City Of Saint Paul City Hall and Court House

15 West Kellogg
Boulevard
Council Chambers - 3rd

Meeting Agenda Floor

651-266-8560

Housing & Redevelopment Authority

Chair Cheniqua Johnson
Commissioner Anika Bowie
Commissioner Molly Coleman
Commissioner Saura Jost
Commissioner HwaJeong Kim
Commissioner Rebecca Noecker
Commissioner Nelsie Yang

Wednesday, December 17, 2025 2:00 PM Council Chambers, City Hall
Roll Call
Discussion
1 RES Resolution in Appreciation of Paul Dubruiel's 30 Years of Service to the

25-1963 City of Saint Paul

Sponsors: Jost

2 RES Recognizing Ross Currier's 11-year Career with the Department of

25-1976 Planning and Economic Development

Sponsors: Jost
3 RES Recognizing Marie Franchett for an extraordinary career with the City of
25-1972 Saint Paul and congratulating her on her retirement.
Sponsors: Jost
4 RES Resolution Supporting the Ramsey-Washington Metro Watershed District

25-1966 Flood Mitigation and Green Space Improvement Project on HRA-owned
property near Ames Lake, District 2, Ward 6

Sponsors: Yang

Staff Report

5 SR 25-271 2025 HRA Year End Report
Sponsors: Jost

Recess

The HRA Board will recess after the last staff report is completed, and will reconvene
during the City Council meeting held on December 17, 2025, at 3:30 p.m. in the Council
Chambers, City Hall, to consider the following resolution:
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Housing & Redevelopment Authority Meeting Agenda December 17, 2025

6 RES Resolution Approving and Authorizing (i) the Establishment of the Grand
25-1960 and Victoria Redevelopment Project Area, (ii) a Redevelopment Plan
therefor, (iii) the Establishment of the Grand and Victoria Tax Increment
Financing District (a Redevelopment District), (iv) a Tax Increment
Financing Plan therefor, (v) an HRA Budget Amendment, and (vi) the
Execution of a Tax Increment Development Agreement and Related
Documents, District 16, Ward 2
Sponsors: Noecker
Attachments: Board Report
Financial Analysis
Redevelopment Plan
TIF Plan
Map
Public Comment DEC. 8-9
D16 Summit Hill Neighborhood Profile
Adjournment
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Housing & Redevelopment Authority Meeting Agenda

December 17, 2025

Housing and Redevelopment Authority Board of Commissioners (HRA) meetings are
open for in person attendance, but the public may also comment on public hearing
items in writing or via voicemail.

Any comments and materials submitted by 12:00 p.m. of the day before the meeting will be
attached to the public record and available for review by the Board.
Comments may be submitted as follows:

Written public comment on public hearing items can be submitted to:
HRAHearing@ci.stpaul.mn.us or by voicemail at 651-266-6806.
Live testimony will be taken in person in the Council Chambers, Third Floor City Hall.

Members of the public may view HRA meetings online at
https://stpaul.legistar.com/Calendar.aspx or on local cable Channel 18.

HRA Meeting Information

The HRA is paperless which saves the environment and reduces expenses. The
agendas and HRA files are all available on the Web (see below). Commissioners use
mobile devices to review the files during the meeting. Using a mobile device greatly
reduces costs since agendas, including the documents attached to files, can be over
100 pages when printed.

Web

Meetings are available on the City Council website. Email notification and web feeds
(RSS) of newly released minutes, agendas, and meetings are available by subscription
at https://public.govdelivery.com/accounts/STPAUUsubscriber/new.

Visit https://stpaul.legistar.com/Calendar.aspx for meeting videos and updated copies
of the agendas, minutes, and supporting documents.

Cable
Meetings are live on St Paul Channel 18 and replayed at various times. Check your
local listings.
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File Number: RES 25-1963

City of Saint Paul

Master

City Hall and Court House

15 West Kellogg
Boulevard

Phone: 651-266-8560

File ID: RES 25-1963 Type: Resolution
Version: 1 Contact 266-6642
Number:

File Name: Paul Dubruiel Retirement Resolution

Status:

In Control:

File Created:

Final Action:

Agenda Ready

Housing &
Redevelopment
Authority

12/08/2025

Title:

Saint Paul

Resolution in Appreciation of Paul Dubruiel's 30 Years of Service to the City of

Notes:

Sponsors: Jost

Attachments:

Contact Name: Yasmine Robinson

Entered by: kelly.bauer@ci.stpaul.mn.us

History of Legislative File

Enactment Date:

Financials Included?:

Hearing Date:
Ord Effective Date:

Ver- Acting Body: Date: Action:
sion:

Due Date:

Return Result:
Date:

Text of Legislative File RES 25-1963

Resolution in Appreciation of Paul Dubruiel's 30 Years of Service to the City of Saint Paul

City of Saint Paul
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City of Saint Paul

Master

File Number: RES 25-1976

City Hall and Court House
15 West Kellogg
Boulevard
Phone: 651-266-8560

File ID:

Version:

File Name:

RES 25-1976 Type: Resolution

1 Contact Daniela Lorenz
Number:

Ross Currier Retirement Resolution

Status: Agenda Ready

In Control: Housing &
Redevelopment
Authority

File Created: 12/09/2025

Final Action:

Title:

Recognizing Ross Currier's 11-year Career with the Department of Planning and

Economic Development

Notes:

Sponsors:

Attachments:

Contact Name:

Entered by:

Jost

266-6595

kelly.bauer@ci.stpaul.mn.us

History of Legislative File

Enactment Date:

Financials Included?:

Hearing Date:
Ord Effective Date:

Ver- Acting Body:
sion:

Date: Action: Sent To:

Due Date: Return Result:
Date:

Text of Legislative File RES 25-1976

Recognizing Ross Currier's 11-year Career with the Department of Planning and Economic

Development

City of Saint Paul
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City of Saint Paul

Master

File Number: RES 25-1972

City Hall and Court House

15 West Kellogg
Boulevard

Phone: 651-266-8560

File ID: RES 25-1972 Type: Resolution Status:
Version: 1 Contact 266-6552 In Control:
Number:

File Created:

File Name: Marie Franchett Retirement Resolution

Final Action:

Agenda Ready

Housing &
Redevelopment
Authority

12/09/2025

Title:

Recognizing Marie Franchett for an extraordinary career with the City of Saint
Paul and congratulating her on her retirement.

Notes:

Sponsors: Jost

Attachments:

Contact Name: Hannah Chong

Entered by: kelly.bauer@ci.stpaul.mn.us

History of Legislative File

Enactment Date:

Financials Included?:

Hearing Date:
Ord Effective Date:

Ver- Acting Body: Date: Action:
sion:

Sent To: Due Date:

Return Result:
Date:

Text of Legislative File RES 25-1972

Recognizing Marie Franchett for an extraordinary career with the City of Saint Paul and

congratulating her on her retirement.
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City Of Saint PaUI City Hall and Court House

15 West Kellogg
Boulevard
Phone: 651-266-8560

Master

File Number: RES 25-1966

File ID: RES 25-1966 Type: Resolution Status: Agenda Ready
Version: 1 Contact Jenn Dull In Control: Housing &
Number: Redevelopment
Authority

File Created: 12/08/2025

File Name: Ames Lake Flood Mitigation Final Action:

Title:
Resolution Supporting the Ramsey-Washington Metro Watershed District Flood
Mitigation and Green Space Improvement Project on HRA-owned property near
Ames Lake, District 2, Ward 6

Notes:
Sponsors: Yang Enactment Date:
Attachments: Financials Included?:

Contact Name: 266-8498 Hearing Date:

Entered by: kelly.bauer@ci.stpaul.mn.us Ord Effective Date:

History of Legislative File

Ver- Acting Body: Date: Action: Sent To: Due Date: Return Result:
sion: Date:

Text of Legislative File RES 25-1966

Resolution Supporting the Ramsey-Washington Metro Watershed District Flood Mitigation and
Green Space Improvement Project on HRA-owned property near Ames Lake, District 2, Ward 6
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City of Saint Paul

Master

File Number: SR 25-271

City Hall and Court House
15 West Kellogg
Boulevard
Phone: 651-266-8560

File ID: SR 25-271

Version: 1

Type: Staff Report

Contact 266-6610
Number:

File Name: 2025 HRA Year End Report

Status: Agenda Ready

In Control: Housing &
Redevelopment
Authority

File Created: 12/08/2025

Final Action:

Title:

2025 HRA Year End Report

Notes:

Sponsors: Jost

Attachments:

Contact Name: Melanie McMahon

Entered by: kelly.bauer@ci.stpaul.mn.us

History of Legislative File

Enactment Date:

Financials Included?:

Hearing Date:
Ord Effective Date:

Ver- Acting Body: Date: Action: Sent To: Due Date: Return Result:
sion: Date:
Text of Legislative File SR 25-271
2025 HRA Year End Report
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City Of Saint PaUI City Hall and Court House

15 West Kellogg
Boulevard
Phone: 651-266-8560

Master

File Number: RES 25-1960

File ID: RES 25-1960 Type: Resolution Status: Agenda Ready
Version: 1 Contact 266-6680 In Control: Housing &
Number: Redevelopment
Authority

File Created: 12/05/2025

File Name: Grand & Victoria Redevelopment Plan, TIF District, Final Action:
TIF Financing Plan and Budget Amendment

Title: Resolution Approving and Authorizing (i) the Establishment of the Grand and
Victoria Redevelopment Project Area, (ii) a Redevelopment Plan therefor, (iii) the
Establishment of the Grand and Victoria Tax Increment Financing District (a
Redevelopment District), (iv) a Tax Increment Financing Plan therefor, (v) an HRA
Budget Amendment, and (vi) the Execution of a Tax Increment Development
Agreement and Related Documents, District 16, Ward 2

Notes:
Sponsors: Noecker Enactment Date:
Attachments: Board Report, Financial Analysis, Redevelopment Financials Included?:

Plan, TIF Plan, Map, Public Comment DEC. 8-9, D16
Summit Hill Neighborhood Profile

Contact Name: Jenny Wolfe Hearing Date:

Entered by: kelly.bauer@ci.stpaul.mn.us Ord Effective Date:

History of Legislative File

Ver-  Acting Body: Date: Action: Sent To: Due Date: Return Result:
sion: Date:

Text of Legislative File RES 25-1960

Resolution Approving and Authorizing (i) the Establishment of the Grand and Victoria
Redevelopment Project Area, (ii) a Redevelopment Plan therefor, (iii) the Establishment of the
Grand and Victoria Tax Increment Financing District (a Redevelopment District), (iv) a Tax
Increment Financing Plan therefor, (v) an HRA Budget Amendment, and (vi) the Execution of a Tax
Increment Development Agreement and Related Documents, District 16, Ward 2
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REPORT TO THE COMMISSIONERS

REGARDING:

HOUSING AND REDEVELOPMENT AUTHORITY
OF THE CITY OF SAINT PAUL, MINNESOTA

DATE: DECEMBER 17, 2025

RESOLUTION APPROVING AND AUTHORIZING (l) THE
ESTABLISHMENT OF THE GRAND AND VICTORIA
REDEVELOPMENT PROJECT AREA, (ii) A REDEVELOPMENT
PLAN THEREFOR, (lll) THE ESTABLISHMENT OF THE GRAND
AND VICTORIA TAX INCREMENT FINANCING DISTRICT, (IV) A
TAX INCREMENT FINANCING PLAN THEREFOR, (V) AN HRA
BUDGET AMENDMENT, AND (VI) THE EXECUTION OF A TAX
INCREMENT DEVELOPMENT AGREEMENT AND RELATED
DOCUMENTS, DISTRICT 16, WARD 2

Requested HRA Board Action
Authorization to approve the following:

1. The Grand and Victoria Redevelopment Project Area and Redevelopment Plan therefore

(the “Redevelopment Plan”).

2. The Grand and Victoria Tax Increment Financing District (a redevelopment district) (the

“TIF District”) and Tax Increment Financing Plan therefore (the “TIF Plan”).
3. ATIF Development Agreement with 845 Grand LLC (the “Developer™).
4. An HRA Budget Amendment for the TIF District

A City Council public hearing will be held on this same date considering a companion resolution

approving the Redevelopment Plan, TIF District and TIF Plan.

Background

845 Grand LLC (the “Developer”) has acquired 841 Grand Avenue and 857 Grand Avenue (the

“Property”) and has applied to the HRA requesting the establishment of a new redevelopment TIF

district to advance private development of the Property. The HRA retained the services of LHB,

Inc. to complete an assessment of the proposed development site to determine if the statutory blight

test has been met. LHB, Inc. is a full-service architectural, planning and engineering firm and has

analyzed over 440 TIF districts for TIF authorities throughout the State. LHB, Inc. determined the
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Property meets qualifications of a Redevelopment TIF District, including three substandard
buildings with significant code deficiencies.

The proposed TIF District is being created to facilitate the demolition of the existing buildings and
construction of one 6-story mixed used building with 90 market rate rental apartments (19 studio
units, 37 one-bedroom units, and 34 two-bedroom units) and 12,800 square feet of commercial
space, including two proposed restaurants on the first floor facing Grand Avenue plus structured

parking with 99 residential parking stalls and 22 public parking stalls (the “Development”).

To advance assistance through tax increment financing, the HRA has prepared the Grand and
Victoria Redevelopment Plan (the “Redevelopment Plan”) to include goals and objectives for the
redevelopment of the Property. The Redevelopment Plan is attached and outlines the activities to
occur within the Project Area which includes the removal of blighting conditions including
substandard buildings, expanding the tax base, creating jobs for residents and the construction of

90 housing units.

On November 14, 2025, the Saint Paul Planning Commission reviewed the Redevelopment Plan
and adopted a resolution (file number 25-47) finding that the Redevelopment Plan conforms to the
general plan for development of the City of Saint Paul as a whole and with the comprehensive plan
for the City and therefore recommends the Redevelopment Plan to the City Council and HRA for

approval.

The Property is in Planning District #16 (Summit Hill). The neighborhood profile for Planning
District #16 is attached. A map of the proposed TIF District and Project Area is also attached.

Related City Council Action
The City Council is required to hold a public hearing and adopt a resolution approving the

Redevelopment Plan, TIF District and TIF Plan, on this same date.

Financing Structure
Due to the costs of the Development associated with various site, watershed and design

requirements, developing a small, infill project on already improved land and constructing a

2
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vertical mixed-use building, the project is feasible only through assistance from tax increment
financing. Tax increment assistance is necessary to attract adequate private equity and debt to
complete the Development. As mentioned above, the Property has been surveyed, and conditions

have been met to qualify the Property as a Redevelopment TIF District under Minnesota Statutes.

The tax increment revenue projections included in the TIF Plan were prepared by PED staff with
input from Ramsey County based on the redevelopment plan detailed by the Developer. A copy
of the TIF Plan is attached. The tax increment revenue projections utilize the following
assumptions:
e Total taxable market value once constructed of $26,500,000.
e The base value for the TIF District is $6,465,800 as assessed in 2025, resulting in
$20,034,200 of increased market value.
o Delay first receipt of increment to Pay 2028, resulting in final collection year of Pay 2053.
e Total annual tax increment collected by the HRA when fully complete is estimated at
$363,076, in Pay 2030, excluding the commercial property tax value increase that is shared
through the fiscal disparities program.
e Producing total tax increments collected from the tax parcels over the 26 years of
$9,079,790.

The budget included in the TIF plan totals $9,440,000 as follows:

Estimated Sources of Revenue Amount
Tax Increment Revenues $9,080,000
Interest and Investment Earnings 360,000

Total Tax Increment Revenues $9,440,000

Estimated Project Costs Amount
Site Improvement/Prep Costs $1,288,000
Other Qualifying Public Improvements 1,668,000
Construction of Affordable Housing 2,956,000
Administrative Expenses 908,000
Interest Expenses 2,620,000

Total Estimated Project Costs $9,440,000

3
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TIF Development Agreement

Ari Parritz is the managing member of the Developer. Ari Parritz is the president and founder of
Afton Park Development and has ten years of experience leading urban redevelopment projects,
specifically in the Twin Cities. As a contract developer for Reuter Walton Development, Afton
Park was the project lead for the Kenton House on Grand at St. Albans. Afton Park has also
developed apartments in Stillwater and Robbinsdale and is developing an 150-unit project in
Edina.

The City/HRA retained Ehlers as our Municipal Advisor to evaluate the Developer’s current pro
forma based on industry standards for construction costs, project costs, rental rates and operating
expenses, developer fees, available funding sources, underwriting criteria, and project cash flow.
Based on the results of the pro forma analysis, Ehlers concluded the project requires $2,956,000
to attract adequate capital and debt financing. The table below depicts the proposed sources and
uses for the Development with a total cost of $44,604,984 including a private construction loan,
TIF Pay-Go Note, in the principal amount of $2,956,000 pledging tax increments from the TIF
District, Developer equity and $350,000 DEED grant awarded to the City (City Council acceptance
of DEED funds will be forthcoming). TIF Pay-Go Notes do not have scheduled payments, the
HRA pledges tax increments as they are collected without any liability of the HRA or City

for any other financial backing.

Amount Pct Per Unit
First Mortgage 28,522 423 64% 316,916
TIF Note 2,956,000 7% 32,844
Equity 12,776,561 29% 141,962
Local Grants 350,000 1% 3,889
TOTAL SOURCES 44,604,984 100% 495,611

Amount Pct Per Unit
Acquisition Costs 4,773,000 11% 53,033
Construction Costs 31,418,286 70% 349,092
Environmental Abatement/Soil Cormection 1,221,000 3% 13,567
Professional Senices 2,197,992 5% 24 422
Financing Costs 2,955,633 7% 32,840
Developer Fee 1,750,000 4% 19,444
Cash Accounts/Escrows/Resernves 289,073 1% 3,212
TOTAL USES 44,604,984 100% 495,611
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PED staff recommend a structure which would allow the HRA to pool an estimated 25% of the
TIF funds for affordable housing throughout the City. The terms recommended are:

e The Developer receive 85% of the tax increment in the first year (2028), stepping back 5%
each year, to a fixed 60% in the 6" year (2033) and beyond.

e The HRA will issue Pay-As-You-Go Tax Increment Financing Note (the “TIF Pay-Go
Note”) up to the maximum principal amount of $2,956,000, upon completion of the project
and issuance of a certificate of occupancy and a Certificate of Completion, on or after
March 1, 2028, with an interest rate equal to the lesser of 5.5% or the interest rate on the
Developer’s permanent loan, supported by the pledged tax increments.

e The TIF plan will authorize 35% of the tax increments to be expended outside of the TIF
district, enabling maximum pooling for affordable housing. The TIF budget includes up to
$2.956 million for affordable housing.

The HRA makes no representations or promises that the pledged tax increments will be sufficient
to reimburse the Developer for their upfront costs with interest. The Developer will be required to
acknowledge receipt of risk factors that can limit the amount of available tax increment that can
be used to make payments under the TIF Pay-Go Note. The determination of the principal amount
will be limited to TIF eligible redevelopment costs of storm water systems, earth retention and
non-vibratory foundation work, utility relocation, and any soil correction, asbestos abatement,
demolition and construction of public parking spaces, provided the costs are not covered by the

DEED grant, and expressly exclude acquisition.

TIF Gap Analysis and Lookback provision:

As mentioned above, we have engaged Ehlers to advise the HRA to determine the appropriate
amount of the TIF assistance and the Lookback provisions to ensure the Developer is not over-
subsidized. Ehlers has recommended the following: “Based on our review of the Developer’s pro
forma and under current market conditions, the proposed development isn’t feasible without the
amount of public assistance outlined ($2,956,000). The public assistance is necessary to attract
adequate private equity and debt to complete the project. Due to the costs associated with various
site, watershed and design requirements, developing a small, infill project on already improved
land and constructing a vertical mixed-use building, this project is only feasible, in part, through
public assistance. We recommend the inclusion of a three-prong ‘lookback” provision in the TIF
5
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agreement. This provision will allow for review of (i) actual project costs; (ii) project performance
and returns on investment against initial projections at stabilization; and (iii) review at sale. If
costs are lower and returns on investment exceed certain limitations, then the TIF assistance will

be reduced.”

The Lookback will be designed to allow the HRA to confirm the “but for” test and ensure the
Developer is not unduly enriched by the financial assistance from the HRA. The Lookback will
include the following:
1. Prior to the issuance of the TIF Pay-Go Note, the Developer will certify the total
development costs and if the costs are less than the total costs shown in the Sources and
Uses Budget, the maximum amount of the TIF Pay-Go Note will be reduced dollar for
dollar.
2. Upon stabilization of the Project, the Yield on Cost will be calculated by the HRA’s
Municipal Advisor, and if the Yield on Cost exceeds a determined threshold, the TIF Pay-
Go Note will be reduced by a determined amount.
3. If the TIF Pay-Go Note is still outstanding and the Project is sold to an unrelated party
during the first fifteen (15) years after the issuance of a Certificate of Completion by the
HRA, the Developer will provide information regarding the sale and other background
documentation to the HRA’s Municipal Advisor and they will determine whether the Yield
on Cost exceeds a determined threshold requiring the TIF Pay-Go Note to be terminated

upon the sale.

Budget Action

The HRA is approving a budget amendment to align with the financing and spending included in
the TIF Plan. The budget amendment is included in the attached Financial Analysis which includes
the payment of principal and interest under the TIF Pay-Go Note listed under Site Improvement
Prep Costs and Other Qualifying Public Improvements, and Interest. The budget also includes

expenditures for Administration and Construction of Affordable Housing.

PED Credit Committee Review
On December 2, 2025, the PED Credit Committee reviewed the terms for the TIF Pay-Go Note

proposed to be issued to the Developer and found it to be consistent with PED policies.

6
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Compliance
The following compliance requirements will apply to this project: Vendor Outreach, Affirmative
Action, City Labor Standards, Project Labor Agreement, Two-Bid Policy, and Living Wage

Ordinance.

Green/Sustainable Development
The Development in the TIF district will comply with the Saint Paul Sustainable Building

Ordinance.

Public Purpose/Comprehensive Plan Conformance

The Development will remove blighting conditions including substandard buildings, expand the
tax base, create jobs for local residents and construct 90 housing units within a Mixed-Use land
use designation and a Neighborhood Node as established by the 2040 Comprehensive Plan.
Neighborhood nodes within mixed-use areas envision compact, dense projects along transit
corridors that balance jobs and housing within walking distances to one another. These areas are
vital to the growth and economic development of the city by providing the highest densities outside
of downtown. The proposed Development is supported by the following policies from the 2040
Comprehensive Plan:

e LU-1: Encourage transit-supportive density and direct the majority of growth to areas with
the highest existing or planned transit capacity.

e LU-14: Reduce the amount of land devoted to off-street parking in order to use land more
efficiently, accommodate increases in density on valuable urban land, and promote the use
of transit and other non-car mobility modes.

e LU-30: Focus growth at Neighborhood Nodes using the following principles: increase
density toward the center of the node and transition in scale to surrounding land uses,
prioritize pedestrian-friendly urban design and infrastructure that emphasizes pedestrian
safety.

e LU-31: Invest in Neighborhood Nodes to achieve development that enables people to meet
their daily needs within walking distance and improves equitable access to amenities, retail

and services.

16



H-46: Support the development of new housing, particularly in areas identified as Mixed
Use, Urban Neighborhoods, and/or in areas with the highest existing or planned transit
service, to meet market demand for living in walkable, transit-accessible, urban

neighborhoods.

The Development will create construction jobs and create and retain permanent jobs. The

Developer estimates 130 FTE construction jobs and 62 FTE permanent jobs upon full operation

of the Development. Construction is anticipated to start in February of 2026 and completed in the

summer of 2027.

Recommendation:

The Executive Director recommends approval of the resolution authorizing the following:

1.

Establishment of the Grand and Victoria Redevelopment Project Area and Redevelopment
Plan.

Establishment of the Grand and Victoria Redevelopment TIF District and TIF Plan.
Approval of a TIF Development Agreement with 845 Grand LLC.

Approval of an HRA Budget Amendment for the TIF District.

Sponsored by: Commissioner Rebecca Noecker

Staff: Jenny Wolfe (266-6680) and Jessie Higgins (266-6652)

Attachments

Redevelopment Plan

District Profile

Map of TIF District and Project Aea
TIF Plan

Financial Analysis

17
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City of Saint Paul Financial Analysis

File ID Number: RES 25-1960

Budget Affected: Operating Budget HRA Special Fund
Total Amount of Transaction: 9,440,000.00

Funding Source: Multiple

Appropriation already included in budget?

Charter Citation: CC 10.07.1

Fiscal Analysis

Approve Grand and Victoria Redevelopment budget per proposed TIF Plan.

Detail Accounting Codes:

GENERAL LEDGER (GL) - ANNUAL BUDGET

Spending Changes

GL Annual Budget CURRENT AMENDED
Company Fund-Dept-Cost Center Account Description BUDGET CHANGES BUDGET
5 407755370 -
TOTAL: -
Financing Changes
GL Annual Budget CURRENT AMENDED
Company Fund-Dept-Cost Center Account Description BUDGET CHANGES BUDGET
5 407755370 -
TOTAL: -
ACTIVITY LEDGER (AC) - LIFE TO DATE ACTIVITY BUDGET
Complete this section for Grants, Capital, Capital Bond Proceeds, STAR, TIF, and HRA amendments.
Spending Changes
Spending project budget for Grand and Victoria Redevelopment TIF Plan.
Life to Date Activity Budget CURRENT AMENDED
Activity Group Activity Account Category  Description BUDGET CHANGES BUDGET
T-TIF 5503701002 68105 Administration - 908,000.00 908,000.00
T-TIF 5503701003 78801 Interest Expense - 2,620,000.00 2,620,000.00
T-TIF 5503701004 73555 Site Improvements / Preparation Costs 1,288,000.00 1,288,000.00
T-TIF 5503701005 73555 Other Qualifying Public Improvements 1,668,000.00 1,668,000.00
T-TIF 5503701006 73220 Construction of Affordable Housing (Pooling) 2,956,000.00 2,956,000.00
TOTAL: - 9,440,000.00 9,440,000.00
Financing Changes
Financing project budget for Grand and Victoria Redevelopment TIF Plan.
Life to Date Activity Budget CURRENT AMENDED
Activity Group Activity Account Category  Description BUDGET CHANGES BUDGET
T-TIF 5503701001 40101 Current Tax Increment - (9,080,000.00) (9,080,000.00)
T-TIF 5503701001 54505 Interest Internal Pool - (360,000.00) (360,000.00)
TOTAL: - (9,440,000.00) (9,440,000.00)
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Redevelopment Plan
For

Grand and Victoria Redevelopment Project Area
Saint Paul, Minnesota

Housing and Redevelopment Authority of the City of Saint Paul, Minnesota

Approved by the City Council: December 17, 2025 (Scheduled)

Approved by the HRA: December 17, 2025 (Scheduled)
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F.

Exhibit A (Map of Project Area)

TABLE OF CONTENTS

Description of Redevelopment Project Area ........ccccccevvevveenenne.
BaCKGrOUNG ...t
Development ODJECLIVES.........ccoveieeieiie e

Redevelopment Techniques to Achieve Plan Objectives............

Other Necessary Provisions to Meet State/Local Requirements
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Redevelopment Plan for the Grand and Victoria Redevelopment Project Area

The Housing and Redevelopment Authority of the City of Saint Paul, Minnesota (the “HRA”)
proposes to establish the Grand and Victoria Redevelopment Project Area, as provided for in
Minnesota Statutes section 469.002, subdivision 14. This document comprises the Redevelopment
Plan as provided for in Minnesota Statutes section 469.002, subdivision 16 (this “Plan”).

