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City of Saint Paul Financial Analysis

File ID Number: for TIF Plan: RES 26-926
Budget Affected: Operating Budget HRA Special Fund
Total Amount of Transaction: 13,109,000.00
Funding Source: Multiple
Appropriation already included in budget? No
Charter Citation: for TIF Plan: CC 10.07.1 (purple)
for Temp TIF: CC 10.07.4 (green)

Eiscal Analysis

Approve Galtier Plaza Redevelopment TIF 372 budget per proposed TIF Plan.

Amending the HRA Tax Increment Financing (TIF) District budget moving $650,000.00 of the temporary TIF holding account project budget to Galtier
Plaza temporary TIF project budget in accordance with Minnesota Statutes, Section 469.176 Subd. 4n (the "Temporary TIF Act").

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 407855372 -
5 479955900 - - -
TOTAL: - - -
Financing Changes
GL Annual Budget CURRENT AMENDED
Company Fund-Dept-Cost Center Account Description BUDGET CHANGES BUDGET
5 407855372 -
5 479955900 - - -
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
For new TIF: Spending project budget for Galtier Plaza Redevelopment TIF Plan.
For Temp TIF: Amend the HRA TIF District project spending budget moving budget from the temporary TIF holding account to the Galtier Plaza temporary TIF project.
Life to Date Activity Budget CURRENT AMENDED
Activity Group Activity Account Category  Description BUDGET CHANGES BUDGET
T-TIF 5503721002 68105 Administration - 1,260,900.00 1,260,900.00
T-TIF 5503721003 78801 Interest Expense - 3,538,100.00 3,538,100.00
T-TIF 5503721004 73555 Affordable Housing Construction - 3,750,000.00 3,750,000.00
T-TIF 5503721005 73555 Public Improvements Pay-Go Principal - 4,560,000.00 4,560,000.00
T-TIF 5599994799 73220 UNDESIG TEMP TIF 2,100,953.00 (650,000.00) 1,450,953.00
T-TIF 5547994712 73220 Galiter Plaza TEMP TIF 650,000.00 650,000.00
TOTAL: 2,100,953.00 13,109,000.00 15,209,953.00
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60 Financing Changes
61 For new TIF: Financing project budget for Galtier Plaza Redevelopment TIF Plan.

62

63 Life to Date Activity Budget CURRENT AMENDED
64 Activity Group Activity Account Category  Description BUDGET CHANGES BUDGET

65

66 T-TIF 5503721001 40101 Current Tax Increment - (12,609,000.00)  (12,609,000.00)
67 T-TIF 5503721001 54505 Interest Internal Pool - (500,000.00) (500,000.00)

TOTAL: - (13,109,000.00)  (13,109,000.00)
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From: ROBERT MUSCHEWSKE

To: HRAHearing (CI-StPaul
Subject: Please vote NO on the Galtier/Cray Plaze TIF request
Date: Friday, June 5, 2026 9:31:05 PM

In$ight St. Paul* recommends a NO vote on the Galtier/Cray Plaza TIF request
Saint Paul is now the largest user of TIF in Minnesota. Saint Paul had over 7% of
taxable property captured in TIF projects. Approximately 7% of current property taxes
paid by each taxpayer go to support the costs of TIF financing. Saint Paul's tax levies
to service the debt for TIF projects INCREASED 40.1% by approximately $13M from
2015-2024. TIF debt service in 2025 was approximately $41,000,000 and did not
appear on the proposed budget. Saint Paul's net property tax burden rate of 17.1% is
almost double the State average of 9.2%.

Structural and Fiscal Concerns in Saint Paul

e TIF has diverted tax revenue away from general funds (schools, public safety,
libraries, parks) for decades.

e TIF has shifted costs onto non-TIF taxpayers who must cover rising service
demands without benefiting from the increment.

e TIF creates long-term fiscal opacity making it difficult for the public to
understand how much revenue is being captured and for how long.

e Encourages overuse, because TIF can appear to be “free money” even when it
reduces future tax capacity

Accountability and Oversight Issues

o Weak statutory oversight has allowed districts to remain active longer than
necessary and has prevented them from returning to normal taxing levels.

e Limited transparency in how increments are calculated, spent, or justified.

e Potential for mission drift, where funds are used for purposes only loosely
connected to the original redevelopment goals.

e Complex financial structures make it difficult for residents and even elected
officials to evaluate performance.

