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Gunnison County Population Trends and  Projections
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Chart 2
Projected Average Annual Growth Rates
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����� ���
�
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$����� �������	�����������$����&������� �����&��������	� ����������������������������������������	�� ���
���� 	���� �������� �� ���� �� ����� ���������� ���� ����$�� 	����������� ����� � &������� ��� �������� ���
-����	� �� ���� ����� � ����� ��������� ��� ����	������ ���	� ���� ��	� ����������� ��������� $���� ��	�
&��$������������� ���	���	�������	�������������������.���&����������� �������$�������&���5���	����
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������/�

���#���������'�
��(��0��"�+#!�

��

Land Ownership Acres % of Acres 
Bureau of Reclamation 19 0.001% 
United States of America 2,725 0.131% 
Municipal City 1,449 0.103% 
Gunnison County 2,139 0.103% 
State of Colorado 9,712 0.466% 
Colorado Division of Wildlife 13,667 0.655% 
National Park Service 31,451 1.508% 
Private 361,171 17.317% 
         Developed 26,889 1.289% 
         Undeveloped 295,452 14.166% 
         Easements 33,121 1.588% 
         Incorporated 5,709 0.274% 
Bureau of Land Management 354,191 16.982% 
National Forest Service 1,309,178 62.769% 

Total 2,085,702 100.0% 
� �����������"��������	���
#�$����%�����!
�����������"&���������
�
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Chart 3
Land Ownership Acreage by Percent 

17.32%

16.98%

0.00%

0.66%

1.51% 0.10%
0.47% 0.07%

0.13%

62.77%

Bureau of Reclamation United States of America Municipal City Gunnison County State of Colorado
Colorado Division of Wildlife National Park Service Private Bureau of Land Management National Forest Service  

���������"��������	���
#�$����%�����!
�����������"&��������

�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�



�����������������������������������	�
���������	
�����������  

 13

�
�



�����������������������������������	�
���������	
�����������  

 14

�
�
�

Chart 4
Land Status of Private Parcels by Percent of Acres 
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���������	�$�������������������������	������������������������	����������#��������	��������������E ���������
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������1�

���#���������'�
��(�����

�

Land Use # of Parcels % of Parcels Acres 
% of 

Acres 
          
Agriculture                 1,645  9.67% 289,236 13.87% 
Commercial                    308  1.81% 640 0.03% 
Condominiums                 2,281  13.41% 352 0.02% 
Public (Non-Private/Profit)                    841  4.94% 1,710,320 82.00% 
Industrial                      16  0.09% 9 0.00% 
Natural Resources                    364  2.14% 8,871 0.43% 
Mixed Use                    176  1.03% 3,157 0.15% 
No Data Available                    636  3.74% 10,560 0.51% 
Residential                 5,513  32.40% 26,797 1.28% 
Utility                       8  0.06% 17 0.00% 
Vacant                 5,226  30.72% 35,743 1.71% 

Total               17,014  100.0% 2,085,702 100.0% 
���������"��������	���
#�$����%�����!
�����������"&���������

�
�

Chart 5
Land Use  of Private Parcels by Percent of Acreage 
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“The problem is that ranchers are 
dirt-rich and dollar-poor.” 

Lynne Sherrod
Executive Director

Colorado Cattlemen’s 
Agricultural Land Trust
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1 State of Colorado Bureau of Economic Statistics, 2003. 
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“If agriculture is going to be a vital 
part of a community or valley or 

region, then it is vitally important 
that a critical mass of farmland be 

permanently protected.”
Ralph Grossi

President
American Farmland Trust
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2 American Farmland Trust, 2002. 
3 Colorado State University, 2002. 
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“Surveys tell us that the people that come to 
Crested Butte to ski in the winter and 
mountain bike in the summer place a very 
high value on open space.” 

Will Shafroth
Executive Director

Colorado Conservation Trust
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1 The source for the high projections are derived from forecasts produced for the Crested Butte 20/20 analysis.  Note 
that the growth projections used are significantly higher than those used by CDOT. 
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Car, Truck or Van 

County 
Total 

Workers Total 
Drove 
Alone 

 %Drove 
Alone Carpooled 

Public 
Transpor- 

tation 
Motor-
Cycle Bike Walked 

Other 
Means 

Worked 
at 

Home 

Gunnison  7,916 5,718 4,479 56.6% 1,239 228 1 418 941 77 533 
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Crested Butte town 1,096 358 32.7% 92 127 258 194 67 10.0
Gunnison city 2,825 1,451 51.4% 519 31 441 208 175 14.1
Mount Crested Butte town 423 221 52.2% 13 42 113 19 15 12.0

Other
Means

Worked
at Home

Mean Travel
Time to WorkCity, Town or CDP

Workers
16 and
Over

Drove
Alone

% Drove
Alone Carpooled

Public
Transpor-

tation Walked
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County 

Total 
Workers 

16 
and Over 

Worked in 
State of 

Residence 

Worked 
Outside State 
of Residence 

Worked in 
County of 
Residence 

Worked 
Outside County 

of Residence 

Gunnison 7,916 7,839 77 7,565 274 
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Gunnison 7,916 7,383 1,215 2,279 1,253 706 337 131 428 214 200 388 121 111 533
County

Total
Workers Total

Travel Time
45-59
min

60-89
min

90+
min

Worked
at

Home
5-

min
5-9
min

10-14
min

15-19
min

20-24
min

25-29
min

30-34
min

35-39
min

40-44
min
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Chart II-1
Alpine Express Ski Season Ridership (1998-2003)
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Mass Transit – Due to the expected growth in the region over the next ten years, the County will 
ensure that development pays for its proportional transportation impacts.  Also,  the County will 
expand transit opportunities in the Corridor, develop and expand transit opportunities within 
urban areas and consider parking management strategies.�
 
Motor Vehicle – The County shall consistently monitor traffic levels in the corridor, assess design 
standards to minimize environmental impacts and pursue traffic calming techniques. 
 
Transportation Demand Management – In cooperation with all municipalities, the County shall 
investigate a wide range of TDM strategies including parking programs, carpooling, and 
telecommuting. 
 
Bicycles and Pedestrians – The County shall implement steps to encourage bicycle and pedestrian 
safety and expand/enhance connections between population centers. 
 
Transportation to and from County – The County should work with vendors to attract and 
maintain both surface and air transportation to and from Gunnison County. 
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1 C.R.S. 30-28-106 and 31-23-206 
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2 Colorado River Outfitter’s Association, 2003. 
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1 “Commercial,” as used in this Three Mile Plan, is activity involving the sale goods or services, carried out for a 
profit, and including but not limited to retail, wholesales, service, office and industrial uses, but excluding home 
occupations.  
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1 All income data in this section was derived from the 2000 US Census. 
2 The Leland and Associates Study was conducted by Gunnison County was prepared in August 2003 to assist the 
County in targeting potential businesses for the proposed Business Park.   
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Chart VI-1 
Average Earnings Per Job by Year 

1970 - 2000 
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• Average earnings per job in 
Gunnison County, CO, in 
real terms, have fallen from 
$25,027 in 1970 to $20,854 
in 2000.
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Chart VI-2 
Average Earnings Compared to State and Nation 

1970 - 2000 
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Chart VI-3 
Average Earnings by Job 

1970 - 2000 
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• In 1999, Average earnings 
per job in Gunnison County, 
CO are lower than the state 
and the nation.
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Chart VI-4 

Job Growth By Sector 
1970 - 2000 

�

•

•

•

•

•


���������������

In 1970, the largest 
employment sectors were 
Services and Professional 
(43%) and Government  
(28%).

In 2000 the largest 
employment sectors were 
Services and Professional 
(62%) and Government  
(14%).

From 1970 to 2000, 8,533 
new jobs were created.

Services and Professional 
accounted for 5,829 new 
jobs.

Construction accounted for 
1,222 new jobs.
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•

•

Services (which includes 
health, business, legal, 
engineering and 
management services) 
represent 28% of total 
employment in 2000.

Retail Trade accounts for 
22% of total employment.
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Chart VI-5 
Service and Professional Job Growth 

1970 - 2000 
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Chart VI-6 
Cost of Living Differential 

Gunnison County and the State of Colorado 
2002 
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Table VI-1 and Chart VI-7 
Single Family Home Sales 1994 - 2004 
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Mean Sale Price # of Sales Mean Sale Price # of Sales Mean Sale Price # of Sales Mean Sale Price # of Sales
1994 $110,621 34 $247,500 6 $300,485 10 $77,640 18 $27,040 $81,121
1995 $125,612 25 $218,000 2 $408,740 10 $108,103 18 $28,392 $85,177
1996 $138,252 33 $331,067 6 $280,479 7 $163,806 18 $29,812 $89,436
1997 $153,168 36 $307,667 9 $318,873 20 $137,464 25 $31,302 $93,907
1998 $174,500 48 $277,506 16 $379,736 25 $218,916 31 $32,868 $98,603
1999 $153,451 67 $404,941 17 $392,000 31 $149,692 39 $34,511 $103,533
2000 $162,246 70 $449,513 15 $488,238 40 $222,519 37 $36,916 $110,748
2001 $182,904 91 $423,250 14 $418,621 47 $184,697 31 $38,393 $115,178
2002 $191,428 96 $371,889 9 $510,518 56 $220,556 43 $39,928 $119,785
2003 $182,598 118 $399,303 32 $540,858 64 $216,304 56 $41,525 $124,576
2004 $210,677 107 $630,708 24 $493,151 69 $297,719 32 $43,186 $129,559

Source:  . Mean Sales Price derived from Assessor's Office records, 2004.  Median Household Income from 1994 to 2000 from Colorado Division of Local Affairs
Median Family Income from 2000 to 2004 are based on a liberal projection of a 5% annual increase.

Median Household Income Affordability IndexYear
EAST RIVER VALLEY RURAL COUNTYGUNNISON AREA CRESTED BUTTE AREA

Mean Sale Price # of Sales Mean Sale Price # of Sales Mean Sale Price # of Sales Mean Sale Price # of Sales
1994 $110,621 34 $247,500 6 $300,485 10 $77,640 18 $27,040 $81,121
1995 $125,612 25 $218,000 2 $408,740 10 $108,103 18 $28,392 $85,177
1996 $138,252 33 $331,067 6 $280,479 7 $163,806 18 $29,812 $89,436
1997 $153,168 36 $307,667 9 $318,873 20 $137,464 25 $31,302 $93,907
1998 $174,500 48 $277,506 16 $379,736 25 $218,916 31 $32,868 $98,603
1999 $153,451 67 $404,941 17 $392,000 31 $149,692 39 $34,511 $103,533
2000 $162,246 70 $449,513 15 $488,238 40 $222,519 37 $36,916 $110,748
2001 $182,904 91 $423,250 14 $418,621 47 $184,697 31 $38,393 $115,178
2002 $191,428 96 $371,889 9 $510,518 56 $220,556 43 $39,928 $119,785
2003 $182,598 118 $399,303 32 $540,858 64 $216,304 56 $41,525 $124,576
2004 $210,677 107 $630,708 24 $493,151 69 $297,719 32 $43,186 $129,559

Source:  . Mean Sales Price derived from Assessor's Office records, 2004.  Median Household Income from 1994 to 2000 from Colorado Division of Local Affairs
Median Family Income from 2000 to 2004 are based on a liberal projection of a 5% annual increase.

Median Household Income Affordability IndexYear
EAST RIVER VALLEY RURAL COUNTYGUNNISON AREA CRESTED BUTTE AREA

Single Family Home Sale  Prices
1994 - 2004

$0
$50,000

$100,000
$150,000
$200,000
$250,000
$300,000
$350,000
$400,000
$450,000
$500,000
$550,000
$600,000
$650,000
$700,000

1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004

G unnison Area
Crested Butte
East R iver Valley
Rura l County
Affordability  Index

Note:  Affordability Index represents the ability o f an average household to  a fford a home w orth three times their gross annual income.



������������������� ������������������ �

 110                                                                                                                                                                      
                                                                                                                                                         

Table VI-2 and Chart VI-8 
Multi-Family Home Sales 1994 - 2004 
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Mean Sale Price # of Sales Mean Sale Price # of Sales Mean Sale Price # of Sales Mean Sale Price # of Sales
1994 $85,581 13 $118,700 2 $101,331 38 0 0 $27,040 $81,121
1995 $82,514 7 $122,000 1 $118,533 21 0 0 $28,392 $85,177
1996 $123,274 7 $206,550 2 $114,966 19 0 0 $29,812 $89,436
1997 $126,752 12 $122,200 5 $122,952 30 0 0 $31,302 $93,907
1998 $162,956 14 $183,167 6 $138,251 47 81,378 9 $32,868 $98,603
1999 $128,187 15 $124,918 17 $154,301 68 103,000 3 $34,511 $103,533
2000 $122,017 36 $224,485 13 $173,617 66 119,000 2 $36,916 $110,748
2001 $109,775 24 $194,375 4 $234,273 51 0 0 $38,393 $115,178
2002 $108,006 34 $175,308 13 $175,308 13 89,900 1 $39,928 $119,785
2003 $139,293 44 $206,955 20 $187,216 77 57,500 1 $41,525 $124,576
2004 $135,527 41 $249,586 22 $232,797 87 0 0 $43,186 $129,559

Source:  . Mean Sales Price derived from Assessor's Office records, 2004.  Median Household Income from 1994 to 2000 from Colorado Division of Local Affairs
Median Family Income from 2000 to 2004 are based on a liberal projection of a 5% annual increase.

