Pulte Homes Development

427 homes for people over 55 across from Morningside Park
Five things you should know about services and cost of services

There are many reasons to be concerned about the proposed Pulte Development.  These include the magnitude and density of the project and its effect on the environment and Morningside Park, as well as on the Town of Fallsburg water and sewer systems.  These issues and their potential negative impact on traffic, quality of life, fire, safety and infrastructure have been documented elsewhere.  What is addressed here is the impact on human service delivery, health care costs, schools, and the economic and political systems.

 

1

Assumption:
Those over age 55 will require few, if any, services.

Actually:
Last year, Medicaid health care in New York State cost $44.5 billion.  Costs for those over 55 totaled $14.7 billion in fee for service funds that go through the counties.  Of this, $6.3 billion was for skilled nursing; $4.9 billion was for drugs and supplies, $2.8 billion was for personal care and close to a $1 billion was for home health care. 
[1]
This means:
As a recent article published by Governing Magazine and the Congressional Quarterly states, “Health care costs for retirees are like a hurricane that’s gathering strength in the ocean before it makes landfall.” 
[2]
 

2
Assumption:

Those moving to the Pulte development from other parts of the state and country will not contribute significantly to rising Medicaid expenditures because of their resources.

Actually:
Medicaid for the elderly has largely become a middle class entitlement program, and “sheltering” assets by retirees in order to access Medicaid services is common practice.  Medicaid was 70% of Sullivan County’s total budget last year.  Of the $130.76 million dollar cost of Medicaid services provided to Sullivan County residents last year, $45.8 million was spent on those residents 55 and over.  (These costs do not reflect Medicaid services provided by the NYS Office of Mental Health and Office of Mental Retardation and Developmental Disability systems, which are also very expensive.)  Of this, $5.07 million was paid for directly by Sullivan County residents.
[3]  The rest is reflected in other taxes we pay.

A random sample of twenty adjudicated claims for those over 55 was recently done for Sullivan County.  The total claims per individual in the sample for the period of April 2004 to March of 2005 ranged from $16.72 to $89, 449.  The total claims for the twenty recipients were approximately $310,000 and the average Medicaid cost per recipient was $15,500.
[4]
This means:
The Pulte development of 427 retiree units will result in higher taxes for Fallsburg and Sullivan County residents because of increased Medicaid and human services costs added by the large influx of new residents over 55 from Pulte.

3
Assumption:
The New York State cap of 3.5% on Medicaid growth per year that is to begin in January of 2006 will not result in higher taxes for Sullivan County residents.  

Actually:
Medicaid is the fastest growing government program in New York, and in the nation.  Seventy five percent of the overall cost growth for Medicaid is care for the aged and disabled.
[5]  Even if Sullivan County’s growth in Medicaid expenditures is capped at 3.5% a year beginning this January, those costs above the 3.5% increase will still be reflected in our state taxes.  And the state can decide at any time to lift the cap.  The costs of hiring new county workers to deal with the increased workload from Pulte, including Adult Protective Services workers, is not likely to be included in this cap.  Neither is the expense of finding more workspace for the new workers that would be needed, as the Sullivan County Department of Social Services building is already very close to capacity.  Considerable strain would also be placed on other county agencies, including Office for the Aging, the Adult Care Facility and Public Health Services.  
This means:
The increasing cost of Medicaid and administering Medicaid will be directly added to property and state taxes.  We are not against providing health care to retirees.  We believe it is our responsibility to help support the elderly who currently live here, many of whom have lived here all of their lives.  It is entirely another matter to be seeking out retirees from other states and counties, and then subsidizing their health care.  As one town official asked, “Why would we want to put another noose around our necks?”
 

4

Assumption:

Retirees moving here from other locales will have no effect on the school district.  

Actually:
Very often similar, large retiree communities across the country have had a significant negative impact on school budgets, as they organize to defeat them year after year.
[6]  This electoral influence has also often extended to other important government functions, including much needed services such as child protective services and fire and police.  Retirees have had such an impact on the political landscape that one highly respected political analyst observed: “Deep divisions between the age groups could wreck the ability of state and local governments to enact needed taxes or gain approval for necessary borrowing.”
[7]  The large concentration of 427 homes for retirees from other parts of the state or country is likely to create a very powerful voting block that would dramatically alter local politics to reflect their interests.

Retirees who have many ties to this area, and who have spent all or much of their lives here, will be more likely to understand the need for and support the types of services Sullivan County and the Town of Fallsburg need.

An interesting, related question is how the Town of Fallsburg plans to investigate and enforce the “no child” rule for the Pulte development.  Similar developments across the country have had difficulty with this, and the President of the Fallsburg School Board recently publicly stated there was room for only 70 more children at Fallsburg High before a new school would need to be built.
[8]With the Town of Fallsburg currently considering well over 2000 new housing units, the cost of building a new school must be factored in and that cost will be in the tens of millions of dollars.
This means:
The very large concentration of 427 homes for retirees from other parts of the state or country is likely to create a very powerful voting block that would dramatically affect local politics to reflect their interests.  The effect on the Fallsburg school district, and on many other government programs, could be significant, if patterns that have consistently occurred around the country hold true.

5
Assumption:
Residential development always lowers taxes.  A local official recently publicly stated, “We must depend on housing growth to try and spur our economy.”
[9] 

Actually:
The impact of costs associated with water, sewer, traffic, police, fire, human services, and schools very often raises taxes.  Each Pulte unit will cost between $175,000 and $250,000.  It has been publicly estimated by the Town of Fallsburg
[10] that the Pulte developments will be assessed a total of $50 million, which is approximately $117, 096 per unit (an assessment of approximately 55% per thousand of true market value if the average of the two selling prices is used).  This would result in $2.7 million in taxes for the town.  This amount, however, does not factor in any type of substantial tax break seniors are likely to continue to receive, such as STARS exemptions.  The proposed solution of a one-time $2,000 hook up fee for water and sewer for all of the related infrastructure costs (school, water, sewer, human services, etc.) that is currently suggested for the new developments is also woefully inadequate in addressing the true costs of residential growth.  These amounts, combined with the one time fee of $2.5 million the Town will receive for selling the land to the developers, will not begin to compensate for the ongoing price we will all pay in higher taxes and lower quality of life.

This means:
This path the town is currently on will lead to very serious short and long-term consequences.  There are developers and towns who have been able to lower taxes while respecting the quality of life and the ability to deliver essential services.  We need to work to attract these types of developers, and not continue to pursue such high density/high cost projects such as Pulte that will only result in higher taxes and a profound negative impact on our environment and quality of life. 

[1] NYS Department of Health Web Site. August 2005.  www.health.state.ny.us


[2] Lopez, Penelope.  “The Elder Scare.”  Congressional Quarterly/Governing.  November 2004.


[3] NYS Department of Health Data Mart.  September 2005.


[4] NYS Department of Health MARS Report.  September 2005.


[5] Lemov, Penelope.  “Elder Scare.”  Governing.  November 2004.


[6] For examples, we suggest using the internal search engine for articles on “retirees” at Governing.com 


[7] Peterson, John.  “All Those Goodies for the Elderly, Have They Gone Too Far?”  Governing Magazine.  April 1991.


[8]Fallsburg Town Board Meeting.  August 9, 2005.


[9] Mayberg, Nathan.  “Supervisor Says Housing Needed.”  Sullivan County Democrat.  Sept 16, 2005.


[10] ibid





