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Primary Observa-ons of Pro Forma Analysis / Walker Consultants / 5.7.2026 
Prepared by DDA Staff 6.9.2026 
 

A.  Trend Analysis:  Table 26 and Table 27 
 
Table 26 Projected Nominal Revenue and Expenses Summary by Scenario (pg. 28) and Table 27 Projected 
Infla@on-Adjusted Revenue and Expenses Summary by Scenario convey the same overall story: revenues rise 
modestly over :me, but expenses rise faster in the infla:on-adjusted version, so cost recovery declines from 
2027 through 2035 even though revenues cover 100% of expenses   
 
In Table 26, nominal revenues generally increase every year across transient, permit, and viola:ons/cita:ons 
categories. The strongest nominal revenue growth appears in the viola:ons/cita:ons line, while most permit 
lines are flat or slowly rising depending on the scenario. 
 
Table 27 shows the more important real trend, which is that infla:on-adjusted revenue declines over :me in 
nearly every category. On-street transient revenue falls from $3.52 million in 2026 to about $3.09 million by 
2035, and off-street transient revenue also drops steadily. The same downward paQern appears in permit 
scenarios and viola:ons/cita:ons, indica:ng that projected price increases are not keeping pace with infla:on 
in real terms. 
 
Expense trend 
Expenses are mostly upward in both Table 26 and Table 27, especially ongoing opera:ng costs. Enforcement 
salary and benefits, other opera:ng expense, maintenance, subscrip:on fees, and the sinking fund all rise year 
by year, while the large parking pay sta:on capital cost occurs only in 2026. In real terms, this means the 
recurring cost burden keeps building even aUer the upfront capital purchase of the one-:me parking pay 
sta:on purchase disappears.  There were no scenarios projected that aQempted to reduce expenses through 
opera:onal efficiencies or system adjustments. 
 
Cost recovery 
The cost recovery lines in the table are the summary measures that compare projected revenue against 
projected expenses, showing how much of the program’s cost is covered by fee revenue each year. In plain 
terms, these figures answer the ques:on “Are revenues enough to pay for the service, and by how much?”    A 
value of 100% means revenue exactly equals cost. Values below 100% mean the service is subsidized, and 
values above 100% mean revenue exceeds the modeled cost base.  

Cost recovery remains strong, but it weakens over the decade.  In Table 26, the low-end recovery falls from 
188% in 2027 to 167% in 2035, and the high-end recovery falls from 203% to 181%.  In Table 27, the infla:on-
adjusted recovery drops from 183% to 133% on the low end and from 198% to 144% on the high end, showing 
a clear decline in purchasing-power. 
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Key trend: Real value over 6me diminishes 
A gap between nominal and real performance in the program looks stable or improving in dollars (i.e. Table 
26), but weaker aUer infla:on (i.e. Table 27). A simple example is the total low-end revenue, which rises in 
nominal dollars from about $7.39 million to $8.13 million in Table 26, yet falls in infla:on-adjusted terms from 
about $7.39 million to $6.49 million in Table 27.  

 

B. Total Revenue Projec-ons:   Low End of Range vs. High End of Range 
 
The following line items convey the Scenarios that were chosen by Walker Consultants when determining the 
Low End of Range and High End of Range total revenue projec:ons in Table 26 and Table 27.  

Table 26. Nominal Revenue Low End of Range 
The 2026 nominal revenue Low End of Range is $7,391,057, and it is made up of the following 2026 base-
year line items: 

• Transient On-Street: $3,520,072. 
• Transient Off-Street (Lots): $409,123. 
• Transient Off-Street (Garages) - @ $1.00/hour: $743,317. 
• Permit Scenario 1 - 10% Increase, Off-Street (Lots): $85,853. 
• Permit Scenario 1 - 10% Increase, Off-Street (Garages): $830,742. 
• RP3 Permit Scenario 4 - Dele:on of Zones 1,4; with 10% Increase: $65,726. 
• Viola:ons & Cita:ons Scenario 1 - 10% Increase (Warning for 1st Time Violator): $1,736,224. 
 

Table 27 Infla6on-Adjusted Revenue Low End of Range 
The 2026 infla:on-adjusted Low End of Range is also $7,391,057, and it is made up of the same 2026 base-
year line items: 

• Transient On-Street: $3,520,072. 
• Transient Off-Street (Lots): $409,123. 
• Transient Off-Street (Garages) - @ $1.00/hour: $743,317. 
• Permit Scenario 1 - 10% Increase, Off-Street (Lots): $85,853. 
• Permit Scenario 1 - 10% Increase, Off-Street (Garages): $830,742. 
• RP3 Permit Scenario 4 - Dele:on of Zones 1,4; with 10% Increase: $65,726. 
• Viola:ons & Cita:ons Scenario 1 - 10% Increase (Warning for 1st Time Violator): $1,736,224. 