Median Household Income Affordability IndexYear
EAST RIVER VALLEY RURAL COUNTYGUNNISON AREA CRESTED BUTTE AREA

Mean Sale Price # of Sales Mean Sale Price # of Sales Mean Sale Price # of Sales Mean Sale Price # of Sales
1994 $85,581 13 $118,700 2 $101,331 38 0 0 $27,040 $81,121
1995 $82,514 7 $122,000 1 $118,533 21 0 0 $28,392 $85,177
1996 $123,274 7 $206,550 2 $114,966 19 0 0 $29,812 $89,436
1997 $126,752 12 $122,200 5 $122,952 30 0 0 $31,302 $93,907
1998 $162,956 14 $183,167 6 $138,251 47 81,378 9 $32,868 $98,603
1999 $128,187 15 $124,918 17 $154,301 68 103,000 3 $34,511 $103,533
2000 $122,017 36 $224,485 13 $173,617 66 119,000 2 $36,916 $110,748
2001 $109,775 24 $194,375 4 $234,273 51 0 0 $38,393 $115,178
2002 $108,006 34 $175,308 13 $175,308 13 89,900 1 $39,928 $119,785
2003 $139,293 44 $206,955 20 $187,216 77 57,500 1 $41,525 $124,576
2004 $135,527 41 $249,586 22 $232,797 87 0 0 $43,186 $129,559

Source:  . Mean Sales Price derived from Assessor's Office records, 2004.  Median Household Income from 1994 to 2000 from Colorado Division of Local Affairs
Median Family Income from 2000 to 2004 are based on a liberal projection of a 5% annual increase.

Median Household Income Affordability IndexYear
EAST RIVER VALLEY RURAL COUNTYGUNNISON AREA CRESTED BUTTE AREA
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Charts VI-9 and VI-10 - # of Home Sales 1994 - 2004�
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From 1970 to 2000 Gunnison 
County, CO grew by 6,257 
people, a 81% increase in 
population.

From 1970 to 2000 the 
fastest growing component of 
personal income, in real 
terms, was from Services 
and Professional.

#4���������
�
��

Average earnings per job, in 
real terms,  dropped from 
$25,027 in 1970 to $20,854 
in 2000.

The second fastest 
component was Non-Labor 
Sources.
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From 1990 to 2000 the 
majority of new businesses 
established in Gunnison 
County, CO were small, with 
fewer than 20 employees.

Net income from farming and 
ranching dropped from $2 
million in 1970 to -$4 million 
in 2000.
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In 2000, 57% of Transfer 
Payments were from age-
related sources (retirement, 
disability, insurance 
payments, and Medicare).  
7% was from welfare.

In 2001, the unemployment 
rate in Gunnison County, CO 
was 4.8%, compared to 
3.7% for the state and 4.8% 
for the nation.
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1990

% of 
Total 2000 % of Total

% Chg 1990 - 
2000

% Chg per Year 
1990 - 2000

• Population 10,273 13,956 36% 3.6%

    Male 5,442 53% 7,563 54% 39% 3.9%

    Female 4,831 47% 6,393 46% 32% 3.2%

Under 20 years 2,998 29% 3,308 24% 10% 1.0%

65 years and over 657 6% 965 7% 47% 4.7%

Median Age 30.4             

���������
����5�����
�",,,
County % of Total State % of Total

White 13,269 95.1% 3,560,005 82.8%

• Black or African American 68 0.5% 165,063 3.8%

American Indian & Alaska Native 98 0.7% 44,241 1.0%

Asian 75 0.5% 95,213 2.2%

Native Hawaiian & Other Pacific Islander 5 0.0% 4,621 0.1%

Some other race 201 1.4% 309,931 7.2%

Two or more races 240 1.7% 122,187 2.8%
Hispanic or Latino (of any race) 700 5.0% 735,601 17.1%

Not Hispanic or Latino 13,256 95.0% 3,565,660 82.9%
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County % of Total State % of Total

Total Housing Units 9,135 1,808,037
Occupied Housing Units 5,649 61.8% 1,658,238 91.7%

• Vacant Housing Units 3,486 38.2% 149,799 8.3%
    For Seasonal, Recreational, or Occ. Use 3,125 34.2% 72,263 4.0%
Homeowner Vacancy Rate (%) 2.4% 1.4%
Rental Vacancy Rate (%) 5.5% 5.5%
Housing Tenure County % of Occ. State % of Occ.
Occupied Housing Units 5,649 1,658,238
Owner-occupied Housing Units 3,296 58.3% 1,116,137 67.3%
Renter-occupied Housing Units 2,353 41.7% 542,101 32.7%
Avg Household Size - Owner Occupied 2.4 2.6
Avg Household Size - Renter Occupied 2.2 2.3

��	�������������	

The median age in 
Gunnison County, CO 
is 30.4 years old, 
compared to 34.3 in the 
state and 35.3 in the 
nation.

#�������'����

�
�",,,

Retirement age 
category has been 
stable.

In 2000, the baby boom 
was aged 40 - 55.

Gunnison County, CO 
has lower owner 
occupancy rate than 
the state.

Gunnison County, CO

5��������'���

Race is broken out two 
ways. The Hispanic 
breakout is separate 
because Hispanics can 
be of any race.
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From 1970 to 2000 
Gunnison County, CO 
grew by 6,257 people, a 
81% increase in 
population.
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Since 1970, the 
population in Gunnison 
County, CO has grown 
slower than the state 
and faster than the 
nation.
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In 1970, the largest 
employment sectors were 
Services and Professional 
(43%) and Government  
(28%).

In 2000 the largest 
employment sectors were 
Services and Professional 
(62%) and Government  
(14%).

Construction accounted for 
1,222 new jobs.

!���(��2�$
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From 1970 to 2000, 8,533 
new jobs were created.

Services and Professional 
accounted for 5,829 new 
jobs.

2000
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1970
% of 
Total 2000

% of 
Total

New 
Employment

% of New 
Employment

Total Employment 2,711                   11,244                8,533
       Wage and Salary Employment 2,058                   75.9% 8,344                  74.2% 6,286 73.7%
       Proprietors' Employment 653                      24.1% 2,900                  25.8% 2,247 26.3%

Farm and Agricultural Services 333                      12.3% 531                     4.7% 198 2.3%
       Farm 307                      11.3% 333                     3.0% 26 0.3%
       Ag. Services 26                        1.0% 198                     1.8% 172 2.0%

Mining 315                      11.6% 600                     5.3% 285 3.3%

Manufacturing (incl. forest products) 40                        1.5% 197                     1.8% 157 1.8%

Services and Professional 1,167                   43.0% 6,996                  62.2% 5,829 68.3%
      Transportation & Public Utilities 29                        1.1% 274                     2.4% 245 2.9%
      Wholesale Trade 13                        0.5% 74                       0.7% 61 0.7%
      Retail Trade 523                      19.3% 2,470                  22.0% 1,947 22.8%
      Finance, Insurance & Real Estate 145                      5.3% 1,071                  9.5% 926 10.9%
      Services (Health, 
           Legal, Business, Others) 457                      16.9% 3,107                  27.6% 2,650 31.1%

Construction 93                        3.4% 1,315                  11.7% 1,222 14.3%

Government 763                      28.1% 1,605                  14.3% 842 9.9%

Gunnison County, CO �
����
�	�

Agricultural Services  include soil preparation services, crop services, etc.  It also includes forestry services, such as reforestation 
services, and fishing, hunting, and trapping.  Manufacturing  includes paper, lumber and wood products manufacturing.
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Proprietors  include sole ownerships, partnerships, and tax-exempt cooperatives.  

From  1970 to 2000, the 
majority of job growth, 74% of 
new jobs, has been in wage 
and salary employment 
(people who work for 
someone else).

Retail Trade accounts for 
22% of total employment.

Employment of proprietors 
contributed to 26% of new 
employment from 1970 to 
2000.  In 1970, proprietors 
represented 24% of total 
employment; by 2000, they 
represented 26%.

Wage and salary  employment refers to employees.

�
����
�	�

Services (which includes 
health, business, legal, 
engineering and 
management services) 
represent 28% of total 
employment in 2000.
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The fastest growing 
categories under Services 
and Professional are:

Gunnison County, CO
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Over the last 30 years job 
growth in Gunnison County, 
CO has outpaced that of the 
state and the nation.

The majority of  the growth in 
government employment has 
been in state and local 
government.  
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Gunnison County, CO
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1970

% of 
Total in 

1970 2000

% of 
Total in 

2000

New 
Income 
1970 to 

2000
% of New 

Income

Total Personal Income* 80 301 221
Farm and Agricultural Services 5 5.8% 1 0.2% -4 NA
      Farm 4 5.3% -2 -0.5% -6 NA
      Ag. Services 0.4 0.5% 2 0.7% 2 1%

Mining 14 17.6% 32 10.7% 18 8%

Manufacturing (incl. forest products) 1 0.9% 4 1.2% 3 1%

Services and Professional 23 28.6% 119 39.6% 96 44%

      Transportation &  Public Utilities 2 1.9% 8 2.6% 6 3%

      Wholesale Trade 0.5 0.6% 1 0.4% 1 0.3%

      Retail Trade 11 13.2% 35 11.7% 25 11%

      Finance, Insurance & Real Estate 2 2.3% 23 7.7% 21 10%

      Services (Health, Legal, Business, Others) 9 10.6% 52 17.2% 43 20%

Construction 4 4.7% 27 8.8% 23 10%

Government 22 27.2% 52 17.3% 30 14%

Non-Labor Income 24 29.6% 106 35.1% 82 37%

      Dividends, Interest & Rent 17 21.3% 81 27.1% 64 29%

       Transfer Payments 7 8.3% 24 8.1% 18 8%

*The sum of the above categories do not add to total due to adjustments made for place of residence and personal contributions for social 
insurance made by the U.S. Department of Commerce.

Gunnison County, CO �����	����	��
�

All figures in millions of 2000 dollars
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Non-Labor Income  includes Transfer Payments (primarily related to retirement) 
and Dividents, Interest and Rent (money earned from past investments).

In 2000, Dividends, Interest and 
Rent represented 27% of total 
personal income.  Transfer 
Payments comprised 8%.

In 1970, Non-Labor Income 
sources represented 30% of 
total personal income.  By 
2000, they comprised 35%.

�����	����	��
�Gunnison County, CO
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The second fastest growth was 
in Non-Labor Sources.

Services and Professional 
accounted for 44% of new 
income.

From 1970 to 2000, Gunnison 
County, CO added $221 million 
in personal income, in real 
terms.
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1970 1980 1990 2000 %
% of % of % of % of Change

1970 Total 1980 Total 1990 Total 2000 Total 90-00
•

Total Personal Income 80 168 186 301 62%
    Non-Farm 76 95% 163 97% 184 99% 303 101% 64%
    Farm 4 5% 5 3% 2 1% -2 -1% -170%

Population (Thousands) 7.7 10.7 10.3 14.0 35%

Per Capita Income 10,381 15,671 18,012 21,556 20%


����������&������
����
1970 1980 1990 2000 %
% of % of % of % of Change

1970 Total 1980 Total 1990 Total 2000 Total 90-00

• Labor Sources

    Wage and Salary 49 61% 114 68% 101 54% 182 60% 79%
    Other Labor Income 4 5% 15 9% 15 8% 22 7% 52%
    Proprietor's 15 18% 22 13% 22 12% 30 10% 41%

Non-Labor Sources 24 30% 45 27% 63 34% 106 35% 67%
    Dividends, Interest & Rent 17 21% 33 19% 46 24% 81 27% 79%
    Transfer Payments 7 8% 12 7% 18 10% 24 8% 37%

•

Per capita income, in 
real terms, increased by 
20% from 1990 to 2000.

�����	����	��
�Gunnison County, CO

All income in millions of 
2000 dollars (Except Per 
Capita)

����	������

�
����

Proprietors is income of sole proprietorships, partnerships and tax-exempt cooperatives. A sole proprietorship is an 
unincorporated business owned by a person. A partnership is an unincorporated business association of two or more 
partners. A tax-exempt cooperative is a nonprofit business organization that is collectively owned by its members.

Note:  Population estimates from the Bureau of Economic Analysis vary slightly from those in the Census (Page P-3).

In 2000, proprietor's 
income accounted for 
10% of total personal 
income, compared to 
12% in 1990.  From 
1990 to 2000, 
proprietor's income grew 
by 41%, in real terms.  
Wage and salary income 
during those years grew 
by 79%.

From 1990 to 2000 Non-
Labor income sources 
grew by 67%.

All income in millions of 
2000 dollars

Other labor income is payments by employers to privately administered benefit plans for their employees, the fees paid 
to corporate directors, and miscellaneous fees. The payments to private benefit plans account for more than 98 percent 
of other labor income.

Wage and salary is monetary remuneration of employees, including employee contributions to certain deferred 
compensation programs, such as 401(K) plans.


����������&�����
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Percentages do not add to 100 because of adjustments made by BEA, such as residence, social security, and others.
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Average earnings per job in 
Gunnison County, CO, in 
real terms, have fallen from 
$25,027 in 1970 to $20,854 
in 2000.

#4���������
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In 1999, Average earnings 
per job in Gunnison County, 
CO are lower than the state 
and the nation.
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In 2000, the largest two 
industry groupings were in 
Transformative and 
Government.  The largest 
two "service" types were 
Government and Producer 
Services.

&������
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�

In 1990, the largest two 
industry groupings were in 
Government and 
Transformative.  The largest 
two "service" types were 
Government and Consumer 
Services.

Gunnison County, CO

Social services include education and health care.  
Government services include state and local government, 
military, as well as federal employees, and public lands 
agencies. Producer services are defined as those services 
that are part of goods production and they include some of 
the higher paying sectors, such as finance, insurance, real 
estate, legal and business services, membership 
organizations, and engineering and management services.

Another way to look at industry trends is to group industries 
differently, as shown in the table.  This grouping allows a 
more detailed review of "service" sectors, which can be 
broken down into categories such as producer, consumer, 
social, and government services.  Consumer services are 
generally low-paying. They include jobs in amusement and 
recreation, hotel and lodging, repair shops, motion pictures, 
household and personal services.  