A. Description of Redevelopment Project Area

The boundaries of the Grand and Victoria Redevelopment Project Area shall consist of the
following two tax parcels: PID 02.28.23.42.0125 (857 Grand Avenue) and PID
02.28.23.42.0126 (841 Grand Avenue) and includes all adjacent roadways, sidewalks and
rights-of-way as shown on the map included as Exhibit A, which is incorporated herein by
reference (the “Project Area”).

B. Background

The Project Area is comprised of properties located on the northeast corner of the
intersection of Grand Avenue and Victoria Street. The corner lot at 857 Grand Avenue has
approximately 183 feet of frontage on Grand Avenue, 150 feet of frontage on Victora
Street, and a total lot area of 27,443 square feet. The interior lot at 841 Grand Avenue has
approximately 64 feet of frontage on Grand Avenue and a total lot area of 9,583 square
feet. The collective site totals 37,026 square feet (0.85 acres). 857 Grand Avenue is
occupied by a one-story commercial building (with a restaurant building added to the
original structure) with four tenant spaces and a surface parking area to the side of the
building with 22 stalls. 841 Grand Avenue is occupied by a two and a half-story house
with a ground floor commercial space and two residential units above, an accessory garage
with two stalls, and a surface parking area to the side and rear of the building with 20 stalls.

841-857 Grand Avenue were rezoned to T3 Traditional Neighborhood, effective April
2025. 857 Grand Avenue has seen a variety of commercial tenants over the past few
decades. 841 Grand Avenue was formerly residential and is currently the location of a
ground floor commercial space.

The Project Area is located within the Mixed-Use land use designation and a Neighborhood
Node as established by the 2040 Comprehensive Plan. Neighborhood nodes within mixed-
use areas envision compact, dense projects along transit corridors that balance jobs and
housing within walking distances to one another. These areas are vital to the growth and
economic development of the City by providing the highest densities outside of downtown.
The proposed project is supported by the following policies from the 2040 Comprehensive
Plan:

e LU-1: Encourage transit-supportive density and direct the majority of growth to
areas with the highest existing or planned transit capacity.

e LU-14: Reduce the amount of land devoted to off-street parking in order to use land
more efficiently, accommodate increases in density on valuable urban land, and
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promote the use of transit and other non-car mobility modes.

e LU-30: Focus growth at Neighborhood Nodes using the following principles:
increase density toward the center of the node and transition in scale to
surrounding land uses, prioritize pedestrian-friendly urban design and
infrastructure that emphasizes pedestrian safety ...

e LU-31: Invest in Neighborhood Nodes to achieve development that enables people
to meet their daily needs within walking distance and improves equitable access to
amenities, retail and services.

e H-46: Support the development of new housing, particularly in areas identified as
Mixed Use, Urban Neighborhoods, and/or in areas with the highest existing or
planned transit service, to meet market demand for living in walkable, transit-
accessible, urban neighborhoods.

The Project Area consists of substandard buildings suitable for removal based on findings
from building inspections and analyses of code and systems deficiencies.

While the Project Area is located on a critical corner along Grand Avenue, the site has
lacked necessary private investment to benefit the community and without positive
intervention, the Project Area is unlikely to meet its full potential. Unless public actions
are fully realized to prepare the Project Area for redevelopment and guide its
transformation, new private investment that fully realizes the potential of the Project Area
and meets City goals and objectives is unlikely to occur.

Implementation of this Plan will be accomplished through public and private financial
assistance, land use controls and design guidelines that encourage high-quality,
economically sound, sustainable, and environmentally sensitive development consistent
with the needs of the community as a whole.

Development Objectives

The following development objectives for the Project Area are based on the policy
directives of the 2040 Saint Paul Comprehensive Plan and the principles, goals and
objectives of the 2006 Summit Hill/District 16 Neighborhood Plan.

General

e Redevelop the Project Area in a manner that complements and improves the
surrounding Grand Avenue area.

e Redevelop the Project Area as a dense urban mixed-used development.

e Increase the supply of adequate housing within the community for persons of all
income levels.

e Increase the tax base and job-supporting capacity of the area.

e Use public financial resources in a manner that conforms to the City and HRA’s
policies.
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Public Realm and Built Form

The site will have a public plaza area located in front of the proposed restaurant
uses. This area came from public comment from the neighborhood. This proposed
area will include a water feature to bring a calming and artistic feature to the
property complimenting the proposed retail spaces.

Design new buildings to frame all public spaces, including non-vehicular paths.
Use zoning and design standards to maximize redevelopment in the Project Area.
Encourage the use of high-quality exterior materials.

Transportation and Parking

Support nearby transit stops with increased housing supply.

Incorporate bicycle parking, storage and other infrastructure to encourage multi-
modal transportation options.

Allow parking on site to meet basic tenant needs in a land efficient manner,
emphasizing structured parking.

Housing

Provide increased housing supply (i.e., approximately 90 units where two currently
exist) to help alleviate the housing crisis.

Provide general occupancy rental housing with a range of bedroom sizes, including
alcove, 1-Bedroom, 1-Bedroom den, 2-Bedroom, and 2- Bedroom den units.
Encourage accessible and energy efficient design for all unit types.

Energy and Sustainability

This new development will follow the City’s Sustainable Building Ordinance
(SBO) along with CRWS requirements for water systems by incorporating an
underground infiltration system, a 17,000 sf. green roof and high efficiency
building systems.

Create a sustainable and energy efficient building and use best practice technologies
to reduce water use, reduce waste, use renewable materials, use renewable energy
sources, with high quality stormwater management, and low-carbon transportation.
Create a walkable, transit-served community, including EV charging stations,
resulting in fewer green-house gas emission vehicle trips.

Employment

Use zoning to support retail and service uses that are community-serving and built
to a scale and form that are consistent with the character of neighborhood nodes.

Stormwater

The site currently does not have a stormwater management system installed. Once
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redeveloped, new stormwater infrastructure will be installed bringing features that
can reduce runoff into the Mississippi River watershed and help mitigate the urban
heat island effect.
Create stormwater infrastructure with best practices for underground tanks and
green roof design.

Redevelopment Techniques to Achieve Plan Objectives

This Plan envisions the use of all techniques or powers authorized through applicable
statutes by the City, HRA, State of Minnesota or other public agencies as appropriate and
necessary to carry out its implementation. No provision of this Plan should be taken to
limit the full exercise of these powers. The following techniques are examples of means to
achieve the objectives presented in Section C above.

1.

Support private initiatives

As a primary course of action, the HRA and the City will promote and support those
initiatives by property owners or other persons in control of project sites to market,
develop, redevelop, rehabilitate or otherwise improve their property in accordance
with this Plan. Private initiative and investment is the preferred means of achieving
the objectives of this Plan, and will be encouraged. The HRA or the City may,
without acquiring property, enter into agreements with property owners or other
persons in control of project sites that identify specific private responsibilities for
the improvement of sites in accordance with this Plan.

To induce such agreements, the HRA and the City will provide for, or cause to be
provided for, the following as necessary and appropriate:

e Administration of those public processes and requirements deemed necessary
to support or allow development or redevelopment of property to occur in
accordance with this Plan. If applicable and advisable, the HRA and the City
will provide assistance to developers to allow them to take responsibility for
administrative activities. These include, but are not limited to:

o Coordination of project activity, financing and review with appropriate
local, regional, state and federal government agencies, the property
owners and neighborhood organizations;

o Initiation of vacations, re-zonings, dedication of public rights-of- way,
or other public actions as may be necessary to implement this Plan, in
accordance with local, regional, state and federal government agencies;

o Provisions of standard municipal services to adequately insure public
health, safety and welfare; and/or

o Enforcement of building codes, design guidelines, site covenants,
provisions to insure compliance with state and local requirements
relating to non-discrimination, income levels, environmental quality,
faithful performance and any other public objectives relating to the
purchase, development, improvement or use of the land.
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Public improvements that include, but are not limited to, utilities, walkways
and other public improvements or facilities as necessary or desirable to carry
out the objectives of this Plan. Public improvements will coincide with and
promote rational development patterns. Costs of such improvements may be
assessed to the sites served by them and/or funded through grant awards.

Affordable sources of financing, if needed, to private and public entities
involved in developing components of this Plan. Several financing
mechanisms can be used to accomplish the objectives of this Plan.  They
include, but are not limited to:

Tax increment financing;

Equity participation;

Interest rate reduction; and/or

Other relevant local, regional, state or federal funding sources, as
appropriate.

O O O O

In selecting methods of project finance, the HRA and the City will take into
account the forms of other assistance available and negotiate with individual
developers to select a method that provides sufficient incentive for the
developer to create a quality product.

Land Acquisition

Neither the HRA, nor the City intend to acquire any property in connection with
this Plan, either through the exercise of eminent domain or otherwise.

Site Preparation

If needed, the HRA or the City will undertake or cause to undertake those actions
deemed necessary to prepare the Project Area for redevelopment. These include,
but are not limited to:

demolition, removal or rehabilitation of blighted buildings and improvements;
activities to correct adverse characteristics of the land, soil or subsoil
conditions, unusable subdivision or plat of lots, inadequate access or utility
service, flood protection or other development-inhibiting conditions;

activities deemed necessary or desirable to remove, reduce or prevent other
blighting factors and cause of blight;

installation, construction or reconstruction of utilities, walkways and other
public improvements or facilities as necessary or desirable for carrying out the
objectives of this Plan; and/or

other activities deemed necessary or desirable to improve and prepare the
Project Area for redevelopment for uses in accordance with this Plan.
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E.

Other Necessary Provisions to Meet State/Local Requirements

1. Non-Discrimination

If required by City and HRA policies, agreements between the HRA or the City and
property owners or other persons in control of project sites will require that any
contract for sale, lease or redevelopment of property within the Project Area will
prohibit land speculation; will require compliance with all state and local laws in
effect from time to time; will prohibit discrimination or segregation by reason of
race, religion, color, sex, or national origin in the sale, lease or occupancy of the
property; and may require that this latter provision be made a covenant running
with the land and be binding upon the redeveloper and every successor in interest
to the property.

2. Vacations, Re-zonings, Dedications and Covenants
Vacations, re-zonings, and dedications of public rights-of-way as may become
necessary shall be accomplished by separate actions in accordance with state law
and local ordinances and will be initiated by the HRA or the redeveloper.

Provisions for Amending the Plan

This Plan may be modified at any time in the manner provided by law and will be reviewed
by the Saint Paul Planning Commission for conformance with the City’s Comprehensive
Plan.
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Exhibit A — Map of Grand and Victoria Redevelopment Project Area

Grand and Victoria Redevelopment Project Area
Friday, October 10, 2025
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TAX INCREMENT FINANCING PLAN
FOR
GRAND AND VICTORIA TAX INCREMENT FINANCING DISTRICT
(A REDEVELOPMENT DISTRICT)

Section 1. Foreword. The Housing and Redevelopment Authority of the City of Saint
Paul, Minnesota (the “HRA”), and its staff and consultants have prepared the following
information for the establishment of Grand and Victoria Tax Increment Financing District (a
redevelopment district) (the “TIF District”), a redevelopment tax increment financing district
located in the Grand and Victoria Redevelopment Project area (the “Project Area”), established by
the HRA.

Section 2. Statutory Authority.  There exist areas within the City of Saint Paul,
Minnesota (the “City”) where public involvement is necessary to cause development to occur. To
this end, the HRA has certain statutory powers pursuant to Minnesota Statutes sections 469.001
through 469.047 (the “HRA Act”) and Minnesota Statutes sections 469.174 through 469.1794 (the
“TIF Act”), to assist in financing public costs related to a redevelopment project.

Section 3. Statement of Objectives. The TIF District currently consists of two parcels
and includes all adjacent roadways, sidewalks and rights-of-way as shown in Exhibit E. The TIF
District is being created to facilitate the redevelopment of properties containing vacant and
substandard buildings and stimulate the construction of approximately 90 units of housing, in
connection with a proposed mixed-use redevelopment consisting of approximately 12,800 square
feet of commercial space on the first floor, approximately 90 residential units, approximately 22
public parking stalls and approximately 99 residential parking stalls and related improvements (the
“Development”). This tax increment financing plan for the TIF District (the “TIF Plan”) is expected
to achieve many of the objectives outlined in the Redevelopment Plan for the Project Area (the
“Redevelopment Plan”) through the construction of market-rate housing units, commercial space,
parking, public infrastructure, other site and public improvements, and a privately maintained
plaza. The following are some of the objectives being facilitated by the TIF Plan.

A. To Redevelop Blighted Property. The TIF District contains three buildings,
all three of which (i.e. 100%) were found to be structurally substandard in the
Redevelopment Assessment Report (as hereinafter defined). To encourage new
development in the area and remove and prevent the emergence of blight and blighting
influences, it is expected the use of tax increment financing will be necessary to encourage
the redevelopment of the Project Area.

B. Expand the Tax Base of the City. It is expected that the taxable market
value of the property in the TIF District will increase by approximately $20,034,200 as a
result of the proposed Development.

C. Provide Housing for City Residents. The available housing for residents in
the Project Area will be expanded with the construction of a range of residential housing
units.

The activities contemplated in the Redevelopment Plan and this TIF Plan do not preclude

30



the undertaking of other qualified development or redevelopment activities. Any such activities
are anticipated to occur over the life of the TIF District.

Section 4. Parcels to be Included in the TIF District. The following parcels located in
the City of Saint Paul, Ramsey County, Minnesota are proposed to be included in the TIF District:

Parcel ID Address Ramsey County Brief Legal Description

*02.28.23.42.0125| 857 Grand Avenue SUMMIT PARK ADDITION TO ST. PAUL
LOTS 1516 17 AND LOT 18 BLK 18

*02.28.23.42.0126 | 841 Grand Avenue SUMMIT PARK ADDITION TO ST. PAUL
W 25 FT OF LOT 20 AND ALL OF LOT 19
BLK 18

*The Developer will combine the two parcels prior to commencement of construction. This will
likely result in a new Parcel ID.

Together with all adjacent roadways, sidewalks and rights-of-way. A map of the TIF District is
attached as Exhibit E.

Section 5. Parcels To Be Acquired.

Neither the HRA, nor the City intend to acquire any property in connection with this Plan,
by the exercise of eminent domain or otherwise.

Section 6. Development Activity in the TIF District for which Contracts Have Been
Signed. The HRA expects to enter into a development agreement (the “Development Agreement”)
with a developer (the “Developer”) to undertake the redevelopment of the Project Area into the
Development. The Development Agreement would be executed prior to providing any tax
increment financing assistance to the Developer to assist with the qualified costs of the
Development in accordance with this TIF Plan. At the time this TIF Plan was prepared there were
no signed construction contracts with respect to the construction of the Development in the TIF
District.

The HRA anticipates that construction of the Development will commence in early 2026.
The Development is expected to be completed by July 2027, with an expected market value of
approximately $26,500,000.

Based on conversations with the Developer, the HRA has determined that the proposed
mixed-use redevelopment of the TIF District, consistent with the Redevelopment Plan, would not
reasonably be expected to occur solely through private investment within the reasonably foreseeable
future. This finding is consistent with the HRA’s experience on other sites containing substandard
buildings, due to the condition of the site and the buildings thereon and the higher cost of
redevelopment compared to the development of bare land as well as the costs of parking and
infrastructure.
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Section 7. Other Specific Development Expected to Occur Within Project Area.

The HRA does not anticipate that other future development or redevelopment will occur in
the Project Area, although such activities are not precluded.

Section 8. Estimated Cost of Development and TIF Plan Budget.

The HRA has determined it will be necessary to utilize tax increment financing for certain
public costs of the Development and the Project Area. To facilitate the Development within the
TIF District, this TIF Plan authorizes the use of tax increment financing to pay for a portion of the
cost of certain eligible expenses, primarily to include public infrastructure and other site and public
improvements. The estimate of public costs and uses of funds associated with TIF District is
outlined on Exhibit A.

The HRA may spend tax increments or other revenues identified in Section 10 hereof in
other areas of the City. Any expenditure of tax increments outside the TIF District will comply
with the pooling limitations described under Section 21, paragraphs B and D.

Estimated costs associated with the TIF District are subject to change and may be
reallocated between line items by a resolution of the HRA. The cost of all activities to be financed
by the tax increment will not exceed, without formal modification, the budget for the tax
increments set forth on Exhibit A.

Section 9. Estimated Amount of Bonded Indebtedness.

The expenditures authorized by this TIF Plan may be paid for either on a pay-as-you-go
basis or paid from the proceeds of tax increment revenue bonds or notes or an interfund loan. The
HRA anticipates issuing a pay-as-you-go tax increment revenue note and/or interfund loan to
assist in financing a portion of the public costs of the Development. To the extent bonding is
required to finance the costs set forth in Section 8 and Exhibit A, the reasonable and customary
expenses for that bonding, such as capitalized interest, interest on the debt, bond discount, and
fiscal and legal fees, would be included. The maximum principal amount of bonds (as defined in
the TIF Act) secured in whole or part with tax increment from the TIF District is $9,440,000,
which is equal to the total estimated cost associated with the TIF District as shown in Exhibit A.

Section 10.  Sources of Revenue.

The costs outlined in Section 8 above and Exhibit A will be financed primarily on a pay-
as-you-go basis through the annual collection of tax increments and the proceeds of bonds, if any,
payable from tax increments.

Section 11.  Estimated Captured Tax Capacity and Estimate of Tax Increment.

The original net tax capacity for the TIF District for taxes payable in 2026 is estimated to
be $125,393. Upon completion, the original net tax capacity is anticipated to adjust to $87,758
based on the mix of uses, and the total net tax capacity of the TIF District is estimated to be
$362,000, which is estimated to occur by December 31, 2028, for taxes payable in 2030.
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The estimated Captured Tax Capacity of the TIF District upon completion of the
Development is estimated to be $252,636 as of January 2, 2029 (for taxes payable in 2030).

The HRA elects to retain all of the captured tax capacity to finance the costs of the TIF
District. The HRA elects the method of tax increment computation set forth in Minnesota Statutes
section 469.177, subdivision 3(b).

Section 12.  Type of TIF District.

The TIF District is a redevelopment district established pursuant to Minnesota Statutes
section 469.174, subdivision 10(a)(1). The reasons and supporting facts for these determinations
are set forth in that certain Report of Inspection Procedures and Results for Determining
Qualifications of a Tax Increment Financing District — 857 Grand Redevelopment TIF District,
prepared for the City of Saint Paul, Minnesota by LHB, Inc., dated October 15, 2025 (the
“Redevelopment Assessment Report”), copies of which are on file with the Executive Director of
the HRA. These findings are based in part upon on-site examination and written reports
substantiating the structurally substandard nature of the buildings.

The TIF District currently contains two parcels. Both parcels are occupied since they meet
the requirements of Minnesota Statutes section 469.174, subdivision 10(e) in that at least 15% of
the area of each of these parcels is occupied by buildings, streets, utilities, paved or gravel parking
lots or similar structures. The parcels consist of 100% of the area of the TIF District, which is greater
than 70%. In addition, there are three buildings located in the TIF District.  As set forth in the
Redevelopment Assessment Report all three buildings (i.e. %100) are “structurally substandard”
to a degree requiring substantial renovation or clearance. The “structurally substandard”
buildings were not in compliance with the building code applicable to new buildings, and the
costs of modifying the buildings to satisfy the building code would be more than 15% of the cost of
constructing structures of the same square footage and type on the site.

The HRA and the City have determined that the proposed redevelopment of the Project Area
would not reasonably be expected to occur solely through private investment within the reasonably
foreseeable future and that the Project Area is unlikely to meet its full potential without the use of
tax increment, and therefore the increased market value of the site that could reasonably be expected
to occur without the use of tax increment financing is $0, which is less than $15,494,848
which is the increase in the market value estimated to result from the proposed development (i.e.,
approximately $20,034,200) after subtracting the present value of the projected tax increments for
the maximum duration of the TIF District, (i.e. approximately $4,539,352). Exhibit B details
these assumptions and calculations.

Section 13.  Duration of the TIF District.

The duration of the TIF District will be 26 total years (25 years after the first receipt of tax
increment). Pursuant to Minnesota Statutes section 469.175, subdivision 1(b), the HRA elects to
first receive increment in 2028, resulting in an estimated final year of 2053. Attached as Exhibit
C is a projected cash flow showing the estimated receipt of tax increments from the TIF District
and the various information and assumptions used in preparing the projected tax increment
generated over the life of the TIF District. The HRA retains the option to close the TIF District
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earlier provided all project costs have been paid.

Section 14.  Alternate Estimates of the Impact of the TIF District on the Net Tax
Capacities of All Taxing Jurisdictions.

The impact of this TIF District on the affected taxing jurisdictions is reflected in the HRA’s
anticipated need to utilize the tax increments generated from this TIF District during the period
described in Section 13 above for the purposes of financing the public costs referenced in Section
8 above, as the same may be amended, following which period the increased assessed valuations
will inure to the benefit of such taxing jurisdictions.

For the payable 2025 property taxes, the respective tax capacity rates and net tax capacities
of these taxing jurisdictions are set out in Exhibit D.

Based on the assumption that the estimated captured tax capacity of this TIF District would
be available to the taxing jurisdictions without creation of this TIF District, the impact of this tax
increment financing on the tax capacities of those taxing jurisdictions is shown by comparing on
a percentage basis the marginal effect on tax capacity rates and by comparing the estimated
$252,636 of captured tax capacity, to the tax capacities of each of those jurisdictions, respectively.

On the alternate assumption, which has been found to be the case, that none of the estimated
captured tax capacity would be available to these taxing jurisdictions without the TIF District,
there would be no effect on the other taxing jurisdictions, but upon the expiration or earlier
termination of the TIF District, each taxing jurisdiction’s tax capacity would be increased by the
captured tax capacity, as it may be adjusted over that time period.

The estimated amount of tax increment that will be generated over the life of the TIF
District is approximately $9,112,596. The estimated amount of tax increment attributable to the
School District and County levies is estimated to be approximately $2,178,283 and $2,755,252,
respectively assuming a total local tax rate of 144.234%, as currently in effect for tax payable year
2025. The HRA does not expect there to be a need for any related new or improved infrastructure.
The City’s police and fire departments currently serve the area and the HRA expects that the
Development’s impact on police and fire services will be minimal. The HRA anticipates that it
will issue a pay-as-you-go tax increment revenue note and/or revenue bonds to the Developer to
finance a portion of the public costs but such note, bonds or other obligations will not affect the
City or the HRA’s ability to issue other debt for general fund purposes.

Section 15.  Modifications to the TIF District and/or TIF Plan.

No modifications to the TIF District or the TIF Plan, except as provided herein, have been
made as of the date hereof. In accordance with Minnesota Statues section 469.175, subdivision 4:

A. any reduction or enlargement of the geographic area of the Project Area or
the TIF District;

B. increase in amount of bonded indebtedness to be incurred;

C. a determination to capitalize interest on debt if that determination was not a
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part of the original plan;

D. increase in the portion of the captured net tax capacity to be retained by the
HRA,
E. increase in total estimated tax increment expenditures; or

F. designation of additional property to be acquired by the HRA;

shall be approved upon the notice and after the discussion, public hearing and findings required
for approval of the original TIF Plan.

The geographic area of the TIF District may be reduced, but shall not be enlarged after five
years following the date of certification of the original net tax capacity by the County Auditor.
The requirements of this paragraph do not apply if (1) the only modification is elimination of
parcel(s) from the TIF District and (2)(a) the current net tax capacity of the parcel(s) eliminated
from the TIF District equals or exceeds the net tax capacity of those parcel(s) in the TIF District’s
original net tax capacity or (b) the HRA agrees that, notwithstanding Minnesota Statues section
469.177, subdivision 1, the original net tax capacity will be reduced by no more than the current
net tax capacity of the parcel(s) eliminated from the TIF District.

The HRA must notify the County Auditor of any modification that reduces or enlarges the
geographic area of the TIF District or the Project Area. Maodifications to the TIF District in the
form of a budget modification or an expansion of the boundaries will be recorded in the TIF Plan.

Section 16.  Administrative Expenses.

In accordance with Minnesota Statues section 469.174, subdivision 14, and Minnesota
Statues section 469.176, subdivision 3, administrative expenses mean all expenditures of the HRA,
other than:

A. amounts paid for the purchase of land or buildings;

amounts paid to contractors or others providing materials and services
directly connected with the physical development of the real property in the
Project Area, including architectural and engineering services and materials
and services for demolition, soil correction, and the construction or
installation of public improvements;

C. relocation benefits paid to or services provided for persons residing or
businesses located in the Project Area;

D. amounts paid for property taxes or payments in lieu of taxes; and

E. amounts used to pay principal or interest on, fund a reserve for, or sell at
a discount, bonds issued pursuant to Minnesota Statues section 469.178 or
other financial obligations to the extent those obligations were used to
finance costs described in clauses (A) to (D).
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Administrative expenses also include amounts paid for services provided by bond counsel,
fiscal consultants, and planning or economic development consultants. Tax increment may be
used to pay any authorized and documented administrative expenses for the TIF District and the
Project Area up to, but not to exceed, 10% of the total estimated tax increment expenditures
authorized by the TIF Plan or 10% of the total tax increments, as defined in section 469.174,
subdivision 25(1) of the TIF Act, whichever is less.

Pursuant to Minnesota Statues section 469.176, subdivision 4h, tax increments may be used
to pay for the County’s actual administrative expenses incurred in connection with the TIF District.
The County may require payment of those expenses by February 15 of the year following the year
the expenses were incurred.

Pursuant to Minnesota Statues section 469.177, subdivision 11, the county treasurer shall
deduct an amount equal to approximately 0.360% of any tax increment distributed to the HRA and
the county treasurer shall pay the amount deducted to the state treasurer for deposit in the state
general fund to be appropriated to the State Auditor for the cost of financial reporting of tax
increment financing information and the cost of examining and auditing authorities’ use of tax
increment financing.  Increments used to pay the County’s administrative expenses under
subdivision 4h are not subject to the 10% limit.

Section 17. Limitation of Increment — 4-Year Rule.

Pursuant to Minnesota Statues section 469.176, subdivision 6:

(a) If, after four years from the date of certification of the original net tax capacity
of the tax increment financing district pursuant to section 469.177, no demolition,
rehabilitation, or renovation of property or other site preparation, including
qualified improvement of a street adjacent to a parcel but not installation of utility
service including sewer or water systems, has been commenced on a parcel located
within a tax increment financing district by the authority or by the owner of the
parcel in accordance with the tax increment financing plan, no additional tax
increment may be taken from that parcel, and the original net tax capacity of that
parcel shall be excluded from the original net tax capacity of the tax increment
financing district. If the authority or the owner of the parcel subsequently
commences demolition, rehabilitation, or renovation or other site preparation on
that parcel including qualified improvement of a street adjacent to that parcel, in
accordance with the tax increment financing plan, the authority shall certify to the
county auditor that the activity has commenced, and the county auditor shall certify
the net tax capacity thereof as most recently certified by the commissioner of
revenue and add it to the original net tax capacity of the tax increment financing
district. The county auditor must enforce the provisions of this subdivision. The
authority must submit to the county auditor evidence that the required activity has
taken place for each parcel in the district. The evidence for a parcel must be
submitted by February 1 of the fifth year following the year in which the parcel was
certified as included in the district. For purposes of this subdivision, qualified
improvements of a street are limited to (1) construction or opening of a new street,
(2) relocation of a street, and (3) substantial reconstruction or rebuilding of an
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existing street

Section 18.  Use of Tax Increment.