 
 

Table 26. Nominal Revenue High End of Range  
The 2026 nominal revenue High End of Range is $8,006,293, and it is made up of the following 2026 base-
year line items: 

• Transient On-Street: $3,520,072. 
• Transient Off-Street (Lots): $409,123. 
• Transient Off-Street (Garages) - @ $1.00/hour: $743,317. 
• Permit Scenario 2 - Recommended Increase Rate, Off-Street (Lots): $201,084. 
• Permit Scenario 2 - Recommended Increase Rate, Off-Street (Garages): $1,047,360. 
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• RP3 Permit Scenario 9 - Addi:on of New or Expanded Zones; Peer High End Rate: $231,487. 
• Viola:ons & Cita:ons Scenario 2 - 10% Increase ($10 Fine for 1st Time Violator): $1,853,850. 

 
Table 27.  Infla6on-Adjusted Revenue High End of Range 

The 2026 infla:on-adjusted High End of Range also $8,006,293, and it is made up of the same 2026 base-
year line items: 

• Transient On-Street: $3,520,072. 
• Transient Off-Street (Lots): $409,123. 
• Transient Off-Street (Garages) - @ $1.00/hour: $743,317. 
• Permit Scenario 2 - Recommended Increase Rate, Off-Street (Lots): $201,084. 
• Permit Scenario 2 - Recommended Increase Rate, Off-Street (Garages): $1,047,360. 
• RP3 Permit Scenario 9 - Addi:on of New or Expanded Zones; Peer High End Rate: $231,487. 
• Viola:ons & Cita:ons Scenario 2 - 10% Increase ($10 Fine for 1st Time Violator): $1,853,850. 

 

DDA staff has provided four (4) individual pro forma worksheets, as aYachments, for Table 26. Projected 
Nominal Revenue to assist in understanding each of Walker Consul6ng’s scenarios.    

 

C.  Annual Revenue and Expense Growth for Table 26. Nominal Revenue  
 
Revenue 
The nominal revenue lines mostly use an implied 1.07% average annual revenue growth rate from 2026 to 
2035.  
 
Comparison across line items: 
• Transient on-street revenue rises from $3,520,072 to $3,873,932, which is about 1.07% per year. 
• Off-street lots rises from $409,123 to $450,250, also about 1.07% per year. 
• Off-street garages rises from $743,317 to $818,040, again about 1.07% per year. 
• Many permit and cita:on lines move by the same general step-up paQern. 
 
Not every line behaves the same way in the nominal table. Several permit scenarios are flat in nominal 
dollars, so the 1.07% figure is best understood as the average growth rate for the revenue categories that are 
explicitly escalated, not a universal rate for every line. 
 
Expenses 
For Table 26, total expenses rise from $5,563,998 in 2026 to $4,864,511 in 2035, but because 2027 is much 
lower than 2026 due to the one-:me parking pay sta:on capital cost of dropping out, the overall paQern is 
not a simple smooth increase. Excluding that 2026 capital spike of $1,682,500, the recurring expense base 
grows gradually year by year at 2.5%. 
 
The largest recurring expense growth comes from Other Opera:ng Expense. It rises from $1,971,614 in 
2026 to $2,470,937 in 2035, which is the biggest dollar increase among the recurring expense lines. 
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D. Annual Revenue and Expense Growth for Table 27. Infla-on-adjusted Revenue 
 
Revenue 
The infla:on-adjusted revenue table is not showing growth over :me; it is showing a decline in real terms. 
Based on the total infla:on-adjusted revenue path from $7,391,057 in 2026 to $6,485,063 in 2035, the 
implied average annual growth rate is about -1.47% per year.  That nega:ve rate means the model is losing 
about 1.5% of real revenue value per year on average across the forecast period. In other words, the infla:on 
adjustment is offseqng the underlying revenue increases. 

 
Expenses 
The expense paQern is essen:ally the same as Table 26 because the expense lines are not altered by the 
infla:on-adjustments. The same 2026 capital cost appears up front, followed by gradually increasing recurring 
expenses in later years. 
 
For Table 27, total expenses rise from $5,563,998 in 2026 to $4,864,511 in 2035, but because 2027 is much 
lower than 2026 due to the one-:me parking pay sta:on capital cost of dropping out, the overall paQern is 
not a simple smooth increase. Excluding that 2026 capital spike of $1,682,500, the recurring expense base 
grows gradually year by year at  2.5%. 

 
The largest recurring expense growth comes from Other Opera:ng Expense. It rises from $1,971,614 in 
2026 to $2,470,937 in 2035, which is the biggest dollar increase among the recurring expense lines. 
 

 
 

E.   Revenue Surplus  

The following summarizes the surplus revenue that is projected in the scenarios of both Table 26 and Table 27 
as presented by Walker Consul:ng.   

