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Big Picture

A property owners association (POA) is an organizational 

structure with one goal, and one primary method of collecting 

revenue. The goal is to preserve property values, and the 

revenue collection is annual assessments.

A town is an organizational structure with many goals and many 

revenue streams. It may preserve property values, and it may 

also provide public services such as education, cultural events 

and recreational spaces.



Methodology

All data is from publ icly available budget info from the towns considered.

Figures used are budgeted, not actual. Because 2022 is not over, actual 

numbers are not avai lable for 2022, and I chose to use the same metric for 

consistency

Many costs and expenses are “per capita.” This is done because the towns 

are dif ferent sizes. A town of 104 wil l have a dif ferent scale of budget than 

a town of 2,000, and per capita numbers relate to each other better than 

absolute totals



Different Vehicles

Different Destinations

We understand that different vehicles are 

equipped and suited to different pursuits. You 

wouldn’t take a limousine off-roading.

Financial instruments and organizations share 

this quality, and you may have heard of an 

investment vehicle.

A town and a POA are also different vehicles and 

are equipped for different terrain.



How are towns funded?

Towns are funded in a variety of ways, some of which we wi l l  examine in greater 

detai l.

Colorado has very low property taxes in an absolute sense and relative to other 

regions of the USA.

Towns have much greater f lexibi l i ty in how they may col lect revenue and have 

access to revenue sources that are not accessible to privately held institutions 

l ike a POA.

We wi l l  look at speci f ic examples, Crestone and Moffat,  to see how some towns 

are able to col lect revenue to fund their growth and community.



A look at our neighbors
Town 2022 Revenues 2022 Expenditures Population Rev per capita Exp per capita

Center $9,079,770.00 $8,680,453.00 2,379 $3,816.63 $3,648.78 

Crestone $2,264,006.00 $2,436,888.00 198 $11,434.37 $12,307.52 

Del Norte $3,103,629.00 $3,103,629.00 1,509 $2,056.75 $2,056.75 

Moffat $863,659.00 $413,658.00 104 $8,304.41 $3,977.48 

Saguache $1,121,540.71 $1,251,846.62 464 $2,417.11 $2,697.95 

Average $5,605.86 $4,937.69 
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The communities of the San 
Luis Valley have different 
sizes of budget and different 
expenditures

Revenue per capita, in every 
town, is greater than the 
amount of POA annual 
assessments



A look at our neighbors

2022 Prop Tax % Total Total

Center 2.823% $9,079,770.00 

Crestone 0.559% $2,446,844.00 

Del Norte 4.720% $3,103,629.00 

Moffat 2.316% $863,659.00 

Saguache 6.184% $1,121,540.71 

A survey of f ive nearby towns 

in the San Luis Valley shows 

that neighboring communities 

receive most of their revenue 

from sources other than 

property taxes.



A look at our neighbors

When a property tax is your 

only source of revenue, it must 

be higher, because all of your 

expenditures have to be funded 

from that one source.

The POA assessment is more 

than three times (300%) more 

than any other nearby town 

pays for property taxes.
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The Whole Pie

A POA is only able to collect annual assessments. These 

assessments function similarly to a property tax.

If you are not able to fund everything you want to accomplish 

with only one slice of the revenue pie that towns are enjoying, 

you don’t need a bigger slice, you need the rest of the pie.



Crestone

Crestone is the nearest 

neighbor of the proposed 

town of Baca Grande

The town has a very low 

population, and a very 

healthy local economy

Crestone receives most of its 

revenue from sales tax



Crestone

Col lecting revenue on sales taxes is an entirely dif ferent model than annual 

assessments.

It al lows Crestone to fund itself from economic activity, which people 

participate in voluntari ly at the rate which they can afford

An annual assessment is an involuntary charge that people have to pay in 

order to keep their home

Col lecting revenue through sales taxes is not only a good f inancial practice, 

i t is a good ethical practice that col lects more from those who can afford to 

pay more without jeopardizing people’s housing



Crestone

Crestone is able to fund many dif ferent 

projects because it  has a broader 

purpose and mission than a POA.

Road expenditures are relat ively minor, 

an issue we wil l  look at fur ther.

Capita l projects improve the town for 

everyone

Payrol l  is  the largest expense



Crestone

Key takeaways

• Sales tax represents 87% of Crestone’s revenue while property 

taxes represent only 2%

• The largest expense is payroll. This is typical for most 

institutions across public and private sectors

• The largest expense after payroll is capital projects- investing 

in improvements the entire community can enjoy



Moffat

Moffat is growing in a big way.