Economic and Development Risks

e TIF has subsidized projects that could have occurred anyway, meaning public
dollars support private development without producing true public benefit.

e TIF in Saint Paul has distorted market behavior, favoring subsidized developers
over unsubsidized competitors, contributing to disturbances like the failure of
Madison Equities.

e TIF has incentivized Saint Paul to chase growth rather than invest in existing
neighborhoods or infrastructure.

e Use of TIF has added risk to speculative or underperforming projects leaving
the public with little to show for the captured increment.

Conclusion:
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e TIF has been overused in Saint Paul at considerable expense to taxpayers.

e TIF has not increased the City’s tax base — the tax base is shrinking.

e Conversion of commercial properties to residential does not make economic
sense.

e City leaders do not understand the impact of TIF on the City’s taxpayers.

e The City is focusing on the needs of developers not businesses and citizens.

Recommendations:

e Freeze the approval of new TIF districts, look for alternatives to TIF (loans, etc.).

¢ Allow for organic growth especially in Downtown, encourage higher occupancy
rates.

e Decertify TIF Districts whose date of required decertification has expired

*In$ight St. Paul is nonpartisan fiscal watchdog group made up of St. Paul residents
and businesses concerned about the need for stronger fiscal management of St.
Paul.

Bob Muschewske
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From: Gerald Mischke

To: HRAHearing (CI-StPaul
Subject: Vote No on Galtier TIF district
Date: Friday, June 5, 2026 9:55:11 PM

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

Dear HRA,

We are told that over a billion dollars has been invested in Saint Paul and yet we the taxpayers
still have to subsidize a developer? Instead of adding to our taxbase, we the citizens have to
pay more so wealthy people have less risk for their investments? When will the Saint Paul
HRA wake up and realize we are over-extended?

There is a better way.

We need to decertify the TIF districts we have (already more % of our taxable property is a
TIF than any other city in Minnesota) and not add more.

Sincerely,

Gerald Mischke
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Saint Paul

Downtown
DO.W ntown Development
Alllance Corporation
June 2, 2026
Council President Rebecca Noecker Council Vice President Nelsie Yang
Councilmember Anika Bowie Councilmember Hwajeong Kim
Councilmember Saura Jost Councilmember Cheniqua Johnson

Councilmember Molly Coleman
Re: Joint Letter of Support — Galtier Plaza Redevelopment, 175 East 5th Street, Saint Paul, MN

Dear Council President Noecker and Members of the Saint Paul City Council:

We are writing jointly on behalf of the Saint Paul Downtown Alliance and the Saint Paul
Downtown Development Corporation to express our strong support for the Galtier Plaza
Redevelopment at 175 East 5th Street. We urge the City Council to approve the Tax Increment
Financing and related development agreements needed to bring this project to construction.

The Downtown Alliance’s Downtown Investment Strategy, released in March 2024 after
extensive market analysis, economic impact assessment, and community engagement, is
organized around three priorities: adding residential density, enhancing the public realm, and
advancing the most strategic redevelopment opportunities downtown. Galtier Plaza
advances all three at a location that sits squarely in the heart of the city:

On density, we have set a goal of reaching 30,000 downtown residents because foot traffic,
retail viability, public safety, and overall vitality are all tied to how many people call downtown
home. Galtier Plaza's 166 apartment homes is concrete, immediate progress toward that goal.

On the public realm, adding 166 apartment homes directly off Mears Park puts more people
on the streets, in the restaurants, and in the green spaces that make Lowertown one of the
most walkable neighborhoods in the city. A fully-occupied, restored Galtier Plaza bolsters that
neighborhood.

On strategic redevelopment, Galtier Plaza is exactly the project our strategy was designed to
unlock. Its rehabilitation will strengthen the connective tissue between the arena district and
Lowertown, two areas where investment momentum is building, and send a clear signal to
the market that downtown Saint Paul is a place where complex projects get done.

The Council’s designation of $5 million for the Downtown Vitality Fund in March 2026 was a
meaningful statement of commitment. Approving TIF for Galtier Plaza is the next step in
backing that commitment with action. The Downtown Alliance and the Downtown
Development Corporation are fully aligned in our support, and we ask the Council to vote yes.

Thank you for your continued partnership and your commitment to a vibrant, thriving
downtown Saint Paul.

Respectfully,

Joe Spencer Dave Higgins
President President
Saint Paul Downtown Alliance Saint Paul Downtown Development Corporation