1990
Transformative

20%

Retail Trade
16%

Consumer 
Services

15%

Producer Services
12%

Social Services
4%

Government
28%

Distributive
5%

2000
Transformative

28%

Distributive
4%

Retail Trade
15%

Producer Services
15%

Social Services
4%

Government
22%

Consumer 
Services

12%
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All figures in thousands of 2000 
dollars. 1990 2000 New Income % Change

% of New 
Income

Total Personal Income 186,242 300,962 114,720 62%
LABOR INCOME
Transformative
Agriculture 3,128 624 -2,504
Mining 10,501 32,339 21,838
Construction 12,086 26,522 14,436
Manufacturing 2,014 3,707 1,693
    Total 27,729 63,192 35,463 128% 31%

Distributive
Transportation & public utilities 5,075 7,901 2,826

Wholesale Trade 1,408 1,192 -216

•     Total 6,484 9,093 2,609 40% 2%

Retail Trade 21,606 35,180 13,574 63% 12%

Consumer Services
Hotels & Other Lodging 6,473 6,826 353
Personal Services 1,522 1,693 171
Household Services 337 413 76
Repair Services 2,237 2,458 221
Motion Pictures 294 254 -40

• Amusements & Recreation 9,174 17,493 8,319
    Total 20,037 29,137 9,100 45% 8%

Producer Services
Finance, Insurance & Real Estate 9,245 23,153 13,908
Legal Services 1,628 2,025 397
Business Services 3,254 2,889 -365
Engineering & Management Services 1,157 4,719 3,562
Membership Organizations 1,499 2,579 1,080

•     Total 16,784 35,365 18,581 111% 16%

Social Services
Health Services 4,900 7,192 2,292
Social Services 121 480 359
Educational Services 278 1,797 1,519
    Total 5,299 9,469 4,170 79% 4%

Government Services
Federal, Civilian 5,443 8,701 3,258
Military 523 527 4
State and Local 32,577 42,964 10,387
    Total 38,543 52,192 13,649 35% 12%

Note: The sum of the above categories does not add to total because non-labor income is not included.  See 
page P-9 for non-labor income data.

Gunnison County, CO
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The largest contributors 
to new personal income  
from 1990 to 2000 in 
real terms, were:

The second fastest 
growth was in the 
Producer Services 
sectors; 111% growth.

The third fastest growth 
was in the Social 
Services sectors; 79% 
growth.

The fastest growth was 
in the Transformative 
sectors; 128% growth.
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1970

% of 
Total 

TP 1980

% of 
Total 

TP 2000

% of 
Total 

TP

New 
Payments 

1970 to 2000
% of New 
Payments

Total transfer payments 6.6               12.4             24.3             17.7              

Government payments to individuals 5.7               86% 10.8             86% 21.9             90% 16.2              91%

      Retirement & disab. insurance benefit payments 2.9               44% 5.8               47% 10.5             43% 7.6                43%

      Medical payments 0.63             9% 1.25             10% 5.31             22% 4.7                26%

      Income maintenance benefit payments ("welfare") 0.7               10% 0.7               6% 1.8               7% 1.1                6%

      Unemployment insurance benefit payments 0.2               3% 0.6               5% 0.5               2% 0.2                1%

      Veterans benefit payments 1.2               19% 1.1               9% 1.3               5% 0.0                0%

      Federal educ. & trng. asst. pay. (excl. vets) 0.1               1.7% 1.3               10.8% 2.5               10.3% 2.4                14%

      Other payments to individuals -              0.0% 0.1               0.4% 0.1               0.2% 0.1                0%

Payments to nonprofit institutions 0.6               9% 1.1               8% 1.4               6% 0.9                5%

Business payments to individuals 0.3               5% 0.6               5% 1.0               4% 0.7                4%

•

"�	#���������������$��	��
�Gunnison County, CO

Over the last 30 years Non-Labor 
Income sources have had a 
stabilizing effect relative to the 
frequent fluctuations of Labor 
Income sources in most areas.

All figures in millions of 2000 dollars
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The term "Non-Labor Income" is also referred by some economists as "Non-Earnings Income".  It consists of Dividends, Interest and 
Rent (collectively often referred to as money earned from investments) and Transfer Payments (payments from governments to 
individuals, age-related, including Medicare, disability insurance payments, and retirements).

(See methods section for definitions and further explanations.)
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• In 2000, 57% of Transfer Payments 
were from age-related sources 
(retirement, disability, insurance 
payments, and Medicare) while 7% 
was from welfare.

Gunnison County, CO "�	#���������������$��	��
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In 2000 welfare represented 7 
percent of transfer payments, and 
less than one percent of total 
personal income.  This is up slightly 
from 1980 and down  from 1970.

The largest components of Non-
Labor Income are from Dividends, 
Interest & Rent (i.e. money earned 
from past investments).
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All figures in thousands of 2000 dollars 1970
% of 

Gross 1985
% of 

Gross 2000
% of 

Gross 

Gross Income (Cash + Other) 25,328               15,855               12,396               
    Cash Receipts from Marketings 23,087               91% 13,328               84% 8,852                 71%

            Livestock & Products 21,117               83% 12,897               81% 8,136                 66%
            Crops 1,971                 8% 431                    3% 716                    6%

     Other Income 2,224                 9% 2,527                 16% 3,542                 29%

            Government Payments 111                    0% 83                     1% 25                     0%

            Imputed Rent & Rent Received 2,113                 8% 2,444                 15% 3,517                 28%

Production Expenses 22,785               18,956               16,635               

Realized Net Income (Income - Expenses) 2,543                 (3,102)               (4,239)               

Value of Inventory Change (777)                  -3% 344                    2% (167)                  -1%

Total Net Income (Inc. corporate farms) 1,766                 (2,757)               (4,406)               

•

• Income from government payments 
has remained unchanged from 1970 
to 2000.
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Gunnison County, CO

In 1970, 83% of gross farm income 
was from livestock, while 8%  was 
from crops. By 2000, 66% percent of 
gross income was from livestock, 
and 6% percent from crops. 
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In 1970 Gross Farm Income 
exceeded Production Expenses 
by $3 million.

Total net income from farming 
and ranching in Gunnison 
County, CO, in real terms, 
dropped from $1.8 million in 
1970 to -$2.8 million in 1985, 
and then dropped  to -$4.4 
million in 2000.

By 2000 Gross Farm Income 
minus Production Expenses 
(realized net income) equaled -
$4.2 million.
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Net farm income can be counted as positive by the Department of 
Commerce, even with slim margins, because the value of inventories may 
rise.
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• In 2000, outflow represented 13.1% 
of total personal income in Gunnison 
County, CO, down from 15.2% 
during the 1980's.  
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Gunnison County, CO

The Bureau of Economic Analysis (BEA) reports personal income in terms of location of residence. BEA calculates how much 
money is earned in the county by people living outside the county (Total Gross Earnings Outflow) and it calculates how much 
money is brought into the county by residents who work outside of the county (Total Gross Earnings Inflow).  Subtracting one from 
the other gives the Net Residence Adjustment.  The Inflow and Outflow Trends indicate whether the county is closely tied to others 
in terms of  commuting.

Outflow outpaces Inflow.  (See 
definitions above.)

A negative Net Residential 
Adjustment indicates in-commuting 
for work from adjacent counties.
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Note: Data for this page was obtained from County Business Patterns  (CBP), which counts only wage and salary employment.  
Therefore the self-employed ("proprietors" in previous sections of this profile) are not counted, and therefore total employment is 
underestimated.  Also, data on this page was reported by CBP using the NAICS system.  Previous pages used data from REIS, 
which uses the SIC system.  See Methods Section for a discussion on the transition from SIC to NAICS.
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The majority of new 
businesses established in 
Gunnison County, CO from 
1990 to 2000 have been 
small, with fewer than 20 
employees.

The largest growth has been 
in firms of 1-4  employees, 
with 204 new businesses.

The majority of  firms are in 
Accommodation & food 
services (114 firms) followed 
by Professional, scientific & 
technical services (72 firms), 
and Other services (except 
public administration) (66 
firms).

In its annual report County Business Patterns , the Bureau of the Census lists employment by the size and type of employer.  These 
statistics are useful to help determine what size of business, large or small, are adding most of the new jobs. 
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Gunnison County, CO

This graph illustrates the seasonal 
variation in the unemployment rate 
over the last three years.  In 2001, 
the unemployment rate varied from 
from a low of 4.3% to a high of 
5.8%
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In 2001, the unemployment rate in 
Gunnison County, CO was 4.8%, 
compared to 3.7% for the state 
and 4.8% for the nation.
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Data for this profile were obtained from four sources: 
 
• Regional Economic Information System (REIS CD-ROM) of the Bureau of Economic Analysis, 

US Department of Commerce.  
 
• Bureau of Labor Statistics, US Department of Labor. 
 
• County Business Patterns, Bureau of the Census, US Department of Commerce.  
 
• Bureau of Census, US Department of Commerce. 
 
The data in this profile is organized to show long-term trends at the county level.  We used this 
method and geographic scale for several reasons: (1) trend analysis provides a more comprehensive 
view of change than spot data for select years, (2) the most reliable information on long-term 
employment and income trends is available at the county level, and (3) communities within counties 
rarely function as economic units themselves.  Finally, even though in many areas the most accurate 
geographic scale to understand economic changes may be at the multi-county or regional level, 
county-level data is useful in the context of existing political jurisdictions, such as county 
commissions and planning departments.  The list below contains the World Wide Web sites and 
telephone numbers for the databases used in this report: 
 

Bureau of Economic Analysis: 
http://www.bea.doc.gov; Tel. 202-606-9600 
 
Bureau of Labor Statistics: 
http://stats.bls.gov:80/blshome; Tel. 202-606-5886 
 
Bureau of Census: 
http://www.census.gov; Tel. 303-969-7750 
 
Oregon State University, Government Information Sharing Project: 
http://govinfo.library.orst.edu; Tel. 541-737-4514. 
 
University of Virginia, Geospatial and Statistical Data Center:  
http://fisher.lib.virginia.edu;  Tel. 804-982-2630 
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Use of Federal Rather than State Data Bases 
 
Data from state agencies was not used for this profile. Many of the state and local sources of data 
do not include information on the self-employed or on the importance of non-labor income, such 
as retirement income and money earned from past investments.   In many counties this can result 
in the underestimation of employment and total personal income by at least one third.  The REIS 
disk of the Bureau of Economic Analysis contains the most robust data set and for this reason it 
was used as the primary source.   
 
The only disadvantage of the REIS dataset is it’s not as recent; 1999 being the latest for REIS, 
while state data sources provide data for as recent as 2000 and in some instances 2001.  By 
providing long-term trends data, from 1970 to 1999, having the most recent data is less important 
than being able to discern where the county’s economy was, and the direction in which it is 
headed in recent years.  
 
The Standard Industrial Classification (SIC) System       
 
Employment and income information is organized by the US Department of Commerce according 
to the Standard Industrial Classification (SIC) code.  Industries are classified in broad categories 
(e.g., Farm), sub-categories (e.g., Agricultural production - crops), and progressively finer levels 
of detail (e.g., Ag. Production – cash grains).   For a detailed description of SIC codes consult The 
Standard Industrial Classification Manual (National Technical Information Service, order no. PB-
100012, Tel. 703-487-4600). 
 
Services 
 
Since much of the growth in labor earnings in the US economy over the last two decades has been  
in “services,” it should noted that the term is defined in various ways by different researchers.  
Some economists define services broadly as “all output that does not come from the four goods-
producing sectors: agriculture, mining, manufacturing, and construction.”1 The US Department of 
Commerce defines services more narrowly as major groups 70-89 of the SIC code.2 However, 
even their restricted classification includes a wide variety of sectors, ranging from hotels and 
lodging, and social services to business services, and engineering and management services.  
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In this profile, we define services broadly as “Services and professional” industries, and then also 
into categories -- such as producer, consumer, social and government services -- to gain a clearer 
picture of where service growth is taking place.  We use the term Services and Professional to 
underscore an important point: service occupations are not just “hamburger flippers and maids,” but 
rather consist of a combination of high-paying and low-paying professions, mixing physicians with 
barbers, and chambers maids with architects and financial consultants.   
 
According to economist Lester Thurow, “Services is simply too heterogeneous to be an interesting 
category. The real issue is not the growth of services but whether the economy is making a 
successful transition from low-wage, low-skill industries … to high-wage, high-skill industries.”1 
One way to gauge this is to follow the long-term trends in average earnings per job.  
 
A Transition from SIC system to NAICS: 
An Important Precaution on the Interpretation of Economic Trend Data.   
 
Most of the historic data, from 1970 to 1999, used in this profile is based on industry data that is 
organized by the U.S. Department of Commerce using the Standard Industrial Classification (SIC) 
system. In the next few years, depending on the agency, data will organized according to a new 
system, called the North American Industry Classification System (NAICS, pronounced “nakes”).  
In this profile, only the section called Business Establishments, which uses data from County 
Business Patterns, is organized according the NAICS system.  
 
The NAICS system is an improvement to the SIC system in several ways: first, businesses that use 
similar processes to produce goods or services are classified together.  Previously, under the SIC 
system, some businesses were classified on the basis of their production processes while others were 
classified under different principles, such as class of consumer.  Second, NAICS is a flexible system 
that will be updated every five years in order to keep pace with changes in the economy.   Third, the 
NAICS system recognizes the uniqueness and rising importance of the “information economy,” and 
provides several new categories that are new, such as cable program distributors, and database and 
directory publishers.  Finally, and perhaps the most useful, the NAICS system provides seven 
sectors to better reflect services-producing businesses that were previously combined into one 
generic SIC division (the Services division).  This new system allows the data user to differentiate 
more clearly between what was previously often lumped under the general heading of “services,” 
into categories such as arts and entertainment; education;  professional, scientific and technical 
services; health care and social assistance, among others.  
 
Arguably the most important change of NAICS is the recognition of hundreds of new businesses in 
the economy.  NAICS divides the economy into 20 broad sectors rather than the SIC’s 10 divisions 
as seen in the table below.   Creating these additional sector-level groupings allows NAICS to better 
reflect key business activities as well as chronicle their changes. 
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SIC Divisions vs. NAICS Sectors 
SIC Divisions NAICS Sectors 

• Agriculture, Forestry, and Fishing • Agriculture, Forestry, Fishing and Hunting 
• Mining • Mining 
• Construction • Construction 
• Manufacturing • Manufacturing 
• Transportation, Communications, and 

Public Utilities 
• Utilities 
• Transportation and Warehousing 

• Wholesale Trade • Wholesale Trade 
• Retail Trade • Retail Trade 

• Accommodation and Food Services 
• Finance, Insurance, and Real Estate • Finance and Insurance 

Real Estate and Rental and Leasing 
• Services • Information 

• Professional, Scientific, and Technical 
Services 

• Administrative and Support and Waste 
• Management and Remediation Services 
• Educational Services 
• Health Care and Social Assistance 
• Arts, Entertainment, and Recreation 
• Other Services (except Public 

Administration) 
• Public Administration • Public Administration 
• None (previously, categories within each 

division) 
• Management of Companies and Enterprises 

 
 
 
Non-Labor Income 
 
Non-labor income is a mix of Dividends, Interest, and Rent (money earned from past investments), 
and Transfer Payments (government payments to individuals). Private pension funds (e.g. 401(K) 
plans) are not counted as part of transfer payments.  
 