The HRA hereby determines that it will use 100% of the captured net tax capacity of
taxable property located in the TIF District for the following purposes:

A. to pay for project costs as identified in the budget;

B. to pay the principal of and interest on bonds used to finance a project, if
applicable;
C. to finance or otherwise pay the capital and administration costs of the

Project Area pursuant to the Minnesota Statues sections 469.001 to 469.047;

D. to finance or otherwise pay for other purposes as provided in Minnesota
Statues section 469.176, subdivision 4;

E. to pay principal and interest on any loans, advances or other payments made
to the HRA or for the benefit of the Project Area by the Developer;

F. to finance or otherwise pay premiums and other costs for insurance, credit
enhancement, or other security guaranteeing the payment when due of
principal and interest on tax increment bonds or bonds issued pursuant to
the TIF Plan or pursuant to Minnesota Statutes Chapter 462C and
Minnesota Statues sections 469.152 to 469.1655, or both; and

G. to accumulate or maintain a reserve securing the payment when due of the
principal and interest on the tax increment bonds or bonds issued pursuant
to Minnesota Statutes Chapter 462C and Minnesota Statues sections
469.152 to 469.1655, or both.

These revenues shall not be used to circumvent any levy limitations applicable to the HRA,
nor for other purposes prohibited by Minnesota Statues section 469.176, subdivision 4. In
accordance with section 469.176, subdivision 4(j) of the TIF Act, at least 90% of the Tax
Increments will be used to finance the cost of correcting the conditions that allow designation of a
tax increment financing district as aredevelopment district. These costs include, but are not limited
to, acquiring properties containing structurally substandard buildings or improvements or hazardous
substances, pollution, or contaminants, acquiring adjacent parcels necessary to provide a site of
sufficient size to permit development, demolition and rehabilitation of structures, clearing of the
land, the removal of hazardous substances or remediation necessary to development of the land,
and installation of utilities, roads, sidewalks, and parking facilities for the site. The allocated
administrative expenses of the HRA, including the cost of any preparation of a development action
response plan, may be included in the qualifying costs.

Section 19. Notification of Prior Planned Improvements.

The HRA shall, after due and diligent search, accompany its request for certification to the

10
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County Auditor or its notice of the TIF District enlargement with a listing of all properties within
the TIF District or area of enlargement for which building permits have been issued during the 18
months immediately preceding approval of the TIF Plan by the City pursuant to Minnesota Statues
section 469.175, subdivision 3. The County Auditor shall increase the original value of the TIF
District by the tax capacity of improvements for which a building permit was issued.

Section 20. Excess Tax Increments.

Pursuant to Minnesota Statutes section 469.176, subdivision 2, in any year in which the tax
increment exceeds the amount necessary to pay the costs authorized by this TIF Plan, including
the amount necessary to cancel any tax levy as provided in Minnesota Statues section 475.61,
subdivision 3, the HRA shall use the excess amount to do any of the following:

A. prepay any outstanding bonds;

B discharge the pledge of tax increment therefor;

C. pay into an escrow account dedicated to the payment of such bond; or
D

return the excess to the County Auditor for redistribution to the respective
taxing jurisdictions in proportion to their local tax rates.

In addition, the HRA may, subject to the limitations set forth herein, choose to modify this
Plan to finance additional public costs in the TIF District or Project Area.

Section 21.  Other Limitations on the Use of Tax Increment.

A. General Limitations.  All revenue derived from tax increment shall be
used in accordance with the TIF Plan and the Redevelopment Plan pursuant to the HRA
Act.

These revenues shall not be used to circumvent existing levy limit law.  No
revenues derived from tax increment shall be used for the acquisition, construction,
renovation, operation or maintenance of a building to be used primarily and regularly for
conducting the business of a municipality, county, school district, or any other local unit
of government or the state or federal government or for a commons area used as a public
park, or a facility used for social, recreational or conference purposes.  This provision
shall not prohibit the use of revenues derived from tax increments for the construction or
renovation of a parking structure, or a privately owned facility for conference purposes.

B. Pooling Limitations. At least 75% of tax increments from the TIF District
must be expended on activities in the TIF District or to pay bonds, to the extent that the
proceeds of the bonds were used to finance activities within said district or to pay, or secure
payment of, debt service on credit enhanced bonds. Not more than 25% of said tax
increments may be expended, through a development fund or otherwise, on activities
outside of the TIF District except to pay, or secure payment of, debt service on credit
enhanced bonds. For purposes of applying this restriction, all administrative expenses
must be treated as if they were solely for activities outside of the TIF District. As set forth

11
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in paragraph D below, the HRA elects to increase its pooling percentage by up to 10% on
activities located outside the TIF District as permitted by Minnesota Statues section
469.1763, subdivision 2(d) of the TIF Act. And in this case, as permitted by Minnesota
Statues section 469.1763, subdivision 2(c) of the TIF Act, if the only expenses for activities
outside of the district are for these purposes, administrative expenses will be considered as
expenditures for activities in the TIF District

C. Five Year Limitation on Commitment of Tax Increments. Tax increments
derived from the TIF District shall be deemed to have satisfied the 75% test set forth in
paragraph B above only if the five-year rule set forth in Minnesota Statues section
469.1763, subdivision 3, has been satisfied; beginning with the sixth year following
certification of the TIF District if Minnesota Statues section 469.1763, subdivision 5
applies.

D. Expenditures for Housing. The HRA hereby elects to authorize spending
up to an additional 10% of the tax increments on activities located outside the TIF District
as permitted by Minnesota Statues section 469.1763, subdivision 2(d) provided the
expenditures meet the following requirements, as such requirements may be amended from
time to time:

(1)  they are used exclusively to assist housing that meets the
requirements for a qualified low-income building as defined in Section 42 of the
Internal Revenue Code of 1986, as amended (the “Code”);

2 they do not exceed the qualified basis of housing as defined under
Section 42(c) of the Code, less the amount of any credit allowed under Section 42
of the Code; and

3) they are used to (i) acquire and prepare the site for housing, (ii)
acquire, construct or rehabilitate the housing, or (iii) make public improvements
directly related to the housing; or

(4)  be used to develop housing: (i) if the market value of the housing
does not exceed the lesser of: (A) 150 percent of the average market value of
single-family homes in that municipality; or (B) $200,000 for municipalities
located in the metropolitan area, as defined in Minnesota Statues section
473.121, or $125,000 for all other municipalities; and (ii) if the expenditures are
used to pay the cost of site acquisition, relocation, demolition of existing
structures, site preparation, and pollution abatement on one or more parcels, if
the parcel contains a residence containing one to four family dwelling units that
has been vacant for six or more months and is in foreclosure as defined in
Minnesota Statues section 325N.10, subdivision 7, but without regard to whether
the residence is the owner’s principal residence, and only after the redemption
period has expired; or

(5) to assist owner-occupied housing that meets the requirements of
Minnesota Statues section 469.1761, subdivision 2 of the TIF Act.

12
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Section 22.  County Road Costs.

Pursuant to Minnesota Statues section 469.175, subdivision la, the county board may
require the HRA to pay for all or part of the cost of county road improvements if the proposed
Development will, in the judgment of the county, substantially increase the use of county roads
requiring construction of road improvements or other road costs and if the road improvements are
not scheduled within the next five years under a capital improvement plan or other county plan.

In the opinion of the HRA and consultants, the proposed development outlined in this TIF
Plan will have little or no impact upon county roads. If the county elects to use increments to
improve county roads, it must notify the HRA within 45 days of receipt of this Plan.

Section 23.  Assessment Agreements.

Pursuant to Minnesota Statues section 469.177, subdivision 8, the HRA may enter into an
agreement in recordable form with the developer of property within the TIF District which
establishes a minimum market value of the land and completed improvements for the duration of
the TIF District. The assessment agreement shall be presented to the assessor who shall review
the plans and specifications for the improvements constructed, review the market value previously
assigned to the land upon which the improvements are to be constructed and, so long as the
minimum market value contained in the assessment agreement appear, in the judgment of the
assessor, to be a reasonable estimate, the assessor may certify the minimum market value
agreement.  The HRA reserves the right to enter into assessment agreements establishing a
minimum market value upon completion as needed.

Section 24.  Administration of the TIF District.

Administration of the TIF District will be handled by the Executive Director of the HRA.

Section 25.  Financial Reporting Requirements.

The HRA will comply with all reporting requirements of Minnesota Statutes section
469.175, subdivisions 5 and 6.

13
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EXHIBIT A

ESTIMATES OF TAX INCREMENTS AND USES

Estimates of Tax Increments and Uses

Name of District: Grand and Victoria Project
Type of District: Redevelopment District
Duration of District: 25 years following 1% collection

ESTIMATED TAX INCREMENT REVENUES

Estimated Amount

Tax Increment Revenue (1) $9,080,000
Interest and Investment Earnings $360,000
Estimated Tax Increment Revenues $9,440,000

ESTIMATED PROJECT/FINANCING COSTS

Estimated Amount

Land/Building Acquisition $0
Site Improvements/Preparation Costs $1,288,000
Utilities $0
Other Qualifying Public Improvements $1,668,000
Construction of Affordable Housing (Pooling) $2,956,000
Administrative Costs $908,000
Estimated Tax Increment Project Costs $6,820,000
Estimated Financing Costs
Interest Expense $2,620,000
Total Est. Project/Financing Costs Paid From Tax Increment $9,440,000

(1) Net of State Auditor Deduction

A-1
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EXHIBIT B

MARKET VALUE ANALYSIS REPORT

Housing & Redevelopment Authority of the City of St. Paul
Grand and Victoria Project
Tax Increment Financing District (Redevelopment)
Market Value Information

Projected Taxable Market Value $26,500,000

Less Taxable Base Market Value ($6,465,800)

Equals Increased Market Value $20,034,200

Less Present Value of tax increments (@ 5.50%) ($4,539,352)

Equals $15,494,848
B-1
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EXHIBITC

PROJECTED TAX INCREMENTS AND ASSUMPTIONS

Housing & Redevelopment Authority of the City of St. Paul

Name of Project

Name of Developer
Type of TIF District
Maximum Duration

Est. Date of Certification Request
Elect First Year

First Year of Increment

Final Year of Increment (Max)

Tax Rates
City of St. Paul
Ramsey County
ISD #625
Miscellaneous
Local Tax Rate Captured for TIF

Watershed Name/No.

Fiscal Disparity (In or Out)
Sharing Factor

FD Tax Rate
State General Tax Rate *
Market Value Based Tax Rate (ISD #625) *

Assess year values for base
Pay year values for base

Grand and Victoria Project
Ari Parritz/845 Grand LLC
Redevelopment

25 years after 1st collection

2/1/2026
Yes
2028
2053

Final Pay 2025
52.697%

43.610%
34.478%
13.450%

144.234%

Capital Region Watershed

Inside TIF (Clause B)
34.0220%
123.8880%
28.8570%
0.18222%

2025
2026

* Taxes generated from these levy rates are not captured in TIF districts
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Housing & Redevelopment Authority of the City of St. Paul
Grand and Victoria Project
Tax Increment Financing District (Redevelopment)

Assess 2025-Pay 2026

Proposed TIF Parcels Est. Market Value Current Class Current TC

02.28.23.42.0125 5,936,600 C/! Preferred 117,982

02.28.23.42.0126 323,100 Res Non-Hstd (Vacant) 4,039

02.28.23.42.0126 206,100 C/I Preferred 3,372
6,465,800 125,393

Proposed Redevelopment Units

Total Bldg SF 166,760

Commercial SF 12,800

MR Rental Apartments 90 Homes

Adjust to Taxable Classification of Parcels Based On Redevelopment Market Value

Est. Market Value Classification Adjusted TC
Total Residential Rental 5,441,032 Rental 68,013
Total C/I 1,024,768 c/I Preferred 19,745
6,465,800 87,758
Proposed Project Component Value
Market Rate Rental
Market Value per Unit* S247,778 $22,300,000
Total No. of Homes 90
Commercial Space
Market Value per SF* $328.13 $4,200,000
Total Est. Gross SF 12,800
Est. Market Value Tax Capacity
Market Rental Apartments $22,300,000 $278,750
Commercial Development $4,200,000 $83,250
Total Project $26,500,000 $362,000
Increased Market Value 520,034,200
Project Timing Residential Commercial
Construction Start 2/1/2026 2/1/2026
Project Initial Opening 6/1/2027 6/1/2027
Project Completion 8/1/2028 8/1/2028
* Estimated by Ramsey County
C-2
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Housing & Redevelopment Authority of the City of St. Paul
Grand and Victoria Project

Tax Increment Financing District (Redevelopment)
Mixed Use Building with 90 Market Rate Apartments (@ $248K/unit) and 12,800 SF of Commercial Space (@ $328/SF)
Total EMV $26.5M - $22.3M Rental Housing and $4.2M Commercial Uses, 0% Inflation, Final Pay 2025 Tax Rate (Est. for Pay 2026), Fiscal Disparity Option B, Elect First Year 2028

Less FD Tax Est. Tl Less State
Total Est. Total Net Less Original Capacity Increment Est. Local Projected Est. Tl Est. Tl Attributable to|  Auditor Annual
Assess Collect Market Tax Net Tax (Comm) Tax Captured Tax Tax Attributable to Attributableto School Dist Deduction Tl
Year Year Value Capacity Capacity 34.0220% Sharing Factor Capacity Rate* Increment City Levy* County Levy* Levy* 0.360% to HRA
(1) 2) (3) (4) (5) (6) (7) (8) 9) (10) (11) (12) (13) (14) (15)

2027 2028 $13,250,000 180,625 (87,758) (7,316) 0.473636 85,551 144.234% $123,393 $45,082 $37,309 $29,496 ($444) $122,949
2028 2029 $19,875,000 271,313 (87,758) (14,461) 0.623242 169,093 144.234% $243,890 $89,107 $73,742 $58,300 (5878) $243,012
2029 2030 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2030 2031 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2031 2032 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2032 2033 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2033 2034 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2034 2035 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2035 2036 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2036 2037 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2037 2038 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2038 2039 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2039 2040 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2040 2041 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2041 2042 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2042 2043 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2043 2044 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2044 2045 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2045 2046 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2046 2047 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2047 2048 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2048 2049 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2049 2050 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2050 2051 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2051 2052 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 $87,104 ($1,312) $363,076
2052 2053 $26,500,000 362,000 (87,758) (21,606) 0.697890 252,636 144.234% $364,388 $133,131 $110,175 587,104 ($1,312) $363,076

$9,112,596 $3,329,331  $2,755,252  $2,178,283 ($32,805) $9,079,790

* Final Pay 2025 Tax Rate from Ramsey County Used for Pay 2026

45



EXHIBIT D

FISCAL AND ECONOMIC IMPACT ON OTHER TAXING JURISDICTIONS

Housing & Redevelopment Authority of the City of St. Paul
Grand and Victoria Project
Tax Increment Financing District (Redevelopment)
Statement of Alternate Estimates of the Impact of Tax Increment Financing

No Captured Net Tax Capacity

Without Creation of District Captured Net Tax Capacity Available Without Creation of District

Preliminary Final Preliminary Hypothetical

Pay 2026* Pay 2025* Pay 2026* Projected New Taxable Hypothetical Hypothetical Tax Generated
Taxable Net Local Taxable Net Captured Net Net Tax Local Decline in Local by Captured Net

Taxing Jurisdiction Tax Capacity (a) Tax Rate Tax Capacity (a) Tax Capacity Capacity (b) Tax Rate Tax Rate Tax Capacity
City of St. Paul 413,917,089 52.697% 413,917,089 252,636 414,169,725 52.665% 0.032% $133,131
Ramsey County 900,397,166 43.610% 900,397,166 252,636 900,649,802 43.598% 0.012% $110,175
ISD #625 413,917,447 34.478% 413,917,447 252,636 414,170,083 34.457% 0.021% $87,104
Miscellaneous *x - 13.450% - - - 13.450% 0.000% $0
144.234% 144.169% 0.065% $330,410

Statement #1.: If assume the estimated captured net tax capacity would be available to the taxing jurisdictions without creation of the district,

Statement #2:

the taxing jurisdictions would have increased taxable net tax capacity to tax upon thereby resulting in a hypothetical decline
in the local tax rate, while producing the same level of taxes. The above hypothetical analysis indicates a total tax rate decline
of 0.065%; alternatively an increase in taxable net tax capacity without a reduction in the tax rate would produce an
additional $330,410 of taxes from the three taxing jurisdictions listed above.

If assume the estimated captured net tax capacity would not be available to the taxing jurisdictions without creation of the district,
the projected captured net tax capacity shown above would not be available and the taxing jurisdictions would have no change
to their taxable net tax capacity or tax rates.

* The Pay 2026 tax capacities and tax rates are unknown at this time, they have been estimated utilizing Preliminary Pay 2026 tax capacities and Final Pay 2025 tax rates
** The miscellaneous taxing jurisdictions have been excluded, they represent 9.32% of the total local tax rate.

(a) Taxable Net Tax Capacity equals the total tax capacity minus tax increment tax capacity minus fiscal disparity contribution (“Value for Local Rate")
(b) New Taxable Net Tax Capacity adds Projected Captured Net Tax Capacity to Taxable Net Tax Capacity

D-1
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EXHIBIT E

MAP OF THE TIF DISTRICT

Grand and Victoria Redevelopment Project Area and TIF District
Friday, October 10, 2025
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TO:

Members of the City Council/HRA

FROM: In$ight St. Paul Steering Committee
SUBJECT: Opposition to Use of TIF in the 841-857 Grand

Avenue Redevelopment Plan

DATE: November 25, 2025

In$ight St. Paul Steering Committee Recommendation

The Redevelopment Plan for 841-857 Grand Avenue should not

include Tax Increment Financing (TIF) totaling $2.95 million.

Rationale for our Recommendation
The Steering Committee bases its recommendation on extensive
analysis of how Tax Increment Financing (TIF) has been used in Saint
Paul and our understanding — based on publicly available information —
of how it will be used to support the Redevelopment Plan at 841-857
Grand herein after referred to as 845 Grand Avenue. In addition,
members of In$ight St. Paul have had two conversations with the
developer, Ari Parritz.
(Note: In$ight St. Paul’s analysis of the City’s use of TIF is contained in
In$ight St. Paul Reports dated October 29, 2024, and August 11, 2025.)

Arguments Favoring the 845 Grand Avenue Plan
The Saint Planning Commission has affirmed with a narrow 6 to 5 vote
that the 845 Grand Avenue Plan is consistent with the Saint Paul 2040
Comprehensive Plan.
The developer, Ari Parritz, is a competent and reputable developer
committed to the improvement of Saint Paul. He recently completed a
similar project at the nearby corner of Grand Avenue and St. Albans.
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That project did not require TIF and the developer states that it was
because of the low interest rates during covid.

e The 845 Grand Avenue project will likely be a net addition to the
neighborhood.

e The developeris firm in stating that he cannot undertake and complete
a successful project without the use of TIF and that he and his investors
will suffer financial losses if the project is not approved by the HRA in
December.

e The $2.95 million TIF request is relatively small when compared to
recent TIF supported projects in the City.

e The developer states that he understands the negatives of TIF and has
also stated he is not in favor of the continued use of TIF believing the
City needs to find other ways to incentivize the much-needed
development of the City’s tax base. He states that he cannot, however,
move forward on his current timeline for this project without TIF.

In$ight St. Paul’s Reservations Concerning Saint Paul’s Use of
Tax Increment Financing (TIF)
Among the concerns expressed in the In$ight St. Paul Reports
are the following:
e TIF has been overused in the City of Saint Paul.
o In 2024 Saint Paul had over 7.9% of taxable property captured in
TIF projects.
o Therecent Landmark Towers project is an example of the overuse
of TIF.
o Saint Paulis the largest user of TIF in the State and second only,
per capita, to the City of Chicago in the use of TIF in the country.
o Minneapolis and other municipalities are reducing use of TIF.
e TIF is often advertised as a way to increase the tax base in the City but
that increase does not happen for a period of up to 25 years after
completion of a project.
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e TIFis a public subsidy — a gift - paid to a developer as an incentive to
engage in a project. It is not a loan. The City must accrue debt to grant
the subsidy to the developer.

e TIF captures future taxes of real estate improvement to retire the debt
incurred by the City. Future taxes do not go into the general fund.

o Tax levies to service debt for TIF projects INCREASED 40.1% by
approximately $13M from 2015-2024.

o Currently 8% of the property taxes of City taxpayers are devoted to
covering the cost of existing TIF projects.

e City services required by the project - Fire, Police, Public Works , etc. —
are not paid for by taxes paid by the project. They are paid for by
taxpayers outside of the project.

Reasons Why In$ight St. Paul Opposes the Use of TIF for the
845 Grand Avenue Project

e The site is one of if not the most attractive development sites in the City
of Saint Paul. We believe a developer should be able to create a
profitable development plan at that site without the need for a public
subsidy.

e The relatively small TIF request of $2.95 million suggests that the
developer should be able to find ways to finance a $44.5 million project
without resorting to TIF.

e Although the project has attractive features and will be a net benefit to
the neighborhood, it does not have a clear and compelling public
purpose justifying the use of TIF.

e Data demonstrating that the project has passed the “but for” test is not
publicly available.

e Awarding a public subsidy to this project will set a precedent sending a
signal to other developers that fulfilling the “but for” requirement will be
relatively easy to demonstrate.

e TIF is often used in support of blight removal. The City has already been
awarded $350,000 from the Minnesota Department of Employment and
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Economic Development (DEED) for abatement, demolition, and public
infrastructure improvements at the site.

Awarding a public subsidy (TIF) removes the opportunity for the City to
increase tax base revenue from one of its most attractive development
sites for a period of up to 25 or more years.

- Conclusions -
Do not award a public subsidy - TIF - to this project.
Although likely a net gain to the neighborhood, the project does not
enhance City goals to increase the tax base in the short to medium
term and it puts a further burden on taxpayers at a time when they are
already coping with rapidly rising property taxes.
Awarding TIF to this project — a project for which it is hard to justify
the need for TIF - will make it difficult to refuse to award TIF to future
TIF proposals in the City.
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TO:

Members of the City Council/HRA

FROM: In$ight Steering Committee
SUBJECT: Opposition to Use of TIF in the 841-857 Grand

Avenue Redevelopment Plan

DATE: November 25, 2025

- In$ight Steering Committee Recommendation -

The Redevelopment Plan for 841-857 Grand Avenue should not

include Tax Increment Financing (TIF) totaling $2.95 million.

Rationale for our Recommendation
The Steering Committee bases its recommendation on extensive
analysis of how Tax Increment Financing (TIF) has been used in Saint
Paul and our understanding — based on publicly available information —
of how it will be used to support the Redevelopment Plan at 841-857
Grand herein after referred to as 845 Grand Avenue. In addition,
members of In$ight have had two conversations with the developer, Ari
Parritz.
(Note: In$ight analysis of the City’s use of TIF is contained in In$ight
Reports dated October 29, 2024, and August 11, 2025.)

Arguments Favoring the 845 Grand Avenue Plan
The Saint Planning Commission has affirmed with a narrow 6 to 5 vote
that the 845 Grand Avenue Plan is consistent with the Saint Paul 2040
Comprehensive Plan.
The developer, Ari Parritz, is a competent and reputable developer
committed to the improvement of Saint Paul. He recently completed a
similar project at the nearby corner of Grand Avenue and St. Albans.
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That project did not require TIF and the developer states that it was
because of the low interest rates during covid.

e The 845 Grand Avenue project will likely be a net addition to the
neighborhood.

e The developeris firm in stating that he cannot undertake and complete
a successful project without the use of TIF and that he and his investors
will suffer financial losses if the project is not approved by the HRA in
December.

e The $2.95 million TIF request is relatively small when compared to
recent TIF supported projects in the City.

e The developer states that he understands the negatives of TIF and has
also stated he is not in favor of the continued use of TIF believing the
City needs to find other ways to incentivize the much-needed
development of the City’s tax base. He states that he cannot, however,
move forward on his current timeline for this project without TIF.

In$ight’s Reservations Concerning Saint Paul’s Use of Tax
Increment Financing (TIF)
Among the concerns expressed in the In$ight Reports are the
following:
e TIF has been overused in the City of Saint Paul.
o In 2024 Saint Paul had over 7.9% of taxable property captured in
TIF projects.
o Therecent Landmark Towers project is an example of the overuse
of TIF.
o Saint Paulis the largest user of TIF in the State and second only,
per capita, to the City of Chicago in the use of TIF in the country.
o Minneapolis and other municipalities are reducing use of TIF.
e TIF is often advertised as a way to increase the tax base in the City but
that increase does not happen for a period of up to 25 years after
completion of a project.
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e TIFis a public subsidy — a gift - paid to a developer as an incentive to
engage in a project. It is not a loan. The City must accrue debt to grant
the subsidy to the developer.

e TIF captures future taxes of real estate improvement to retire the debt
incurred by the City. Future taxes do not go into the general fund.

o Tax levies to service debt for TIF projects INCREASED 40.1% by
approximately $13M from 2015-2024.

o Currently 8% of the property taxes of City taxpayers are devoted to
covering the cost of existing TIF projects.

e City services required by the project - Fire, Police, Public Works , etc. —
are not paid for by taxes paid by the project. They are paid for by
taxpayers outside of the project.

Reasons Why In$ight Opposes the Use of TIF for the 845 Grand
Avenue Project

e The site is one of if not the most attractive development sites in the City
of Saint Paul. We believe a developer should be able to create a
profitable development plan at that site without the need for a public
subsidy.

e The relatively small TIF request of $2.95 million suggests that the
developer should be able to find ways to finance a $44.5 million project
without resorting to TIF.

e Although the project has attractive features and will be a net benefit to
the neighborhood, it does not have a clear and compelling public
purpose justifying the use of TIF.

e Data demonstrating that the project has passed the “but for” test is not
publicly available. The “but for” test may have been “passed” because
the developer convinced city staff and a consulting firm that he and his
investors could not achieve a desired financial return without a subsidy.

e Awarding a public subsidy to this project will set a precedent sending a
signal to other developers that fulfilling the “but for” requirement will be
relatively easy to demonstrate.



TIF is often used in support of blight removal. The City has already been
awarded $350,000 from the Minnesota Department of Employment and
Economic Development (DEED) for abatement, demolition, and public
infrastructure improvements at the site.

Awarding a public subsidy (TIF) removes the opportunity for the City to
increase tax base revenue from one of its most attractive development
sites for a period of up to 25 or more years.

- Conclusions -
Do not award a public subsidy - TIF - to this project.
Although likely a net gain to the neighborhood, the project does not
enhance City goals to increase the tax base in the short to medium
term and it puts a further burden on taxpayers at a time when they are
already coping with rapidly rising property taxes.
Awarding TIF to this project — a project for which it is hard to justify
the need for TIF - will make it difficult to refuse to award TIF to future
TIF proposals in the City.
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845 Grand Avenue

Should the project receive a public subsidy (TIF) of $2.95 million?

What is 845 Grand Avenue?

A proposed six-story, mixed-use building at the northeast corner of Grand and
Victoria.

Primary Reasons for Awarding a Public Subsidy (TIF)

A project is deemed to have a clear and compelling public purpose.

A project passes the “but for” test, i.e., this or any other developer would not
undertake the project “but for” the award of a public subsidy (TIF).

A project removes “blight.”

Recommendation - The proposed project at 845 Grand Avenue DOES
NOT meet the standards required for the award of a public subsidy —

TIF

A clear and compelling public purpose has not been identified.

There is no publicly available evidence it has passed the “but for” test.
A definition of the site as “blighted” is questionable and it has already
received $350,000 of DEED for abatement, demolition, and public
infrastructure improvements.

Additional Considerations

The site is one of the most attractive development sites in Saint Paul.
Awarding a public subsidy to this project will set a precedent and send a
message to developers that public subsidies are readily available.

If this project at an attractive development site receives a public subsidy (TIF),
there will be no valid reasons for other developments to be refused a public
subsidy (TIF).

Awarding a public subsidy (TIF) removes the opportunity for the City to
increase tax base revenue from one of its most attractive development sites
for up to 25 or more years.

