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It’s used by the listers to set the value on your property. 
Ask to see it. Check it over for errors. See if you agree on 
what your property is worth.

Maybe you don’t know what your property is worth. In 
that case, you need a benchmark. Perhaps you had your 
ŪŭőŪđŭŹƕ̇îŪŪŭîıűđč̇îű̇ŪîŭŹ̇őĦ̇ŭđƠŊîŊćıŊħ̇ŭđćđŊŹŃƕ˖̇`Ħ̇űő˗̇
you might compare the bank appraisal with the listing 
and see how the two compare. Perhaps there is another 
property in town that is similar to yours that recently 
sold. If so, you could compare the property transfer re-
ŹžŭŊ̇őŊ̇ŹĭîŹ̇űîŃđ̇ŹĭîŹ̇ıű̇őŊ̇ƠŃđ̇îŹ̇Źĭđ̇ŹőƓŊ̇ćŃđŭŀ˾ű̇őĦƠćđ̇
to see how it compares with your listed value. While nei-
Źĭđŭ̇őĦ̇Źĭđűđ̇űőžŭćđű̇îŃőŊđ̇ıű̇ŭđŃıîĆŃđ̇ıŊ̇ŭđơđćŹıŊħ̇Źĭđ̇Ħîıŭ̇
market value of your property, they are good evidence on 
which to base a decision to appeal your assessment. 

Another reason to appeal your assessment (or “grieve” to 



2    Are You Appealing?	



Vermont Institute for Government	 Are You Appealing?    3

3. �The property tax is unconstitutional. The listers and 
the board of civil authority aren’t likely to wade into 
these waters. They want numbers, comparisons, good 
arguments; they won’t consider constitutional argu-
ments.

4.� The listers have appraised their own property at less 
than fair market value. This argument won’t work unless 
you can show that the listers’ own property is compa-
rable to your own. If not, the simple inequity isn’t going 
to help you much. Sympathy based on how unfair the 
system is is too general; you need to bring your prop-
erty into the equation and show how your own property 
is overvalued relative to other comparable properties 
within the town. 

5. �If my property is worth what the listers say, would 
the town purchase it for that amount? This timeworn 
canard inevitably comes out in every tax appeal season. 
It hasn’t worked for others, and if you try to use it you’ll 
probably hear groans from around the table. It’s a myth 
that the town has to buy your property at listed value 
if you disagree. You need evidence to make a good case.

What Will Work: 
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The Vermont Institute for Government 
˭à`Vˮ̇ıű̇î̇ŊőŊŪŭőƠŹ̇őŭħîŊıƜîŹıőŊ̇

dedicated to ensuring that government 
remains responsive, accessible, and 
competent, by improving educational 
őŪŪőŭŹžŊıŹıđű̇Ħőŭ̇ŃőćîŃ̇őĦƠćıîŃű̇îŊč̇
the public regarding how government 
works. Since 1989, VIG has been 
creating educational materials, offering 

workshops, and collaborating on a variety 
of trainings and educational events for 
àđŭŉőŊŹ˾ű̇ŹőƓŊ̇őĦƠćđŭű̇îŊč̇ćıŹıƜđŊű˖̇

This pamphlet is one in a series of VIG 
publications on Vermont local issues. 
For more information and additional 
resources, please visit the Vermont 
Institute for Government website: 
vtinstituteforgovt.org.

Please note: This pamphlet was revised 
and updated in the spring of 2020. 
Changes in the law subsequent to that 
date may make some of what is written 
here no longer valid. Always check 
the latest versions of the law before 
proceeding.  

The Vermont Institute for Government

ask its questions. Not all boards follow this schedule, so 
be ready for anything. 

Following your presentation, thank the board for the time 
it spent on your case. 

Counting the Days
Remember the timetable for the board’s post-hearing 
responsibilities. If all else fails, if the board does not fol-
low the schedule, you may prevail even if your arguments 
aren’t persuasive. 

At the hearing, the board appoints an inspection com-
mittee of three members. Each of the three members has 
to inspect the property, although all three don’t have to 
come at the same time. Inspection and the committee’s 
report back to the board have to be made within the thir-
ty days following the hearing. Then, once the inspection 
committee has made its report, the board has to issue its 
ƓŭıŹŹđŊ̇čđćıűıőŊ̇ƓıŹĭıŊ̇ƠĦŹđđŊ̇čîƕű˖̇

Or else what? The law is clear that if these steps and 
timetables aren’t followed, you win. Your Grand List for 
the year you are appealing is set at the amount listed in 
the previous year. The only exception to this is if there 
has been a complete reappraisal in your town. In that 
case your Grand List will be set at a value that will pro-
duce the same tax liability as you had last year. 

Use a calendar. Mark the thirtieth day following the end of 
the hearing. Then, when you learn the date of the board’s 
meeting to receive the report of the inspection commit-
Źđđ˗̇ŉîŭŀ̇Źĭđ̇ƠĦŹđđŊŹĭ̇čîƕ˖̇nŊőƓ̇ƓĭđŊ̇Źĭđ̇čđîčŃıŊđű̇ĭîƒđ̇
passed, and then bring them to the attention of the board. 
Ask them to read 32 V.S.A. § 4404(c) for the law on default. 

Beyond the Board of Civil 
Authority
If the board of civil authority does not give you the relief 
you feel you deserve (and can prove), you may want to 
consider an appeal to the state appraiser or superior 
court. If you choose the superior court, you will prob-
ably want to consider hiring an attorney. If you choose 
the state board, you can try to do the appeal yourself. 
The appeal to the state appraiser is likely to be heard and 
decided sooner than the court. 

The decision you receive from the superior court or State 
Board of Appraisers will set your appraisal at a value 
that will remain in place for this and the two succeed-
ing years. The only exceptions are if the town undergoes 
a complete reappraisal or you undertake substantial 
changes in your property during those years. 

Remember that the appeal period runs out on the thir-
tieth day following the date of the decision of the board 
of civil authority. Don’t wait until the last day to put your 
îŪŪđîŃ̇ŹőħđŹĭđŭ˖̇Çĭđ̇îŪŪđîŃ̇Źő̇Źĭđ̇űŹîŹđ̇îŪŪŭîıűđŭ̇ıű̇ƠŃđč̇
with the town clerk. The state has adopted rules you 
should read and understand before the hearing. 

The state appraiser will come to your town for the hear-
ing. It may not happen right away, so you need to keep 
your arguments fresh. The appraiser will inspect and as-
sess your property on its own. 

Decisions of the superior court or state appraiser can be 
appealed to the Vermont Supreme Court within thirty 
days of the decision.

If All Else Fails

If you satisfy the income sensitivity elements of the 
law and are having trouble paying your property 
taxes, you ought to consider the property tax 
rebate program. This program provides rebates to 
homeowners or renters based on a sliding scale. It is 
explained on the Vermont income tax form. You may 
also want to contact the Vermont Department of 
Taxes at (802) 828-2865.

http://www.vtinstituteforgovt.org

