiscal and Financial Analyst, Vermont Department of Taxes

Mimi Burstein

Education and Outreach Coordinator, Vermont Assessors and 

Listers Association, and Assessor/Lister, Town of Randolph

Sarah Macy

Finance Director, City of St. Albans



Check out our growing resource library at vlct.org/chip.

CHIP IN VT
Building Local Capacity for Housing Infrastructure

VLCT’s CHIP Technical Assistance

• 3-year statewide workforce development initiative

• Supports municipalities using CHIP to finance infrastructure that 

enables housing

• Builds skills, confidence, and long-term municipal capacity to move 

housing infrastructure projects forward

https://www.vlct.org/chip


VLCT’s CHIP IN VT Assistance

Available Assistance

• Multi-year webinar series

• Drop-in office hours

• Online resource library

• Targeted assistance for 

applications

• Peer learning opportunities & 

small group support

Online Resource Library

• Best practices & case studies

• Checklists, guides & toolkits

• Grants and funding options

• Templates & models

• Study outlines & examples

• FAQs

Check out our growing resource library at vlct.org/chip.

https://www.vlct.org/chip


CHIP IN VT

CHIP IN VT is supported by:

• Northern Borders Regional Commission, $500,000 (70%)

• State of Vermont Agency of Administration, $200,000 (28%)

• Vermont League of Cities and Towns, $10,000 (2%)



CHIP IN VT Contacts

Katie Buckley, Director, Municipal Operations Support, kbuckley@vlct.org

Bonnie Waninger, Project and Funding Specialist, bwaninger@vlct.org 

 

Visit

https://www.vlct.org/CHIP 

Have Questions?

Vermont League of Cities and Towns 802-229-9111     VLCT.ORG

mailto:kbuckley@vlct.org
mailto:bwaninger@vlct.org
https://www.vlct.org/CHIP


Tax Increment Financing and 
the Grand List
Property Valuation and Review

Vermont Department of Taxes

June 3, 2026



› Vermont utilizes a statewide property tax system – all revenue 
raised goes to support education across the State using a statewide 
funding model. Within this statewide system, local municipalities 
are responsible for maintaining their local property values. 

› The Division of Property Valuation and Review (PVR) oversees the 
administration and municipal coordination of this statewide 
program. 

› PVR staff includes both office staff located in Montpelier as well as 
traveling regional District Advisors (DAs). DAs offer direct support, 
including administrative and technical advice, to local assessment 
officials or listers to help municipalities generate and maintain their 
property values in adherence with the statewide statutes. 

Property Valuation and Review (PVR)



› PVR hosts a statewide data and software system to collect the 
education property values from each municipality per 32 V.S.A. 
§5404(b) and to implement the statewide education property tax 
system. This system facilitates the collection of municipal and 
education property tax and is used by every municipality in the 
state. 

› In addition to compiling, aggregating, and publicizing the statewide 
grand list data, this system manages all data required to generate 
and issue property tax bills, including but not limited to current use 
enrollments, homestead declarations, statutory and locally voted 
exemptions, tax increment financing districts, and tax rates. 

› Grand list = property values divided by 100.

Property Valuation and Review (PVR)



Overview of Assessment Terms



› Tax Increment Financing (TIF) is a tool for municipalities to 
finance public infrastructure projects. These public 
improvements stimulate property development and growth in 
property values. Through this program, the municipality 
retains a portion of the education and municipal property tax 
revenue from that growth to pay for the infrastructure debt, 
for a set duration of time. 

› This growth in property value is referred to as increment

› The Community and Housing Infrastructure Program (CHIP) is 
a tax increment financing tool and follows the same structure 
as current TIF districts.  

Tax Increment Financing (TIF)



CHIP Definitions/Example

› When a CHIP district is created the 
original taxable value (OTV) is 
determined, this is the value of all 
property within the district prior to any 
development. 

› Each year the current taxable value of 
all properties in the CHIP district is 
compared to the OTV to determine the 
increment. 

› If the increment is positive the 
municipality is eligible to retain a 
percentage of the property tax revenue 
generated on the increment in a CHIP 
fund.

