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2026 Taxes Payable
Tracy West, County Auditor
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• Property tax process. 
• What is changing?

– Market value.
– Tax capacity.
– Levy.

• Who is being impacted?
• Tax trends.

– Equity.
– Downtown Saint Paul.
– County comparisons.

• What is next?

Agenda
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• Market value - The estimated selling price of a property on the open market, determined each 
year by the County Assessor.

• Tax capacity - A property’s share of the tax base, calculated by applying state-determined class 
rates to its market value. Different property types (residential, commercial, agricultural, etc.) 
have different class rates.

• Levy - The total amount of property tax revenue that a local government (county, city, school 
district or special district) decides it needs to raise for the upcoming year.

• Exclusions – Exclusions lower the taxable value of a property, reducing the owner’s property 
tax burden before the tax rate is even applied.  Examples include the Homestead Market Value 
Exclusion and Disabled Veterans Exclusion.

Property Tax Components and Partnerships
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• Classification Rates - A classification rate is the percentage of a property’s market value that 
is used to calculate its tax capacity.  Different types of property (residential, 
commercial, agricultural, apartments, cabins, etc.) are assigned different classification rates by 
state law.

• Tax rates - The percentage applied to each property’s tax capacity. It is calculated by dividing 
the total levy by the total tax capacity within a taxing jurisdiction.

• Partnerships with other taxing jurisdictions - school districts, cities, and special taxing districts 
such as watersheds, transit and HRAs.

Property Tax Components and Partnerships
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*other taxing authorities or jurisdictions collected by Ramsey County

Where do my tax dollars go? (2025 example)
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The County Assessor 
estimates the market 
value of every property.  
Adjustments are applied 
for property type.  This 
produces the tax 
capacity - the "share" of 
the levy each property 
will pay.

Each county, city, 
school district and 
special district 
decides how much 
revenue they need 
for the next year.  
This total dollar 
amount is called the 
levy. 

The levy amount is 
divided across all 
properties based 
on tax capacity.  
This creates the tax 
rate (levy / total tax 
capacity).

Each property's tax = 
(its tax capacity x tax 
rate) + any special 
assessments.  
Homeowners get Truth-
in-Taxation notices in 
November with 
estimates, and final bills 
the following spring.

Property owners 
pay the county 
(usually in May and 
October).  The 
county distributes 
funds to school, 
cities, county 
services and 
special districts.

Property values
are determined

Budget (levy)
Is set.

Levy is spread 
across

the tax base.

Tax statements 
are sent.

Collection and 
distribution.

January September October November/March May/October

Process – 2026 Taxes Payable
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What is Changing?
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Market Value is 
determined by the 
County Assessor and 
reflects what the property 
could reasonably be 
expected to sell for as of 
the assessment date.

Numbers include exempt 
properties.

What is Changing – Market Value
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Declining commercial and apartment values are shifting property tax burden to residential taxpayers.

What is Changing – Market Value
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Net Tax Capacity = 
Taxable Market Value X 
Class Rate

What is Changing – Tax Capacity
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What is Changing – Tax Capacity
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Net Tax Capacity = Taxable Market Value X Class Rate

What is Changing – Market Value and Tax Capacity
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What is Changing – Ramsey County Levy
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What is Changing – Ramsey County Levy
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• Market value and levy budget are the foundation in property tax 
calculation.

• Declining commercial and apartment values are shifting 
property burden to residential taxpayers.

• Exempt properties do not generate tax and make up 14% of the 
county's market value.

Key Takeaways
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Who is Impacted?
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Who is Impacted – Typical Single Family Home Value (Median)
(Includes Proposed County Levy with no change in any other levies)
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Who is impacted – Typical Single Family Home Value (Median)
(Includes Proposed County Levy with no change in any other levies)
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Who is impacted – Typical Single Family Home Value (Median)
by Saint Paul Planning District

(Includes Proposed County Levy with no change in any other levies)
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Who is impacted – Residential Property Type
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Who is impacted – Apartment Property Type
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Who is impacted – Commercial Property Type
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• Average change in value on a residential median value home is a 
4.3% increase over last year.

• Average tax increase on a residential median value home is $22 
per month which is a 4.4% increase over last year.

• Tax classifications are set by state statute and directly affects the 
amount of taxes paid.