Revenue Surplus: Table 26. Nominal Low End of Range 
 

Year Total revenue Total expenses Surplus 

2026 $7,391,057 $5,563,998 $1,827,059 

2027 $7,469,438 $3,980,088 $3,489,350 

2028 $7,548,657 $4,081,183 $3,467,474 

2029 $7,628,725 $4,184,845 $3,443,880 

2030 $7,709,649 $4,291,140 $3,418,509 

2031 $7,791,439 $4,400,135 $3,391,304 



 5 

Year Total revenue Total expenses Surplus 

2032 $7,874,104 $4,511,898 $3,362,206 

2033 $7,957,654 $4,626,500 $3,331,154 

2034 $8,042,097 $4,744,013 $3,298,084 

2035 $8,127,444 $4,864,511 $3,262,933 

 
 
 
 

Revenue Surplus:  Table 27. Infla6on-adjusted Low End of Range 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Year Total revenue Total expenses Surplus 

2026 $7,391,057 $5,563,998 $1,827,059 

2027 $7,284,414 $3,980,088 $3,304,326 

2028 $7,179,316 $4,081,183 $3,098,133 

2029 $7,075,742 $4,184,845 $2,890,897 

2030 $6,973,669 $4,291,140 $2,682,529 

2031 $6,873,075 $4,400,135 $2,472,940 

2032 $6,773,939 $4,511,898 $2,262,041 

2033 $6,676,238 $4,626,500 $2,049,738 

2034 $6,579,953 $4,744,013 $1,835,940 

2035 $6,485,063 $4,864,511 $1,620,552 



 6 

F.  Other Opera-ng Expense Line 
 
The Other Opera@ng Expense is one of the largest recurring cost lines in the model. In the nominal table, it 
increases from $1,971,614 in 2026 to $2,470,937 in 2035, and it rises in a smooth, year-by-year paQern rather 
than in sudden jumps. 
 
The steady growth suggests it is a broad infla:on-linked opera:ng cost, not a one-:me project expense. 
Because it keeps climbing while many revenue lines grow more slowly or decline in real terms, it becomes a 
major reason surplus narrows over :me. 
 
The Other Opera:ng Expense line is bigger than several other ongoing expense items, including the 
subscrip:on fee, annual maintenance, and sinking fund.   That means even small percentage increases in Other 
Opera:ng Expense have a no:ceable impact on total expenses and long-term cost recovery. 

 
The DDA assumes that embedded in the assump:ons of the Other Opera:ng Expense line is u:lity expenses.   
On Page 14 of the Pro Forma Analysis, Table 12. Parking Expense Summary 2022-2024, the U@li@es line cost is 
second highest only to the combined personnel costs (i.e.  Salaries / Benefits and Payroll Taxes / Pension 
Expenses).  The City’s detailed expense summary iden:fied that it paid $1,062,358 in U:lity expenses in 2024.    
This line item does not seem accurate given what is understood about u@lity costs associated with opera:ng 
parking structures and surface parking lots, and is either stated in error or contains far more uniden:fied 
expenses that are unrelated to actual u:lity costs.   

 
Typical U6lity Costs of Parking Structure 
A typical annual u:lity cost for a 300-space parking structure is oUen in the low tens of thousands of dollars, 
but the exact amount depends on whether the garage has elevators, ligh:ng controls, ven:la:on, snow melt, 
security systems, and whether water/sewer or other services are included. Parking structures are usually much 
lower energy users than the buildings they serve. 
 
If the garage is mostly open-air with basic ligh:ng, expect the cost of u:li:es to be at the low end of the range; 
if it is enclosed with elevators and ven:la:on, costs move materially higher.  For a simple above-grade garage, 
which resembles all three of Fort Collins public parking structures,  a rough budget planning es:mate is oUen 
around $5,000 to $20,000 per year for u:li:es.  A structured garage with intensive ligh:ng, ven:la:on, and/or 
hea:ng loads (e.g. underground parking structure) can exceed that range, especially in colder climates or 
where water and elevator service are material opera:ng costs.   
 
The DDA-owned Old Town Parking Structure had $11,884 in total u:lity expenses in 2025, and 
 $5,193 in 2026 YTD u@lity expenses for electricity, storm drainage and water.    
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QUESTIONS: 
 

• Based on the assump:on that the Transient On-street parking u:liza:on will decrease by 10% in the first 
year of implementa:on of on-street pay parking, but u:liza:on increases 1% each year thereaUer, will the 
same unhealthy peak parking occupancy challenges that exist today return in 10 years if addi:onal 
capacity is not added to the system?   

• In a fixed-capacity environment (i.e. no new parking spaces added), is there a ceiling-effect where higher 
prices can eventually reduce demand, shiU behavior, or cause subs:tu:on to other modes, which would 
flaQen revenue growth sooner than the model assumes?  

• In a fixed-capacity environment if the ceiling-effect takes hold and higher prices reduce demand, then is 
there a correla:on to possible reduc:on in sales tax revenues collected in the downtown core?   In this 
scenario, when and by how much does the possible reduc:on in sales tax revenue collected in the 
downtown core begin to erode the favorable margin derived from new transient parking revenue? 

• What are assumed hours for transient revenue collec:on in Off-street Garages?   Eight (8) hours, twelve 
(12) hours, twenty-four (24) hours? 

• Does the maintenance sinking fund coverage appropriately relate to future expenses for maintaining 
parking system assets?   Specific to parking structures, is there anything not included in this assump:on 
based on the known costs in the capital replacement and reserve funding plan? 

• What are the embedded expenses in Other Opera:ng Expense line, and are any of these expenses 
representa:ve of past one-:me costs (e.g. deferred maintenance repairs funded with ARPA), or are these 
recurring annual opera:ng expenses as projected through 2035? 
 