Sample Calculation: 

OTV = $500,000 (2025)

Current Taxable Value = $750,000 (2027)

Increment = Current Value – OTV
Increment = $750,000 - $500,000 = $250,000

Municipal Retention Percentage = 75%
Share of Increment Retained = $250,000 *75% 
= $187,500

Tax Rate = $1.5
Property Tax Revenue Generated on Increment 
Retained: $187,500*$1.5 = $281,250



› PVR provides the software that enables towns to manage 

their education grand list. 

› Mechanically, the CHIP program is provided as a property 

tax exemption. VEPC is not uniquely sending money to the 

towns but rather PVR is administering an exemption to the 
town's education grand list which enables them to remit 

less money than they were previously obligated to the 

State education fund. 

What does the PVR have to do with this?



CHIP Property Tax Exemption Example

› Total Education Grand List 

(EGL) = $1,000,000

› Education Tax Rate = $1.5

› Revenue Obligated to state 

Education Fund = $1.5M

Total EGL= $1,000,000

TIF Increment = $250,000

Retention Percentage = 75%

CHIP Exemption = $250,000 *75% = 
$187,500

EGL – CHIP Exemption = $812,500

Revenue obligated to EF= $1.21875M 
($281,250 less)



› At the beginning of a CHIP district the town is required to 

identify every parcel in the CHIP district. 

› These parcels are then reviewed and certified by VEPC

› PVR’s involvement in the certification process to ensure 

that all the parcels and values identified are consistent 

with the final grand list as submitted by the town (as of 

April 1, 20XX.

› Once parcels are finalized, all the parcels are recorded in 
the State’s grand list software. 

Management of CHIP Parcels



› Once a parcel is identified as being within the TIF district, it 
must always remain with the district.

› For example, if a parcel is merged, the original parcel remains 
in the district as an inactive parcel, such that the district will 
retain its original taxable value (OTV).

› If a parcel is split, the municipality must ensure the new parcel 
is added to the CHIP district. 

› Review VEPC's CHIP Guidelines for other scenarios. 

› The CHIP statutes and VEPC guidance inform how PVR 
manages and performs the CHIP calculations.

Management of CHIP Parcels



› Reports are available from the statewide grand list software to 
assist towns in managing their CHIP districts. 

› These reports identify all the parcels in the district, whether they 
are active or inactive, their current value, original taxable value 
(OTV), and associated increment.

› A proceeds report is also available which combines the 
municipalities tax rates with the district retention percentage to 
calculate the amount of funds the municipality is eligible to retain.

› The municipality is responsible for ensuring these reports are 
correct and furnishing information to VEPC and Auditors

› Municipalities must also track their CHIP finances, this is outside of 
PVR’s scope.

Reporting of CHIP Parcels



› VEPC is the entity responsible for administration, oversight, 
rule making etc. for the CHIP/TIF programs. 

› PVR is tasked with implementing the CHIP/TIF statues and 
guidance/rules as administered by VEPC to ensure that 
municipalities can track and calculate the property increment, 
and subsequent revenues, associated with their CHIP/TIF 
district. 

› PVR enables application of the CHIP/TIF property tax 
exemption to the municipality's education grand list.

› PVR also provides grand list and CHIP/TIF district data to both 
VEPC and the State Auditor’s office to enable them to complete 
their work, including but not limited to, reporting and review.

Conclusion



Contact Us

802-828-5860

https://tax.vermont.gov/

We strive to provide 

user friendly systems, 

clear guidance, and 

easy ways to contact 

the Department when 

taxpayers need help.

TAX.PVR@vermont.gov



CHIP and Taxes June 2026 VLCT CHIP Webinar



Every town is different, ask yourself:

• Who is responsible for the budget?  
• Who is responsible for setting the tax rate? 
• Who is responsible for printing tax bills and transferring to tax 

administration and general ledger?
• Who creates new funds in the general ledger?
• Who posts journal entries?
• Who reconciles tax revenue?
• Who processes debt payments? 



Every town is different, ask yourself:

• Who is responsible for the budget?  