Some data sources, such as “Section 202” data available from state unemployment insurance records 
and reported by the Bureau of Labor Statistics, do not report non-labor income. The Bureau of 
Economic Analysis (BEA), on the other hand, tracks non-labor income. In order to understand the 
actual growth (labor and non-labor) of personal income, the REIS/BEA data set must be used, and 
this is what was used for this profile.   
 
Disclosures 
 
Some data, such as employment and income figures in counties with small economies, are not 
available because of confidentiality restrictions. In order to protect information about individual 
businesses, data are sometimes suppressed or, in the case of  the publication County Business 
Patterns, a range of values are given instead of a specific value. Generally, the smaller the 
geographic level of analysis or the smaller the economy under examination the higher the chances 
that industry-specific information will be suppressed.  
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In some of the profiles a few disclosure restrictions were encountered.  Sometimes  County Business 
Patterns data was used to estimate data where disclosures exist in the REIS/BEA database.  In other 
instances the missing data was left blank, particularly if doing so has little effect on the ability to discern 
long-term trends.  In other cases, where data was missing for one or two years, a rolling average was 
used to estimate the data gaps.  In each case where disclosures were estimated, annotations were made 
in the Excel files. 
 
Adjustments from Current to Real Dollars 
 
Because a dollar in the past was worth more than a dollar today, data reported in current dollar terms 
should be adjusted for inflation.  The US Department of Commerce reports personal income figures in 
terms of current dollars.  All income data in this profile were adjusted to real (or constant) 2000 dollars 
using the Consumer Price Index.  
 
Unemployment Rate 
 
Unemployment is generally available as seasonally unadjusted or adjusted, and there is an advantage to 
using adjusted data.  From the Bureau of Labor Statistics web site (http://stats.bls.gov/lauseas.htm), an 
explanation of why adjusted figures should be used, whenever possible:  “Over the year, the size of the 
Nation's labor force, the levels of employment and unemployment, and other measures of labor market 
activity undergo sharp fluctuations due to seasonal events including changes in weather, harvests, major 
holidays, and the opening and closing of schools. Because these seasonal events follow a more or less 
regular pattern each year, their influence on statistical trends can be eliminated by adjusting the statistics 
from month to month. These adjustments make it easier to observe the cyclical, long term trend, and 
other non-seasonal movements in the series.” 
 
Unadjusted numbers were used in this profile in order to obtain an annual average and because county-
level data are not available in adjusted format from the Bureau of Labor Statistics web site.  This may 
introduce some error in counties where the size of the workforce fluctuates seasonally, such as tourist 
destination areas.  
 
Farm Income Footnote:  
 
Note that farm income figures on pages 17 and 9 are not the same. In brief, the figures on page 17 (see 
table) reflect income from farming enterprises (farm proprietors and corporate income), while the farm 
figure on page 9 (see table) indicates personal income earned by individuals (both proprietors, and wage 
and salary employees) who work in farming.  
 
Note also that the term “farm” includes farming and ranching, but not agricultural services such as 
supplying soil preparation services and veterinary and other animal services – see table on page 9.  
 
Farm income on page 17 is calculated as follows: 
Total cash receipts and other income 
  less: Total production expenses 
Realized net income 
  plus: Value of inventory change 
Total net income including corporate farms 
 
Farm income on page 9 is calculated as follows:  
Total net income including corporate farms 
  less: Net income of corporate farms 
  plus: Statistical adjustment  
Total net farm proprietors' income 
  plus: Farm wages and perquisites 
  plus: Farm other labor income  
Total farm labor and proprietors' income 
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Income: 
Total Personal Income = private earnings, income from government and government enterprises, 
dividends, interest, and rent, and transfer payments plus adjustments for residence minus personal 
contributions for social insurance.  
Wage and salary = monetary remuneration of employees, including employee contributions to certain 
deferred compensation programs, such as 401K plans. 
Other labor income = payments by employers to privately administered benefit plans for their 
employees, the fees paid to corporate directors, and miscellaneous fees. The payments to private 
benefit plans account for more than 98 percent of other labor income 
Proprietors' income = income from sole proprietorships, partnerships, and tax-exempt cooperatives. A 
sole proprietorship is an unincorporated business owned by a person. A partnership is an 
unincorporated business association of two or more partners. A tax-exempt cooperative is a nonprofit 
business organization that is collectively owned by its members. 
 
Transfer Payments: 
Transfer payments = payments to persons for which they do not render current services.  As a 
component of personal income, they are payments by government and business to individuals and 
nonprofit institutions. 
Retirement & disab. insurance benefit payments = Old-Age, Survivors, and Disability Insurance 
payments (Social Security), Railroad Retirement and Disability payments, Federal Civilian Employee 
& Disability Payments, Military Retirement, and State and Local Government Employee retirement 
payments. 
Medical payments = Medicare, public assistance medical care and CHAMPUS payments. 
Income maintenance (welfare) = Supplemental Security Income (SSI), Aid to Families with 
Dependent Children (AFDC), Food Stamps, and Other Income Maintenance Payments, such as 
emergency assistance, foster care payments and energy assistance payments. 
Unemployment insurance benefit payments = unemployment compensation for state and federal 
civilian employees, unemployment compensation for railroad workers, and unemployment 
compensation for veterans. 
Veterans benefits = primarily compensation to veterans for their disabilities and payments to their 
survivors. 
Federal education and training assistance = Job Corps payments, interest payments on Guaranteed 
Student Loans, federal fellowship payments, and student assistance for higher education. 
Other government payments = compensation of survivors of public safety officers and compensation 
of victims of crime. In Alaska this item includes Alaska Permanent Fund payments. 
Payments to nonprofit institutions = payments for development and research contracts. For example, 
it includes payments for foster home care supervised by private agencies. 
Business payments to individuals = personal-injury liability payments, cash prizes, and pension 
benefits financed by the Pension Benefit Guarantee Corporation. 
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Agriculture and Open Space Focus Group
Actions to Consider

Objective Implementation Measure Mechanism Responsibility

Inform the community about the 
ranching lifestyle to build support.

Gunnison County shall  be the lead in producing a brochure 
regarding the economic, cultural and environmental value of 
agricultural uses in the County.  The brochure shall be available 
at all County offices, real estate offices, Chamber of Commerce 
and other public agencies.

The County, the Stock Growers Association, the American 
Farmland Trust and the Colorado State Extension Office 
shall enter into a partnership to produce and distribute the 
brochure .

Gunnison County, Stockgrowers Association, 
Cattlemen Association, C.S.U.. Extension, 
American Farmland Trust.

Encourage the  viability of 
ranching and other existing 
agricultural operations.

Promote diversification of existing 
agricultural uses.

Promote community gardens and 
Farmers' Markets.

Ensure that land use regulations encourage the use of Farmers 
Markets through the use of expedited review process for Special 
Use Permits.

The County shall review all existing regulations, revise 
accordingly and encourage municipal support.

Gunnison County, Municipalities

Support public lands policies that 
allow a viable ranching economy to 
continue.

The County shall appoint a representative to participate in the 
update of all USFS and BLM management plans to ensure that 
ranching continues as a viable component of the local economy.

 County Commissioner Appointment Gunnison County

Maintain water basin integrity by 
opposing trans-basin export by 
supporting ways to keep water in 
the county.

Continue Gunnison County's long-standing tradition of opposing 
trans-mountain diversions at the local, state and national level.

The County will appoint a staff person to monitor legislation 
(State and Federal), present recommendations to the Board 
of County Commissioners, and ensure that the position of 
Gunnison County shall be prominent as proposals for trans-
basin diversions are discussed at all levels of government.

Gunnison County, Upper Gunnison Water 
Conservancy District. 

1. Gunnison County shall undertake a comprehensive review of 
all road restrictions to ensure that the public (through signage, 
web site notifications, etc.) understand existing regulations.  If 
necessary, funds will be set aside to rectify any weaknesses in 
enforcement of regulations.

Establish Working Group Gunnison County

2.  Appoint the Long Range Planner to the Landscape Working 
Group and Travel Management Plan Focus Groups as the 
USFS revised the Forest Plans.

County Commissioner Appointment Gunnison County

Review existing regulations to ensure that the diversification 
or expansion of uses that increase the viability of agriculture 
are not discouraged.

Gunnison County, Stockgrowers Association, 
Cattlemen Association, C.S.U.. Extension.

GOAL:  TO PRESERVE, SUSTAIN AND ENHANCE RANCHING, AGRICULTURE AND OPEN SPACE LANDS WITHIN GUNNISON COUNTY.  

Ensure that existing land use regulations do not encourage the 
conversion of viable agricultural operations to other uses.

Agriculture Objectives

Restrict motorized and on-
motorized use to their designated 
areas throughout the County by 
correct use of signage and 
educational information.  
Discourage motorized use in 
inappropriate areas by 
encouraging cooperation with 
Federal agencies and appropriate 
user groups.
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Agriculture and Open Space Focus Group
Actions to Consider

Objective Implementation Measure Mechanism Responsibility
Agriculture Objectives

1.  Finalize and adopt via Intergovernmental Agreements all 
Three Mile Plans of Gunnison, Crested Butte and Mt. Crested 
Butte that will encourage development to occur in and near 
existing municipal areas.  Consider adopting zoning in the Three 
Mile Planning Areas consistent with locally adopted land use 
plans.

2.  Investigate the implementation of a Transfer of Development 
Right Program in cooperation with all three municipalities to 
allow for the transfer of development rights from rural/agricultural 
lands to areas more appropriate for development.

Promote trails and public access 
for community use while 
respecting private property rights 
with guidance from the Gunnison 
Trails Commission.

The Gunnison County Trails Master Plan shall be considered 
official County policy regarding the expansion of the trail system.  
The document and associated maps shall be used within the 
review process to ensure compliance and implementation of the 
Trails Master Plan.

All development in the County, where feasible, shall 
incorporate the recommendations of the Trails Master Plan 
into project design, and shall provide easements and 
connections to ensure the implementation of the Master 
Plan.

Gunnison County

Protect water quality and quantity 
and promote water conservation: 
riparian, watersheds, streams, 
rivers, wetlands, lake and small 
scale storage, and irrigated 
agricultural water.

Gunnison County shall adopt a Water Quality and Quantity 
Program that shall include a comprehensive storm water 
management system, the use and encourage the use of native 
vegetation landscaping, adequate setbacks from existing 
waterways, aggressive flood plain and wetlands protection 
standards and all other means to protect these resources.

The County shall convene a Water Quality Working group to 
provide the Planning Commission and the Board of County 
Commissioners with specific recommendations regarding 
the protection of water resources in the County.  Issues shall 
include physical water supply for future development, 
floodplain protection, wetlands protection, landscaping 
standards, etc.

Gunnison County, RMBL, Division of Water 
Resources, Colorado Division of Wildlife, 
Western State College, Upper Gunnison Water 
Conservation District, Colorado Water 
Conservancy District.

Protect the scientific, 
environmental and ecological 
value of Rocky Mountain Biological 
Lab (RMBL) and  promote 
biological diversity and habitat.

Establish a Special District Overlay Zone and transportation 
alternatives that would apply to all lands that in around RMBL 
that would ensure that the biological and environmental integrity 
of the lab would be protected to perpetuity.

With the assistance of the Rocky Mountain Biological Lab, 
County staff shall identify all unique impacts associated with 
development in and around the Lab.  Special Geographic 
Area shall be defined, and regulations and review criteria 
shall be implemented to protect the viability of the Lab.

Gunnison County, Rocky Mountain Biological 
Lab

Recognize the impacts on RMBL 
and the environmental impacts 
including the water quality in the 
East River drainage by 
discouraging development in 
Snodgrass.

Integrate the unique issues surrounding RMBL and upper basin 
water quality and quantity in the County's 1041 process when, 
and if development of Snodgrass is presented to the County for 
approval.

Integrate a policy statement into the relevant land use 
regulations highlighting standards to be used in Snodgrass 
approval regarding the critical nature of water quality and 
quantity .

Gunnison County

Closely regulate economic activity 
antithetical to our goals, such as 
timber harvesting , mining and oil 
and gas development.

Review all existing regulations pertaining to timber harvesting, 
mining and gas development to ensure that the findings of all 
focus groups are integrated into County regulations.  Revise as 
necessary.

The County shall review all existing regulations, and revise 
accordingly.

Gunnison County 

Open Space Objectives

Encourage development to occur 
close to existing services.

Convene a Three Mile Planning Task Force to implement 
the finding of the Three Mile Plan Focus group and the 
Agriculture/Open Space Focus Group to promote the 
adoption of IGAs for all Three Mile Plans and continue to 
research the applicability of a TDR Program in Gunnison 
County.

Town of Crested Butte, Town of Mt. Crested 
Butte, City of Gunnison and Gunnison County.  
Consider obtaining outside assistance 
(Sonoran Institute and any other incorporated 
areas that occur in the future.
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Agriculture and Open Space Focus Group
Actions to Consider

Objective Implementation Measure Mechanism Responsibility
Agriculture ObjectivesEnhance and protect the aesthetic 
values of the East River 
Corridor/State Highway 135 
viewsheds by use of clustering as 
well as greenbelts, buffers and 
easements along the highway and 
other conservation tools.

The County shall convene a Viewsheds Corridor Working Group 
to consider a viewsheds protection program based on physical, 
"line-of-sight" analysis that would require alternative site 
analysis for projects within the State Highway 135 Corridor and 
other corridor identified as crucial to protect important view 
planes.

County Commissioner Appointment/Staff Participation Gunnison County

1. With the cooperation of the National Park Service, the United 
State Forest Service and Western State College, Gunnison 
County shall develop a comprehensive Archeological and 
Cultural Resources Mapping Program to identify all important 
known resources in the County. 