For additional information, contact Julian Loscalzo at julian@ballparktours.net
or at 612-328-1145.
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From: Barbara Sibley

To: HRAHearing (CI-StPaul
Subject: Grand and Victoria Redevelopment
Date: Tuesday, December 9, 2025 11:07:24 AM

You don't often get email from barbara.s.sibley@gmail.com. Learn why this is important

I strongly encourage the HRA to NOT declare the Grand and Victoria area a Tax Increment
Financing (TIF) District. The area does not meet the "but - for" criteria for defining a proposal
to use TIF. It is prime real estate for retail, housing, or a mix of both. Is it a blighted area? If it
were, that would be news to the residences to the north and east of the area. In other words, it
is not a blighted area.

I'm glad the developer wants to pursue a project in this area. And I hope they do. What I'm not
in favor of is locking up any benefit to the City's general fund for 25 or more years. Let's
develop some discipline on use of TIF for projects that meet the "but for" criteria. This project
doesn't.

Respectfully,
Barbara Sibley
Ward 4
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From: ROBERT MUSCHEWSKE

To: HRAHearing (CI-StPaul

Subject: Op Ed Concerning the City"s use of TIF
Date: Tuesday, December 9, 2025 12:04:36 PM
Attachments: TIF Op-Ed - 05 24 25 Revised 05 25 25.docx

Please add this to the file concerning the use of TIF for the redevelopment project at
Grand and Victoria. The Op Ed makes the case that the City has overused TIF and
should be very cautious in continuing to use it.

Bob

Bob Muschewske
Saint Paul, MN 55102
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Tax Increment Financing (TIF)

Saint Paul’s Overuse of TIF Has Negative Consequences

Tax increment financing (TIF) is a public financing tool employed with the long-term objective of expanding the City’s tax base. It seeks to accomplish that goal by subsidizing redevelopment, infrastructure, and community improvement projects such as:

1. Upgrading obsolescent facilities.

2. Eliminating blight.

3. Remediating pollution

4. Expanding affordable housing choices.

5. Enhancing private sector employment growth.

6. Encouraging redevelopment activities that enhance urban features, amenities, and historic structures.

There is growing concern that TIF has been overused and that it has not delivered hoped-for results in addressing City goals. Other municipalities concerned about the efficacy of TIF have concluded that it places an undue and unfair burden on taxpayers and are reducing the use of TIF.



When using TIF, the City typically provides a subsidy to developers to engage in a project and then diverts property tax revenue from the project using those funds for 25+ years to repay the City for the upfront money it spent to induce the private development activity. The City’s tax base is not increased during this period. TIF is not a loan to a developer that the developer pays back to the City. TIF is a gift to the developer. The City provides the developer with a public subsidy – the gift – and the City must issue bonds to fund the amount of the gift. During the 25 to 30-year life of the project, property taxes that are paid by the TIF project do not go into the general fund but are used to retire the debt incurred by the City. In addition, none of the new tax revenue is used to pay for public services provided to the project such as fire, police, and public works. Those cost obligations are passed on to all other St. Paul taxpayers.



In 2024 the City of Saint Paul had over 7.9% ($2.8 Billion) of taxable property captured in TIF projects – the largest amount of any city in Minnesota. Given the significant need for redevelopment in Saint Paul’s downtown, there will be mounting pressure to increase the use of TIF.

TIF IS A SEDUCTIVE TOOL

Many City constituencies view TIF as an efficient and constructive solution to the achievement of one or more of the City’s goals. City leaders may view TIF as an easy and attractive method for developing the City’s tax base – an important goal of the City. The building trades may view it as an effective method for creating construction jobs – also an important goal of the City. Developers view it as “free money” enabling them to pursue and profit from development opportunities. Taxpayers, unaware of the increased tax burden they will bear, may be pleased that the City is focusing on development opportunities. Accordingly, the pressure to use TIF can be persuasive despite negatives associated with its use.



TIF IS AN IMPERFECT TOOL

 

There are significant negatives associated with the current use of TIF:

· It is a complex tool with many permutations making it difficult for the public to understand how it works, and the City websites provide little information about TIF projects and the impact on taxpayers. 

· Its ultimate impact often cannot be assessed for years after its implementation.

· The predicted success of the project is often based on difficult-to-make financial projections.

· TIF obligations are not identified in annual City budgets.



USE OF TIF REQUIRES CAREFUL ANALYSIS



[bookmark: _Hlk196745587]Careful and rigorous consideration needs to be given to the approval of each TIF project to increase the probability that the project will benefit the City and its taxpayers. To ensure that it is the right solution for any given project requires a thoughtful understanding and analysis of the following issues:



· Is there a clear and compelling public purpose served by the proposed project?

· What are the barriers to private sector funding of the project that make it necessary to use public subsidies – TIF – on a given project? To what extent has the City or a developer explored other funding sources? What keeps a developer from tackling a project without a public subsidy?

· The “but for” test – a test that the project would not occur without the assistance of a public subsidy – must be rigorously applied. If a pattern develops that TIF is readily granted, it provides an incentive for all developers to ask for a public subsidy. 

· TIF can incentivize development that results in over-building and thus the sub-optimal use of existing facilities. This can in turn reduce net operating income for other competing properties and reduce the City’s overall tax capacity.

· Should TIF be awarded to local or non-local developers? Providing TIF financing to non-local developers gives the financial advantages of TIF financing to those developers outside of the City.

· If a local developer has a project not financed with TIF and is confronted with a competing project financed by TIF, that creates an unfair advantage for the TIF financed project. Such conflicts should be avoided in the awarding of TIF.

· Will the impact of a TIF project on other properties be positive or negative?

· When a project involving the conversion of a commercial structure to a residential structure is considered for TIF, decision-makers need to understand that residential structures pay only about half the tax that commercial structures pay. 

· The City needs to analyze the difference between poorly performing and successful districts – both past and present – to assist in the decision making about whether a proposed district is likely to be successful and provide a benefit to the entire City.



INFLECTION POINT CALLS FOR CAUTIOUS AND PRUDENT USE OF TIF



The City of Saint Paul will be making critical decisions in the coming months concerning development opportunities in the downtown area. At least ten buildings in the center of downtown will be candidates for redevelopment. There will be increasing pressure to utilize TIF despite the negatives associated with its use. Many have expressed concern that TIF has been overused and that City goals for its use have not been accomplished.  The cautious and prudent analysis of upcoming TIF proposals is a wise course of action. The long-term financial health of the City is at stake.



In$ight St. Paul Committee
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From: ROBERT MUSCHEWSKE

To: HRAHearing (CI-StPaul

Subject: Op Ed Concerning the City"s use of TIF
Date: Tuesday, December 9, 2025 12:04:36 PM
Attachments: TIF Op-Ed - 05 24 25 Revised 05 25 25.docx

Please add this to the file concerning the use of TIF for the redevelopment project at
Grand and Victoria. The Op Ed makes the case that the City has overused TIF and
should be very cautious in continuing to use it.

Bob

Bob Muschewske
370 Summit Avenue
Saint Paul, MN 55102

rmuschewske@comcast.net
612-578-3635
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Tax Increment Financing (TIF)

Saint Paul’s Overuse of TIF Has Negative Consequences

Tax increment financing (TIF) is a public financing tool employed with the long-term objective of expanding the City’s tax base. It seeks to accomplish that goal by subsidizing redevelopment, infrastructure, and community improvement projects such as:

1. Upgrading obsolescent facilities.

2. Eliminating blight.

3. Remediating pollution

4. Expanding affordable housing choices.

5. Enhancing private sector employment growth.

6. Encouraging redevelopment activities that enhance urban features, amenities, and historic structures.

There is growing concern that TIF has been overused and that it has not delivered hoped-for results in addressing City goals. Other municipalities concerned about the efficacy of TIF have concluded that it places an undue and unfair burden on taxpayers and are reducing the use of TIF.



When using TIF, the City typically provides a subsidy to developers to engage in a project and then diverts property tax revenue from the project using those funds for 25+ years to repay the City for the upfront money it spent to induce the private development activity. The City’s tax base is not increased during this period. TIF is not a loan to a developer that the developer pays back to the City. TIF is a gift to the developer. The City provides the developer with a public subsidy – the gift – and the City must issue bonds to fund the amount of the gift. During the 25 to 30-year life of the project, property taxes that are paid by the TIF project do not go into the general fund but are used to retire the debt incurred by the City. In addition, none of the new tax revenue is used to pay for public services provided to the project such as fire, police, and public works. Those cost obligations are passed on to all other St. Paul taxpayers.



In 2024 the City of Saint Paul had over 7.9% ($2.8 Billion) of taxable property captured in TIF projects – the largest amount of any city in Minnesota. Given the significant need for redevelopment in Saint Paul’s downtown, there will be mounting pressure to increase the use of TIF.

TIF IS A SEDUCTIVE TOOL

Many City constituencies view TIF as an efficient and constructive solution to the achievement of one or more of the City’s goals. City leaders may view TIF as an easy and attractive method for developing the City’s tax base – an important goal of the City. The building trades may view it as an effective method for creating construction jobs – also an important goal of the City. Developers view it as “free money” enabling them to pursue and profit from development opportunities. Taxpayers, unaware of the increased tax burden they will bear, may be pleased that the City is focusing on development opportunities. Accordingly, the pressure to use TIF can be persuasive despite negatives associated with its use.



TIF IS AN IMPERFECT TOOL

 

There are significant negatives associated with the current use of TIF:

· It is a complex tool with many permutations making it difficult for the public to understand how it works, and the City websites provide little information about TIF projects and the impact on taxpayers. 

· Its ultimate impact often cannot be assessed for years after its implementation.

· The predicted success of the project is often based on difficult-to-make financial projections.

· TIF obligations are not identified in annual City budgets.



USE OF TIF REQUIRES CAREFUL ANALYSIS



[bookmark: _Hlk196745587]Careful and rigorous consideration needs to be given to the approval of each TIF project to increase the probability that the project will benefit the City and its taxpayers. To ensure that it is the right solution for any given project requires a thoughtful understanding and analysis of the following issues:



· Is there a clear and compelling public purpose served by the proposed project?

· What are the barriers to private sector funding of the project that make it necessary to use public subsidies – TIF – on a given project? To what extent has the City or a developer explored other funding sources? What keeps a developer from tackling a project without a public subsidy?

· The “but for” test – a test that the project would not occur without the assistance of a public subsidy – must be rigorously applied. If a pattern develops that TIF is readily granted, it provides an incentive for all developers to ask for a public subsidy. 

· TIF can incentivize development that results in over-building and thus the sub-optimal use of existing facilities. This can in turn reduce net operating income for other competing properties and reduce the City’s overall tax capacity.

· Should TIF be awarded to local or non-local developers? Providing TIF financing to non-local developers gives the financial advantages of TIF financing to those developers outside of the City.

· If a local developer has a project not financed with TIF and is confronted with a competing project financed by TIF, that creates an unfair advantage for the TIF financed project. Such conflicts should be avoided in the awarding of TIF.

· Will the impact of a TIF project on other properties be positive or negative?

· When a project involving the conversion of a commercial structure to a residential structure is considered for TIF, decision-makers need to understand that residential structures pay only about half the tax that commercial structures pay. 

· The City needs to analyze the difference between poorly performing and successful districts – both past and present – to assist in the decision making about whether a proposed district is likely to be successful and provide a benefit to the entire City.



INFLECTION POINT CALLS FOR CAUTIOUS AND PRUDENT USE OF TIF



The City of Saint Paul will be making critical decisions in the coming months concerning development opportunities in the downtown area. At least ten buildings in the center of downtown will be candidates for redevelopment. There will be increasing pressure to utilize TIF despite the negatives associated with its use. Many have expressed concern that TIF has been overused and that City goals for its use have not been accomplished.  The cautious and prudent analysis of upcoming TIF proposals is a wise course of action. The long-term financial health of the City is at stake.



In$ight St. Paul Committee
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Tax Increment Financing (TIF)

Saint Paul’s Overuse of TIF Has Negative
Consequences

Tax increment financing (TIF) is a public financing tool employed with the long-
term objective of expanding the City’s tax base. It seeks to accomplish that
goal by subsidizing redevelopment, infrastructure, and community
improvement projects such as:

1. Upgrading obsolescent facilities.
Eliminating blight.
Remediating pollution
Expanding affordable housing choices.
Enhancing private sector employment growth.
Encouraging redevelopment activities that enhance urban features,
amenities, and historic structures.
There is growing concern that TIF has been overused and that it has not
delivered hoped-for results in addressing City goals. Other municipalities
concerned about the efficacy of TIF have concluded that it places an undue
and unfair burden on taxpayers and are reducing the use of TIF.

o0k wd

When using TIF, the City typically provides a subsidy to developers to engage
in a project and then diverts property tax revenue from the project using those
funds for 25+ years to repay the City for the upfront money it spent to induce
the private development activity. The City’s tax base is not increased during
this period. TIF is not a loan to a developer that the developer pays back to the
City. TIF is a gift to the developer. The City provides the developer with a public
subsidy - the gift — and the City must issue bonds to fund the amount of the
gift. During the 25 to 30-year life of the project, property taxes that are paid by
the TIF project do not go into the general fund but are used to retire the debt
incurred by the City. In addition, none of the new tax revenue is used to pay for
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public services provided to the project such as fire, police, and public works.
Those cost obligations are passed on to all other St. Paul taxpayers.

In 2024 the City of Saint Paul had over 7.9% ($2.8 Billion) of taxable property
captured in TIF projects — the largest amount of any city in Minnesota. Given
the significant need for redevelopment in Saint Paul’s downtown, there will be
mounting pressure to increase the use of TIF.

TIF IS ASEDUCTIVE TOOL

Many City constituencies view TIF as an efficient and constructive solution to
the achievement of one or more of the City’s goals. City leaders may view TIF
as an easy and attractive method for developing the City’s tax base — an
important goal of the City. The building trades may view it as an effective
method for creating construction jobs — also an important goal of the City.
Developers view it as “free money” enabling them to pursue and profit from
development opportunities. Taxpayers, unaware of the increased tax burden
they will bear, may be pleased that the City is focusing on development
opportunities. Accordingly, the pressure to use TIF can be persuasive despite
negatives associated with its use.

TIF IS AN IMPERFECT TOOL

There are significant negatives associated with the current use of TIF:

e [tisacomplextool with many permutations making it difficult for the
public to understand how it works, and the City websites provide little
information about TIF projects and the impact on taxpayers.

e [ts ultimate impact often cannot be assessed for years after its
implementation.

e The predicted success of the project is often based on difficult-to-make
financial projections.

e TIF obligations are not identified in annual City budgets.
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USE OF TIF REQUIRES CAREFUL ANALYSIS

Careful and rigorous consideration needs to be given to the approval of each
TIF project to increase the probability that the project will benefit the City and
its taxpayers. To ensure that it is the right solution for any given project
requires a thoughtful understanding and analysis of the following issues:

e |sthere aclear and compelling public purpose served by the proposed
project?

e What are the barriers to private sector funding of the project that make it
necessary to use public subsidies — TIF — on a given project? To what
extent has the City or a developer explored other funding sources? What
keeps a developer from tackling a project without a public subsidy?

e The “butfor” test—a test that the project would not occur without the
assistance of a public subsidy — must be rigorously applied. If a pattern
develops that TIF is readily granted, it provides an incentive for all
developers to ask for a public subsidy.

e TIF canincentivize development that results in over-building and thus
the sub-optimal use of existing facilities. This can in turn reduce net
operating income for other competing properties and reduce the City’s
overall tax capacity.

e Should TIF be awarded to local or non-local developers? Providing TIF
financing to non-local developers gives the financial advantages of TIF
financing to those developers outside of the City.

e |falocaldeveloper has a project not financed with TIF and is confronted
with a competing project financed by TIF, that creates an unfair
advantage for the TIF financed project. Such conflicts should be
avoided in the awarding of TIF.

e Willthe impact of a TIF project on other properties be positive or
negative?

e When a project involving the conversion of a commercial structure to a
residential structure is considered for TIF, decision-makers need to
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understand that residential structures pay only about half the tax that
commercial structures pay.

e The City needs to analyze the difference between poorly performing and
successful districts — both past and present —to assist in the decision
making about whether a proposed district is likely to be successful and
provide a benefit to the entire City.

INFLECTION POINT CALLS FOR CAUTIOUS AND PRUDENT USE OF TIF

The City of Saint Paul will be making critical decisions in the coming months
concerning development opportunities in the downtown area. At least ten
buildings in the center of downtown will be candidates for redevelopment.
There will be increasing pressure to utilize TIF despite the negatives
associated with its use. Many have expressed concern that TIF has been
overused and that City goals for its use have not been accomplished. The
cautious and prudent analysis of upcoming TIF proposals is a wise course of
action. The long-term financial health of the City is at stake.

In$ight St. Paul Committee
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From: Wallace, William

To: HRAHearing (CI-StPaul
Subject: Grand/Victoria Redevelopment and TIFf
Date: Tuesday, December 9, 2025 11:55:12 AM

You don't often get email from bwallace@hamline.edu. Learn why this is important

I am contacting you to register my disagreement with the plan to offer TiFF financing to this
development proposal. The plan, as I understand it, is to build market rate apts and
commercial space. This will provide a significant profit to the developer. St. Paul loses needed
tax revenue to give a developer an even greater income stream. Unless the proposal shows
that the developer is taking a 20 year loss on this project, and why would that be?, then I don’t
see any reason for yet another taxpayer funded income project for a commercial development.

Bill Wallace
477 Laurel Avenue
Saint Paul, MN 55102
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From: ROBERT MUSCHEWSKE

To: HRAHearing (CI-StPaul

Subject: Op Ed Concerning the City"s use of TIF
Date: Tuesday, December 9, 2025 12:04:36 PM
Attachments: TIF Op-Ed - 05 24 25 Revised 05 25 25.docx

Please add this to the file concerning the use of TIF for the redevelopment project at
Grand and Victoria. The Op Ed makes the case that the City has overused TIF and
should be very cautious in continuing to use it.

Bob

Bob Muschewske
370 Summit Avenue
Saint Paul, MN 55102

rmuschewske@comcast.net
612-578-3635
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Tax Increment Financing (TIF)

Saint Paul’s Overuse of TIF Has Negative Consequences

Tax increment financing (TIF) is a public financing tool employed with the long-term objective of expanding the City’s tax base. It seeks to accomplish that goal by subsidizing redevelopment, infrastructure, and community improvement projects such as:

1. Upgrading obsolescent facilities.

2. Eliminating blight.

3. Remediating pollution

4. Expanding affordable housing choices.

5. Enhancing private sector employment growth.

6. Encouraging redevelopment activities that enhance urban features, amenities, and historic structures.

There is growing concern that TIF has been overused and that it has not delivered hoped-for results in addressing City goals. Other municipalities concerned about the efficacy of TIF have concluded that it places an undue and unfair burden on taxpayers and are reducing the use of TIF.



When using TIF, the City typically provides a subsidy to developers to engage in a project and then diverts property tax revenue from the project using those funds for 25+ years to repay the City for the upfront money it spent to induce the private development activity. The City’s tax base is not increased during this period. TIF is not a loan to a developer that the developer pays back to the City. TIF is a gift to the developer. The City provides the developer with a public subsidy – the gift – and the City must issue bonds to fund the amount of the gift. During the 25 to 30-year life of the project, property taxes that are paid by the TIF project do not go into the general fund but are used to retire the debt incurred by the City. In addition, none of the new tax revenue is used to pay for public services provided to the project such as fire, police, and public works. Those cost obligations are passed on to all other St. Paul taxpayers.



In 2024 the City of Saint Paul had over 7.9% ($2.8 Billion) of taxable property captured in TIF projects – the largest amount of any city in Minnesota. Given the significant need for redevelopment in Saint Paul’s downtown, there will be mounting pressure to increase the use of TIF.

TIF IS A SEDUCTIVE TOOL

Many City constituencies view TIF as an efficient and constructive solution to the achievement of one or more of the City’s goals. City leaders may view TIF as an easy and attractive method for developing the City’s tax base – an important goal of the City. The building trades may view it as an effective method for creating construction jobs – also an important goal of the City. Developers view it as “free money” enabling them to pursue and profit from development opportunities. Taxpayers, unaware of the increased tax burden they will bear, may be pleased that the City is focusing on development opportunities. Accordingly, the pressure to use TIF can be persuasive despite negatives associated with its use.



TIF IS AN IMPERFECT TOOL

 

There are significant negatives associated with the current use of TIF:

· It is a complex tool with many permutations making it difficult for the public to understand how it works, and the City websites provide little information about TIF projects and the impact on taxpayers. 

· Its ultimate impact often cannot be assessed for years after its implementation.

· The predicted success of the project is often based on difficult-to-make financial projections.

· TIF obligations are not identified in annual City budgets.



USE OF TIF REQUIRES CAREFUL ANALYSIS



[bookmark: _Hlk196745587]Careful and rigorous consideration needs to be given to the approval of each TIF project to increase the probability that the project will benefit the City and its taxpayers. To ensure that it is the right solution for any given project requires a thoughtful understanding and analysis of the following issues:



· Is there a clear and compelling public purpose served by the proposed project?

· What are the barriers to private sector funding of the project that make it necessary to use public subsidies – TIF – on a given project? To what extent has the City or a developer explored other funding sources? What keeps a developer from tackling a project without a public subsidy?

· The “but for” test – a test that the project would not occur without the assistance of a public subsidy – must be rigorously applied. If a pattern develops that TIF is readily granted, it provides an incentive for all developers to ask for a public subsidy. 

· TIF can incentivize development that results in over-building and thus the sub-optimal use of existing facilities. This can in turn reduce net operating income for other competing properties and reduce the City’s overall tax capacity.

· Should TIF be awarded to local or non-local developers? Providing TIF financing to non-local developers gives the financial advantages of TIF financing to those developers outside of the City.

· If a local developer has a project not financed with TIF and is confronted with a competing project financed by TIF, that creates an unfair advantage for the TIF financed project. Such conflicts should be avoided in the awarding of TIF.

· Will the impact of a TIF project on other properties be positive or negative?

· When a project involving the conversion of a commercial structure to a residential structure is considered for TIF, decision-makers need to understand that residential structures pay only about half the tax that commercial structures pay. 

· The City needs to analyze the difference between poorly performing and successful districts – both past and present – to assist in the decision making about whether a proposed district is likely to be successful and provide a benefit to the entire City.



INFLECTION POINT CALLS FOR CAUTIOUS AND PRUDENT USE OF TIF



The City of Saint Paul will be making critical decisions in the coming months concerning development opportunities in the downtown area. At least ten buildings in the center of downtown will be candidates for redevelopment. There will be increasing pressure to utilize TIF despite the negatives associated with its use. Many have expressed concern that TIF has been overused and that City goals for its use have not been accomplished.  The cautious and prudent analysis of upcoming TIF proposals is a wise course of action. The long-term financial health of the City is at stake.



In$ight St. Paul Committee
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From: Carl Michaud

To: HRAHearing (CI-StPaul

Cc: #CI-StPaul Ward1; Polly Heintz
Subject: Proposed TIF at Grand and Victoria
Date: Tuesday, December 9, 2025 4:50:22 PM
HRA Board members,

I am writing to you today to request that you not to approve the use of Tax Increment Funding
(TIF) for the development proposed on the northeast corner of Grand & Victoria.

First, this project does not warrant public funding at one of the most desired, sought-after
locations in the city. Several other buildings along Grand Avenue were recently remodeled
and redeveloped without the use of TIF. Homeowners and other businesses are dealing with
the impact of higher interest rates recently; all developers will need to adapt to the new
financial environment.

Second, residents will not see the benefits of increased property taxes from this project for at
least 25 years. Please stop providing subsidies to developers and start thinking about the
financial impact to the city’s residents. We have the highest property taxes in the state. Why?
One reason is that the city is the largest user of TIF in the Metro area with close to 8% of our
tax base in TIF districts meaning that 8% of your property taxes go to support city services in
those districts. And TIF districts take away money from the county and school district. Why
should so many financially-stressed households across the city pay to support development in
this highly-valued location? What are they getting out of it except higher property taxes and
rents to pay for city services provided to TIF districts until they are decertified?

Third, the information provided in the presentation on the HRA agenda is misleading. LHB
Inc. says this property meets the qualifications for TIF, but never really says the property is
blighted. Just because a proposal “qualifies” for TIF, doesn’t mean that you HAVE to approve
it for a TIF. Businesses were located there until very recently. How many more jobs will be
added beyond the number already in place? No data is offered by staff to support this claim.
The graph explaining TIF does not factor in depreciation of the TIF-supported property over
the 25 year time period, and it assumes the property will continue to devalue without
considering that another developer may step in to refurbish the existing space for new tenants.

Fourth, TIF often competes with other similar buildings in the area, resulting in lower
occupancy levels in those buildings and decreased valuations. Did staff analyze the financial
and competitive impacts on other businesses in the immediate area? The city needs to maintain
a level competitive playing field and not favor one development over others.

Fifth, it has been very difficult for me to obtain information about the proposed project. |
submitted a data practices request on November 3, #D113020-110325, to obtain any and all
information about this project. Clearly, staff had reports from its consultants LHB Inc. and
Ehlers that have not been shared with me as required by law. Only yesterday did I see a
presentation about the project on the HRA Agenda. This process is neither transparent nor
provides an opportunity for a resident to review and understand the project.

Finally, just say no to TIF here. Make St Paul affordable again.
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Thank you for your consideration of my comments.

Carl Michaud
St Paul
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From: Cindy Oczak Warner

To: HRAHearing (CI-StPaul); #CI-StPaul Ward4; #CI-StPaul Ward3
Subject: Use of TIFs Victoria and Grand
Date: Tuesday, December 9, 2025 8:27:46 AM

You don't often get email from cowarn@gmail.com. Learn why this is important

Good Day,

I am writing to say the NE corner of Victoria and Grand should not be TIF eligible. This is
prime real estate on a prime street in St Paul. The taxpayers have been through enough with all
the fraud, abandoned buildings, crime and misuse of public funds. It seems all business
acumen is a thing of the past.

I would respectfully request that the developer of this location pay tax as all other businesses
in the area. You have plenty Of TIF to award with the rebuild of downtown which is becoming
a sewer.

Thank you

Cindy Warner
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From: Ellen Brown

To: HRAHearing (CI-StPaul
Subject: Grand and Victoria Redevelopment TIF application
Date: Monday, December 8, 2025 3:21:09 PM

You don't often get email from ellen@thebrownpartners.com. Learn why this is important

I cannot attend the meeting on Wednesday.

There is definitely a need for a restructure/replacement for TIF but unless/until that is in place,
I think the Grand and Victoria redevelopment project deserves TIF support. It will bring more
residents/consumers to support Grand Avenue businesses and provide housing for empty
nesters to downsize in their own neighborhood, freeing up housing for families.

Respectfully,
Ellen T Brown
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From: Ellie Garrett

To: #CI-StPaul Ward1; HRAHearing (CI-StPaul)
Subject: Proposed TIF for Grand/Victoria
Date: Monday, December 8, 2025 4:55:40 PM

You don't often get email from ellie.garrett. nn@gmail.com. Learn why this is important

I’'m Joyce (Ellie) Garrett.

I STRONGLY object to TIF designation for any development in the Grand/Victoria
neighborhood. TIF is an important but overused tool in St Paul. Its purpose is to spur
development in blighted neighborhoods. But it comes at a cost to taxpayers, who pick up the
tab for city services in the development. Our taxes are already too high. And it is surely an
insult to our neighbors who live in genuinely blighted areas of the city to hear that their tax
dollars will be used to support development in a part of the city where the developers should
be bearing their fair share. It will harm existing businesses in the area who don’t enjoy TIF
benefits yet have to compete with a developer who does. And it will put the city in a bind,
having established a precedent for using TIF for developments that don’t need it. It will
become even harder to attract non-TIF development.