• Who is responsible for setting the tax rate? 
• Who is responsible for printing tax bills and transferring to tax 

administration and general ledger?
• Who creates new funds in the general ledger?
• Who posts journal entries?
• Who reconciles tax revenue?
• Who processes debt payments? 



Definitions – Round One

Tax Levy is the total amount of money the municipality must raise 
through property taxes to cover the cost of approved municipal 
services.  Amount approved by voters. 
Grand List is the total of all taxable real estate and personal 
property (if applicable) in the municipality divided by $100.  In other 
words, 1% of the total assessed value of all taxable real estate and 
personal property in the municipality.  
Tax Rate is a calculated rate, expressed as an amount per $100 of 
assessed value, it is the multiplier applied to all parcels to 
determine each property owner’s tax bill.  



Calculating the Tax Rate

The formula for calculating the tax rate is… 

𝑇𝑎𝑥 𝐿𝑒𝑣𝑦

𝐺𝑟𝑎𝑛𝑑 𝐿𝑖𝑠𝑡
= 𝑇𝑎𝑥 𝑅𝑎𝑡𝑒



Example Tax Rate 
Calculation

Tax Levy: $5,250,000

Grand List: $8,500,000

𝑇𝑎𝑥 𝐿𝑒𝑣𝑦

𝐺𝑟𝑎𝑛𝑑 𝐿𝑖𝑠𝑡
= 𝑇𝑎𝑥 𝑅𝑎𝑡𝑒

$5,250,000

$8,500,000
= 0.6176



𝑇𝑎𝑥 𝐿𝑒𝑣𝑦

𝐺𝑟𝑎𝑛𝑑 𝐿𝑖𝑠𝑡
= 𝑇𝑎𝑥 𝑅𝑎𝑡𝑒

𝑇𝑎𝑥 𝑅𝑎𝑡𝑒 𝑥
𝐴𝑠𝑠𝑒𝑠𝑠𝑒𝑑 𝑉𝑎𝑙𝑢𝑒

$100
= 𝐼𝑛𝑑𝑖𝑣𝑖𝑑𝑢𝑎𝑙 𝑇𝑎𝑥 𝐵𝑖𝑙𝑙

𝑆𝑢𝑚 𝑜𝑓 𝑎𝑙𝑙 𝐼𝑛𝑑𝑖𝑣𝑖𝑑𝑢𝑎𝑙 𝑇𝑎𝑥 𝐵𝑖𝑙𝑙𝑠 = 𝑇𝑎𝑥 𝐿𝑒𝑣𝑦



 2024 Actual  2025 Budget 

 2026 

Proposal 

 $ Change 

from Prior 

Year 

% Change 

from Prior 

year

1    Property Tax Revenues 5,226,880       5,221,165         5,687,096      465,931        8.9%

2    General Revenue 1,845,818       1,049,864         1,095,395      45,531          4.3%

3    City Clerk 109,221           118,000             116,700          (1,300)           -1.1%

4    Planning, Devel., Assessing 174,146           87,000               97,000            10,000          11.5%

5    Fire Department 100,599           107,500             84,500            (23,000)        -21.4%

6    Police 871,606           2,900,503         3,136,093      235,590        8.1%

7    Dispatch 1,229,213       964,302             1,079,861      115,559        12.0%

8    Animal Control -                    100                     -                   (100)              -100.0%

9    Public Works 402,054           422,500             149,500          (273,000)      -64.6%

10 Recreation Programs 1,423,512       1,529,540         1,557,656      28,116          1.8%

11 Parking Program 227,870           310,640             223,485          (87,156)        -28.1%

12 Restorative Justice Center 1,123,822       1,107,429         1,150,627      43,198          3.9%

13 Total Revenue 12,734,741     13,818,543       14,377,912    559,369        4.0%

 2024 Actual  2025 Budget 

 2026 

Proposal 

 $ Change 

from Prior 

Year 

% Change 

from Prior 

year

14 Operating Expenditures

15 Administration and Finance 643,240           517,018             554,284          37,266          7.2%

16 County/Regional Functions 324,327           322,680             338,758          16,079          5.0%

17 City Clerk 75,519             109,769             106,286          (3,483)           -3.2%

18 Planning, Devel., Assessing 412,271           457,438             495,522          38,084          8.3%

19 Fire Department 401,969           447,654             416,117          (31,537)        -7.0%

20 Police Department Operating 3,598,986       4,434,177         5,047,623      613,446        13.8%

21 Dispatch 1,280,240       1,409,805         1,537,571      127,766        9.1%

22 Animal Control 16,740             17,978               18,180            202                1.1%

23 Public Works, Highway, Parks 639,615           727,824             744,434          16,609          2.3%

24 Recreation Programs 1,574,099       1,616,575         1,782,642      166,067        10.3%

25 Parking Program 293,814           288,348             231,793          (56,556)        -19.6%