Establish Working Group of qualified professionals to map 
sites.

Gunnison County, NPS, USFS, Western State 
College

2. All project reviews will include an assessment of the 
relationship between the site and all known resources.   These 
resources will be protected to the maximum extent feasible, and 
if necessary, will include on-site monitoring by a qualified 
professional.

Regulatory Modification Gunnison County

Discourage use of magnesium 
chloride and explore alternatives to 
protect plant life and water quality 
along the highways and roadways.

Explore alternatives that are being implemented in other 
counties, and make recommendations to the Board of County 
Commissioners as appropriate.

County policies shall adopt and fund alternative methods as 
appropriate.

State of Colorado, Gunnison County, Colorado 
Department of Transportation, Municipalities

Support conservation 
organizations in the County 
(Crested Butte Land Trust, 
Gunnison Ranchland 
Conservation Legacy, Trails 
Commission, Land Preservation 
Board) and continue to work with 
conservation organizations locally, 
regionally and nationally.

Identify and map archeological 
sites throughout the County for 
use in reviewing projects for 
preservation of significant sites.  
Make use of experts in the field.
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Transporation Focus Group - Mass Transit
Actions to Consider

Objective Implementation Measures Mechanism Responsibility

1.  Implement a County Transportation Impact Fee The County shall allocate funding, when available and appropriate, to conduct a 
feasibility assessment on the implementation of  a County Transportation Impact 
Fee for new developments.  This analysis shall include the following component;  
(1) Population projections and a 10 YEAR transportation model that would 
reasonably predict impacts of expected growth on the county road network;  
expected cost of improvements necessary to achieve an agreed-upon Level of 
Service;  Costs associated with necessary improvements;  a legally defensible 
nexus between the impacts of future development a reasonable impact fee.

County Funding Gunnison County

2.  Develop and promote mass transit services in urban Areas

3.  Expand mass transit between CB South and Mt. Crested Butte

4.  Expand mass transit between CB South and Gunnison

5.  Expand mass transit service in and around Gunnison linking with up-
valley service

6.  Investigate alternative modes and routes of mass transit in the corridor 
between Crested Butte and Mt. Crested Butte

7.  Determine the need and formulate recommended actions to protect 
needed right-of-ways for future rail

The County and Municipalities shall continue to explore methods of establishing 
future rail and mass transit corridors that respect private property rights and 
concerns, focusing on developing and protecting corridors within public rights-of 
ways.  Consider the use of RTA funds for feasibility studies.

8.  Provide shuttle services from parking lots to popular recreational and 
other destinations to include Gothic/Schofield Corridor trailheads..

Continue to work with Alpine Express and other transportation operators to 
ensure theTHAT special eventS have an transportation alternative to the single-
occupant automobile.

9.  Consolidate, coordinate, and expand existing social service mass 
transit in and around municipalities

10.  Plan for special event parking sites serviced by mass transit around 
municipalities

11.  Develop satellite parking locations for RVs served by mass transit in 
and around the City of Gunnison

GOAL:  THE TRANSPORTATION COMPONENT OF THE COMPREHENSIVE PLAN SHOULD PROTECT THE QUALITY OF LIFE, MITIGATE IMPACTS OF GROWTH, PROTECT ENVIRONMENTAL QUALITY OF LIFE, 
AND SHOULD BE IMPLEMENTED IN A SOUND FISCAL MANNER.

In cooperation with existing transit providers and representatives from all 
municipalities and the county, a Task Force should be established to produce a 
report that would make recommendations in the following issues: (1)   Methods, 
costs, and expected outcomes for improving mass transit within all 
municipalities; (2)  Feasibility and costs associated with expanding transit 
service to include Gunnison to Mt. Crested Butte; (3) Feasibility of re-directing 
funds from the recently formed Rural Transportation Authority when money can 
be reallocated from the flight ensures program.

The County and Municipalities shall utilize available transit opportunities and 
satellite parking strategies to limit traffic impacts associated with special events 
within both the County and municipalities.

Gunnison County, 
Municipalities, CDOT

Task Force Development

Project Review, City/County 
Cooperation

Gunnison County, 
Municipalities

C - 4



Transporation Focus Group - Transportation Demand Management
Actions to Consider

Objective Implementation Measures Mechanism Responsibility
1.  Implement travel demand management strategies and land 
use policies as part of a comprehensive package

2.  Develop local parking codes in municipalities to support 
TDM strategies

3.  Create a Transit Demand Association under the umbrella 
of the RTA

4.  Use carpooling as an integral component of Transportation 
Demand Strategies.

5.  Encourage teleworking and variable work hours

6.  Develop a regional employee/community based TDM 
program

7.  Promote non-auto tourism

8.  Evaluate and implement metered parking along Elk 
Avenue and a residential permit parking program

9. In coordination with municipalities, determine the need 
and formulate recommended actions for intercept parking lots 
in appropriate areas

10.  Promote local services/facilities (I.e. Mt. Crested Post 
Office) that reduce traffic on Gothic Road between Mt. Crested 
Butte and Crested Butte

11.  Affordable housing and services ( Banks, Post Offices, 
Grocery Stores, etc.)  should be clustered near mass transit

12.  Encourage alternative modes of transit (I.e. rick shaw, 
horse drawn carriage) an and integral part of TDM strategies

13.  Develop comprehensive parking program for Crested 
Butte,  Mt. Crested Butte and surrounding communities

GOAL:  THE TRANSPORTATION COMPONENT OF THE COMPREHENSIVE PLAN SHOULD PROTECT THE QUALITY OF LIFE, MITIGATE IMPACTS OF GROWTH, PROTECT ENVIRONMENTAL QUALITY OF 
THE VALLEY, AND SHOULD BE IMPLEMENTED IN A SOUND FISCAL MANNER.

Consider the formation of a single TDM Working Group assigned the taskof developing TDM policies 
in land use development, parking management, carpooling, information dissemination, alternative 
transportation mode enhancement, promoting flexible work hours, and expansion of transit 
opportunities.

Working Group Formation Gunnison County, 
Municipalities, CDOT
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Transportation Focus Group - Bicycle and Pedestrian
Actions to Consider

Objective Implementation Measures Mechanism Responsibility
1.  Develop a comprehensive bicycle and pedestrian 
circulation plan with private land owners, land 
management agencies and local/county jurisdictions

2.  Develop and implement a "share the road" signage 
program along State Highway 135 and Gothic Road

3.  Develop, enhance and enforce a bicycle and pedestrian 
roadway crossings throughout Gunnison County.

4.  Increase sweeping of road shoulders and maintenance 
for existing paved bicycle trails (all seasons)

5.  Maintain safe access to school programs in all 
municipalities

6.  Implement the Gunnison County Trails Master Plan

7.  Provide off-street pedestrian corridors in high use areas

8.  Establish enclosed bus shelters in appropriate areas

9.  Complete off-street trail between Crested Butte and Mt. 
Crested Butte by extending the recreational path  to the 
north end of Mt. CB

10.  Determine the need and formulate recommended 
actions to create an off-street trail between Crested Butte 
and Crested Butte South

11.  Improve linkages from Crested Butte street system to 
area trails

12.  Determine the need and formulate recommended 
actions for a free bike program

13.  Provide bicycle parking at critical mass transit linkage 
points.

GOAL:  THE TRANSPORTATION COMPONENT OF THE COMPREHENSIVE PLAN SHOULD PROTECT THE QUALITY OF LIFE, MITIGATE IMPACTS OF 
GROWTH, PROTECT ENVIRONMENTAL QUALITY OF THE VALLEY, AND SHOULD BE IMPLEMENTED IN A SOUND FISCAL MANNER.

Working Group 
Formations

In cooperation with all Cities and Town, the County should consider co-
sponsoring a long-term, cooperative Bike and Pedestrian Master Plan 
that would address issues regarding bicycle and pedestrian modes both 
within and between existing urban areas.

Gunnison County, 
Municipalities, 

CDOT
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Transporation Focus Group - Motor Vehicle
Actions to Consider

Objective Implementation Measures Mechanism Responsibility
1.  Re-assess Level of Service (LOS)  designations and projections for 
Gothic Road between Crested Butte and Mt. Crested Butte and assess 
ways to maintain appropriate LOS designations for the next 10 years.

2.  Consider limiting vehicle access up Scofield  Pass and through the 
Gothic townsite. Explore the possibility for disincentives for private 
vehicle usage.

3.  Work with the USFS on managing winter vehicle access  in back 
country areas (e.g. Cement Creek Road)

4.  Integrate County road extension programs with local municipalities.  
Proposed development plans in unincorporated Gunnison County 
should not affect the municipal road infrastructure within appropriate 
input.

5.  Assess geometric road design standards and determine if modified 
standards can be applied in certain developments to reduce cut/fill a 
and other impacts from road construction.

6.  Use acceptable traffic levels to determine maximum carrying 
capacity limits for the upper valley.

7.  Maintain and improve signage and marking from Crested Butte 
through Mt. Crested Butte

8.  Provide traffic calming/entry features on regional roadways 
entering cities, towns and Crested Butte South.

9.  Provide shoulders and turn lanes on State Highway 135 from 
Gunnison TO Crested Butte.

10.  Construct scenic pullouts along State Highway 135 accompanied 
with appropriate signage.

11.  Evaluate and implement policies to address the needs of 
emergency response services

12.  Obtain seasonal traffic counts at selected locations throughout 
the regional on an on-going basis to monitor traffic volumes to include 
traffic counts in Gothic/Schofield, Slate, Washington Gulch, Cement 
Creek and Brush Creek Corridors. CONSIDER ESTABLISHING 
TARGET POINTS FOR ACCEPTABLE LEVEL OF SERVICE (LOS) 
THAT WOULD TRIGGER ADDITIONAL MITIGATION STEPS TO 
REDUCE TRAFFIC IMPACTS.
13.  Evaluate a truck by-pass though Gunnison to State Highway 135.

 14.  Develop and evaluate parking disincentives to encourage use of 
alternative transportation.

GOAL:  THE TRANSPORTATION COMPONENT OF THE COMPREHENSIVE PLAN SHOULD PROTECT THE QUALITY OF LIFE, MITIGATE IMPACTS OF GROWTH, PROTECT ENVIRONMENTAL QUALITY OF THE VALLEY, AND SHOULD BE   
IMPLEMENTED IN A SOUND FISCAL MANNER.

Consider adoption of Intergovernmental Agreements that, coupled with the adoption of Three 
Miles Plans by both the County, CDOT and local jurisdictions, would ensure that road 
extensions, signage, emergency response,  will be uniform between all municipalities and 
reassess road standards where appropriate to minimize the environmental land visual 
impacts of new road development and improvement.

IGA Gunnison County, 
Municipalities, CDOT, 

Fire Protection 
Districts

The County, in cooperation with Mt. Crested Butte, RMBL and the Town of Crested Butte, 
convene a Working Group to re-visit LOS designation to ensure public safety, environmental 
protection and the long-term viability of the Rocky Mountain Biological Lab.  Consider the 
implementation of tollgates, parking fees, or mid-day closures to private traffic.

Working Group Formations County, Cities/Towns, 
RMBL, USFS, CDOW
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Environmental Issues 
Focus Group

Actions to Consider

Objective Implementation Measures Mechanism Responsibility

1. Gunnison County should ensure that sufficient 
quantities of high-quality habitat exist to support 
viable populations of existing species.

The County shall, in coordination with the Division of Wildlife, The Nature Conservancy and RMBL, 
map all essential habitat.  These maps shall be included with the adopted Master Plan, updated 
periodically, provided to the development community, and become a component of project review.                                                                                                                                              

1. The County shall adopt a Transfer of Development Rights Program, which shall include a 
component dedicated to the  preservation of habitat identified by the County and consulting experts.  
This program shall also include the integration of available funds for the protection of threatened and 
endangered species to increase the effectiveness of the program in protecting habitat.                                                                                                                                                                                                                     

2. Policies should be created to provide incentive to the development and landowning community to 
participate in a voluntary  TDR program.

3. Future development patterns should be 
designed to minimize fragmentation of habitat.

All development proposals will utilize the available mapping in the design process, and shall 
demonstrate to the satisfaction of the Planning Commission and the BOCC that these ecological 
resources have been addressed in the project's development.                                                                                                                                                                 

4. In the context of changing climatic conditions, 
the County should manage open space and 
development patterns to provide sufficient 
flexibility for future generations to maintain healthy 
ecosystems.

Consistent with existing three mile planning areas, development shall be encouraged to occur within 
close proximity  to existing urban areas. 

1.  Development proposals shall be encouraged to cluster building envelopes and provide maximum 
open space.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                              

2. All future homeowners adjacent to agricultural land uses shall receive a copy of "The Code of 
West" as a part of all closing documents.  

3. Development shall not compromise the ability of existing/adjacent agricultural uses to continue 
operation.

MISSION STATEMENT:  GUNNISON COUNTY RECOGNIZES THAT THE ENVIRONMENT IS THE FUNDAMENTAL BASIS FOR A VITAL AND SUSTAINABLE ECONOMY. A HEALTHY ENVIRONMENT IS ABSOLUTELY NECESSARY FOR 
THE PHYSICAL AND MENTAL WELL BEING OF OUR RESIDENTS ANS VISITORS. FINALLY, THE GUNNISON COUNTY COMMUNITY RECOGNIZES THAT OUR ENVIRONMENT HAS INTRINSIC VALUE, AND THE COUNTY SHOULD 
DEVELOP IN A WAY THAT MAINTAINS A HEALTHY ECOSYSTEM.

2. The County should protect its unique biological 
features, including but not limited to the Gunnison 
Sage Grouse, Lynx, the Mt. Emmons Iron Fen 
and the sundew plant (Drosera rotundifolia), as 
well as other resources identified by expert 
sources such as the Colorado Natural Heritage 
Program's Survey of the Gunnison Wetlands.