Area 420, a 420 acre cannabis 

business park is the largest in 

the country.

The decision to embrace a new 

business venture is yielding 

more revenue per capita than 

the POA assessments 



Moffat

Moffat, a town of 104 people, is collecting over $100,000 annually 

in business l icenses from a single business venture.

Over three years (2020, 2021, 2022), they are collecting $600,000. 

That amounts to $2,000 per person, per year.

These funds aren’t coming out of the wallets of those 104 residents, 

they are coming into the community from a new source



Road Construction

One major goal  and responsibi l i ty of small  towns is to bui ld and maintain roads.

Towns have access to di f ferent funds and pay for roads di f ferently than a POA.

A POA is l imited by a f inancial real ity - they may never spend more on roads 

than they are able to col lect from assessments. The avai lable funding for roads 

is a lways l imited, and al l  of the funds come directly from members (you!).

CDOT has regional planning meetings where they distribute funds for pr iorit ized 

work. These funds are used to expand and maintain road networks managed by 

local  governments.



Road Construction
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Road Construction

This is a comparison of road 

expenditures to property 

taxes /assessments.

The assessments have to pay 

for everything, and road work 

is a proportionally small piece 

of that.

Towns are able to access 

public funds to increase their 

ability to build and maintain 

roads.
Center Crestone Del Norte Moffat Saguache Baca POA

Road Expenditures $110.34 $287.88 $302.19 $204.06 $948.50 $37.14

Prop Tax/ Assessment $107.76 $69.09 $97.07 $192.31 $149.46 $493.00

$0.00

$100.00

$200.00

$300.00

$400.00

$500.00

$600.00

$700.00

$800.00

$900.00

$1,000.00

Road work vs Property Tax (2022)

Road Expenditures

Prop Tax/ Assessment



Road Construction

The Baca Grande POA spends a similar amount to Crestone and Moffat, it’s 
closest neighbors. In size, the Baca Grande has a population closer to Del 
Norte, which is spending roughly 900% more ($450k:$50k)

Road Expenditures

Entity/Year 2020 2021 2022 Pop
2020 Exp 
per Cap

2021 Exp 
per Cap

2022 Exp 
per Cap

Center $754,520.00 $277,021.00 $262,500.00 2379 $317.16 $116.44 $110.34 

Crestone $35,000.00 $47,000.00 $57,000.00 198 $176.77 $237.37 $287.88 

Del Norte $46,669.00 $434,200.00 $456,000.00 1509 $30.93 $287.74 $302.19 

Moffat $20,520.00 $21,221.00 $21,222.00 104 $197.31 $204.05 $204.06 

Saguache $120,386.00 $331,082.03 $440,102.48 464 $259.45 $713.54 $948.50 

Baca POA $121,250.00 $35,000.00 $52,000.00 1400 $86.61 $25.00 $37.14 



Highway User Tax Fund

Entity/Year 2020 2021 2022

Center $82,679.00 $62,111.00 $63,000.00 

Crestone $18,785.00 $19,706.00 $22,417.00 

Del Norte $55,348.00 $55,586.00 $61,879.00 

Moffat $18,281.00 $10,936.00 $13,000.00 

Saguache $26,000.00 $23,000.00 $25,000.00 

The Highway user tax fund is 

disbursed by the state to 

assist local municipalities 

with road maintenance.

Incorporating a town will 

allow town leaders to gain 

access to these funds

Entity/Year Pop
2020 HUTF 

per Cap
2021 HUTF 

per Cap
2022 HUTF 

per Cap

Center 2379 $34.75 $26.11 $26.48 

Crestone 198 $94.87 $99.53 $113.22 

Del Norte 1509 $36.68 $36.84 $41.01 

Moffat 104 $175.78 $105.15 $125.00 

Saguache 464 $56.03 $49.57 $53.88 



CDOT Process

CDOT holds quarterly meetings for the the region including the San Luis 

Val ley (region 5).

Community leaders- town leaders and county commissioners, meet with 

CDOT leadership to identify prior ities.

Traff ic studies are conducted to evaluate uti l ity of proposed projects.

CDOT prior itizes and funds some projects. Projects that are not funded 

through CDOT, they may provide planning and oversight services.



CDOT Projects in the region



CDOT Projects in the county



Questions?