The TIF proposal is unwise, unjust and unaffordable. Please vote against it. Hold the line. If
this developer walks, good riddance.
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Jenny Wolfe

From: ROBERT MUSCHEWSKE <rmuschewske@comcast.net>

Sent: Friday, November 28, 2025 9:27 AM

To: Jenny Wolfe

Subject: In$ight Opposition to Taz Increment Financing for 845 Grand Avenue Project
Attachments: 845 Grand Avenue - Message to HRA 11 25 25.pdf

You don't often get email from rmuschewske@comcast.net. Learn why this is important

Think Before You Click: This email originated outside our organization.

Jenny - attached is a document detailing the opposition of In$ight St. Paul to the use of Tax
Increment Financing for the project at 845 Grand Avenue.

Bob

Bob Muschewske
370 Summit Avenue
Saint Paul, MN 55102

rmuschewske@comecast.net
612-578-3635
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Understand Today's Reality for the City of St. Paul
Join us to protect the financial future of our City

InS$ight St. Paul's 10-29-2024 Report

We are St. Paul residents and property taxpayers who truly love our City.

We own our homes in St. Paul where we have raised our families and educated our
children. Some of us are renters, and some of us own business properties in our City.
We all deeply care about the well-being of our neighbors and our communities.

We are both stakeholders and constituents who want a financially stable and affordable

future for our City. We are In$ight St. Paul, a grassroots, citizen organization
whose mission is to advocate for a sustainable financial future for our City.

Our team of authors was guided by the Effective Community Activism "E" Goals:

1) ENLIGHTEN residents, organizations, nonprofits, policymakers and all
elected officials representing St. Paul about our City's financial situation.

2) ENGAGE residents and organizations to advocate for responsible change.

3) ENACT budget and policy changes working with the St. Paul City Council to
secure a sustainable financial future for City services.

We have prepared this document to educate St. Paul residents and business owners
about the City's high-stress fiscal environment. We want you to join us as we ask our
elected officials to make needed budget changes that will provide for a more financially
affordable and stable future with high-quality, responsive essential services.

Please give us your suggestions for additional fiscal issues you would like to see
identified in future reports.

This working document is divided into three major sections:

1) Defines today's high-stress fiscal environment for St. Paul's
citizens, property owners, businesses and nonprofits.

2) Identifies items in the City's Proposed 2025 Budget that
don't make sound long-term financial sense.

3) Action requests In$ight St. Paul would like the St. Paul
City Council to support as it adopts city budgets and
approves projects and programs for the next few years.
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Before you read this report, please know this:

Attracting private investment is critical for the healthy future of any city.
Recently, at least two significant downtown employers have decided to
leave St. Paul - - - a real disinvestment.

Growth of St. Paul's tax base and population are both lagging. Deferred
maintenance of basic infrastructure, rising property taxes, highest sales tax,
increasing crime and challenging social issues create an environment that
some people want to leave. High taxes are a particular burden to lower-
income taxpayers and renters, who must absorb increases that are passed on
to them.

Reversing these trends requires a sense of urgency by St. Paul's elected
officials. This is a complicated situation, one that requires a deeper
appreciation and understanding of a stew of interacting factors

including local government aid, payments in lieu of taxes, fiscal
disparities provisions, tax increment financing, licensing, rent control,
service fees and a whole lot more. All within the context of an increasing
demand for city services. Affordability has to be at the top of the list.

This report marks the first step in what will be a continuing effort by
InS$ight St. Paul to help the City and its leaders become more aware of,
and sensitive to the sobering fiscal challenges facing St. Paul.

Our report is ''"Fact Based''. Our effort to highlight St. Paul's financially
stressed situation is based on analytical data prepared by five independent
governmental units: Minnesota Department of Revenue, Minnesota House
Research, Minnesota State Demographer, Metropolitan Council and Ramsey
County Taxation. Their annual reports provide factual information to the
Minnesota Legislature to develop and refine state laws regarding financing
methods for local units of government. They are objective.

The concerning facts in this report are presented on pages 3 to 9.

Items in the Proposed 2025 City Budgets we think don't make sense are
presented on pages 10 to 15.

Request for changes we want the City Council to implement for 2025
and beyond are identified on pages 16 to 17.
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St. Paul Faces a High-Stress Fiscal Environment

PROPERTY TAX ANALYSIS

Minnesota House Research annually prepares a report regarding property tax burden for
Homestead Properties in Minnesota. The report identifies data for the Median Value
Homestead in all Minnesota cities. The Minnesota Legislature uses that information to
adjust various state income-tax funded aid programs that are used to provide property
tax relief to lower income families.

The July 2024 Voss Report, which uses payable 2022 property tax data, reveals these
three negative findings related to the St. Paul taxpayer: The info below is from the
summary data that was highlighted in the report.

1) The Median Value Homestead in St. Paul has an effective tax rate of 1.39 %.
The effective tax rate measures the amount of net property tax (gross tax on annual
statement less any state paid homestead credit at income tax time) as a percent of the
property's estimated market value (EMV).

In 2022, St. Paul's median value homestead had an EMYV of $236,000. For all
homesteads in Minnesota for taxes payable 2022, the median value homestead had an
EMV of $257.,400, with an effective tax rate of 1.08%. St. Paul's 2022 effective tax
rate of 1.39% was 29 % greater than the State's average of 1.08%. Minneapolis's
median value homestead had an EMV of $299.000, with an effective tax rate of 1.28%.

2) In 2022, the owner of the median value homestead in St. Paul had an average
income of $88,876. The net property tax burden of $2,875 (after state paid
homestead credits) was equal to 3.0% of the average income for the median value
homestead. This net tax burden of 3.0% of income was the second highest tax
burden rate identified in the report.

For all of Minnesota for taxes payable in 2022, the average homestead income was
$98,272, with an average net tax burden of 2.6%. St. Paul's average homestead
income of $88,876 was 9.6 % below the state average. And St. Paul's net tax
burden of 3.0% was 15% greater than the State average net tax burden of 2.6 %.

3) The Voss Report also measures if a homesteader's net property tax burden (after
state paid homestead credit) is equal to or greater than 5% of the homeowner's
taxable income. State legislators consider a net property tax greater than 5% of taxable
income to be extremely regressive.
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St. Paul homesteaders with lower incomes in 2022 did poorly, as a large number
had a net property tax (after state credits) greater than 5% of their income:

a) In the income range of $10,000 to $45,000, St. Paul had 44.5% of its homestead
owners in this income range paying net taxes equal to or more than 5% of their income.
The state average for this income range was 29.8%.

b) In the income range of $45,001 to $90,000, St. Paul had 15.3% of its homestead
owners in this income range paying net taxes equal to or more than 5% of their income.
The state average for this income range was 8.8%.

¢) In the income range of $90,001 or more, St. Paul had 7.0% of its homestead owners
in this income range paying net taxes equal to or more than 5% of their income. The
state average for this income range was 2.7 %.

d) For all income ranges combined, St. Paul had 17.1% of its homestead owners
paying net taxes equal to or more than 5% of their taxable income. By
comparison, 9.2% of all homesteaded properties in the entire state had a net tax
burden greater than 5% of homeowners’ taxable income. St. Paul's net property
tax burden rate of 17.1% was almost double the State average of 9.2%.

City leaders did not help their constituents financially from 2016 to 2024, when the
certified property tax levies increased 97.4 %, from $105,606,000 to $208,466,000.
St. Paul's nine-year average annual tax levy growth was 9.1 %, while the
Consumer Price Index-W's annual average growth rate is estimated to be 3.4 %.

The Minnesota Revenue Department's annual reports reveal the following data for the
entire tax base for both St. Paul and Minneapolis, comparing actual certified property
tax levies and TIF levies for 2015 to actual levies certified for 2024:

1) City levies: St. Paul rose 101.2%, while Minneapolis rose 64.1%

2) School levies: L.S.D. 625 rose 50.0%, while Minneapolis rose 39.0%

3) County levies: Ramsey rose 39.8 %, while Hennepin rose 47.3 %

4) Special Dist. levies: St. Paul rose 113.9 %, while Minneapolis rose 40.3 %
5) T.LF. Dist. levies: St. Paul rose 40.1%, while Minneapolis fell 52.1%

6) Total Levies: St. Paul rose 62.8 %, while Minneapolis rose 44.6 %

TAX INCREMENT FINANCING ANALYSIS

Tax Increment Financing is a method a Minnesota city can use to provide direct
financial assistance to a private developer to facilitate taxable development on blighted
real estate, which would not otherwise be feasible without a public subsidy. For the
underdeveloped area proposed to have new development, the City determines the
existing Taxable Value for the project area, which is then designated as a Tax Increment

4
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Financing (TIF) district. Then the City issues general obligation bonds to provide the
private developer with a public subsidy, pay bond sale expenses and provide money for
the City to pay debt service on the bonds for the first three years, until new property
taxes begin coming in.

Once the development project is completed and the property owners within the TIF
District start paying property taxes, the county taxation department subtracts the
original taxable value (when the TIF district was created) from the new, current taxable
value. This captured taxable value then has the current tax rate applied to it, and all the
new incremental taxes collected go to pay for debt service for the bonds issued to
subsidize the new development. This amount is the district's captured taxes.

Once the bonds are paid off with the tax increments collected in future years, the TIF
district is supposed to shut down, and all taxes collected that are no longer needed for
debt service become a part of the general tax base used by all local taxing units.

In theory, TIF districts have facilitated new development that has been deemed
beneficial, and the districts have closed ahead of the schedule that was estimated at the
time the bonds were issued. While those projects appear favorable, one must remember
that all the new development requires costly city services that are not paid for by the
properties inside the TIF districts. Those property owners don't pay for the services they
receive until all the outstanding bond issues are paid off. To cover the cost of
government services inside a TIF district, the rest of the tax base then has to pay
more taxes.

And for some TIF districts, the new anticipated development did not fully materialize,
resulting in a shortage of estimated property tax collections. To solve this dilemma,
policymakers have pooled excess tax increments from successful TIF districts to use for
debt service on unsuccessful TIF districts. When this happens, the city taxpayers
outside TIF districts must continue to pay higher property taxes for the services
being provided to properties inside of TIF districts.

Minnesota Department of Revenue's statistics for TIF districts reveal that

the St. Paul's tax levies for TIF districts from 2015 to 2024 INCREASED 40.1 %
from $31,603,964 to $44,274,052. During that same ten-year period, the Minneapolis's
tax levies for TIF districts DECREASED 52.1% from $50,105,971 to $24,013,786.

The Metropolitan Council recently released its Fiscal Disparities Report for Property
Taxes Payable in 2024. That report also provides information about the use of Tax
Increment Financing for the metro area. The City of St. Paul had $34,601,887 of
taxable valuation captured in TIF districts, and that was the largest capture of any
city in Minnesota. This taxable value represents about $500 million in Estimated
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Market Valuation. Minneapolis is the second largest user of TIF in Minnesota, and
it has only $21,471,921 of Taxable Value captured in TIF districts.

St. Paul's total taxable value outside of TIF districts was $420,500,432. Minneapolis'
total taxable value outside of TIF districts was $848,580,723, more than twice St.
Paul's. Yet St. Paul's use of TIF is 61 % greater than in Minneapolis.

FISCAL DISPARITIES METROPOLITAN TAX BASE SHARING
Metropolitan Council's Fiscal Disparities Report for Property Taxes Payable in 2024
reveals that St. Paul is the BIGGEST WINNER of this commercial and industrial
tax base sharing program for the metropolitan area. All metro cities contribute a
portion of their business properties' taxable valuation into a common pool; then some
amount of taxable valuation is distributed back to each city based on a formula that
measures tax base burden. This means that business properties in the metro area were
helping to pay for 2024 property taxes levied against the St. Paul tax base.

The fact that St. Paul is and has been the Biggest Winner means that
St. Paul has the highest stressed property tax base in the metro.

St. Paul Contributed Taxable Value of $35,142,796 into the pool, and received

back $76,067,183; for a Net Taxable Value GAIN of $40,924,387.
Minneapolis contributed taxable value of $89,481,251 and received back $78,560,842;

for a Net Taxable LOSS of $10,920,409.

While St. Paul has been the biggest winner of the Fiscal Disparities Tax Base Sharing
Program, there is no assurance that net gains in taxable valuations throughout the metro
area will generate future net gains for St. Paul as much as in the past. Much depends on
what happens to the valuation of the business property tax bases in the region.
Currently, plunging office valuations in both downtown Minneapolis and St. Paul are
putting downward pressure on overall metro area business property valuations that are
the basis for the Fiscal Disparities Program.

TAXABLE ESTIMATED MARKET VALUATIONS ANALYSIS

The Minnesota Department of Revenue reported the estimated market values of
taxable property in both St. Paul and Minneapolis for taxes payable 2024. The
percentages below represent the share of each city's Total 2024 Estimated Market
Valuations for various property classes:

Residential Homesteads: St. Paul 51.4%  Minneapolis 45.3%
Residential Non-homestead: St. Paul 11.6% Minneapolis 13.6%

Apartments: St. Paul 20.3%  Minneapolis 21.1%
Commercial: St. Paul 10.2%  Minneapolis 16.1%
Industrial: St. Paul 5.0% Minneapolis 2.8%
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In the past 10 years St. Paul's Residential Homestead EMYV increased 70.1%
to $18.299 billion, while Minneapolis increased 71.9 % to $30.722 billion.

In the past 10 years St. Paul's Non-residential Homestead EMYV increased 73.0%
to $4.120 billion, while Minneapolis increased 62.5% to $9.199 billion.

In the past 10 years St. Paul's Apartment EMV increased 179.0% to $7.212 billion,
while Minneapolis increased 203.5% to $14.313 billion.

In the past 10 years St. Paul's Commercial EMYV increased 28.2% to $3.63 billion,
while Minneapolis increased 66.7 % to $10.905 billion.

In the past 10 years St. Paul's Industrial EMYV increased 196.8% to $1.783 billion,
while Minneapolis increased 78.2% to $1.875 billion.

St. Paul's Residential Homestead EMYV of $18.299 billion accounts for 51.4 %

of the City's total taxable EMV of $35.605 billion. Minneapolis's Residential
Homestead EMV of $30.722 billion accounts for 45.3% of its total taxable EMV of
$67.844 billion

St. Paul's EMYV for all housing increased 88.4% to $29.631 billion, while its
combined commercial & industrial EMYV increased only 57.7 % to $5.419 billion.

The St. Paul Port Authority is doing a great job at facilitating industrial
development within our City. The Port Authority is a seven-member board, with
five private sector members and two City Council members. The City Council
certifies the Port's annual property tax levies for general obligation bonding used
to purchase land. The Port then uses revenue bonds to finance private taxable
development. The business pays rent to the Port, which is used to pay the debt
service for the revenue bonds. The business can buy the land and building from
the Port after all revenue bond debt service is paid in full.

TAX-EXEMPT ESTIMATED MARKET VALUATIONS ANALYSIS

St. Paul has an extremely large amount of tax-exempt property that requires City
services be paid for by the City's taxable property. The Ramsey County Assessor’s
2023 total estimated market value for all property in St. Paul is $43,390,913,200,
with $8,102,106,500 (18.7 %) being tax-exempt EMV.

By comparison, suburban Ramsey County has a 2023 total estimated market value
of $43,896,514,600; with tax-exempt EMYV at $4,972,717,100 (11.3%).
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When evaluating the property taxpayers' burden for supporting tax-exempt properties,
it is not enough to look at the value of the property alone. What is more important is
the amount of city services required for the property and the daily impact on the city's
infrastructure. Thousands of people come every day from the metro area and outstate
to use or visit major tax-exempt facilities located in St. Paul.

St. Paul has a much higher service delivery obligation to tax-exempt properties than
other Minnesota cities. Below are some of the facilities that benefit thousands of
people daily not living in St. Paul.

1) Federal facilities: District Court, Social Security and Mississippi River Park

2) State of Minnesota: 33 major buildings for state operations.

3) Metro Government: 9 buildings for planning, transit, mosquito, waste water.

4) Ramsey County: 13 buildings for courts, detention, human services & more.

5) Regional hospitals: 10 buildings, not counting health clinics.

6) Major colleges: 10 campuses, private & public.

7) Regional transportation: Downtown Airport, Train Depot, & Bus Depot.

8) Metro regional parks: Como Zoo & Conservatory and 8 other popular sites

9) Historic museums: 10 major attractions that draw people daily.

10) Major sports facilities: Minnesota Wild Hockey, Minnesota United Soccer,
and St. Paul Saints Baseball.

CITY SALES TAX ANALYSIS

The City of St. Paul's 9.875 % sales tax rate is the highest in Minnesota. High sales
tax rates have a negative impact on business and can ultimately lead to some businesses
moving out of St. Paul. When businesses leave, the City's taxable valuations are

reduced; meaning residential property will have to pay more property taxes for services.

Minnesota does not collect sales taxes on essential purchases (food, clothing and
medicine). The sales tax rates that apply to purchases in St. Paul are:

1) State of Minnesota 6.875%.

2) Metro area transportation 0.75%.

3) Metro area housing 0.25%.

4) Ramsey county transit 0.50%.

5) St. Paul voter-approved 0.50% (for Rivercentre at 40% of revenues, for
Neighborhood Development at 50% of revenues, and for Cultural Programs
at 10% of revenues).

6) New St. Paul voter-approved 1.00% for reconstructing city arterial streets
and bridges and for Parks and Recreation Facilities.
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POPULATION AND HOUSEHOLD ANALYSIS

The Minnesota State Demographer recently identified population estimates for the
U.S. Census year 2020, and for the State Demographer year 2023. The data reported
for the five largest cities in Minnesota estimate the following population changes

between 2020 and 2023:

Minneapolis' population increased 0.9%, to 433,633.

St. Paul's population DECREASED 0.2%, to 310,997.
Rochester's population increased 1.3%, to 122,969.
Bloomington's population increased 1.7 %, to 91,537.
Duluth's population increased 0.1%, to 86,788.

In the last three years, St. Paul was the only large Minnesota city to have a
population decrease while the population for the state increased 1.6 %.

During the last three years the total number of households in the state increased
3.3%. St.Paul's household count increased 2.4 % to 123,504, while Minneapolis's
household count increased 4.1% to 195,280.

In 2023, the average persons per household in St. Paul was 2.52 people, while in
Minneapolis it was 2.22 people.

On average, a St. Paul household has a larger family than Minneapolis, with
less gross income and a higher property tax and sales tax burden. Not a good
situation if you own or rent in St. Paul.

In conclusion, In$ight St. Paul declares:

St. Paul property and sales taxpayers pay excessively
high taxes.

Our City is fiscally stressed. We need to address the
complex challenges now before us. Our focus has to
be on long-term financial security.
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Some Elements of the City's Proposed 2025 Budget
Do Not Make Sound Long-term Financial Sense

In 2023, the St. Paul voters passed a referendum allowing the City to implement a new
1% Sales Tax to be used over 20 years to finance reconstruction of arterial streets and
bridges and to address deferred maintenance of Parks and Recreation facilities along
with construction of some new facilities. The authorizing state law specifies that up to
$738 million can be spent on public works projects and up to $246 million can be spent
on park projects and recreation facilities. This 1% sales tax went into effect April 1,
2024, and the law allows the City to issue bonds to get a fast start on catching up with
deferred maintenance. The annual sales tax revenue collected can be used to pay debt
service on the new 1% sales tax bonds and can also be used to directly finance projects
in any given year.

At the October 2 City Council Budget Committee meeting, staff from the Office of
Financial Services notified the Council that Standard & Poor's has lowered the City's
debt contingent liability rating from adequate to weak. The City is in a high debt
situation that could lead the bond rating agencies to lower the city's AAA Rating. A
reduced bond rating could cost the City millions of extra dollars in debt service
payments for future bond issues.

During that meeting it was stated that the City's Proposed $24,710,000 Property Tax
Levy for General Obligation Bonds accounts for 11% of the Total Tax Levy of
$224,969,000. That statement is true, but misleading. What was not disclosed in the
city budget summary is that fact that there is a Tax Increment Financing Levy of
approximately $45 million which is for TIF Bonds issued by the City and by the
Housing and Redevelopment Authority. An objective accounting of 2025 property
taxes being collected for debt service obligations would be City G.O. Debt of
$24,710,000 and Port Authority G.O. Debt of $2,902,00 and TIF District Bonds of
$45,000,000. These three property tax obligations for debt service total $72,612,000.
That means that tax levies for G.O. debt service amounts to 26.9 % of the a Full
Disclosure Total Property Tax Levy of $269,969,000.

There is no policy document on the City's website that gives a comprehensive, forward
looking perspective of all of the City's debt outstanding (general obligation bonds,
parking revenue bonds, tax increment bonds, short term notes, bond refunding, etc,).
There is nothing about the dedicated financing sources for each bond issue, nor the
length of the bonds. And there is nothing about the overlapping general obligation debt
for the entire St. Paul tax base. Taxpayers have to pay for all debt that comes from the
City, the Port Authority, St. Paul Schools and overlapping units like Ramsey County
and Watershed Districts.
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We know there is some bonding information in various tables in the Comprehensive
Annual Financial Reports for the City and for the Housing and Redevelopment
Authority. But that actual data is always three years behind the proposed budget being
prepared. The City Council should adopt forward looking debt policies to guide city
departments as they plan for future capital improvements. We know this policy
direction is extremely important as major bonding plans are being considered for the
1% Sales Tax and for the upgrading of the Rivercentre at the same time the City's bond
rating could possibly be lowered.

InS$ight St. Paul strongly believes that no 0.5% and 1.0% sales tax bonds should be
issued in 2025 for new development activity and for Parks and Recreation Projects
until after a Comprehensive Bonding and Debt Service Policy Report is prepared
by the City's staff with the assistance of the City's bonding advisor.

The Proposed 2025 Capital Improvement Budget (CIB) identifies specific projects
approved for 2024 and proposed for 2025.

The budget for Public Works identifies $21,888,000 in arterial street
reconstruction projects that were approved to be financed with 2024 sales tax
revenues. And for 2025, another $34,500,000 is proposed for arterial street
reconstruction, with financing from 2025 sales tax revenue. No bond money
was identified for the systematic repairing of arterials and bridges.

InSight St. Paul supports these 2025 Public Works projects to upgrade arterial
streets and bridges because they take care of what exists today.

The budget for Parks and Recreation identifies $7,296,000 in projects
approved to be financed with 2024 sales tax revenues. And for 2025, a total of
$11,500,000 is proposed for projects to be financed with 2025 sales tax revenue,
and another $36,759,625 in projects is proposed to be financed with a 2025 1%
sales tax bond issue.

The 2017 Management and Feasibility Study by the national municipal consultancy
Ameresco found that St. Paul's budget for Parks and Recreational facilities was short
about $8.5 million dollars a year for a systematic maintenance program, just for existing
recreation buildings and park facilities.

The new 1% sales tax program will help Parks and Recreation address deferred facility
maintenance, but provides nothing for staffing operations, running programs and doing
routine maintenance.
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The proposed 2025 operating budget for Parks & Recreation does not have sufficient
funding to carry out existing duties, as noted by the director in his budget presentation
to the City Council's Budget Committee on Sept. 4, 2024.

Half of the justification for needing a new 1% Sales Tax was that the City was not able
to finance the systematic maintenance of our existing Parks & Recreation facilities for
the past couple of decades. Then why build five or more additional facilities that could
easily add another couple of million dollars of annual operating costs to the already
stressed Parks & Recreation budgets? Why make a bad situation worse?

The Trust For Public Lands Park Score Index has ranked St. Paul's parks and recreation
system second in the nation for every year since 2016, except for third in 2020.

InS$ight St. Paul declares there is no common sense need to expand our parks and
recreation facilities. Rather, many St. Paul residents desire more programming
at existing recreation centers. Do not add more facilities that may also be
understaffed, undermaintained and underutilized.

InS$ight St. Paul recommends not funding these five projects proposed to be
financed in 2025, because they are NEW facilities that do not now exist:

1) East Side Community Center - design cost $1,200,000.

2) Mississippi River Balcony - design cost $1,200,000.

3) River Learning Center at Crosby Park - design cost $2,700,000.

4) Multi-purpose regional athletic complex - design cost $1,200,000.

5) Revitalize water features and add new ones - $6,800,000.

The proposed 2025 Capital Improvement Budget estimates the 1% sales tax revenues
for 2025 to be $46,000,000 with all of it going to projects, plus a 2025 1% sales tax
bond issue of $36,759,625. Meanwhile, the proposed budget for 2025 debt service
does NOT identify any revenue or cost estimates for issuing a 1% sales tax bond
issue for next year. When you add in the cost of issuing bonds, the 2025 bond issue
would be about $36.9 million. Thus the 2025 debt service budget should have at least
$3 million budgeted for both spending and financing if the City decides to issue 19 year
bonds at 5% average interest rate.. Again, In$ight St. Paul opposes this bond issue
until a Comprehensive Bonding and Debt Service Report is completed.

In$ight St. Paul says: Budget required 2025 debt service if bonds are to be issued.

St. Paul collected $26,700,000 from its 0.5% sales tax in 2023. If you assume a 1%
sales tax would have been double that amount, a full year's collection would generate
$53,400,000. With inflation increasing in 2024, one might conservatively estimate the
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new 1% sales tax revenues to be $54,000,000 for 2025. That would be $8,000,000
more than the $46,000,000 1% sale tax revenue estimate in the proposed 2025 Capital
Improvement Budget. And eight months of collections for 2024 would be about $34.6

million, which would be about $5 million more than the adopted 2024 budget estimate
of $29,184,000.

InS$ight St. Paul says: We support conservative revenue estimates, but City budget
staff might want to revisit both their 2024 and 2025 revenue estimates for the new
1% sales tax. Instead of issuing 1% Sales Tax bonds in 2025, the extra $13 million
in revenues estimated above could be used to finance high priority improvements
at existing Parks and Recreation facilities. By high priority we mean projects that
fix mechanical equipment that reduces energy consumption and eliminates
dangerous hazards in buildings and on park lands.

The proposed 2025 Capital Improvement Budget double counts 1% sales tax revenues
in both financing plans and spending plans. The totals for both plans are overstated by
$46,000,000. The CIB budget summary identifies projects totaling $164,307,625 that
are being financed. In reality. there is only enough money to finance $118,307,625
worth of projects.

The Proposed 2025 CIB financing plan counts 1% sales tax money dedicated for
projects of $46 million, and identifies sales tax bonding of $33,759,625 and then also
identifies 1% sales tax revenues of $46 million. The financing plan overstates
revenues by $46 million.

The Proposed 2025 CIB spending plan identifies the costs for each project proposed to
be financed ($46,000,000 sales tax money funded projects and $33,759,625 sales tax
bonding projects); and then includes sales tax revenues of $46,000,000. It is wrong to
put a revenue estimate into a spending plan.

Government Finance Officers Association (GFOA) and Generally Accepted
Accounting Principles (GAAP) defined budgets as follows:
Spending plan: authorized spending and proposed transfers to another fund.
Financing plan: estimated revenues, estimated transfers-in from other
funds, and the use of available fund balance.

To adopt the 2025 CIB budget as proposed would cause a serious problem with the
Minnesota State Auditor's Office and could jeopardize St. Paul's AAA bond rating.
A reduced bond rating could cost the City hundreds of thousands of extra dollars
annually for added interest expense.

InS$ight St. Paul says: Correct the double counting of 1.0 % sales tax revenues in
the spending plans and financing plans in the 2025 Capital Improvement Budget.

13

85



The 2025 proposed Capital Improvement Budget also has the use of the 0.5% Sales Tax
Bonding to finance the lease or purchase of vehicles for Fire at $1,300,000 and Police at
$1,100,000. Minnesota state law prohibits the use of bonding on equipment that does
not have a life expectancy equal to or greater than the length of the bonds being issued.
We guess that police vehicles get turned over every four years, thus long-term bond
financing for a short-lived vehicle would be wrong!

