Woodland Park YMCA/Recreation Facility – Sales Tax Proposal

On July 16, 2009, Woodland Park City Council was asked to approve placing a sales tax increase ballot issue before the voters of Woodland Park for the purpose of funding a portion of the construction costs of a recreational facility.  

While I am very much in favor of having a public recreation facility in Woodland Park, whether an aquatic center or an activity/aquatic center, I am not in favor of a sales tax increase at this time.  Recent elections in neighboring cities have shown that proposing a tax increase during an unprecedented downturn is not a good idea.  

At the council meeting, I voted against putting the issue on the ballot.  Monthly sales tax revenues for 2009 have been declining.  We are in uncertain times and, it is crucial that we know that our sales tax base is stable before committing to an expenditure that could leave the citizens of Woodland Park on the hook for making up the difference.  We simply must have sales tax revenue figures for an additional one year at a minimum.  

Recreational Facility Marketing Study is Obsolete

The Recreational Facility Marketing Study dated February 20, 2006 was prepared in the first quarter of 2006.  It is now four years later and significant, unanticipated changes have been and are still taking place. These changes render the data obsolete.

Recreational Facility Marketing Study is Faulty

I believe that the Study drew faulty conclusions in favor of the Recreational Facility based on shaky assumptions and inconclusive or incomplete data.  

· The Executive Summary states, “The research indicates significant demand for a community recreation center in the Woodland Park area.  Demographically the site shows a strong growth over the next five years which will only enhance the demand projected here.”  

The report reflects a population of 22,512 for 2005, escalating to 24,183 in 2010.

The latest statistics from the Colorado State Demographer’s office indicates that 2010 has been re-projected to 22,915. 

Strong growth has not occurred since 2005 and, it may not occur for a very long time. 

· The Executive Summary data set information is inconclusive, confusing and/or unclear:

a. 612 interviews were completed (2.7% of Teller County population); respondents were from within “this area” with no additional information.

b. Interest in a new YMCA (“Y”) facility in Woodland Park:

i. No/Little Interest
48%  (15% or 92 residents have no interest) 

ii. Some/Lot of Interest
52% (24% or 147 residents have a lot of interest)

c. Membership Fees - Study recommends $73/month for families & $45/month for individuals
i. Study surveyed at $65 family & $45 individuals

1. 34% had Some/Lot of Interest (only 20% had a lot of interest)

2. 66% had Little/No Interest

ii. Study indicates at $70 family & $50 individuals

1. 33% had Some/Lot of Interest (only 17% had a lot of interest)

2. 67% had Little/No Interest

If 66-67% of 2006 respondents had very little or no interest in paying $65-$70 per month for families and $45-$50 per month for individuals, it is not logical to conclude that $73/$45 would be successful.

d. 12% of respondents (73 individuals) belong to a facility

i. 21% are dissatisfied (15 individuals)

ii. 79% are satisfied/neutral (58 individuals)



The survey does not indicate why those who do not belong to a facility have chosen not to belong and, only 15 individuals may change facilities or drop their membership entirely.

There are also questions about whether a facility funded by taxpayers, which uses a few paid staff and many volunteers, would displace existing facilities that pay taxes, thus eliminating a tax base and displacing or eliminating paying jobs.

Other Observations and Comments

It has been argued that a large portion of Woodland Park’s sales taxes are collected from outside of Woodland Park; however, there are unanswered questions, some of which are:

· How much of the revenue comes from Teller County or nearby neighborhoods? Is that revenue “stable”, given that new businesses now exist in some of the surrounding communities and given the current state of the economy?

· How much of the revenue comes from tourists and other ‘pass-through’ traffic? How has the economic downturn affected tourist and other ‘pass-through’ traffic?

· Would the foregoing revenues be sufficient to pay debt?

According to the February 17, 2010 edition of the Pikes Peak Courier View, the Superintendent of the Woodland Park RE-2 School District reported that the District has lost 691 students since 2001 and is projected to lose another 150 students in 2010.  The study does not address student loss and whether this would impact YMCA membership.

According to the Colorado State Demographer’s Office, Teller County had a 28.41% vacancy rate for 2008.  http://dola.colorado.gov/dlg/demog/housing/munipophsng08.pdf Consider the following:

Housing Statistics:

	2008
	Teller County
	Woodland Park

	Population
	22,765
	7,244

	Total Housing Units
	12,360
	3,179

	Vacant Housing Units
	 3,512
	   423

	Vacancy Rate
	28.41%
	13.29%



These are large vacancy rates.

Unemployment Statistics (per Colorado Department of Labor & Employment):

	
	Oct 2009
	Dec 2009
	Av Weekly Wage

	Colorado
	6.6%
	7.5%
	$932

	El Paso County
	7.0%
	8.0%
	$834

	Teller County
	6.3%
	7.4%
	$611


Total Jobs in Teller County 2005 


9,746

Total Jobs Projected in Teller County 2010 

9,842

* Colorado’s annual average unemployment is 7.3%, the highest unemployment since 1944.

The unemployment rate and how quickly it will stabilize in the coming year is uncertain.  The projected jobs number for 2010 is small.  (Date of projection is unknown)

Property Values: With the economic decline comes declining property values, which reduces tax revenues to local governments.  The next re-valuation (also called a ‘reset’) will occur in 2011 for the time period July 1, 2008 to June 30, 2010.  This means that property tax revenue to the City of Woodland Park will begin to decline in 2011.  This loss of revenue and any sales tax revenue losses will require the city to make up the difference elsewhere to maintain current service levels.

Water Rates/Taps:  In 2009, Woodland Park sold only eight water taps.  On December 3, 2009 Woodland Park passed a 14% water rate increase, which was due to low water sales in 2009 and the lack of water tap sales.  Because water tap sales are an indicator of development activity and growth, it is anticipated the water rates will escalate again in 2010 and 2011.

Woodland Park Sales Tax Revenues Chart represents the net difference between 2008 and 2009 (updated as information becomes available):

	Jan
	Feb
	Mar
	Apr
	May
	June

	-$16,833
	$21,359
	-$17,400
	-$6,906
	-$4,320
	-$20,823


	July
	Aug
	Sept
	Oct
	Nov
	Dec

	-$2,467
	-$25,163
	-$5,952
	-$42,288
	8880
	-53,830


Y Operations:  Woodland Park residents will pay for the recreational facility with a very small contribution from the Y.  The Y will operate and maintain the facility and use the revenues for operations.   If revenues are insufficient, the Y can and will walk away from operations, which will require either finding another contractor to operate the facility or the residents of Woodland Park to maintain and operate the building.  If the YMCA cannot operate this facility at a modest profit or ‘break-even’, I doubt if any other organization can do so. The City of Woodland Park would then need to either close the facility or operate it, which will require hiring staff and funding payroll and benefits, thereby increasing the size of our government and potentially taking away funding from other services.

The Y of Monument was fully funded by the Y during good economic times using its own funds and contributions with the exception of donated land.  The Y owns the Monument facility.

Conclusion

I am cautious and very conservative and, I believe that, at this time, this is a high risk project.  I believe it is in the best interest of the citizens of Woodland Park for City Council to re-evaluate this project in mid 2010, at which time more information will be available.  

If anyone believes that any of the facts or information contained herein is incorrect, please let me know and I will be happy to correct my comments. 
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