26 Restorative Justice Center 1,073,840       1,107,429         1,150,627      43,198          3.9%

27 

28 Capital Exp. & Debt Service

29 Governmental Capital 20,071             -                      -                   -                 n/a

30 Fire Capital -                    10,000               10,000            -                 0.0%

31 Police Capital & Debt 120,533           319,547             283,500          (36,047)        -11.3%

32 Dispatch Capital & Debt 270,514           90,329               95,329            5,000            5.5%

33 Public Works Capital 282,989           570,000             311,667          (258,333)      -45.3%

34 Recreation Capital 35,228             -                      -                   -                 n/a

35 Parking Capital -                    130,000             30,000            (100,000)      -76.9%

36 Debt Service, net of transfers 1,493,465       1,241,972         1,223,580      (18,392)        -1.5%

37 Total Expenditures 12,557,459     13,818,543       14,377,912    559,369        4.0%

 Summary of all Revenues 

 Summary of all Expenditures 

FY2026 Voter Approved Budget, Tax Levy



FY2026 (April 1, 2025) Grand List, Form 411



FY26 Tax 
Rate 

Calculation

Calculation of FY26 Tax Rates

Grand List: 9,746,357.05       

Municipal Calculation

FY26 GF Taxes Budgeted 5,687,096.00       

no special articles -                         

5,687,096.00       

Muni Rate: 0.58350                



CHIP introduces new concepts…

Original Taxable Value (OTV): The assessed value of taxable real 
property within the Housing Development Site on April 1 of the year 
the site is approved by VEPC. 

Incremental Value: The difference between the current assessed 
value of property within the Housing Development Site and the OTV.

Tax Increment: The difference in property tax revenue generated by 
the increase in assessed value over the OTV. (Could also be called 
Incremental Revenue).



Additional detail on Tax Increment…

Tax Increment: The difference in property tax revenue generated by the 
increase in assessed value over the OTV. 
A portion of the increment may be retained by the municipality to service debt 
on eligible infrastructure costs, pay for eligible related costs, reimburse a non-
municipal sponsor or developer for eligible costs of the Housing Infrastructure 
Project, and/or pay for eligible direct costs associated with the eligible 
infrastructure project. 
Municipalities whose infrastructure projects will result in an affordable or 
moderate-income housing development are eligible to retain up to 85% of the 
education tax increment. 
Municipalities whose infrastructure projects will result in any other type of 
housing development are eligible to retain up to 75% of the education tax 
increment. 
All projects must retain at least 85% of the municipal tax increment.



Illustration
CHIP project approved during 2026, 

assume the value on April 1, 2026 was 
$350,000 (Original Taxable Value), 

assume debt incurred FY28, assume 
project includes affordable housing

Grand List Year: April 1, 2026 April 1, 2027 April 1, 2028 April 1, 2029

Fiscal Year: FY2027 FY2028 FY2029 FY2030

OTV: $350,000 $350,000 $350,000 $350,000

Current Value: $350,000 $400,000 $475,000 $520,000

Incremental Value: n/a OTV year $50,000 $125,000 $170,000

Tax Rate (Muni + Ed): 1.9875 1.9956 2.0125 2.1035

Retention Rate: n/a OTV year 85% 85% 85%

Tax Increment: n/a OTV year $848.13 $2,138.29 $3,039.56
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How does CHIP change our Tax Rate 
Calculation? 
The entire grand list is NO LONGER available for the calculation

Starting in the first fiscal year in which CHIP debt is incurred, the 
incremental value of the CHIP parcel is restricted for CHIP debt up 
to the approved retention percentage. 