In$ight St. Paul says: Don't use long-term bonding to finance Police and Fire
vehicles that will not outlive the length of the bond issue. Don't jeopardize St.
Paul's AAA bond rating and cause a non-compliance issue with the State Auditor.

Tax Increment Financing (TIF) has been a heavily used financing method to help
induce new development projects in St. Paul. And at the same time, the use of TIF
districts results in the citywide taxpayers having to subsidize the cost-of-service
delivery to properties inside a TIF district.

We know that not all TIF Districts have been successful. That has forced the City to
pool TIF district captured taxes. This strategy of having successful TIF districts help
TIF districts that are not generating their anticipated taxes causes a greater citywide
taxpayer subsidy, because TIF districts will last for a longer number of years.

Rent stabilization requirements and high crime in some TIF districts can result in
anticipated development not being realized. This means unsuccessful districts will
exist for a longer time, requiring an even greater burden for the general tax base to
support city services inside a TIF district.

2025 property tax levies for TIF districts will be approximately $44.3 million.
This amount is in addition to the Proposed 2025 city levies of $225,000,000.
TIF district tax levies are highly significant and are an important redevelopment
financing tool, yet they are NOT disclosed in the City's Budget Summaries.

In$ight St. Paul says for TIF Districts:

1) Disclose TIF property tax levies when preparing the City budget, so people
can understand the high magnitude of total property taxation and subsidies for
new developments.

2) Address crime issues that deter new development and cause property values
to decrease.

3) Understand that rent control artificially caps property values which may
jeopardize both new and existing developments.
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4) Know that the EMYV of properties within a subsidized TIF district may
increase over time, but often nearby properties outside of the TIF district
may suffer valuation loss when land use development demand is lacking
because of the new TIF development. Thus, the TIF project may ultimately
produce no net gain in taxable property valuation.

City Staffing Priorities: The City's total full-time equivalent (FTE) staffing for all
budgets between 2016 and 2025 is increasing 285 FTEs from 2,924 to 3,209. The
major changes are:

City Attorney increased 36 FTEs, from 66 to 102.

Parks and Recreation increased 87 FTEs, from 555 to 642.

Fire and Safety Services increased 42 FTEs, from 479 to 521.

Public Works increased 31 FTEs, from 385 to 416.

Police increased 13 FTEs, from 771 to 781.

InS$ight St. Paul believes addressing crime is a higher priority than expanding the
St. Paul's Parks and Recreation system. So, if you don't want to lose population
and business, find ways to increase Police staffing.

Early Care & Learning Referendum - This is a proposal to gradually increase the
City of St. Paul's property tax levy by $2,000,000 a year starting in Year 1 and
continuing to $20,000,000 a year by Year 10. The money would provide no-cost early
childcare and learning to low-income people and some support to other families based
on a sliding scale for income. Members of In$ight St. Paul understand the need to help
low-income families with Early Childcare and Learning. We know it is just as
important to invest in human capital as it is to invest in housing or business.

Whatever the outcome of the referendum and the follow-up by City officials if it passes,
Insight St. Paul does not believe such a program is the core responsibility of the
City. Instead, childcare is the responsibility of Ramsey County and the State.
Educating young children is the responsibility of the St. Paul School District.

The annual cost of this program is estimated to be a minimum of $111 million. To have
a tax levy starting at $2 million for the first year and increasing to $20 million by the
tenth would only finance about 2% of the estimated need. Increasing the City's
property tax levies for this costly program does not make sense.

The American Rescue Plan. In 2021, St. Paul was awarded $167 million through the
State and Local Fiscal Recovery Fund to respond to the negative consequences of Covid
19. Many important programs were implemented with this one-time federal grant. The
grant dollars will soon be gone, but the demand for some of the temporary programs
will remain. This situation could create future pressure to raise additional property taxes
o continue some programs. Insight St. Paul believes the City should not raise
property taxes to continue programs that were intended to be temporary.
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In$ight St. Paul Requests the St. Paul City Council
Take These Actions as It Adopts City Budgets and
Approves Projects and Programs for the Near Future

1) Do not approve any 0.5% or 1.0 % Sales Tax Bond Issues in 2025 until after
the Office of Financial Services prepares a Comprehensive Bonding and Debt
Service Report that the City Council can use to determine sound, affordable bond
issuance policies.

2) Do not approve design or construction funding in 2024 or 2025 for any Parks
and Recreation facility or park that does not now exist. This includes:

a) East Side Community Center - design cost $1,200,000.

b) Mississippi River Balcony - design cost $1,200,000.

¢) River Learning Center at Crosby Park - design cost $2,700,000

d) Multi-purpose regional athletic complex - design cost $1,200,000

e) Revitalize water features and add new ones - $6,800,000

3) Direct Parks and Recreation to provide the City Council by January 30 of next
year A Fiscal Note of Full Disclosure for each proposed project which will identify:
a) An estimate of the total cost of any given project with cost estimates specifically
for preliminary conceptual design, final design, land acquisition, facility
construction, specialized energy saving equipment and landscaping.
b) An estimate of staffing, programming, operations and maintenance costs,
along with the planned hours and days of operation.
c) If taxable property is being acquired to develop a new project, identify the amount
of property taxes being lost.

4) Direct the Long-Range Capital Improvement Budget Committee to identify new
operating and maintenance costs when it recommends funding priorities to the Mayor
and City Council. And the CIB Committee should also identify a total cost estimate for
any project that is financed over more than one year.

5) Approve a 2025 Adopted Budget that includes a debt service spending plan and a
debt service financing plan for any 2025 1% sales tax bond issue. It is estimated that an

additional $3,000,000 in revenues will have to be found for financing the debt service if
the budget includes $36,900,000 for 1% Sales Tax Bonding.

6) Approve a 2025 adopted budget that does not double count 2025 1% sales tax
revenue estimates in the financing plan and the spending plan for the Capital
Improvement Budget. The proposed 2025 CIB has $46,000,000 in 1% sales tax
revenues counted twice.
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7) Prepare a summary for the 2025 Adopted Budget that discloses the amount of
property taxes being collected for each Tax Increment Financing district. And
when preparing a summary of the tax levies the City Council is approving for City
operations, City debt service, Library operations and Port Authority debt service,
also include an approximate estimate for TIF levies being collected. The total TIF
levy is about $45 million and is the result of many projects approved by past City
Councils. We are disappointed that this secret tax levy is not disclosed in any summary.

8) Require the Planning & Economic Development Department to include on its
website relevant information about each existing TIF district. Information should
include: the date established, a description of the development project as originally
proposed, the developer's name and subsidy amount, the term of bonds issued, the
original estimate of property taxes to be captured annually, the original estimated close-
out date, the current estimated close-out date, and a project success determination. And
lastly, if the TIF district is deemed successful but is contributing captured tax
increments to a shared pool to support unsuccessful TIF districts, identify how much
has been contributed. Minneapolis annually discloses data for each one of its TIF
Districts. The City of St. Paul should have the same public transparency.

9) Evaluate how rent control discourages investment in housing and how high
crime rates seriously lessen the likelihood of success for current or future
Development.

10) Follow generally accepted accounting practices and do not use bonding to
finance the purchase of Police and Fire vehicles that will not last 10 years.

11) Establish a 2025 PILOT Committee to develop an implementation plan for a St.
Paul Payments In Lieu of Taxes Program. The City should initiate discussion with
owners of tax-exempt properties in St. Paul to see if they will voluntarily contribute
money to pay for the services they receive from the City.

12) Work with the Ramsey County Delegation to pass a state law that would give
our City special annual state aid for City services provided to all state-owned buildings
in St. Paul.

The In$ight St. Paul Committee thanks all the interested stakeholders and all the
elected officials for taking the time to read our comprehensive '"We Care'' report.

If the findings in this report concern you, please feel free to share the
report with your neighbors and local organizations and businesses, and
assertively communicate your concerns to elected officials.
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In$ight St. Paul respectfully communicates that we want St. Paul's financial future to
be affordable while essential services are provided to residents and property owners.

We want St. Paul to be a Great Place to live, raise a family, go to school, work, shop,

be entertained, enjoy sports, enjoy nature, and be a welcoming, supportive community.

And, we want to be a Fiscally Healthy Capital City of Minnesota.

Respectfully Transmitted,

Jane Prince, Committee Co-Chairs
Gary R. Todd, Committee Co-Chairs

Dave Beal, Steering Committee Member
Gregory N. Blees, Steering Committee Member
Julian Loscalzo, Steering Committee Member
John Mannillo, Steering Committee Member
Carl Michaud, Steering Committee Member
Donna Swanson, Steering Committee Member

In the near future, our citizens committee will have a website with our name,
InS$ight St. Paul, where you will be able to view:

1) 3 page Guiding Principles for In$ight St. Paul.

2) List of Members of the In$ight St. Paul Committee.

3) 3 page Executive Summary for this 18 page report.

4) 22 Research Papers prepared to gather the facts used to develop this report.
5) 7 page Summary of Key Findings from the 22 research reports.

6) 2 page Glossary defining technical terms used in our reports.

7) Calendar of Events for upcoming meetings

If you want to get involved with our mission, or if you have any questions before

our website is up and running, you can contact the committee by sending an e-mail

to: insight.st.paul @ gmail.com

We are a volunteer organization without any staff, so please understand it may
take a few days before someone can respond. Thank You.
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From: James Kielkopf

To: HRAHearing (CI-StPaul
Subject: Use of TIF at Victoria Development on Grand
Date: Tuesday, December 9, 2025 12:42:32 PM

There is no reason to use TIF for the proposed development on Grand Ave and doing so would
be an egregious use of Saint Paul’s homeowners’ tax contributions to enrich one private
developer.

1) Use of TIF is for blighted properties. Just because a developer wants to do something
different with a property than its current use of popular bars and restaurants does not make a
property blighted.

2) TIF use in such a case would be nothing other than a cash handout by the city of Saint Paul
to the developer. City taxpayers must not held be liable for cash handouts to private
developers but they would be through use of TIF.

3) If TIF is not used, the property will continue paying tax to the city of Saint Paul. Another
developer may or may not come up with a better project but in either case the city will still
collect taxes on the existing property. But if TIF is used this property will be removed from
taxes collected for operating revenue and only used to repay a bond who proceeds were gifted
to the developer without generating significantly more taxes elsewhere in that neighborhood,
so there is almost no way Saint Paul taxpayers can benefit from this project.

James Kielkopf
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From: JoAnn Fernandez

To: HRAHearing (CI-StPaul
Subject: grand and Victoria redevelopment TIF
Date: Tuesday, December 9, 2025 9:27:24 AM

You don't often get email from joann464@gmail.com. Learn why this is important

I oppose the Grand and Victoria redevelopment TIF.
Using TIF for a development of market rate apartments in an affluent area is inappropriate.

Don't do this with our money.

JoAnn
Fernandez
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From: Joseph Errigo

To: HRAHearing (CI-StPaul
Subject: Grand and Victoria Redevelopment TIF District
Date: Monday, December 8, 2025 5:30:43 PM

You don't often get email from errigo5@gmail.com. Learn why this is important

Written comments submitted by Joseph Errigo, Retired President and CEO, CommonBond
Communities (1971-2006); Director, Western State Bank (1981-91); Principal
Planner/Deputy Director of Planning, Saint Paul HRA (1968-71); Summit Hill homeowner for
40 years

I am unable to attend the December 10 hearing because of a prior commitment.

I respectfully request that you give every consideration to the individual testimony from
representatives of In$ight Saint Paul, and thoroughly read and understand the published
reports and recommendations prepared by this important organization.

In$ight is led by ordinary citizens with an extraordinary understanding of our city and its
various agencies, departments, and public policies. The organization's Steering Committee
includes individuals with decades of experience in all aspects of city government, as well as
highly regarded private sector organizations, both for profit and nonprofit, including real estate
development. In$ight's positions and recommendations are based on extensive research,
accurate historical data and careful analysis of the short and long term impact of public policy
decisions. The expanding Membership of In$ight includes ordinary citizens who are deeply
concerned about increasing taxes and responsible actions by city leaders.

I have worked with every city administration since 1968 (Mayor Tom Byrne!). Formulating
city policy is never easy. We have enjoyed extraordinary leadership at all levels over the past
six decades. Sometimes good leaders made mistakes that had negative long term implications.
Today we have unique challenges that require bold new leadership and directions rather than
approval of established, but perhaps worn out and overused, policies and strategies that
actually cost taxpayers alot of money over the long haul.

Please step up to the challenge. In$ight Saint Paul can help you find the right path forward.
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From: Kathleen Mcgovern

To: HRAHearing (CI-StPaul)

Subject: Opposition to the Use of TIF in the 841-857 Grand Avenue Redevelopment Plan
Date: Monday, December 8, 2025 10:17:49 PM

You don't often get email from kmcgovern0@icloud.com. Learn why this is important

Date: December 8, 2025

TO: Members of the City Council/HRA Hearing

FROM: Kathleen Mc Govern

SUBJECT: Members of the City Council/HRA Hearing
and the In$ight St. Paul Steering Committee's
Opposition to Use of TIF in the 841-857 Grand

Avenue Redevelopment Plan dated November 25, 2025

This is a letter to say as a St Paul resident for 42 years, |
agree with well researched and reasonded In$ight
recommendations and conclusions outlined below.

Do not award a public subsidy - TIF- to the project for the
reasons listed.

In$ight St. Paul Steering Committee Recommendation
The Redevelopment Plan for 841-857 Grand Avenue
should not

include Tax Increment Financing (TIF) totaling $2.95
million.

Rationale for our Recommendation

The Steering Committee bases its recommendation on extensive
analysis of how Tax Increment Financing (TIF) has been used in
Saint

Paul and our understanding — based on publicly available
information —
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of how it will be used to support the Redevelopment Plan at 841-
857

Grand herein after referred to as 845 Grand Avenue. In addition,
members of In$ight St. Paul have had two conversations with the
developer, Ari Parritz.

(Note: In$ight St. Paul’'s analysis of the City’s use of TIF is
contained in

In$ight St. Paul Reports dated October 29, 2024, and August 11,
2025.)

Arguments Favoring the 845 Grand Avenue Plan

* The Saint Planning Commission has affirmed with a narrow 6 to
5 vote

that the 845 Grand Avenue Plan is consistent with the Saint Paul
2040

Comprehensive Plan.

* The developer, Ari Parritz, is a competent and reputable
developer

committed to the improvement of Saint Paul. He recently
completed a

similar project at the nearby corner of Grand Avenue and St.
Albans.

1That project did not require TIF and the developer states that it
was

because of the low interest rates during covid.

* The 845 Grand Avenue project will likely be a net addition to the
neighborhood.

* The developer is firm in stating that he cannot undertake and
complete

a successful project without the use of TIF and that he and his
investors

will suffer financial losses if the project is not approved by the
HRA in

December.

* The $2.95 million TIF request is relatively small when compared
to
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recent TIF supported projects in the City.

* The developer states that he understands the negatives of TIF
and has

also stated he is not in favor of the continued use of TIF believing
the

City needs to find other ways to incentivize the much-needed
development of the City’s tax base. He states that he cannot,
however,

move forward on his current timeline for this project without TIF.

In$ight St. Paul's Reservations Concerning Saint Paul’s
Use of

Tax Increment Financing (TIF)

Among the concerns expressed in the In$ight St. Paul
Reports

are the following:

» TIF has been overused in the City of Saint Paul.

o In 2024 Saint Paul had over 7.9% of taxable property captured
in

TIF projects.

o The recent Landmark Towers project is an example of the
overuse

of TIF.

o Saint Paul is the largest user of TIF in the State and second
only,

per capita, to the City of Chicago in the use of TIF in the country.
o Minneapolis and other municipalities are reducing use of TIF.

* TIF is often advertised as a way to increase the tax base in the
City but

that increase does not happen for a period of up to 25 years after
completion of a project.

2+ TIF is a public subsidy — a gift - paid to a developer as an
incentive to

engage in a project. It is not a loan. The City must accrue debt to
grant



the subsidy to the developer.

* TIF captures future taxes of real estate improvement to retire
the debt

incurred by the City. Future taxes do not go into the general fund.
o Tax levies to service debt for TIF projects INCREASED 40.1%
by

approximately $13M from 2015-2024.

o Currently 8% of the property taxes of City taxpayers are
devoted to

covering the cost of existing TIF projects.

» City services required by the project — Fire, Police, Public Works
, etc. —

are not paid for by taxes paid by the project. They are paid for by
taxpayers outside of the project.

Reasons Why In$ight St. Paul Opposes the Use of TIF for
the

845 Grand Avenue Project

* The site is one of if not the most attractive development sites in
the City

of Saint Paul. We believe a developer should be able to create a
profitable development plan at that site without the need for a
public

subsidy.

* The relatively small TIF request of $2.95 million suggests that
the

developer should be able to find ways to finance a $44.5 million
project

without resorting to TIF.

« Although the project has attractive features and will be a net
benefit to

the neighborhood, it does not have a clear and compelling public
purpose justifying the use of TIF.

» Data demonstrating that the project has passed the “but for” test
is not

publicly available.
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* Awarding a public subsidy to this project will set a precedent
sending a

signal to other developers that fulfilling the “but for” requirement
will be

relatively easy to demonstrate.

* TIF is often used in support of blight removal. The City has
already been

awarded $350,000 from the Minnesota Department of
Employment and

3Economic Development (DEED) for abatement, demolition, and
public

infrastructure improvements at the site.

» Awarding a public subsidy (TIF) removes the opportunity for the
City to

increase tax base revenue from one of its most attractive
development

sites for a period of up to 25 or more years.

— Conclusions —

* Do not award a public subsidy — TIF — to this project.

* Although likely a net gain to the neighborhood, the project does
not

enhance City goals to increase the tax base in the short to
medium

term and it puts a further burden on taxpayers at a time when
they are

already coping with rapidly rising property taxes.

* Awarding TIF to this project — a project for which it is hard to
justify

the need for TIF — will make it difficult to refuse to award TIF to
future

TIF proposals in the City.

Sent from my iPhone
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From: Wolfie Browender

To: HRAHearing (CI-StPaul); #CI-StPaul Ward7; #CI-StPaul Ward3; #CI-StPaul Ward2
Subject: No TIF for the Grand and Victoria
Date: Monday, December 8, 2025 9:26:51 PM

You don't often get email from wolfiebrowender@yahoo.com. Learn why this is important

Dear Council members:

| am writing to ask you not to approve the proposed TIF District for the Grand and
Victoria redevelopment project. As you're likely aware, TIF Districts were conceived
to:

* Redevelop areas occupied with substandard buildings
* Build housing for low-income and moderate-income families
* Clean up pollution

None of these affect the Grand/Victoria site.

Furthermore, Saint Paul is has the most TIF Districts in Minnesota and adding
another one will effectively increase our taxes again. Rather than approving new
Districts, the City should be sunsetting those that have met their obligations and are

producing tax revenue and thus adding them to the tax rolls.
[ J

o [f there is one thing that most Saint Paulites agree on, it’s that our tax burden is
unsustainable. Denying this TIF District will be a step toward better financial

stewardship.
[ J

e Thank you.

Wolfie Browender
Ward 3 resident
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From: Scott Hanson

To: HRAHearing (CI-StPaul
Subject: Opposition to Use of TIF for 841-857 Grand Ave
Date: Tuesday, December 9, 2025 10:37:58 AM

[You don't often get email from srey55@yahoo.com. Learn why this is important at
https://aka.ms/I.earnAboutSenderldentification ]

Members of the City Council/HRA ,

The Redevelopment Plan for 841-857 Grand Avenue should not include Tax Increment Financing (TIF).

TIF should be used as a last resort to develop areas with big problems facing developers for good projects with no
path forward.

This project is in one of the nicest parts of the city and the city needs the tax revenues now.

Please don't misuse TIF for this project.

Thank you for your consideration.

Scott Hanson

Ashland Ave. Saint Paul.
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INSIGHT ST. PAUL’S ANALYSIS OF TAX INCREMENT FINANCING (TIF)

August 11, 2025

Tax Increment Financing (TIF) is a public financing method a Minnesota city can use
to provide a subsidy to private developers (and eventual property owners) to
facilitate taxable development on property that is vacant, blighted or underutilized.
TIF can only be used if it can be proven that private development would not
otherwise be feasible without a public subsidy. TIF can however be easily overused
or abused and cause negative consequences to nearby properties. Itis important to
note that the property taxes paid by the new development for the next 26 years are
used to pay for the public subsidy provided, while the added cost for providing
government services to the new development is shifted to all other taxpayers
outside of a TIF District. Granting TIF should therefore be carefully analyzed and
wisely used.

St. Paul is the state's biggest user of TIF. In$ight St. Paul's October 2024 report,
called on the city to be forthcoming in telling its citizenry about its TIF activities. Our
report noted that St. Paul, unlike Minneapolis, does not disclose any details about
its many TIF districts, which handle millions of dollars of taxpayers' money. It is this
situation -- the need for basic accountability -- that has motivated In$ight St. Paul to
better understand and explain TIF and to look into the city's past and future use of it.
Both the St. Paul Housing and Redevelopment Authority and the St. Paul Port
Authority use TIF to expand St. Paul’s taxbase.

For an underdeveloped area proposed to have new development, the City
determines the existing Taxable Value for the project area, which is then designated
as a Tax Increment Financing (TIF) district. Then the City issues long-term general
obligation bonds or short term pay-as-you-go notes to provide the private developer
with a public subsidy, pay financing expenses and provide money for the City to pay
debt service on the bonds for the first three years, until new property taxes begin
comingin.
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Once the development project is completed and the property owners within the TIF
District start paying property taxes, Ramsey County Taxation subtracts the original
taxable value (when the TIF district was created) from the new, current higher
taxable value. This captured taxable value then has the current total tax rate applied
to it, and all the new incremental taxes collected go to pay for debt service for the
debt issued to subsidize the new development. This amount is the district's
captured taxes.

After the bonds are paid off with the tax increments collected in future years, the TIF
district is supposed to shut down, and all taxes collected that are no longer needed
for debt service become a part of the general tax base used by all local taxing units.

In theory, TIF districts have facilitated new developments that have been deemed
beneficial, and the districts have closed ahead of the schedule that was estimated
at the time the bonds were issued. While those projects appear favorable, one must
remember that all the new development requires costly city services that are not
paid for by the properties inside the TIF districts. Those property owners don't pay
for the government services they receive until all the outstanding debt issues are
paid off. To cover the cost of government services inside a TIF district, the rest of the
tax base then must pay more taxes.

And for some TIF districts, the new anticipated development did not fully
materialize, resulting in a shortage of estimated property tax collections. To solve
this dilemma, policymakers have pooled excess tax increments from successful TIF
districts to use for debt service on unsuccessful TIF districts. When this happens,
the city taxpayers outside TIF districts must continue to pay higher property taxes for
the services being provided to properties inside of TIF districts.

Minnesota Department of Revenue's statistics for TIF districts reveal that the St.
Paul's tax levies to service debt for TIF districts from 2015 to 2024 INCREASED
40.1% from $31,603,964 to $44,274,052. During that same ten-year period,
Minneapolis's tax levies for TIF districts DECREASED 52.1% from $50,105,971 to
$24,013,786.
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The Metropolitan Council recently released its Fiscal Disparities Report for Property
Taxes Payable in 2024. That report also provides information about the use of Tax
Increment Financing for the metro area. The City of St. Paul had $34,601,887 of
taxable valuation captured in TIF districts, and that was the largest capture of any
city in Minnesota. This taxable value represents about $2.6 billion in Estimated
Market Valuation. Minneapolis was the second largest user of TIF in Minnesota, and
it had only $21,471,921 of Taxable Value captured in TIF districts.

St. Paul's total taxable value outside of TIF districts was $420,500,432. Minneapolis'
total taxable value outside of TIF districts was $848,580,723, more than twice St.
Paul's. Yet St. Paul's use of TIF is 61% greater than in Minneapolis.

Saint Paul’s Overuse of TIF Has Negative Consequences

Tax increment financing (TIF) is a public financing tool employed with the long-term
objective of expanding the City’s tax base. It seeks to accomplish that goal by
subsidizing redevelopment, infrastructure, and community improvement projects
such as:

1. Upgrading obsolescent facilities.

2. Eliminating blight.

3. Remediating pollution

4. Expanding affordable housing choices.

5. Enhancing private sector employment growth.

6. Encouraging redevelopment activities that enhance urban features,
amenities, and historic structures.

There is growing concern that TIF has been overused and that it has not delivered
hoped-for results in addressing City goals. Other municipalities concerned about
the efficacy of TIF have concluded that it places an undue and unfair burden on
taxpayers and are reducing the use of TIF.
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When using TIF, the City typically provides a subsidy to developers to engage in a
project and then diverts property tax revenue from the project using those funds for
up to 26 years to repay the City for the upfront money it spent to induce the private
development activity. The City’s tax base is not increased during this period. TIF is
not a loan to a developer that the developer pays back to the City. TIF is a tax-free
gift to the developer. The City provides the developer with a public upfront subsidy
(the gift) and then the City must incur long-term debt to cover all costs associated
with providing the gift.

During the first 26 years of a TIF District new property taxes captured in the district
are first used to retire the debt incurred by the City and to finance city staff costs.
And if tax increments collected are greater than debt issued and associated staff
costs, the excess increments can be used for two other options. They may be used
for secondary development opportunities within the district and, or to help pay debt
service in another TIF District where captured tax increments are not sufficient to
cover their existing debt service The new captured taxes are not shared with the nine
units of government that service the St. Paul taxbase. None of the new tax revenue is
used to pay for public services provided within the TIF District such as fire, police,
streets, bridges, libraries, parks, recreation facilities, public schools, social services
and courts. Those cost obligations are passed on to all other St. Paul taxpayers
living outside a TIF District.

In 2024 the City of Saint Paul had over 7.9% ($2.8 Billion) of taxable property
captured in TIF projects — the largest amount of any city in Minnesota. Given the
significant need for redevelopment in Saint Paul’s downtown, there will be mounting
pressure to increase the use of TIF.

TIF IS ASEDUCTIVE TOOL

Many City constituencies view TIF as an efficient and constructive solution to the
achievement of one or more of the City’s goals. City leaders may view TIF as an easy
and attractive method for developing the City’s tax base — an important goal of the
City. The building trades may view it as an effective method for creating construction
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jobs -

also an important goal of the City. Developers view it as “free money”

enabling them to pursue and profit from development opportunities. Taxpayers,

unaware of the increased tax burden they will bear, may be pleased that the City is
focusing on development opportunities. Accordingly, the pressure to use TIF can be

persuasive despite negatives associated with its use.

TIF IS AN IMPERFECT TOOL

There are significant negatives associated with the current use of TIF:

Itis a complex tool with many permutations making it difficult for the public to

understand how it works, and the City websites provide little information
about TIF projects and the impact on taxpayers.

Its ultimate impact often cannot be assessed for years after its
implementation.

The predicted success of the project is often based on difficult-to-make
financial projections.

TIF obligations are not identified in annual City budgets.

USE OF TIF REQUIRES CAREFUL ANALYSIS

Careful and rigorous consideration needs to be given to the approval of each TIF
project to increase the probability that the project will benefit the City and its
taxpayers. To ensure that it is the right solution for any given project requires a
thoughtful understanding and analysis of the following issues:

Is there a clear and compelling public purpose served by the proposed
project?