5. The County shall adopt a strategy to maintain 
the environmental value of existing ranches.                                                                                                                                                                         

Master Plan, 1041 
Process, LUR 
Revision

Long Range 
Planning, Planning 

and GIS, Nature 
Conservancy, RMBL

Master Plan, LUR 
Revision, 
Coordination with 
Board of Realtors and 
Title Companies

Ecological Resources

LUR Revision, TDR 
Program 
Implementation, 
Adopt Zoning in Three 
Mile Planning Areas

Long Range 
Planning, Planning, 

Nature 
Conservancy, 

Division of Wildlife

Long Range 
Planning, Planning
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Environmental Issues 
Focus Group

Actions to Consider

Objective Implementation Measures Mechanism Responsibility

6. Future development patterns shall encourage 
transportation systems that minimize 
environmental & human health degradation.

The County shall adopt a Future Land Use Map that will promote compact development patterns 
(such as within Three-Mile Plan areas) that promote the use of mass transit and other alternatives to 
the automobile.  Additional steps will include: implementation of a Transportation Impact Fee that will 
be used to fund mass transit and regional bike/walk path development consistent with the Trails 
Master Plan; Require developments to incorporate bicycle and pedestrian facilities in project design; 
require design to allow for the connection of existing subdivision trail systems; continue to pursue the 
connection of Gunnison, CB South and Crested Butte for bikes and pedestrians.

Master Plan, Future 
Land Use Map, 
Transportation Impact 
Fee, 

Long Range 
Planning, Planning, 
Trails Committee

1. The County shall develop and publish a document, available at the Planning and Building Office, 
that alerts the community to alternatives in building design and materials.  In addition, the document 
will include contact inform+A14ation regarding suppliers of alternative and safe building materials 
and products.  The County will encourage, and not prohibit,  the use of natural gas and alternatives 
to solid fuel burning devices.                                                                                                                                                                     

2. The County shall adopt an incentive-based program to discourage highly consumptive 
construction, regarding building size, energy efficiency, construction efficiency, etc.   

3. The County shall institute a program similar to CORE to facilitate sustainable building practices. County Policy and 
Decision-making

8. The County will strive to maintain or improve air 
quality, both indoor and outdoor, reducing any and 
all negative health impacts.

Future land use patterns will be developed to encourage the use of natural gas and clean-burning 
renewable methods as opposed to solid-fuel burning devices, which at a minimum should be EPA 
approved.  Open fire places should be phased out.   

LUR Revision, Future 
Land Use Map

Long Range 
Planning, Planning

9. The sustainability of water quality, riparian 
areas, floodplains and wetlands will be enhanced 
rather than degraded.

When building and maintaining infrastructure, the County should use and require materials and 
methods which minimally impact water quality.

Long Range 
Planning, Planning

Brochure 
Development

Long Range 
Planning, Planning, 
Building Department

The County shall, in coordination with the Division of Wildlife, The Nature Conservancy and RMBL 
and any other appropriate source map all essential riparian areas, floodplain and wetlands.  All 
development proposals will utilize the available mapping in the design process, and shall 
demonstrate to the satisfaction of the Planning Commission and the BOCC that these resources 
have been addressed in the project's development.  The County shall use the best available science 
to determine setbacks and other measures to protect these resources. Effluent management shall be 
strictly enforced.                                      

Master Plan, 1041 
Process, LUR 
Revision

10. There shall be no loss of natural wetlands as 
the human population grows.  The quality and 
quantity of wetlands will be protected from 
damage and destruction.

Air Quality

Water Quality and Quantity

Decrease use of non-renewable fuels

7. The County shall develop a set of building 
guidelines to encourage the conservation of 
energy and natural resources.
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Environmental Issues 
Focus Group

Actions to Consider

Objective Implementation Measures Mechanism Responsibility

11. To promote natural river and stream flows, 
Gunnison County should allow natural changes in 
river and stream channels to occur with minimal 
human intervention.                                                                                                                                                                                                                               

Generally, this is a  no action measure, unless, for example, a beaver dam floods a road and needs 
to be remedied.

Master Plan, 
Colorado Water 
Conservation Board, 
Legislative 
Participation

Long Range 
Planning, Planning, 

BOCC

12. New development should have sufficient 
water resources to support the project's projected 
demand.

Water Augmentation Plans and senior water rights must be in place at the point of County approval 
of a subdivision.

13. Gunnison County shall maintain in stream 
flows sufficient to support a healthy ecosystem 
and keep Gunnison County water in Gunnison 
County.

The County shall continue to fiercely oppose any trans-mountain diversion of the watershed's 
resources.                           

County Policy and 
Decision-making

BOCC

14. There shall be sufficient water to sustain 
agricultural operations.  Additionally, further 
development of the county should be limited to 
what can be supported by water availability during 
periods of unusual droughts over a 100-year time 
frame.

The County shall develop, in coordination with the Colorado Water Conservation Board and the State 
Engineer's Office,  a model to ensure that the expected build out of the future land use map can be 
accommodated based on 100-year drought cycles.

Long Range Planning, 
Planning, Consultants

Long Range 
Planning, Planning, 

Consultants

15. Gunnison County should protect its natural 
viewsheds.    The County shall adopt policies that 
minimize fragmentation and degradation of scenic 
views.

The County shall produce a series of maps for the county that detail important viewsheds and 
ridgelines for use in the development review process.  All development proposals will have to 
demonstrate sensitivity to these areas through alternative building envelope siting, architectural 
design, and non-intrusive building materials, and non-impactive lighting requirements.                                                                                                                                                                                                                                                                                              

16. Minimize and reduce light pollution of the night 
sky so that the greatest number of stars may be 
seen by the naked eye and through telescopes.

Adopt best practices to prevent light pollution including:  full cut-off luminaires, educatioin on "dark-
sky" outdoor lighting design principles, and efforts to ensure availability of compliant light fixtures.

17. Maintain the scenic value of existing ranches 
and promote agricultural sustainability.

The County shall adopt a strategy that would provide opportunities for agricultural diversification, 
limited development opportunities in exchange for long-term open space protection, and setback 
requirements for important viewsheds.           

1. The County shall protect prominent wildflower habitat for its intrinsic and economic value.                                                                                                                                                                                                  

2. Noxious weed control measures shall be enforced.

Master Plan, LUR 
Revision

18. Native wildflowers should be maintained in 
their natural habitat.

Long Range 
Planning, Planning

Visual Resources
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Environmental Issues 
Focus Group

Actions to Consider

Objective Implementation Measures Mechanism Responsibility

1. The County shall consider additional travel restrictions, consistent with prior and future 
recommendations of the Trails Commission, to ensure that recreational uses of trails and county 
roads are consistent with the mission statement of the Environmental Focus Group.                                                                                                                                                                                           

Master Plan,  Public 
Works, USFS

Long Range 
Planning, Planning, 
Trails Committee

2. The County shall assign a specific county staff or commission member to the Forest Service 
Landscape Working Group.

County Policy and 
Decision-making

BOCC

1. All developments that are located adjacent to federal lands that had prior public access shall retain 
these access points into the future.                                                                                                                                                                                                                                                                                                                                                                        

2. All future development will ensure that trails or open spaces included within the proposal are 
linked with adjacent existing development to create linkages.           

Guideline values will be set with regard to environment, situation and annoyance based on the lowest 
levels of noise that affect health.  Typical maximum levels are at 50 - 55 dBA, representing daytime 
levels at which the majority of the population will be protected from becoming moderately or seriously 
annoyed.   The County shall ensure that the existing LUR's  Permissible Noise Levels, Table 5-17 is 
adequate to address issues concerning noise control and revise if necessary.   Restrictions shall be 
considered that include restrictions on the use of jake brakes, hours of operation for construction 
activities, and inlcuded within the LUR.  The City and County shall adopt  a Noise Ordinance when 
this becomes available and this will supercede the LUR's Perrmissible Noise Levels.

1. The County shall continue to provide collection sites in appropriate areas of the County to 
encourage recycling.                                                                                                                                                                                                                                                                                                                                                                                                                                

2. All County facilities, including the proposed Business Park, shall set the example of maximum 
recycling of all materials associated with these sites.   

3. All County projects shall use alternative building materials and green building techniques in their 
construction.        

4. County departments will be a model for all recyclable products.

Recreation and Trails

21. The County will make every effort to control 
excess noise and vibration to protect the health, 
welfare and quality of life.

20. Maintain or create access to public lands and 
amenities such as trails, open space and parks.

19. Recreation will be managed to minimize 
impacts to the environment.

22. The County shall continue to reduce waste by 
actively promoting recycling and reuse.

County Policy and 
Decision-making

Long Range 
Planning, Planning, 

Public Works

Master Plan, LUR 
Revision

Long Range 
Planning, Planning, 

USFS, Public Works

Noise/Recycling

Master Plan, LUR 
Revision

Long Range 
Planning, Planning, 

USFS, Public Works
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Environmental Issues 
Focus Group

Actions to Consider

Objective Implementation Measures Mechanism Responsibility

1. The County shall finalize all of the hazard mapping that has been conducted as part of the Master 
Planning Process.  All development proposals will utilize the available mapping in the design process, 
and shall demonstrate to the satisfaction of the Planning Commission and the BOCC that these 
hazards have been addressed in the project's development.  Satisfactory adherence shall be based 
on avoidance, not mitigation.

Master Plan, LUR 
Revision, 1041 
Regulations

Long Range 
Planning, Planning

2. The County shall promote conversion of county solid waste from an environmental and social 
liability to a public asset by considering solid waste (sludge) as a viable resource.

County Policy and 
Decision-making

BOCC, County Staff

1. The County, with assistance with Western State College, will develop a methodology to map all 
known cultural resources using the County's GIS system.  A component of project review would 
include an analysis of the project's impacts on these resources.  If resources are on-site and  
impacted by  grading, road or utility alignments, experts would be contacted to supervising 
excavatIion or catalog resources as is appropriate. 

LUR Revisions, 1041 
Regulations

Long Range 
Planning, Planning

2. Road and building projects will be designed to avoid damaging cultural resources. LUR Revisions, 1041 
Regulations

Long Range 
Planning, Planning

25. Archeological research will be encouraged by 
the County.

The County should consider including an archaeological component within the proposed Science and 
Technology Center.

County Policy and 
Decision-making

BOCC, County Staff

26. Promote a healthy living and working 
environment in Gunnison County.

The County shall include green building techniques in all County projects and assist in the formation 
of a CORE Office in the County

County Policy and 
Decision-making

BOCC, County Staff

1. The County shall explore the option of incorporating a "down-valley" RMBL within the Science and 
Technology Center, and continue to utilize the best possible scientific data in land use decisions and 
future planning efforts.

County Policy and 
Decision-making

BOCC, County Staff

2. Any development proposals shall have no impact on the sustainability of institutions such as the 
Rocky Mountain Biological Laboratory and Western State College in terms of traffic, visual, 
environmental, or natural hazard impacts.                                                                                                                                                                                                                                                                                                                                                                                                                               

Master Plan, LUR 
Revision, 1041 
Regulations

BOCC, County Staff

3. The County will consider the inclusion and expansion of research opportunities in future County 
facilities.  

County Policy and 
Decision-making

BOCC

28. Our environment supports many recreational 
activities. Recreation will be managed to minimize 
impacts to the environment.

The County shall continue to be involved in Forest Service planning efforts. LUR Revisions, 
County Policy 
Decision Making Long Range 

Planning, Planning, 
Trails Committee

29. Maintain or create access to public lands and 
amenities such as trails, open space and parks.

The shall ensure that new subdivisions do not restrict historic and legally defensible access to public 
lands, and shall respect the Trails Master Plan.

Master Plan, LUR 
Revision, 1041 
Regulations

Long Range 
Planning, Planning

Human Resources

24. Historic (i.e. pioneer) and ancient (indigenous) 
sites will be protected.

23. Manage development patterns to minimize the 
potential damage from geologic hazards, reduce 
wildfire hazards, and reduce avalanche hazards to 
humans and structures.

Natural Hazards

Cultural Resources

27. Gunnison County should encourage and 
support scientific research that will provide 
information needed to manage the Gunnison 
Basin ecosystem in the future.
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Recreational Focus Group -  Alpine Skiing
Actions to Consider

Objective Implementation Measure Mechanism Responsibility

1. Provide adequate advanced terrain for 
individuals who ski/snowboard on black or 
double black runs.

Existing terrain is adequate, but should be maintained and marketed to ensure 
that we capitalize on our assets on an on-going basis.

Crested Butte Mountain Ski Area 

1.  Utilize outside consultants and existing data (i.e. Branding Study results 
and Individual Guest Exit Survey data), to determine amount of additional 
acreage needed for expansion. 

Outside Consultant, Crested Butte 
Mountain Ski Area

2.  Determine if required acreage is available on existing mountain, and if 
Snodgrass is needed to meet the additional acreage. (See Footnote)

Outside Consultant, Crested Butte 
Mountain Ski Area, USFS

3.  Ensure that all visitors are aware of existing beginner and intermediate 
terrain through improvements in the distribution and marketing of trail maps 
and descriptions.

Crested Butte Mountain Ski Area 

1. Determine the safety and quality of all lifts, 
and improve and replace as necessary.

Evaluate and test all on-mountain facilities on a regular basis to determine if 
improvements are necessary.

2. Enhance and improve on-mountain dining 
and other facilities.

Evaluate all restaurants using available data (i.e. Branding Study results and 
Individual Guest Exit Survey data) on a regular basis to determine if 
improvements are necessary.

3 Ensure that the base area is 
functional, competitive with other 
similar destination resorts, and 
serves as an asset to the 
community.

Develop an overall Master Plan for the 
redevelopment of the base village that is 
functional, is consistent with the needs and 
desires of the community and visitors, and 
allows Crested Butte Mountain Ski Area to 
remain competitive with other destination 
resorts. 

Using available survey data, community input, multi-jurisdictional support and 
input (i.e. Branding Study results and Individual Guest Exit Survey data), 
develop an overall vision for the future of the base area that is sustainable, 
fiscally obtainable and can be implemented without compromising existing 
community assets.

Crested Butte Mountain Ski Area, 
Outside Consultants, Gunnison 
County, Crested Butte and Mt. 

Crested Butte, USFS

4. Ensure that off-mountain 
support services are at a level to 
allow Crested Butte Mountain Ski 
Area to remain competitive with 
other similar destination resorts.