To figure our how much of the grand list is available to calculate the 
tax rate take the Grand List figure from the Form 411 and subtract 
the Incremental Value * 85% to get the Grand List available for the 
tax rate calculation (Taxable Grand List)



𝑇𝑎𝑥 𝑅𝑎𝑡𝑒 =
𝑇𝑎𝑥 𝐿𝑒𝑣𝑦

𝑇𝑎𝑥𝑎𝑏𝑙𝑒 𝐺𝑟𝑎𝑛𝑑 𝐿𝑖𝑠𝑡

𝑇𝑎𝑥𝑎𝑏𝑙𝑒 𝐺𝑟𝑎𝑛𝑑 𝐿𝑖𝑠𝑡 = 𝐺𝑟𝑎𝑛𝑑 𝐿𝑖𝑠𝑡 − 𝐼𝑛𝑐𝑟𝑒𝑚𝑒𝑛𝑡𝑎𝑙 𝑉𝑎𝑙𝑢𝑒 ∗ 85%

Example:
- Tax Levy $5,400,000
- Grand List $8,500,000
- CHIP parcel OTV $100,000; CHIP parcel current value $450,000

1. Incremental Assessed Value = $450,000 - $100,000 = $350,000

2. Convert to Incremental Grand List Value = $350,000 / $100 = $3,500

3. Multiple by the Retention Percentage = $3,500 x 85% = $2,975

NOTE: The $2,975 is the amount of the grand list dedicated to the CHIP project and not available for the tax levy

4. Taxable Grand List = $8,500,000 - $2,975 = $8,497,025

5. Tax Rate = $5,400,000 / $8,497,025 = 0.6355



 2024 Actual  2025 Budget 

 2026 

Proposal 

 $ Change 

from Prior 

Year 

% Change 

from Prior 

year

1    Property Tax Revenues 5,226,880       5,221,165         5,687,096      465,931        8.9%

2    General Revenue 1,845,818       1,049,864         1,095,395      45,531          4.3%
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14 Operating Expenditures

15 Administration and Finance 643,240           517,018             554,284          37,266          7.2%

16 County/Regional Functions 324,327           322,680             338,758          16,079          5.0%

17 City Clerk 75,519             109,769             106,286          (3,483)           -3.2%

18 Planning, Devel., Assessing 412,271           457,438             495,522          38,084          8.3%

19 Fire Department 401,969           447,654             416,117          (31,537)        -7.0%
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21 Dispatch 1,280,240       1,409,805         1,537,571      127,766        9.1%

22 Animal Control 16,740             17,978               18,180            202                1.1%
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26 Restorative Justice Center 1,073,840       1,107,429         1,150,627      43,198          3.9%
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28 Capital Exp. & Debt Service

29 Governmental Capital 20,071             -                      -                   -                 n/a
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31 Police Capital & Debt 120,533           319,547             283,500          (36,047)        -11.3%

32 Dispatch Capital & Debt 270,514           90,329               95,329            5,000            5.5%

33 Public Works Capital 282,989           570,000             311,667          (258,333)      -45.3%

34 Recreation Capital 35,228             -                      -                   -                 n/a

35 Parking Capital -                    130,000             30,000            (100,000)      -76.9%

36 Debt Service, net of transfers 1,493,465       1,241,972         1,223,580      (18,392)        -1.5%
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FY2026 (April 1, 2025) Grand List, Form 411



Note: The City is required to retain 
100% of the municipal increment 

and therefore 100% of the 
incremental value will be used to 
calculate the Taxable Grand List