What are the barriers to private sector funding of the project that make it
necessary to use public subsidies — TIF — on a given project? To what extent
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has the City or a developer explored other funding sources? What keeps a
developer from tackling a project without a public subsidy?

e The “butfor” test— a test that the project would not occur without the
assistance of a public subsidy — must be rigorously applied. If a pattern
develops that TIF is readily granted, it provides an incentive for all developers
to ask for a public subsidy.

e TIF canincentivize development that results in over-building and thus the sub-
optimal use of existing facilities. This can in turn reduce the net operating
income for other competing properties and reduce the City’s overall tax
capacity.

e Should TIF be awarded to local or non-local developers? Providing TIF
financing to non-local developers gives the financial advantages of TIF
financing to those developers outside of the City.

e If alocal developer has a project not financed with TIF and is confronted with
a competing project financed by TIF, that creates an unfair advantage for the
TIF financed project. Such conflicts should be avoided in the awarding of TIF.

e Willthe impact of a TIF project on other properties be positive or negative?

e When a project involving the conversion of a commercial structure to a
residential structure is considered for TIF, decision-makers need to
understand that residential structures pay only about half the tax that
commercial structures pay.

e The City needs to analyze the difference between poorly performing and
successful districts — both past and present —to assist in the decision making
about whether a proposed district is likely to be successful and provide a
benefit to the entire City.

INFLECTION POINT CALLS FOR CAUTIOUS AND PRUDENT USE OF TIF
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The City of Saint Paul will be making critical decisions in the coming months
concerning development opportunities in the downtown area. At least ten buildings
in the center of downtown will be candidates for redevelopment. There will be
increasing pressure to utilize TIF despite the negatives associated with its use. Many
have expressed concern that TIF has been overused and that City goals for its use
have not been accomplished. The cautious and prudent analysis of upcoming TIF
proposals is a wise course of action. The long-term financial health of the City is at
stake.

SAINT PAUL’S USE OF TIF HAS FINACIALLY STRESSED ITS TAXPAYERS

Saint Paul seems poised to again use Tax Increment Financing (TIF) to help solve its
high-stress fiscal environment. The city is in this situation largely from many years of
TIF overuse while accepting debt to create quick development. It feels good to build
new, but when that occurs using public subsidy and without adequate demand, new
development depletes existing tax base and pushes out existing taxpayers. Over the
long term, additional taxes are required to pay for the debt and in turn drive away
even more user demand. Saint Paul is now the largest user of TIF in Minnesota, a
state that already ranks high nationally in taxes. We are unable to carry even more of
this burden.

Our city has not been forthcoming on its extensive use of TIF. Unlike Minneapolis,
Saint Paul has not disclosed publicly any details about its many TIF districts.

WHAT YOU SHOULD KNOW ABOUT TIF:

e Taxincrement financing (TIF) is a gift to a developer but paid for over many
years by city taxpayers. Those taxpayers have no say in the debt burden
placed on their property. They are not aware of such payments that must be
paid, without the debt even identified in the city budget or reports.

e TIFis a primary reason for our Downtown’s high level of vacancy.
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e Almost one billion public dollars have been used to pay principal and interest
over 42 years to service TIF Districts.

e While creating service needs, TIF Districts do not contribute to the costs of
city services. If TIF Districts didn’t exist, homeowners for an average value of
$275,000 would save $13.6% or $565 each year in service costs.

WHAT WILL INSIGHT ST. PAUL BE DOING NEXT:
e We will broadly define what a successful TIF District is.

e We will be analyzing past TIF Districts to determine what things make a district
successful, and what things may have made a district unsuccessful (captured
increments did not fully cover debt service).

e We will be advocating the early decertification of successful districts.

e We will be recommending TIF District Creation Policy Statements for formal
adoption by both the St. Paul Housing and Redevelopment Authority and the
St. Paul Port Authority.

e We will be seeking public access to important TIF District history, reports,
projections and policies on both the HRA and Port Authority websites.

e We will be analyzing future proposals for new TIF districts and then provide
elected policy makers with both our concerns and positive suggestions.

e We will be monitoring outstanding TIF Bond Issues and Pay-As-You-Go Notes.
e We will seek to have all those obligations included in a Comprehensive Debt
Policy for the City of St. Paul
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TAXINCREMENT
FINANCING (TTF)

Should Saint Paul
continuve the use of TIF?



What is Tax Increment
Financing (TIF)

e A public subsidy used to support redevelopment, infrastructure, and
other community improvement projects.

e TIF captures the anticipated future taxes of real estate improvements
to pay for the current cost of those improvements.

The public subsidy is not a loan to a developer - It is essentially
an incentive — a gift — to the developer to undertake the project

In$ight St. Paul - 2025



TIF 1s a Seductive Tool

e Its use In supporting redevelopment is popular with many
constituencies:
o City leaders — recognized for focusing on development
o Chamber of Commerce — supports growth objectives
o Trade unions — Iincreased jobs
o Developers — free money

e But many do not understand the negatives.

In$ight St. Paul - 2025



TIF-The Primary Benefit

o Redevelopment projects deemed to have a clear and
compelling public purpose are initiated and completed.

o They are projects that private developers would not normally
undertake "but for" the provision of a public subsidy.

e Original use was to eliminate blight — use has expanded.

In$ight St. Paul - 2025



1IF - The Primary
Negatives

e Increased property taxes created by the development
project do not go into the general fund for a period of 25
years or more. They are used to retire the debt incurred by
the City to provide the subsidy to the developer.

= The City's tax base is not increased during this period.

e City services provided to the project - Fire, Police, Public
Works, etc. - are not paid for by the project but are paid for
by taxpayers outside of the project.

In$ight St. Paul - 2025



A Key Consequence

o 8% of current property taxes paid by each
taxpayer go to support the costs of TIF
financing.

In$ight St. Paul - 2025



TIF - Other Negatives

o Lack of rigor in applying the "but for" test results in overuse of TIF —
1.e., the excessive use of public subsidies.

o Impact on competing properties in the surrounding area not funded by
TIF may not be positive.

o Impact of TIF cannot be determined for years after its
iImplementation.

o Use of TIF in converting commercial to residential facilities results In
properties with a lower tax rate.

o Predicted success of a TIF project often based on difficult-to-make
financial projections.

o Taxes collected in successful projects often not returned to
general fund to pay for city services. InSight St. Paul - 2025




Samt Paul 1s at an
Inflection Point

o The City Is financially stressed.
e Tax base must be increased.

o At least 10 buildings in the center of downtown
are candidates for redevelopment.

o Result: Increasing pressure to utilize TIF.

In$ight St. Paul - 2025



IsTIF the Right Tool for a
Development Project?

Careful Analysis is a Must!
= Is there a clear and compelling public purpose?
= What are the barriers to private funding?
o Has the "but for" test been rigorously analyzed?

Have all negatives been examined?

In$ight St. Paul - ZOZﬂ



Conclusion

= [tis time to proceed with caution in the use
of TIF.

e Saint Paul's tax levies to service debt for TIF projects INCREASED 40.1% by
approximately $13M from 2015-2024.

e Saint Paul’s net property tax burden rate of 17.1% is almost double the State
average of 9.2%.

e In 2024 Saint Paul had over 7.9% of taxable property captured in TIF projects.

In$ight St. Paul - 2025



Public Comments - proposed TIF district at 845 Grand Ave

From: Dave Burns <dave@daveburnslaw.com>

Sent: Sunday, December 7, 2025 2:00 PM

To: Rebecca Noecker <Rebecca.Noecker@ci.stpaul.mn.us>

Subject: Concerns Regarding Proposed TIF for Grand & Victoria Project

Dear Councilmember Noecker,

I hope you’re well. I’'m writing as a constituent regarding the proposed use of Tax Increment
Financing (TIF) for the market-rate development at Grand & Victoria that will come before the
HRA this month.

After reviewing the materials circulating in the community, including the memo from the Insight
St. Paul group, I share several of the concerns being raised:

e This proposal appears to be for a fully market-rate project on one of the most
desirable corners in the city. It is hard to understand what public benefit justifies a
subsidy.

e The city already has an unusually high percentage of its tax base locked into TIF
districts—close to 8%, by some estimates—meaning a significant portion of
property tax capacity is already being deferred.

e Approving TIF for a site that would almost certainly be developed without it seems
likely to set a problematic precedent for future requests.

e Even acknowledging rising construction costs and interest rates, it is unclear
whether the project truly meets the “but-for” test. If the public is being asked to
subsidize it, it seems reasonable to expect meaningful concessions, affordability
components, or other community benefits, none of which are apparentin the
current proposal.

I’m asking that you and the Council take a careful, skeptical look at this request. Financially, the
city needs development that grows the tax base now, not decades from now, and TIF should be
reserved for projects that clearly cannot proceed without assistance and produce real public
value.

Thank you for your consideration, and for your work on behalf of the ward. I would appreciate
knowing your perspective on this proposal as it moves forward.

Regards, DB

Dave Burns
Attorney at Law

Dave Burns Law Office, LLC
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Public Comments - proposed TIF district at 845 Grand Ave

From: Davis Bailey

Sent: Saturday, December 6, 2025 9:18 PM

To: #CI-StPaul_Ward1-7 <Ward1-7@ci.stpaul.mn.us>
Subject: Our City Is TIF'ed Up

Dear Council Members,

Our City cannot take on anymore limitations on our tax base as we are the State Capital,
which includes many non-paying tax infrastructure. This Grand Ave project can be done by
private persons, however they probably will not make as much money as they want. The
current financial markets are the cause and the situation will pass in about 3 years.

Please DO NOT give TIF for the 845 Grand Ave project.
Sincerely,

Ed Davis
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Public Comments - proposed TIF district at 845 Grand Ave

From: Paul Hardt

Sent: Saturday, December 6, 2025 9:34 AM

To: #CI-StPaul_Ward2 <Ward2@ci.stpaul.mn.us>
Subject: Fw: TIF ACTION Alert - Grand & Victoria

Council member Noecker, | oppose the application for TIF incentives for the proposed
development at Victoria and Grand. Please see the attached document prepared by
In$ight.

Paul Hardt

Begin forwarded message:

On Friday, December 5, 2025, 1:44 PM, In$ight St. Paul <insight.st.paul@gmail.com>
wrote:

Dear In$ight Member:

The Steering Committee has decided to oppose the use of TIF funding for the market rate
development proposed on the corner of Grand & Victoria. This project though a worthwhile
private initiative, does not warrant public funding especially on one of the most desirable
intersections in the city.

Currently, the city is the largest user of TIF in the Metro area with close to 8% of our tax base
in TIF districts meaning that 8% of your property taxes go to support city services in those
districts. In addition, occupancy levels of existing buildings are decreased. St. Paul needs
to support development that will increase the city tax base now not 25 years later. We have
attached a brief memo that outlines Insights concerns with this proposed use of TIF.

The city has never denied a TIF request to a private developer & we are asking you to help us
start to put the city’s finances back on track by denying this one. Please share the info we
have provided with friends, post on social media but more importantly contact your
councilmember & demand that they do not subsidize this project. The city will set a terrible
standard for future TIF requests if it subsidizes a projects on the most developable
locations in the city!

ACT NOW - The council will make a decision on this project at the HRA meeting scheduled
for December 17. Their first review of the proposal will be on December 10 and there may
be an opportunity for public comment at this meeting.

In$ight St. Paul

Steering Committee
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Public Comments - proposed TIF district at 845 Grand Ave

845 Grand Avenue

Project requesting a public subsidy (TIF) of $2.95 million

845 Grand Avenue Project

e A proposed six-story, market rate, mixed-use building at the northeast corner
of Grand and Victoria.

e City has granted height & set back variances allowing for increased density.

Primary Reasons for Awarding a Public Subsidy (TIF)

e Aprojectis deemed to have a clear and compelling public purpose ie???

e Aproject passes the “but for” test, i.e., this or any other developer would not
undertake the project “but for” the award of a public subsidy (TIF).

e Aproject removes “blight.”

Recommendation - The proposed project DOES NOT meet the
standards required for the award of a public subsidy - TIF

e Aclearand compelling public purpose has not been identified.

e Thereis no publicly available evidence it has passed the “but for” test.

e Adefinition of the site as “blighted” is questionable and it has already
received $350,000 of DEED for abatement, demolition, and public
infrastructure improvements.

Additional Considerations

e The site is one of the most attractive development sites in Saint Paul.

e Awarding a public subsidy to this project will set a precedent and send a
message to developers that public subsidies are readily available.

e [f this project at an attractive development site receives a public subsidy (TIF),
there will be no valid reasons for other developments to be refused a public
subsidy (TIF).

e Awarding a public subsidy (TIF) removes the opportunity for the City to

increase tax base revenue from one of its most attractive development sites
for up to 25 or more years.

CONTACT YOUR CITY COUNCILMEMBER - DO A SOCIAL MEDIA POST & SHARE -
SEND A LETTER TO NEWSPAPERS REGIONAL & NEIGHBORHOOD
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From: Winston Kaehler

To: HRAHearing (CI-StPaul
Subject: TIF financing for proposed development at Grand Avenue & Victoria Street
Date: Monday, December 8, 2025 6:41:46 PM

You don't often get email from winkaehler@gmail.com. Learn why this is important

The taxpaying public of St. Paul should not be required to subsidize new development at a
location that is already one of the most successful and congested in the city. Just as a tariff is
a tax, TIF financing is a subsidy. The financial problems facing the City should not be
exacerbated by abusing the latter as a tool to encourage new for-profit development where it is

not needed.
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From: Wolfie Browender

To: HRAHearing (CI-StPaul); #CI-StPaul Ward7; #CI-StPaul Ward3; #CI-StPaul Ward2
Subject: No TIF for the Grand and Victoria
Date: Monday, December 8, 2025 9:26:51 PM

You don't often get email from wolfiebrowender@yahoo.com. Learn why this is important

Dear Council members:

| am writing to ask you not to approve the proposed TIF District for the Grand and
Victoria redevelopment project. As you're likely aware, TIF Districts were conceived
to:

* Redevelop areas occupied with substandard buildings
* Build housing for low-income and moderate-income families
* Clean up pollution

None of these affect the Grand/Victoria site.

Furthermore, Saint Paul is has the most TIF Districts in Minnesota and adding
another one will effectively increase our taxes again. Rather than approving new
Districts, the City should be sunsetting those that have met their obligations and are
producing tax revenue and thus adding them to the tax rolls.

[ ]

o [f there is one thing that most Saint Paulites agree on, it’s that our tax burden is
unsustainable. Denying this TIF District will be a step toward better financial
stewardship.

[ ]

e Thank you.

Wolfie Browender
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From: John Mannillo

To: HRAHearing (CI-StPaul

Subject: HRA presentation about TIF at 845 Grand
Date: Tuesday, December 9, 2025 2:40:25 PM
Attachments: HRA Presentation - GRT Comments.pdf

You don't often get email from john@mannillowomack.com. Learn why this is important

HRA members,

Attached is the PED slide show related to the Grand and Victoria TIF
presentation. In$ight St. Paul has included their comments along with the
document.

Thank you,
In$ight St. Paul
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CITY OF SAINT PAUL

INTRODUCTION TO GRAND AND VICTORIA TIF

December 10, 2025






PrOjeCt Overview (Redevelopment of 841- 857 Grand Avenue)

lllustrative Rendering

6 stories over 1 level of
underground parking with
outdoor dining/plaza space
fronting Grand Avenue to
include:

* 90 dwelling units (19
studio units, 37 one-
bedroom units, and 34
two-bedroom units)

* 12,800 square feet of
commercial/retail space

« 22 public parking stalls

* 99 residential parking
stalls





Grand and Victoria Current Conditions

< 857 Grand Avenue

A 841 Grand Avenue





Map of TIF
District and
Project Area





Background/Developer

e 845 Grand LLC (the “Developer”) acquired 841 Grand Avenue/857 Grand Avenue (the
“Property”)
e Ari Parritz is managing member of the Developer
o  President/founder of Afton Park Development
o Ten years of experience leading urban development projects
O Recently partnered with Reuter Walton to develop the Kenton House project on Grand and St.
Albans
e The Developer has applied to the HRA requesting the establishment of a new redevelopment
TIF district to advance the proposed Project
© HRA retained LHB, Inc. to complete an assessment of the Property to determine if the
statutory blight test has been met
* LHB is a full-service architectural, planning and engineering firm and has analyzed over
440 TIF districts for TIF authorities throughout the State
© LHB, Inc. determined Property meets qualifications of a Redevelopment TIF District,
including 3 substandard buildings with significant code deficiencies

NOTE: LHB doesn't come right out and say it is blighted.
What qualifications did they use?
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Grand and Victoria Redevelopment Plan

e To advance assistance through tax increment financing (TIF), HRA
prepared the Grand and Victoria Redevelopment Plan (the
“Redevelopment Plan”), which includes some of the following
redevelopment objectives:

©)

o O O O O

to remove blighting conditions including substandard buildings, Already
to complement and improve surrounding Grand Avenue area, received subsidy

to include dense urban mixed-use development, for demolition,
to increase the supply of housing, Not affordable housing etc.
to increase the tax base, and After 25 years

to create jobs for local residents. Does this only replace existing first floor jobs?
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Grand and Victoria Redevelopment Plan

o Additional development objectives include:

©)

Public realm: design new building to frame public spaces - development includes
public plaza in front of proposed restaurant spaces

Energy efficiency/stormwater: create sustainable and energy efficient building -
development includes underground infiltration system, a green roof and high
efficiency building systems

Transportation/parking: support nearby transit stops and include structured
parking on site

Housing: increase housing supply - development includes 90 rental units when
current site only includes two

Employment: use zoning to support community serving retail - development
includes 12,800 square feet of commercial spaces anticipated to result in three
retail businesses, including the potential for two restaurants






Grand and Victoria Redevelopment Plan

On November 14, 2025, the Saint Paul Planning Commission reviewed the
Redevelopment Plan and adopted a resolution (file number 25-47) determining the
Redevelopment Plan is consistent with the 2040 Comprehensive Plan. Specifically
including the following policies:

©)

©)

LU-1: Encourage transit-supportive density and direct the majority of growth to areas with the highest existing
or planned transit capacity.

LU-14: Reduce the amount of land devoted to off-street parking in order to use land more efficiently,
accommodate increases in density on valuable urban land, and promote the use of transit and other non-car
mobility modes.

LU-30: Focus growth at Neighborhood Nodes using the following principles: increase density toward the center
of the node and transition in scale to surrounding land uses, prioritize pedestrian-friendly urban design and
infrastructure that emphasizes pedestrian safety.

LU-31: Invest in Neighborhood Nodes to achieve development that enables people to meet their daily needs
within walking distance and improves equitable access to amenities, retail and services.

H-46: Support the development of new housing, particularly in areas identified as Mixed Use, Urban
Neighborhoods, and/or in areas with the highest existing or planned transit service, to meet market demand for
living in walkable, transit-accessible, urban neighborhoods.





Whatis TIF: Tax Increment Financing?

e Financing tool authorized under State
law

e Enables cities and redevelopment
authorities to capture increased local
property taxes from development/
redevelopment that would not occur
“but-for” the assistance

e The TIF district captures the difference
between the current tax value of a site
and the future, redeveloped value, and
uses the INCREMENT pay eligible costs
associated with development, including

administrative expenditures, in
accordance with the adopted TIF Plan
budget The top line of this graph fails to factor in depreciation

The bottom line of this graph assumes no other developer would take
on this project and it would simply decline. It isn't TIF or nothing.
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How Does TIF Work?

e Property owners within a TIF district still pay their full amount of property
taxes due, and those property taxes are then divided in the following
manner:

o Local property taxes from taxable value in place prior to the development
are still paid to the taxing jurisdictions, including the City, County and
School District;

o Local property taxes from increased value of the development are
captured by the TIF Authority as derived from the applicable tax rate*;

o All non-local property taxes, market value-based taxes, and base rate
excess* taxes are not captured and are paid to the appropriate taxing
jurisdiction

* Tax increment provided to the HRA as the TIF Authority is generated by the base tax rate or current tax rate, whichever is
less, base rate excess taxes are generated when the base tax rate is less than the current tax rate.





Redevelopment TIF Districts

e Duration - 25 years after first collection (26 total years);
e Qualified by the conditions within the district prior to redevelopment
o blighted structures on improved land, based on 3rd party study

e Eligible expenditures include removal of the blighting influences, including
acquisition, demolition/renovation, site improvements, and pollution
remediation, as well as parking improvements (public or private) and public
improvements; and associated administrative expenditures;

e Tax increments may be pooled and spent outside the TIF district boundary
and within the Project Area for TIF eligible expenditures, including affordable

housing (qualifying affordable rental housing projects may be located anywhere within the City
limits, and are not required to be located in the Project Area)
There is already $350,000 committed for demolition and site preparation.

Seems like he's advocating that TIF should be awarded here so it can generate tax revenue to support other
failing districts. Is this give to the rich and it may trickle down to help build affordable housing elsewhere?
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TIF District Geographies

TIF Districts include the specific parcels,
within a Project Area, from which tax
increment will be generated and captured.
The Project Area is the area where
increments may be expended, which area
may be coterminous with the boundaries of
the TIF District or larger.

Shown again here is the TIF District and Project
Area boundaries for the Grand and Victoria TIF
District which areas are coterminous.

The proposed TIF Plan will maximize the ability
to pool for qualifying affordable rental housing
located anywhere in the City.
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Statutory Requirements

e Any proposed TIF district must meet the statutory requirements for creation

e Must demonstrate that the “But For” test is met, requiring a determination
that the proposed project would not happen solely through private
investment within the reasonably foreseeable future

e The developer must incur TIF eligible costs, in accordance with the adopted
TIF Plan

e The adopted TIF Plan includes the maximum tax increments to be collected
and spent

e Additionally, expenditures occurring outside of the TIF District boundary is
limited (commonly known as Pooling)
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TIF Review Process

PED staff review all requests for TIF to make sure the “ but-for” test can be met, including engaging an
outside fiscal consultant The City has never turned down a private developer based on a ‘but-for test'.

PED staff evaluates the potential taxable value to be assessed once the project is constructed, including
seeking input from Ramsey County. The TIF Plan utilizes the values from Ramsey County, without
inflation, and current tax rates

Projects must achieve City/HRA goals, including living wage jobs, elimination of blighting influences, and
housing of all types, etc.

Development Agreement is approved by HRA Board providing form and maximum amount of tax
increment for proposed development and specific requirements

@)
@)

©)

TIF-eligible expenses are financed on a Pay-As-You-Go basis

Developer pays upfront for TIF eligible expenditures and is reimbursed over time from
pledged tax increments, with interest What are TIF eligible upfront expenditures?

Developer bears all the risk that the property value and resulting tax increments will be sufficient
to reimburse them for their upfront costs

Language included to evaluate the construction and operation of the project throughout the term
of the agreement to ensure the financial assistance was appropriate, and if certain metrics are
exceeded, the TIF assistance will be reduced.

If the property does not generate enought tax to pay off the notes, ultimately the City bear the risk associated with
paying them off,
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Myths about Use of TIF in Saint Paul

e Property Taxpayers at risk for TIF district obligations

©)

Proposed tax increment obligation is a pay as you go TIF note. The collected tax
increments are the sole pledged revenue to repay the TIF note.

e TIFis a GIFT to the developer

@)
@)
@)
@)

©)

The developer is required to secure all the funds to build the project

The developer must complete the development and incur the TIF eligible costs

The developer takes all risk to get repaid for their original investment

The city benefits from the removal of blight, including substandard buildings, and
increased housing options for residents

The HRA prepares TIF projections conservatively

City Claims: That TIF is a Gift to the developer, is a Myth.

Real Truth: Each year in pay-as-you-go TIF agreements, developers receive a check from the City when they pay their
taxes. This is a gift to the developer that any other property owner never receives.

The Real Myth is that TIF is a Loan that is paid back by the developer. The loan is actually paid back by all the taxpayers
of Saint Paul. Developer takes the inital risk but ultimately the City bears the risk if the property isn't able to pay oft the
debt, the taxpayers are responsible.
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Grand and Victoria Redevelopment TIF Plan

e The taxincrement revenue projections utilize the following assumptions:

o Total taxable market value once constructed of $26,500,000.

o The base value for the TIF District is $6,465,800 as assessed in 2025,
resulting in $20,034,200 of increased market value.

o Delay first receipt of increment to Pay 2028, resulting in final
collection year of Pay 2053 (26 total years).

o Total annual tax increment collected by the HRA when fully complete is
estimated at $363,076, in Pay 2030, excluding the commercial property
tax value increase that is shared through the fiscal disparities program.

o Producing total tax increments collected from the tax parcels over the 26
years of $9,079,790. This $9M does not go to the City's general operating fund
over the 26 years. It is captured for TIF and TIF expenses. The rest of the property
tax base pays for City services to this TIF district for those years.
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Grand and Victoria Redevelopment TIF Plan

The budget included in the TIF
plan totals $9,440,000* as
shown here with payment of
principal and interest under the
TIF Pay-Go Note listed under Site
Improvement Prep Costs and
Other Qualifying Public
Improvements and Interest. The
budget also includes
expenditures for Administration
and $2,956,000 for
Construction of Affordable
Housing.

What are Administrative Expenses? Are these
only due because of TIF?

Estimated Sources of Revenue
Tax Increment Revenues
Interest and Investment Earnings

Total Tax Increment Revenues

Estimated Project Costs
Site Improvement/Prep Costs
Other Qualifying Public Improvements
Construction of Affordable Housing
Administrative Expenses
Interest Expenses

Total Estimated Project Costs

Amount
$9,080,000
360,000
$9,440,000

Amount
$1,288,000
1,668,000
2,956,000
908,000
2,620,000
$9,440,000

*The HRA Board action will include a budget amendment to align with the financing and spending included in the TIF Plan, as shown above
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TIF Development Agreement (TIF Assistance)

e The City/HRA retained Ehlers as our Municipal Advisor to determine the need for
financial assistance through the creation of the TIF District.

e Ehlers evaluated Developer’'s current pro forma based on industry standards for
construction costs, project costs, rental rates and operating expenses, developer
fees, available funding sources, underwriting criteria, and project cash flow.

o Ehlers concluded the project requires a $2,956,000 TIF Note to attract
adequate capital and debt financing

e The table on the following slide depicts the proposed sources and uses for the
Development with a total cost of $44,604,984 including a private construction
loan, TIF Pay-Go Note, in the principal amount of $2,956,000 pledging tax
increments from the TIF District, Developer equity and a $350,000 DEED grant
awarded to the City for the pl’OjECt (City Council acceptance of DEED funds will be forthcoming).

Less than 7% of the total cost for TIF. How realistic is it to think that this project would not be built, in a
reasonable time, without TIF? Does this mean that it is under water from day 1 with a cost of $44.6M and
a value of $26.5M?
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Project Sources and Uses

Amount Pct. Per Unit
First Mortgage 28,522 423 64% 316,916
TIF Mote 2,956,000 7% 32,844
Equity 12,776,561 29% 141,962
Local Grants 350,000 1% 3,889
TOTAL SOURCES 44,604,984 100% 495,611

Amount Pct. Per Unit
Acquisition Costs 4 773,000 11% 53,033
Construction Costs 31,418,286 70% 349,092
Envionmental Abatement/Soil Comection 1,221,000 3% 13,567
Professional Senvices 2,197,992 5% 24,422
Financing Costs 2,955,633 7% 32,840
Developer Fee 1,750,000 4% 19,444
Cash Accounts/Escrows/Resenes 289,073 1% 3,212
TOTAL USES 44,604,984 100% 495,611






Ehlers Funding Recommendation (But For Test)

e Ehlers recommended the following:

@)

“Based on our review of the Developer’s pro forma and under current market
conditions, the proposed development isn’t feasible without the amount of public
assistance outlined ( $2,956,000). T he public assistance is necessary to attract
adequate private equity and debt to complete the project. Due to the costs associated
with various site, watershed and design requirements, developing a small, infill project
on already improved land and constructing a vertical mixed-use building, this project
is only feasible, in part, through public assistance.”