As a component of any overall expansion or 
improvement plan, ensure that all required off-
mountain support services are adequate and 
at a level that is competitive with other similar 
destination resorts.

As plans are developed for improvements to existing and future terrain, an 
analysis of all off-mountain support facilities (transportation, secondary 
recreational facilities, commercial/retail) will be conducted to identify and rectify 
deficiencies.

Crested Butte Mountain Ski Area, 
Outside Consultants, Gunnison 
County, Crested Butte and Mt. 

Crested Butte, Service Providers.

5. Develop special events that 
showcase Crested Butte Mountain 
Ski Area as a comprehensive 
skiing/snowboarding resort.

Consistent with overall marketing strategies, 
additional events shall be identified, marketed  
and attracted to take advantage of Crested 
Butte Mountain Ski Area winter resources.

Special events such as an  International Federation of Skiing or World 
Championship (FIS) event, or other world-class skiing, snowboarding and 
other winter events  will be aggressively pursued to increase visitors and 
exposure of the resort.

Crested Butte Mountain Ski Area, 
Gunnison County/Crested Butte 

Tourism Association, Chamber of 
Commerce, USFS

GOAL: ENHANCE THE SKIING/SNOWBOARDING EXPERIENCE FOR GUNNISON COUNTY RESIDENTS AND OUR VALUED OUT-OF-TOWN CUSTOMERS BY IMPROVING THE EXISTING BASE AREA AMENITIES 
AND UPHILL LIFT FACILITIES AND TERRAIN FOR ALL LEVELS OF SKIERS AND SNOWBOARDERS.

Crested Butte Mountain Ski Area, 
USFS, Colorado Tram Safety 

Board, Gunnison County, CDOH, 
Mt. Crested Butte Water and 

Sanitation District, Mt. Crested 
Butte

2. Provide additional beginner and 
intermediate terrain for individuals who 
ski/snowboard on blue and green runs.

2. Ensure that on-mountain  
facilities are adequate to retain 
and attract skier/snowboarder 
visitor(s) to Crested Butte 
Mountain Ski Area.

1. Ensure that adequate terrain 
exists for all levels of skiers and 
snowboarders to ensure that 
Crested Butte Mountain Ski Area 
can compete with other 
destination resorts in terms of 
attracting and retaining visitors.
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Recreational Focus Group - Boating
Actions to Consider

Objective Implementation 
Measures

Mechanism Responsibility

1. Eliminate 
misconceptions within the 
general public with respect 
to existing conditions, e.g., 
forest fires during 2002 
season.                       

Provide/maintain local liaison 
with National Park Service, the 
United States Forest Service and 
the Bureau of Land Management 
Staff and the media to ensure 
accuracy of information.

Gunnison County/Crested 
Butte Tourism Association, 

National Park Service

2. Establish and maintain 
an emergency fund for 
fires, etc.

Consider developing a pool of 
funds that can be applied to 
fighting and preventing fires 
before they become an issue that 
impacts tourism

Gunnison County/Crested 
Butte Tourism Association, 

Gunnison County and 
Municipalities

2. Increase 
utilization of 
Gunnison County 
boating facilities.

Enhance 
promotional/marketing 
activities.

Identify necessary 
promotional/marketing measures 
the County should implement.

Gunnison County/Crested 
Butte Tourism Association, 

National Park Service

1. Prevent/reduce 
visitor drops due to 
natural influences, 
such as low water 
flow, wildfire, etc.

GOAL: TO INCREASE THE NUMBER OF VISITORS THAT UTILIZE GUNNISON COUNTY BOATING FACILITIES (I.E. BLUE MESA, TAYLOR, SPRING 
CREEK, PAONIA, MORROW AND CRYSTAL RESERVOIRS) WITHOUT COMPRISING THE NATURAL/WiLDERNESS EXPERIENCE AND ENVIRONMENT.
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Recreational Focus Group - Fishing
Actions to Consider

Objective Implementation Measures Mechanism Responsibility
1. Maintain or enhance 
public access to rivers, 
streams, lakes, and 
reservoirs.

Procure public access on identified priority 
sections of privately owned bodies of water.

Public access through private 
lands by easements, acquisition, 
or exchange.

Federal agencies, 
State, County, and local 
governments and land 

trusts.

2. Assure healthy fish 
populations of; Kokanee 
salmon, Rainbow, Brown, 
Cutthroat, and Brook Trout.

Monitor fish populations, harvest, and 
health while replenishing populations with 
healthy disease resistant native strains of 
fish species.

Develop disease resistant native 
strains of fish species. Maintain 
or increase fish stocking 
production rates for non-
wilderness bodies of water.

Colorado Division of 
Wildlife.

3. Promote fishing 
opportunities in Gunnison 
County.

Increase marketing of fishing opportunities 
through; advertising, outfitter/guides, and 
special events for non-native, game fish 
species.

Increase the number of special 
fishing events on the Taylor and 
East Rivers, & Blue Mesa and 
Taylor Park Reservoirs.

Federal agencies, 
Gunnison 

County/Crested Butte 
Tourism Association, 
local fishing shops, 

Chamber of 
Commerce's, & local 

marinas.

4. Maintain or enhance 
quality of fishing experience.

Limit commercial rafting operations on the 
Taylor River.

Balance  the number of 
commercial boats & launch times 
for commercial outfitters & 
guides so as to allow  for quiet 
fishing periods on the Taylor 
River.

Local commercial 
operators and USFS

GOAL: PROVIDE AND MARKET GUNNISON COUNTY RECREATION OPPORTUNITIES WHILE PRESERVING THE ENVIRONMENT PROVIDING THESE 
OPPORTUNITITES.
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Recreational Focus Group - Hiking
Actions to Consider

Objective Implementation Measures Mechanism Responsibility
1. Identify all existing hiking trails, 
including public access

 Evaluate all existing Hiking Trails Maps and develop 
one comprehensive Hiking Trails Map for public 
information purposes.

Gunnison County staff and appropriate private 
consultants and map providers shall  develop a set of 
detailed Activity Maps that provide recreational 
opportunities in the County.

Gunnison County Staff

2. Develop a rating system that identifies 
the degree of difficulty of each trail

 Evaluate all existing Hiking Trails Maps that currently 
have some type of difficulty rating system in use.

Gunnison County staff, with the assistance of qualified 
experts, shall develop and map a uniform rating system 
of trails in the County.

Gunnison County Staff

3. Implement a Comprehensive Trails 
Maintenance Program

 Initiate a formal Hiking Trails Maintenance Program 
that includes capital improvements and funding 
mechanisms that enhance the hiking experience.

Volunteer users of and other interested individuals shall 
take an active role with the County in the 
maintenance/capital improvement plan.

Gunnison County Staff and 
USFS

4. Increase the utilization of the hiking trail 
program

Provide and maintain a formal Promotion Program of 
the County's existing hiking trails.

Gunnison County/Crested Butte Tourism Association's 
Marketing & Promotion Plan for the County.

Gunnison County/Crested 
Butte Tourism Association

5. Utilize the newly developed 2003 
Activities Map and the Trails Master Plan 
as blueprints for the planning and 
allocation of future trails expansion and 
identify a funding mechanism to implement 
expansion plans.

New Residential and Commercial development shall 
be required to provide easements for public access to 
the adopted Trails Master Plan.    The County shall 
also review the potential to expand the trails system to 
accommodate future demand.

 Revision of all applicable regulations will be modified to 
include this requirement.  This requirement will be 
included in sales contracts.

Gunnison County and Local 
Jurisdictions

6. Support the linkages of hiking trails 
between the County and local 
municipalities by enhancing and ensuring 
coordination and cooperation..

The planning,  development and enhancement of the 
Hiking Trail System must be shared between the 
County and local municipalities to assure 
implementation of existing Master Plans.

 Interaction and coordination between local and county 
officials and staff.

Gunnison County and Local 
Jurisdictions

7. Ensure that new development include a 
trails component consistent with the Trails 
Master Plan

Any subdivision shall require that easements be 
granted and recorded, where appropriate to 
accomplish the recommendations of the Trails Master 
Plan.

Revision to Subdivision Regulations. Gunnison County Staff

8. Encourage current events to expand and 
allow linkages with existing and future 
hiking opportunities.

The County and other applicable organizations shall 
explore the establishment of a professional events 
coordinator to manage, promote, and expand festivals 
and events in the County.

Establishment of a full-time position, with a perpetual 
funding source.

Gunnison County Staff and 
Gunnison County/Crested 
Butte Tourism Association 

1.  The County shall continue to participate and support 
the USFS Travel Management Program.

Gunnison County Staff, BLM 
and Forest Service

2.  The County shall pursue legal actions to protect 
easements where appropriate.

Gunnison County

3.  The County shall support and endorse the findings of 
the Gunnison Travel Management Group.

Gunnison County

9. Minimize conflicts between hiking and 
other recreational activities

Continue to support travel management policies that 
reduce potential conflicts between motorized and non-
motorized recreational uses.

GOAL: GUNNISON COUNTY WILL PROVIDE A COMPREHENSIVE HIKING TRAILS SYSTEM (ON BOTH PUBLIC AND PRIVATE LANDS) THAT IS SENSITIVE TO THE NATURAL ENVIRONMENT 
ON THESE LANDS.
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Recreational Focus Group - Hunting
Actions to Consider

Objective Implementation Measures Mechanism Responsibility
1.  To provide a quality hunting 
experience.

Manage game species to provide 
variety of sizes, racks, etc.

Through licenses, game species are managed to 
increase hunting experience.

Colorado Division of 
Wildlife.

2.  To have healthy big/small 
game species populations.

Manage game species to provide 
variety of sizes, racks, etc.

Through licenses, game species are managed to 
increase hunting experience.

Colorado Division of 
Wildlife.

3.  To minimize seasonal 
license/draw fluctuations to 
maintain or enhance returning 
hunter numbers.

Manage game species to provide 
variety of sizes, racks, etc.

Maintain consistent license/draw regulations 
from one year to the next.

Colorado Division of 
Wildlife.

4.  To maintain or increase 
commercial operator guide 
opportunities to hunters.

Determine capacity for additional 
commercial operator guide 
opportunities on public lands.

Through capacity analysis, determine where 
available capacity exists and make available 
capacity to new or existing operator guides.

U.S. Forest Service 
and Bureau of Land 
Management.

5.  To maintain or enhance hunter 
information.

Provide information centers for 
hunters.

Hunter hospitality visitor information centers. Federal agencies, 
County & local 
governments, and all 
local chamber's and 
visitor centers.

GOAL: SUPPORT THE LONG-TERM SUBSTAINABILITY OF HUNTING ACTIVITY IN GUNNISON COUNTY.
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Recreational Focus Group - Mountain Biking
Actions to Consider

Objective Implementation Measure Mechanism Responsibility
1. Support the efforts of the Gunnison County Trails 
Committee and the adopted Master Plan.

Recognize the Trails Master Plan as the implementation document to protect 
existing easements, trails and rights-of ways for the County.

Gunnison County and Trails 
Committee

3. Support and expand local volunteer efforts. The County shall consider a funding mechanism to assist on-going volunteer 
efforts to improve, maintain and expand the mountain biking system in the County.

Gunnison County

4. Protect existing easements, rights of ways and access 
to both public and private trail easements.

Implement the Trails Master Plan as projects are reviewed and approved in the 
County.

Gunnison County

1. Support the efforts of the Gunnison County Trails 
Committee and the adopted Master Plan.

Recognize the Trails Master Plan as the implementation document to protect 
existing easements, trails and rights-of ways for the County.

Gunnison County  Trails 
Committee

2. Support and expand local volunteer efforts. The County shall consider a funding mechanism to assist on-going volunteer 
efforts to improve, maintain and expand the mountain biking system in the County.

Gunnison County Board of 
County Commissioners

3. Encourage development that creates trails and 
discourages development that restricts trails and access.

New residential development shall be given incentives to create trails that expand 
and interconnect mountain bike trails in the County.

Gunnison County

4. Prioritize the development of a trails network that 
connects CB and CB South, Crested Butte and Gunnison 
and Crested Butte and Irwin/Kebler Pass, and Crested 
Butte to Carbondale.

Recognize the Trails Master Plan as the implementation document to protect 
existing easements, trails and rights-of ways for the County.  Furthermore, as 
funds become available, prioritize these trails for planning and development.

Gunnison County Board of 
County Commissioners

5. Develop Mt.  Crested Butte as a mountain bike 
destination for beginner and intermediate terrain.

Develop a working group that will be assigned the task of working  with the  USFS 
and Crested Butte Mountain Ski Area in planning, developing and marketing the 
use of the mountain as a destination for mountain biking.

Gunnison County, CBM, USFS

GOAL: ENHANCE, MAINTAIN, PROTECT, AND PROMOTE THE EXTRAORDINARY MOUNTAIN BIKING OPPORTUNITIES THAT EXIST IN GUNNISON COUNTY.

2. Coordinate and support on-going efforts of the USFS.

1. Maintain and 
protect existing 
mountain biking 
opportunities in 
the County.

2. Facilitate the 
expansion of 
our mountain 
bike and cycling 
opportunities in 
appropriate 
locations.

Assign the Long Range Planner as the representative to future travel 
management  efforts.

Long Range Planning
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Recreational Focus Group - Mountain Biking
Actions to Consider

Objective Implementation Measure Mechanism Responsibility
1. Make mountain biking opportunities a part of all 
appropriate tourism promotional materials

Use all available resources to market existing opportunities through fulfillment 
pieces, literature and brochures, web site exposure and all other print and media 
advertising.

Tourism Association, Chamber 
of Commerce

2. Create a mountain bike specific marketing program. Consider a web link and market-specific advertising (magazines, web sites, etc.) 
to effectively promote mountain biking in the County.

Tourism Association, Chamber 
of Commerce

3. Create and promote mountain bike events. Strengthen the marketing and outreach of Fat Tire Bike Week, and increase the 
number and scope of mountain bike races and competition.

Tourism Association, Chamber 
of Commerce

4. Enhance the Mountain Bike Hall of Fame with funding 
and support

The County should consider the Mountain Bike Hall of Fame as a recipient of 
available County non-profit assistance grants.