Key Takeaways

25



24

Tax Trends
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Median income $77,812

Trends – Equity Issues
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Average change in 
tax 4.4%

Median income 
$77,812

Trends – Equity Issues
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Trends – Downtown Saint Paul
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Net Tax Capacity 2024 2025 $ Change % Change

Apartment 8,248,730 7,973,955 (274,775) -3%

Commercial 15,923,724 14,140,229 (1,783,495) -11%

Industrial 89,650 90,148 498 1%

Residential 4,019,417 4,041,484 22,067 1%

Total 28,281,521 26,245,816 (2,035,705) -7%

Trends – Downtown Saint Paul
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Projection assumptions – County NTC will grow 3% each year.  
Downtown NTC assumes delinquent commercial properties will forfeit in 2026 and 2028.  

Trends – Downtown Saint Paul
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Trends – County Comparisons
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Trends – County Comparisons
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County Tax Rates:

Drivers of Ramsey 
County’s number:

• Less commercial 
property than 
suburban 
counties.

• Built out - less 
housing 
development.

• Higher service 
needs

Trends – County Comparisons
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• Taxes are expected to rise across Ramsey County.  While every 
community will see an increase, the impact isn't felt the same 
everywhere.

• Ramsey County's tax rate is the highest in the metro area.
– Ramsey County is built out, so its capacity grows at a slower pace.
– Ramsey County has less commercial property than other counties.
– Ramsey County provides costly health, human and public safety services 

at a higher intensity than suburban counties.

Key Takeaways
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What is next?
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County Manager presentation of proposed
budget County Board.

County Board certifies 2026 maximum 
property tax levy. 

Joint Property Tax Advisory Committee 
reviews county, city and school 
district maximum levies.

Public Hearing #1 (5 p.m. at Saint Paul City 
Hall – Ramsey County Courthouse).​

Jurisdictions certify levy to the 
County Auditor.

Notices of estimated taxes, values 
emailed/mailed to property owners.​

Truth in Taxation Public Hearing #2 (6:30 
p.m. at Saint Paul City Hall – Ramsey 
County Courthouse).

County Board approval of 2026/2027 
Ramsey County budget and property 
tax levy.

Sept.
15

Sept.
22

Sept.
23

Nov.
10-24

Dec.
11

Dec.
16

Sept.
2

Sept.
30

Key Dates in the 2026-27 Budget Process
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There are a variety of qualifying property tax relief programs:

• Senior Citizens Property Tax Deferral (state program, administered locally): Age 65+ with household income ≤ 
$96,000 can defer a portion of taxes; apply by Nov 1 for the following year. 

• Minnesota Property Tax Refunds (PTR): Regular & special refunds for eligible homeowners; county directs residents 
to this state administered program. 

• Homestead programs:
– Homestead Market Value Exclusion lowers taxable value for owner-occupied homes (under the program’s cap). 
– Disabled Veterans Market Value Exclusion (up to $300,000 in value excluded, depending on disability rating). 
– Blind/Disabled classification that reduces the tax rate for qualifying homeowners. 

• Payment flexibility & penalty relief:
– One-time penalty waiver for late payment (once per parcel every 10 years). 
– Payment plans (“Confession of Judgment”) for delinquent taxes—5- or 10-year installment options to prevent 

forfeiture. 

We will continue to ensure residents are aware of these programs throughout the year leveraging our various 
communication channels and working with jurisdictional partners. 

www.revenue.state.mn.us/property-tax-refund

Property Tax Relief Programs

38



37

Appendix
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Who is Impacted – Typical Single Family Home Value (Median)
(Includes Proposed County Levy with no change in any other levies)

40



39

Who is Impacted – Typical Single Family Home Value (Median)
(Includes Proposed County Levy with no change in any other levies)
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Who is impacted – Tax on Median Valued Home in St. Paul
(Includes Proposed County Levy with no change in any other levies)
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Who is impacted – Tax on Median Valued Home in Shoreview
(Includes Proposed County Levy with no change in any other levies)
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Who is impacted – Tax on Median Valued Home in Little Canada
(Includes Proposed County Levy with no change in any other levies)
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Who is impacted – Tax on Median Valued Home in Maplewood
(Includes Proposed County Levy with no change in any other levies)

45



44

Who is impacted – Tax on Median Valued Home in Roseville
(Includes Proposed County Levy with no change in any other levies)
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Change in tax on selected St. Paul Commercial Properties
(Includes Proposed County Levy with no change in any other levies)
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Change in tax on selected Suburban Commercial Properties
(Includes Proposed County Levy with no change in any other levies)
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Fiscal Disparity Program
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Fiscal Disparity – Contribution Tax Capacity
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Fiscal Disparity – County and Cities
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Fiscal Disparity – School Districts
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Fiscal Disparity – Special Taxing Districts
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