FY26 Tax 
Rate 

Calculation 
with TIF

Calculation of FY26 Tax Rates

Grand List: 9,746,357.05       

Increment: 1,620,462.56       

Taxable Grand List: 8,125,894.49       

Municipal Calculation

FY26 GF Taxes Budgeted 5,687,096.00       

no special articles -                         

5,687,096.00       

Muni Rate: 0.69990                



Other Accounting Considerations



Establish two New Funds

• Create a dedicated fund to record CHIP Tax 
Increment and any direct uses of the CHIP Tax 
Increment

• CHIP Debt Service payments (or payments to 
the developer if the developer issues the debt);

• related costs;

• direct payment of the cost of a Housing 
Infrastructure Project, as long as the payment 
was included in the CHIP financing plan and 
subject to the same vote provisions as public 
debt

• Create a dedicated Capital Project Fund for CHIP 
expenses that will be paid for with CHIP debt



Manually 
Track Cash 
Flow of the 
Project

• Set up a spreadsheet to track the cash flow of 
the project that will tie back to the CHIP Tax 
Increment Fund

• Ensure the tracking sheet ties to the audited 
financial statements and any required VEPC 
reporting each year

• Track increment separately between municipal 
and education with running balances



Sample Tracking Sheet:



Reclassifying Tax 
Increment

• All tax revenue goes to one account when bills 
are produced

• Post a journal entry to reclassify the CHIP Tax 
Increment into the CHIP Fund using the CHIP 
Proceeds Report from Grand List

 Debit Default Tax Revenue Account

  Credit CHIP Tax Increment Muni

  Credit CHIP Tax Increment Ed

• You can make a preliminary entry after taxes 
are billed but be sure to make any necessary 
adjustments at the end of the year



Takeaways

• Collaborate

• Organize

• Verify

“I know because I verified”



How do we fit into the CHIP Team?  Some thoughts…

Lister and 
Assessor in 
CHIP



2

Know your CHIP team

In Charge of all things 
Finance

In charge of printing, mailing, 
and keeping track of Tax 
Bills

Communicates to 
Selectboard

Is the primary contact for 
CHIP Agreement

Assess Grand List Values The one that makes 
everything work out

Finance Director Tax Billing Selectboard Chair CHIP Business Guy Assessor/Lister Special Person



3

I hope the CHIP team would:

❖ Define clear project roles and responsibilities. 

❖ Outline key dates for the team.

❖ Clarify communication channels and roles.



★ The Grand List Value reflects the assessment base 

established during the last reappraisal, not the 

current market

★ Assessments are based on property status and 

condition as of April 1

★ Our responsibility is to value property using our 

approved methodology—not to predict future market 

values

I would want to make very clear to the 
team:

4



Disclaimer: These are simply my thoughts on how I would organize CHIP within my workflow. I am 

not addressing how CHIP data should be assessed or incorporated into your CAMA system. For 
recommendations specific to your municipality, please work with your District Advisor, 
consultant/contractor, and CAMA vendor to determine the best approach for your town.

How I would Track CHIP
Creating digital and physical breadcrumbs ensures that vital information 

remains accessible and clear for whoever follows in my footsteps



Computer DeskTop
Share Tracking Documents/ Memos of Understanding

Keep a folder for Finance, Town Manager, Treasurer, or the 
CHIP Team. When the position changes, I can simply email 
the folder to the new appointee so they are aware of important 
dates and items that affect their responsibilities.

How I Would Keep Track of CHIP
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Physical Desktop/Office 
Area

Keep paper copies on Bulletin 
Board and Procedure Binders:

● Stabilization Dates and Changes
● GL Comparison
● Tax Rate Comparison
● Grand List Schedule
● Lister Meeting and Selectboard 

Meeting Schedule
● Lister Calendar

How Would I Keep Track of CHIP
Date

7

Documents that anyone could 
find easily if they needed to
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1 Meet 

Here are some examples of tracking documents in which I would incorporate CHIP.
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Here are some examples of tracking documents in which I would incorporate CHIP.



Key takeaways

1 2 3 4
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Know the Team, 
Expectations and 
Deadlines

Stay Organized Leave Bread Crumbs Communication is Key

Takeaway 1 Takeaway 2 Takeaway 3 Takeaway 4
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