Who gets to decide what is feasible or not? Is it not feasible because the profits would be
somewhat less? Not feasible simple opens the door for those promoting this project to do
whatever they want (e.g. TIF; setback variances, CUPs, etc.)
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TIF Development Agreement

Issue Pay-As-You-Go Tax Increment Financing Note (the “TIF Pay-Go Note”) up to
the maximum principal amount of $2,956,000, upon completion of the project,
pledging 85% of the tax increment in the first year (2028), stepping back 5% each year,

to a fixed 60% in the 6th year (2033) and beyond.
O©  Principal amount limited to TIF eligible redevelopment costs of storm water systems, earth
retention and non-vibratory foundation work, utility relocation, and any soil correction, asbestos

abatement, demolition and cost of public parking spaces
o TIF plan to authorize 35% of tax increments to be expended outside of the TIF district, enabling
maximum pooling for affordable housing (budget includes up to $2.956 million for affordable

housing).
Language in Development Agreement will be included to allow HRA to confirm the “but

for” test and ensure the Developer is not unduly enriched by the financial assistance
from the HRA (commonly known as a “Lookback”).

Compliance will include Affirmative Action, Prevailing Wage, Vendor Outreach, Project
Labor Agreement, HRA Two-Bid Policy, Sustainable Building Ordinance, Living Wage
Ordinance
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Government Approvals - Timeline

e The City Council and HRA Board will be considering resolutions on December 17 to

authorize:
o approval of the Redevelopment Project Area and Redevelopment Plan, and
o establishment of the Redevelopment TIF District and TIF Plan
o City Council will hold a public hearing prior to considering their resolution
e HRA Board resolution will include authorization to execute the Development
Agreement providing the Tax Increment assistance to the Developer

e Construction is anticipated to start in February of 2026 and completed in summer
of 2027
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City/HRA Outside Team

Carla Pedersen with Barna Guzy, outside TIF counsel
Carla.Pederson@bgs.com

Stacie Kvilvang with Ehlers, municipal advisor
skvilvang@ehlers-inc.com
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Developer Contact

Ari Paritz is the managing member of the Developer and is available for questions.

Ari Paritz, ari@aftonpark.com
612-743-9258
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QUESTIONS
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PrOjeCt Overview (Redevelopment of 841- 857 Grand Avenue)

lllustrative Rendering

6 stories over 1 level of
underground parking with
outdoor dining/plaza space
fronting Grand Avenue to
include:

* 90 dwelling units (19
studio units, 37 one-
bedroom units, and 34
two-bedroom units)

* 12,800 square feet of
commercial/retail space

« 22 public parking stalls

* 99 residential parking
stalls
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Grand and Victoria Current Conditions

< 857 Grand Avenue

A 841 Grand Avenue 128



Map of TIF
District and
Project Area
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Background/Developer

e 845 Grand LLC (the “Developer”) acquired 841 Grand Avenue/857 Grand Avenue (the
“Property”)
e Ari Parritz is managing member of the Developer
o  President/founder of Afton Park Development
o Ten years of experience leading urban development projects
O Recently partnered with Reuter Walton to develop the Kenton House project on Grand and St.
Albans
e The Developer has applied to the HRA requesting the establishment of a new redevelopment
TIF district to advance the proposed Project
© HRA retained LHB, Inc. to complete an assessment of the Property to determine if the
statutory blight test has been met
* LHB is a full-service architectural, planning and engineering firm and has analyzed over
440 TIF districts for TIF authorities throughout the State
© LHB, Inc. determined Property meets qualifications of a Redevelopment TIF District,
including 3 substandard buildings with significant code deficiencies

NOTE: LHB doesn't come right out and say it is blighted.
What qualifications did they use?
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Grand and Victoria Redevelopment Plan

e To advance assistance through tax increment financing (TIF), HRA
prepared the Grand and Victoria Redevelopment Plan (the
“Redevelopment Plan”), which includes some of the following
redevelopment objectives:

©)

o O O O O

to remove blighting conditions including substandard buildings, Already
to complement and improve surrounding Grand Avenue area, received subsidy

to include dense urban mixed-use development, for demolition,
to increase the supply of housing, Not affordable housing etc.
to increase the tax base, and After 25 years

to create jobs for local residents. Does this only replace existing first floor jobs?
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Grand and Victoria Redevelopment Plan

o Additional development objectives include:

©)

Public realm: design new building to frame public spaces - development includes
public plaza in front of proposed restaurant spaces

Energy efficiency/stormwater: create sustainable and energy efficient building -
development includes underground infiltration system, a green roof and high
efficiency building systems

Transportation/parking: support nearby transit stops and include structured
parking on site

Housing: increase housing supply - development includes 90 rental units when
current site only includes two

Employment: use zoning to support community serving retail - development
includes 12,800 square feet of commercial spaces anticipated to result in three
retail businesses, including the potential for two restaurants
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Grand and Victoria Redevelopment Plan

On November 14, 2025, the Saint Paul Planning Commission reviewed the
Redevelopment Plan and adopted a resolution (file number 25-47) determining the
Redevelopment Plan is consistent with the 2040 Comprehensive Plan. Specifically
including the following policies:

©)

©)

LU-1: Encourage transit-supportive density and direct the majority of growth to areas with the highest existing
or planned transit capacity.

LU-14: Reduce the amount of land devoted to off-street parking in order to use land more efficiently,
accommodate increases in density on valuable urban land, and promote the use of transit and other non-car
mobility modes.

LU-30: Focus growth at Neighborhood Nodes using the following principles: increase density toward the center
of the node and transition in scale to surrounding land uses, prioritize pedestrian-friendly urban design and
infrastructure that emphasizes pedestrian safety.

LU-31: Invest in Neighborhood Nodes to achieve development that enables people to meet their daily needs
within walking distance and improves equitable access to amenities, retail and services.

H-46: Support the development of new housing, particularly in areas identified as Mixed Use, Urban
Neighborhoods, and/or in areas with the highest existing or planned transit service, to meet market demand for
living in walkable, transit-accessible, urban neighborhoods.
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Whatis TIF: Tax Increment Financing?

e Financing tool authorized under State
law

e Enables cities and redevelopment
authorities to capture increased local
property taxes from development/
redevelopment that would not occur
“but-for” the assistance

e The TIF district captures the difference
between the current tax value of a site
and the future, redeveloped value, and
uses the INCREMENT pay eligible costs
associated with development, including

administrative expenditures, in
accordance with the adopted TIF Plan
budget The top line of this graph fails to factor in depreciation

The bottom line of this graph assumes no other developer would ta li534
on this project and it would simply decline. It isn't TIF or nothing.
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How Does TIF Work?

e Property owners within a TIF district still pay their full amount of property
taxes due, and those property taxes are then divided in the following
manner:

o Local property taxes from taxable value in place prior to the development
are still paid to the taxing jurisdictions, including the City, County and
School District;

o Local property taxes from increased value of the development are
captured by the TIF Authority as derived from the applicable tax rate*;

o All non-local property taxes, market value-based taxes, and base rate
excess* taxes are not captured and are paid to the appropriate taxing
jurisdiction

* Tax increment provided to the HRA as the TIF Authority is generated by the base tax rate or current tax rate, whichever is
less, base rate excess taxes are generated when the base tax rate is less than the current tax rate.
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Redevelopment TIF Districts

e Duration - 25 years after first collection (26 total years);
e Qualified by the conditions within the district prior to redevelopment
o blighted structures on improved land, based on 3rd party study

e Eligible expenditures include removal of the blighting influences, including
acquisition, demolition/renovation, site improvements, and pollution
remediation, as well as parking improvements (public or private) and public
improvements; and associated administrative expenditures;

e Tax increments may be pooled and spent outside the TIF district boundary
and within the Project Area for TIF eligible expenditures, including affordable

housing (qualifying affordable rental housing projects may be located anywhere within the City
limits, and are not required to be located in the Project Area)
There is already $350,000 committed for demolition and site preparation.

Seems like he's advocating that TIF should be awarded here so it can generate tax revenue to support other
failing districts. Is this give to the rich and it may trickle down to help build affordable housing elsewhere? 136
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TIF District Geographies

TIF Districts include the specific parcels,
within a Project Area, from which tax
increment will be generated and captured.
The Project Area is the area where
increments may be expended, which area
may be coterminous with the boundaries of
the TIF District or larger.

Shown again here is the TIF District and Project
Area boundaries for the Grand and Victoria TIF
District which areas are coterminous.

The proposed TIF Plan will maximize the ability

to pool for qualifying affordable rental housing
located anywhere in the City.

137


Gary Todd
Highlight


Statutory Requirements

e Any proposed TIF district must meet the statutory requirements for creation

e Must demonstrate that the “But For” test is met, requiring a determination
that the proposed project would not happen solely through private
investment within the reasonably foreseeable future

e The developer must incur TIF eligible costs, in accordance with the adopted
TIF Plan

e The adopted TIF Plan includes the maximum tax increments to be collected
and spent

e Additionally, expenditures occurring outside of the TIF District boundary is
limited (commonly known as Pooling)
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TIF Review Process

PED staff review all requests for TIF to make sure the “ but-for” test can be met, including engaging an
outside fiscal consultant The City has never turned down a private developer based on a ‘but-for test'.

PED staff evaluates the potential taxable value to be assessed once the project is constructed, including
seeking input from Ramsey County. The TIF Plan utilizes the values from Ramsey County, without
inflation, and current tax rates

Projects must achieve City/HRA goals, including living wage jobs, elimination of blighting influences, and
housing of all types, etc.

Development Agreement is approved by HRA Board providing form and maximum amount of tax
increment for proposed development and specific requirements

@)
@)

©)

TIF-eligible expenses are financed on a Pay-As-You-Go basis

Developer pays upfront for TIF eligible expenditures and is reimbursed over time from
pledged tax increments, with interest What are TIF eligible upfront expenditures?

Developer bears all the risk that the property value and resulting tax increments will be sufficient
to reimburse them for their upfront costs

Language included to evaluate the construction and operation of the project throughout the term
of the agreement to ensure the financial assistance was appropriate, and if certain metrics are
exceeded, the TIF assistance will be reduced.

If the property does not generate enought tax to pay off the notes, ultimately the City bear the risk associated v+~
paying them off, 139
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Myths about Use of TIF in Saint Paul

e Property Taxpayers at risk for TIF district obligations

©)

Proposed tax increment obligation is a pay as you go TIF note. The collected tax
increments are the sole pledged revenue to repay the TIF note.

e TIFis a GIFT to the developer

@)
@)
@)
@)

©)

The developer is required to secure all the funds to build the project

The developer must complete the development and incur the TIF eligible costs

The developer takes all risk to get repaid for their original investment

The city benefits from the removal of blight, including substandard buildings, and
increased housing options for residents

The HRA prepares TIF projections conservatively

City Claims: That TIF is a Gift to the developer, is a Myth.

Real Truth: Each year in pay-as-you-go TIF agreements, developers receive a check from the City when they pay their
taxes. This is a gift to the developer that any other property owner never receives.

The Real Myth is that TIF is a Loan that is paid back by the developer. The loan is actually paid back by all the taxpayers
of Saint Paul. Developer takes the inital risk but ultimately the City bears the risk if the property isn't able to pay off;,
debt, the taxpayers are responsible.
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Grand and Victoria Redevelopment TIF Plan

e The taxincrement revenue projections utilize the following assumptions:

o Total taxable market value once constructed of $26,500,000.

o The base value for the TIF District is $6,465,800 as assessed in 2025,
resulting in $20,034,200 of increased market value.

o Delay first receipt of increment to Pay 2028, resulting in final
collection year of Pay 2053 (26 total years).

o Total annual tax increment collected by the HRA when fully complete is
estimated at $363,076, in Pay 2030, excluding the commercial property
tax value increase that is shared through the fiscal disparities program.

o Producing total tax increments collected from the tax parcels over the 26
years of $9,079,790. This $9M does not go to the City's general operating fund
over the 26 years. It is captured for TIF and TIF expenses. The rest of the property

tax base pays for City services to this TIF district for those years.
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Grand and Victoria Redevelopment TIF Plan

The budget included in the TIF
plan totals $9,440,000* as
shown here with payment of
principal and interest under the
TIF Pay-Go Note listed under Site
Improvement Prep Costs and
Other Qualifying Public
Improvements and Interest. The
budget also includes
expenditures for Administration
and $2,956,000 for
Construction of Affordable
Housing.

What are Administrative Expenses? Are these
only due because of TIF?

Estimated Sources of Revenue
Tax Increment Revenues
Interest and Investment Earnings

Total Tax Increment Revenues

Estimated Project Costs
Site Improvement/Prep Costs
Other Qualifying Public Improvements
Construction of Affordable Housing
Administrative Expenses
Interest Expenses

Total Estimated Project Costs

Amount
$9,080,000
360,000
$9,440,000

Amount
$1,288,000
1,668,000
2,956,000
908,000
2,620,000
$9,440,000

*The HRA Board action will include a budget amendment to align with the financing and spending included in the TIF Plan, as shown above
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TIF Development Agreement (TIF Assistance)

e The City/HRA retained Ehlers as our Municipal Advisor to determine the need for
financial assistance through the creation of the TIF District.

e Ehlers evaluated Developer’'s current pro forma based on industry standards for
construction costs, project costs, rental rates and operating expenses, developer
fees, available funding sources, underwriting criteria, and project cash flow.

o Ehlers concluded the project requires a $2,956,000 TIF Note to attract
adequate capital and debt financing

e The table on the following slide depicts the proposed sources and uses for the
Development with a total cost of $44,604,984 including a private construction
loan, TIF Pay-Go Note, in the principal amount of $2,956,000 pledging tax
increments from the TIF District, Developer equity and a $350,000 DEED grant
awarded to the City for the pl’OjECt (City Council acceptance of DEED funds will be forthcoming).

Less than 7% of the total cost for TIF. How realistic is it to think that this project would not be built, in a
reasonable time, without TIF? Does this mean that it is under water from day 1 with a cost of $44.6M and
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Project Sources and Uses

Amount Pct. Per Unit
First Mortgage 28,522 423 64% 316,916
TIF Note 2,956,000 7% 32,844
Equity 12,776,561 29% 141,962
Local Grants 350,000 1% 3,889
TOTAL SOURCES 44,604,984 100% 495,611

Amount Pct. Per Unit
Acquisition Costs 4 773,000 11% 53,033
Construction Costs 31,418,286 70% 349,092
Envionmental Abatement/Soil Comection 1,221,000 3% 13,567
Professional Senvices 2,197,992 5% 24,422
Financing Costs 2,955,633 7% 32,840
Developer Fee 1,750,000 4% 19,444
Cash Accounts/Escrows/Resenes 289,073 1% 3,212
TOTAL USES 44,604,984 100% 495,611
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Ehlers Funding Recommendation (But For Test)

e Ehlers recommended the following:

@)

“Based on our review of the Developer’s pro forma and under current market
conditions, the proposed development isn’t feasible without the amount of public
assistance outlined ( $2,956,000). T he public assistance is necessary to attract
adequate private equity and debt to complete the project. Due to the costs associated
with various site, watershed and design requirements, developing a small, infill project
on already improved land and constructing a vertical mixed-use building, this project
is only feasible, in part, through public assistance.”

Who gets to decide what is feasible or not? Is it not feasible because the profits would be
somewhat less? Not feasible simple opens the door for those promoting this project to do
whatever they want (e.g. TIF; setback variances, CUPs, etc.)
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TIF Development Agreement

Issue Pay-As-You-Go Tax Increment Financing Note (the “TIF Pay-Go Note”) up to
the maximum principal amount of $2,956,000, upon completion of the project,
pledging 85% of the tax increment in the first year (2028), stepping back 5% each year,

to a fixed 60% in the 6th year (2033) and beyond.

O©  Principal amount limited to TIF eligible redevelopment costs of storm water systems, earth
retention and non-vibratory foundation work, utility relocation, and any soil correction, asbestos
abatement, demolition and cost of public parking spaces

o TIF plan to authorize 35% of tax increments to be expended outside of the TIF district, enabling
maximum pooling for affordable housing (budget includes up to $2.956 million for affordable
housing).

Language in Development Agreement will be included to allow HRA to confirm the “but
for” test and ensure the Developer is not unduly enriched by the financial assistance
from the HRA (commonly known as a “Lookback”).

Compliance will include Affirmative Action, Prevailing Wage, Vendor Outreach, Project
Labor Agreement, HRA Two-Bid Policy, Sustainable Building Ordinance, Living Wage

Ordinance
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Government Approvals - Timeline

e The City Council and HRA Board will be considering resolutions on December 17 to

authorize:
o approval of the Redevelopment Project Area and Redevelopment Plan, and
o establishment of the Redevelopment TIF District and TIF Plan
o City Council will hold a public hearing prior to considering their resolution
e HRA Board resolution will include authorization to execute the Development
Agreement providing the Tax Increment assistance to the Developer

e Construction is anticipated to start in February of 2026 and completed in summer
of 2027
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City/HRA Outside Team

Carla Pedersen with Barna Guzy, outside TIF counsel
Carla.Pederson@bgs.com

Stacie Kvilvang with Ehlers, municipal advisor
skvilvang@ehlers-inc.com
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Developer Contact

Ari Paritz is the managing member of the Developer and is available for questions.

Ari Paritz, ari@aftonpark.com
612-743-9258
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QUESTIONS
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LOCATION PROFILES | BY CITY

Summit Hill
neighborhood
data

City: Saint Paul

About the data

At-a-glance facts about residents, households, and
workforce. Data are largely derived from the U.S. Census
Bureau. When a data point is missing or considered
unreliable, it will not display or be labeled suppressed. See
information about geographic profile sources.
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LOCATION PROFILES | BY CITY | SUMMIT HILL

Summit Hill Neighborhood, population data

Decennial Census

2020 7,226

Minnesota Compass is a project of Wilder Research
©2024. All rights reserved.
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LOCATION PROFILES

Summit Hill neighborhood, population by i
age group

Summit Hill Neighborhood, population by age group
2017-2021

21.6%

13.5%
10.9%

= -

17 years and younger 18-24 years 25-34 years 35-44 years 45-54 years 55-64 years 65y

Age (2017-2021)

Under 5 years 263 3.6%
5-9 years 415 5.7%
10-14 years 402 5.5%
15-17 years 201 2.8%
18-24 years 430 5.9%
25-34 years 1,567 21.6%
35-44 years 1M 15.3%
45-54 years 794 10.9%
55-64 years 983 13.5%
65-74 years 810 11.2%
75-84 years 223 3.1%
85 years and older suppressed

Minnesota Compass is a project of Wilder Research
©2024. All rights reserved.
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LOCATION PROFILES

Summit Hill neighborhood, population by

sex

Sex (2017-2021)
Male 3,496

Female 3,766

Minnesota Compass is a project of Wilder Research
©2024. All rights reserved.

48.1%

51.9%
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LOCATION PROFILES

Summit Hill neighborhood, population by

race/ethnicity

Race & Ethnicity (2017-2021)
White
Of Color
Black or African American alone
American Indian and Alaskan Native alone
Asian or Pacific Islander alone
Other alone
Two or more races alone

Hispanic or Latino (of any race)

Minnesota Compass is a project of Wilder Research
©2024. All rights reserved.

6,137
suppressed
327
suppressed
204
suppressed
217

339

84.5%

4.5%

2.8%

3.0%

4.7%
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LOCATION PROFILES

Summit Hill neighborhood, population by
language

Language spoken (2017-2021)

Population (5 years and older) 7,000 100.0%
English only 6,522 93.2%
Language other than English suppressed
Speaks English less than "very well" suppressed

Minnesota Compass is a project of Wilder Research
©2024. All rights reserved.
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LOCATION PROFILES

Summit Hill neighborhood, population by
disability status

Disability status (2017-2021)
Total population for whom disability status is determined 7,244 100.0%

Population with a disability 651 9.0%

Minnesota Compass is a project of Wilder Research
©2024. All rights reserved.
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LOCATION PROFILES

Summit Hill neighborhood, population by
nativity

Nativity (2017-2021)

Foreign-born residents Lk 6.1%

Minnesota Compass is a project of Wilder Research
©2024. All rights reserved.
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LOCATION PROFILES

Summit Hill neighborhood, population by
residency

Residence one year ago (2017-2021)

Population (1year and over in US) 7,245 100.0%
Same residence 5,997 82.8%
Different residence in the U.S. 1,190 16.4%
Different residence outside the U.S. suppressed

Minnesota Compass is a project of Wilder Research
©2024. All rights reserved.
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LOCATION PROFILES

Summit Hill neighborhood, household by
income

Summit Hill Neighborhood, households by income (2021 dollars)
2017-2021

46.i

171%

13.1% 13.1%
_ = - _

Less than $35,000 $35,000-$49,999 $50,000-$74,999 $75,000-$99,999 $100,00C

Household income (2021 dollars) (2017-2021)

Total households 3,392 100.0%
Less than $35,000 Lbt 13.1%
$35,000-$49,999 335 9.9%
$50,000-$74,999 580 17.1%
$75,000-$99,999 443 13.1%
$100,000 or more 1,589 46.8%
Median household income (2021 dollars) $77838 100.0%

Minnesota Compass is a project of Wilder Research
©2024. All rights reserved.
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LOCATION PROFILES

Summit Hill neighborhood, poverty status

Poverty (2017-2021)
All people for whom poverty status is determined
With income below poverty
With income 100-149 of poverty
With income 150-199 of poverty
With income 200 of poverty or higher
17 years and younger (percent of people under age 18)
18-24 (percent of people age 18-24)
25-34 (percent of people age 25-34)
35-44 (percent of people age 35-44)
45-54 (percent of people age 45-54)
55-64 (percent of people age 55-64)
18-64 (percent of people 18-64)

65 years and older (percent of people age 65+)

7,240

451

200

248

6,341
suppressed
70

126
suppressed
suppressed
suppressed
367

suppressed

100.0%

6.2%

2.8%

3.4%

87.6%

16.4%

8.1%

7.5%
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LOCATION PROFILES

Summit Hill neighborhood, health covermgel
among population

Health coverage (2017-2021)

Total population age 65 and under for whom health insurance coverage status is
. 6,156 85.0%
determined

Population 65 and under without health insurance coverage 204 3.3%

Minnesota Compass is a project of Wilder Research
©2024. All rights reserved.
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LOCATION PROFILES

Summit Hill neighborhood, housing units

Total housing units (2017-2021)
Total housing units 3,680 100.0%

Owned and Rental Housing (2017-2021)

Vacant housing units (seasonal units included) 289 7.8%
Occupied housing units 3,392 92.2%
Average household size 0.7 100.0%
Owner-occupied 1,873 50.9%
Average household size 0.8 100.0%
Renter-occupied 1,518 41.3%
Average household size 0.5 100.0%

Year built (2017-2021)

2010 or later 96 2.6%
2000-2009 suppressed

1970-1999 307 8.4%
1940-1969 522 14.2%
1939 or earlier 2,709 73.6%
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LOCATION PROFILES ‘

Summit Hill neighborhood, household data

Households (2017-2021)
Total households 3,392 100.0%

Households by type (2017-2021)

Family households 1,637 48.3%
With children under 18 years 645 19.0%
Married-couple family households 1,386 40.9%
With children under 18 years 524 15.5%
Single-person family households 252 7.4%
With children under 18 years 121 3.6%
Nonfamily households 1,754 51.7%
Householder living alone 1,328 39.1%
65 years and over 322 9.5%
Households with one or more children under 18 years 650 19.2%

Households with one or more people 65 years and over 785 23.1%

Year householder moved into unit (2017-2021)

Moved in 2010 or later 2,234 65.9%
Moved in 2000-2009 478 141%
Moved in 1990-1999 294 8.7%
Moved in 1989 or earlier 385 1.4%
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LOCATION PROFILES

Summit Hill neighborhood, cost-burdened

households by type

|

Summit Hill Neighborhood, cost-burdened households by type

2017-2021

Cost-burdened renter households 28.7%

Cost-burdened owner households

Cost-burdened households (2017-2021)

All households for which cost burden is calculated
Cost-burdened households

Owner households for which cost burden is calculated
Cost-burdened owner households

Renter households for which cost burden is calculated
Cost-burdened renter households

Rent paid (2017-2021)

Households paying rent

Median rent paid (2021 dollars)

Minnesota Compass is a project of Wilder Research
©2024. All rights reserved.

3,320
700
1,860
281
1,460

419

1477

$1,100

100.0%

211%

100.0%

15.1%

100.0%

28.7%

100.0%

100.0%
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Summit Hill neighborhood, transportation

Vehicles per household (2017-2021)
No vehicles
1vehicle available
2 vehicles available
3 or more vehicles available
Transportation to work (2017-2021)
Workers (16 years and older)
Car, truck, or van (including passengers)
Public transportation
Walked, biked, worked at home, or other
Travel time to work (2017-2021)
Total workers age 16+ (not home based)
Less than 10 minutes
10-19 minutes
20-29 minutes

30 minutes or longer

LOCATION PROFILES

data

180
1,431
1,371

409

4,440
3116
263

1,060

3,610
380
1139
1,069

1,022

5.3%

42.2%

40.4%

12.1%

100.0%

70.2%

59%

23.9%

100.0%

10.5%

31.6%

29.6%

28.3%
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LOCATION PROFILES l

Summit Hill neighborhood, educational
attainment among adults

Summit Hill Neighborhood, educational attainment among adults 25 and c
2017-2021

Less than high school

High school diploma or GED
Some college or associate degree
Bachelor's degree

Graduate or professional degree
High school graduate or higher

Bachelor's degree or higher

Educational attainment (2017-2021)

Population (25 years and older) 5,552 100.0%
Less than high school suppressed
High school diploma or GED 546 9.8%
Some college or associate’s degree 866 15.6%
Bachelor's Degree 2,091 37.7%
Graduate or professional degree 1,950 35.1%
High school graduate or higher 5,453 98.2%
Bachelor's degree or higher 4,041 72.8%

Minnesota Compass is a project of Wilder Research
©2024. All rights reserved.
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Summit Hill neighborhood, workforce data

Working Adults (2017-2021)

LOCATION PROFILES

Total civilian non-institutionalized population, age 18-64

Working age adults who are employed
Civilian labor force
Unemployed
Total employed workers (LEHD) (2020)
Total employed workers
Worker age (2020)
Age 29 or younger
Age 30 to 54
Age 55 or older
Workers by earnings (2020)
$15,000 per year or less
$15,001 to $39,999 per year
$40,000 or more per year
Workers by industry of employment (2020)

Accommodation and food services

Administration & support, waste management, and remediation

Agriculture, forestry, fishing and hunting

Arts, entertainment, and recreation
Construction

Educational services

Finance and insurance

Health care and social assistance
Information

Management of companies and enterprises
Manufacturing

Mining, quarrying, and oil and gas extraction
Other services (excluding public administration)
Professional, scientific, and technical services
Public administration

Real estate and rental and leasing

4,882
4,129
4,250

121

2,808

732
1,460

617

509
550

1,749

199
suppressed
124

62

Q4

153

282

512

Q4

206

189
suppressed
128

315
suppressed

54

100.0%

84.6%

100.0%

2.8%

100.0%

26.1%

52.0%

22.0%

18.1%

19.6%

62.3%

71%

4.4%

2.2%

3.4%

5.4%

10.0%

18.2%

3.4%

7.3%

6.7%

4.5%

1.2%

1.9%
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Retail trade

Transportation and warehousing

Utilities

Wholesale trade

Workers by race (2020)

White alone

Black or African American alone

American Indian or Alaska Native alone
Asian alone

Native Hawaiian or Other Pacific Islander alone
Two or more race groups

Hispanic or Latino (of any race)

Workers by educational attainment (2020)
Less than high school

High school or equivalent, no college

Some college or associate degree

Bachelor's degree or advanced degree

206
51
suppressed

128

2,455

169

1

16
suppressed
55

M4

153
451
651

820

7.4%

1.8%

4.6%

87.5%

6.0%

0.4%

4%

2.0%

4%

5.5%

16.1%

23.2%

29.2%
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