Gunnison County Board of 
County Commissioners

5. Create a Gunnison-specific mountain bike promotion. Use all promotional opportunities to increase the use of the Gunnison Area for 
mountain biking during the May to November season, including marketing, trails 
maps, etc.

Tourism Association, Chamber 
of Commerce

6. Create and support an Events Director with 
responsibility for creation and coordination of countywide 
events..

Create a funding source for a full-time position that would manage, promote and 
expand mountain biking events to lesson the reliance on volunteers.

Tourism Association, Chamber 
of Commerce

1. Create an alliance with other public agencies to 
aggressively create a trail network in and around the City of 
Gunnison.

Develop a working group that will be assigned the task or working the   City of 
Gunnison, the BLM, Western  State to expand the trail system around Gunnison, 
modeled after the  Crested Butte Mountain Biking Association.

Gunnison County, BLM, 
Western State

2. Create "Trails Commission" entity with specific and sole 
responsibility for Gunnison County trails.

Develop a working group that will be assigned the task or working the   Gunnison 
County, the BLM,  the USFS and other appropriate business and non-profits 
dedicated specifically to mountain biking in Gunnison County.

Gunnison County, BLM, USFS 

3. Encourage the BLM to expand and maintain Hartman's 
Rocks Recreation area into a "world class" destination for 
cyclists.

4. Consider cycling and climbing specific commercial 
development in the Hartman's Rocks area.

5. Promote Gunnison area mountain bike riding 
specifically.

Use all promotional opportunities to increase the use of the Gunnison Area for 
mountain biking during the May to November season, including marketing, trails 
maps, etc.

Tourism Association, Chamber 
of Commerce

3. Feature 
mountain biking 
in all tourism 
promotions.

4. Support the 
cycling 
opportunities in 
and around the 
City of 
Gunnison.

Develop a group, or a sub-group from other existing or future groups to study the 
feasibility and design for the expansion of Hartman's Rocks to include events, 
promotion and additional facilities that would take advantage of the facility.

Gunnison County, BLM, City of 
Gunnison
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Recreational Focus Group - Nordic Skiing
Actions to Consider

Objective Implementation Measures Mechanism Responsibility
1. Support the Gunnison County Trail's Commission efforts.                                                                               Recognize the Trails Master Plan and the implementation document 

for trails planning.                                                     
USFS, Gunnison County 

2. Coordinate and support the USFS in terms of participating in 
the upcoming Forest Service Travel Management Plan and 
assist in funding access projects.             

Assign Long Range Planning staff as the representative to the 
Landscape Working Group.  

Gunnison County 

3. Support local Nordic Center through additional financial 
assistance. 

Consider additional funding for the Nordic Center when budgetary 
constraints are lifted.

Gunnison County

4. Protect and expand existing easements, rights of way and 
trail systems on both public and private land.

Implement trails identified in the Trials Master Plan as projects are 
approved in the County.

Gunnison County

1. Support the Gunnison County Trails Commission efforts.                                                               Recognize the Trails Master Plan and the implementation document 
for trails planning.                                                     

USFS and Gunnison 
County

2. Support and fund volunteer and Nordic Center efforts to 
expand trail networks.                                 

Consider additional funding for the Nordic Center when budgetary 
constraints are lifted.

Gunnison County

3. Support and fund expansion of Nordic Center guest services 
facilities.

Consider additional funding for the Nordic Center when budgetary 
constraints are lifted.

Gunnison County

4. Prioritize the development of trail networks that connect 
Crested Butte, Crested Butte  South and Mt. Crested Butte.

Consider funding prioritizing these trail connections as funding 
becomes available.

Gunnison County

1. Make Nordic Skiing opportunities a part of all appropriate 
tourism promotional material.                                                                                                                      

Develop literature and brochures, Web Site exposure and advertising 
that reflects the potential of nordic skiing opportunities.        

2. Create a Nordic Skiing specific marketing program to 
promote events in both Crested Butte and Gunnison..

Create and support an Events Coordinator with responsibility for 
creation and coordination of county-wide events.

1.  The County shall continue to participate and support the USFS 
Travel Management Program.

Gunnison County Staff, 
BLM and Forest Service

2.  The County shall pursue legal actions to protect easements where 
appropriate.

Gunnison County

3.  The County shall support and endorse the findings of the Gunnison 
Travel Management Group.

Gunnison County

GOAL: TO EXPAND NORDIC SKIING OPPORTUNITIES, RESOURCES AND EVENTS IN GUNNISON COUNTY FOR BOTH RESIDENTS AND TOURISTS.

4. Minimize conflicts between 
nordic  and other recreational 
activities

Continue to support travel management policies that reduce 
potential conflicts between motorized and non-motorized 
recreational uses.

Gunnison County/Crested 
ButteTourism Association.

3. Feature nordic skiing in 
tourism promotion.

1. To maintain and protect the 
extraordinary nordic skiing 
opportunities in Gunnison 
County.

2. Facilitate the expansion of 
nordic and backcountry 
opportunities in appropriate 
locations
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Recreational Focus Group - Rafting
Actions to Consider

Objective Implementation Measures Mechanism Responsibility
1. Petition USFS to fund ramp on upper 
portion of Taylor River.

County staff and river users should consult with USFS staff to to 
understand the process, costs and benefits and pursue if 
appropriate.

USFS and Gunnison 
County staff

2. Explore feasibility of utilizing private 
riverfront property as put-in or take-out site 
on the other rivers in addition to the 
Gunnison and Taylor Rivers.

Utilize river users' (I.e., local outfitters, resources and expertise) 
and Gunnison County staff to identify, negoitiate and assist 
property owners who are willing to grant additional access, both 
inside and outside the subdivision approval process.

USFS and Gunnison 
County staff

2. Evaluate increasing 
commercial rafting days 
without overloading the 
river.

If appropriate, petition USFS for additional 
days.

After an analysis of the potential costs and benefits of 
expanding user days, consider following appropriate procedures 
to expand allotments.

Gunnison County, River 
User's, USFS

1. Ensure that conditions, as they actually 
exist (not conceptions that are sometimes 
erroneously conveyed by negative publicity, 
e.g., forest fires) are made known to the 
general public.

Provide/maintain local liaison with Curecanti National Park 
Service, the United States Forest Service and the Bureau of 
Land Management Staff and the media to ensure accuracy of 
information.

Gunnison 
County/Crested Butte 
Tourism Association.

2. Establish and maintain an emergency fund 
to assist in fire fighting and supression.

Consider developing a pool of funds that can be applied to 
fighting and preventing fires before they become an issue that 
impacts tourism.

Gunnison 
County/Crested Butte 
Tourism Association, 
Gunnison County and 

Municipalities

3. Prevent/reduce drops 
in utilization due to 
external factors, e.g., 
fires, etc.

1. Enhanch access to 
raftable rivers.

GOAL: TO EXPAND WHITE WATER RAFTING RESOURCES AND CONCURRENTLY FURTHER ENHANCE ITS ECONOMIC IMPACT FOR GUNNISON 
COUNTY, WITHOUT COMPROMISING THE ENVIRONMENT.
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Recreational Focus Group - Rock Climbing
Actions to Consider

Objective Implementation Measures Mechanism Responsibility
1. Evaluation of all existing Rock/Ice climbing 
Areas and develop one comprehensive Rock/Ice 
Climbing Activity Map.

Gunnison County staff has developed a set of 
detailed Activities Maps that provide Rock/Ice 
Climbing Areas. 

Gunnison County Staff, Bureau of 
Land Management, Local 

Guides, National Park Service 
and USFS.

2. Assessment of climbing stability of all 
appropriate areas within the county.

Gunnison County will have rock samples from 
climbing areas tested in regards to stability and 
safety and market and promote these areas 
accordingly.

Gunnison County and Consultant

2. Increase the utilization 
of the rock/Ice climbing 
areas.

Provide and maintain a formal Promotion 
Program of the County's existing rock climbing 
areas.

Gunnison County Tourism Association's 
Marketing & Promotion Plan for the County.

Gunnison County/Crested Butte 
Tourism Association

3. Develop a Bouldering 
Park.

The County shall conduct a Bouldering Park 
needs assessment to determine existing and 
future demand.

Needs assessment conducted by the County. Gunnison County Staff and 
Qualified Consultant

4. Provide funding for the 
development of rock 
climbing.

Review end results of all applicable needs 
assessments.

Gunnison County/Crested Butte Tourism 
Association will review avenues to generate 
appropriate funding requirements for future 
development.

 Gunnison County Staff, U.S. 
Forest Service, Gunnison 

County/Crested Butte County 
Tourism Association.                       

1. identify all existing 
rock/ice climbing areas, 
including public access. 
Also, identification of 
inappropriate areas for 
climbing.

GOAL: GUNNISON COUNTY WILL PROVIDE AND PROMOTE SAFE ROCK/ICE CLIMBING OPPORTUNITIES FOR ITS RESIDENTS AND VISITORS.
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Recreational Focus Group - Shooting
Actions to Consider

Objective Implementation Measures Mechanism Responsibility
1.  Increase the number of designated 
shooting and target ranges for the general 
public.

Designate specific areas for shooting and target ranges 
on appropriate private and public lands.                       

1. Locate shooting ranges away from human use (trails, 
roads, housing, etc.).

2. Design shooting ranges using natural geographic 
features (hillsides, canyons, etc.).

3. Build indoor shooting ranges for year-around 
recreation and evironmental education.

4. Provide specific shooting ranges for children(Pee 
Wee Gun Club).

3. Inform the public about safe and 
responsible shooting.

Provide environmental education information to children 
(area schools, special events and hunter safety) and 
adults (hunter safety, hunter hospitality, special events, 
guns and sportsman shows, etc.).

4. Maintain, promote and increase the 
number of special shooting events.

Designate specific safety areas for special events.

GOAL: TO PROVIDE AND ENHANCE SAFE SHOOTING AND TARGET RANGE RECREATION OPPORTUNITIES WHILE PRESERVING THE ENVIRONMENT.

Continue to utilize CDOW resources during county 
events (Cattlemen's Days, etc) to sponsor hunter 
education opportunities.

Gunnison County, 
CDOW

2. Provide safe ranges for shooters which 
are isolated from the non-shooting public 
and wildife.

In cooperation with the United States Forest 
Service and thused for future Colorado Department 
of Wildlife, identify criteria to be used for future 
siting of ranges.

Gunnison County, 
USFS, CDOW, BLM
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HOUSING FOCUS GROUP
GENERAL STATEMENTS

General Concepts General Policies Mechanism Responsibility

1.  The Focus Group urges the County 
Commissioners to complete Intergovernmental 
Agreements with the Town of Crested Butte and Mt. 
Crested Butte adopting their updated and current 
Three Mile Plans.  The County should encourage 
town-like densities near central infrastructure, 
services and access to public transportation.

As part of the Comprehensive Plan process, the County should explore and select 
alternative development scenarios that would incorporate updated, current,  
approved and adopted Three Mile Plans of Gunnison, Crested Butte and Mt. Crested 
Butte, consistent with the recommendations of the Three Mile Planning Focus Group.  
Consideration should be given to formal IGAs or hard zoning for these areas.

Community Viz Land Use Alternative 
Modeling Process and Implementation of 
Three Mile Plans

Long Range Planning, 
Planning Commission and 
Board of County 
Commissioners

2.   The Group wants to see the housing problem 
solved in a cooperative fashion between the Towns 
and the County, and does not want to have to 
import workers from other counties due to the lack 
of housing in Gunnison County.

The issue of affordable housing transcends defined political boundaries, and should 
not have to be addressed by a single political entity.  Cooperation and participation 
by and between all three municipalities, Gunnison County, and neighboring counties 
when appropriate, will be necessary to avoid long commutes and economic leakages 
experienced by many resort and western slope communities.  Continued regional 
participation with the Housing Authority and local and regional grant opportunities 
should be explored.

Establish a  Regional Housing Task Force 
that would be composed of members from 
Gunnison County, City of Gunnison, Town 
of Crested Butte and Mt. Crested Butte to 
encourage regional cooperation and make 
recommendations regarding future funding 
opportunities.

Long Range Planning, 
Gunnison County Housing 
Authority, local planning staff

3.  If currently available affordable housing is 
eliminated through development or redevelopment, 
some form of replacement housing should be 
included within the development.

It is inevitable that existing affordable housing units (multifamily units, trailer parks, 
etc.) will be eliminated or reduced as redevelopment occurs in the county over time.  
The county, as well as the municipalities, should develop "targets" that would  serve 
to facilitate the replacement of some (or all) of the affordable units eliminated by 
redevelopment to  ensure that the affordable housing inventory is not unduly reduced 
by development activity.

Adopt a policy that would require some 
level of replacement housing when projects 
remove "affordable" housing from the 
market.

Long Range Planning, 
Gunnison County Housing 
Authority, Planning 
Commission and Board of 
County Commissioners

4.   The Group urges the County to establish an 
"Affordable Housing Fund"  and other funds 
through creative revenue generating strategies, 
designed to insure appropriate financing for 
infrastructure improvements to meet the demands 
of growth without placing undue or unwelcome 
burdens on taxpayers.  These funds should also be 
used to facilitate participation in public/private 
partnerships and government projects that are 
compatible with the Mission Statement.

The efforts of the County and municipalities to meet affordable housing demands 
should not rely solely on federal programs and funding.  Locally driven funding 
sources must be established if the program is to continue.  The County shall explore, 
without limitation, creative funding approaches including cash-in-lieu as a component 
of an Inclusionary zoning policy, square footage assessments for homes over the 
LUR cap, establishment of Housing Land Trusts to help offset land costs, and other 
affordable housing and infrastructure funding strategies currently implemented in 
other localities.

Adopt a section in the LUR that specifically 
addresses Inclusionary Zoning, mitigation 
requirements, Establish a Housing Land 
Trust as a separate 501 (3) c to "land bank" 
appropriate lands & Conduct a 
Comprehensive Impact Fee Analysis to 
Address Affordable Housing, 
Transportation, Infrastructure and Open 
Space. 

Long Range Planning, 
Planning Commission,  Board 
of County Commissioners, 
County Attorney, Housing 
Authority

GOAL: GUNNISON COUNTY RECOGNIZES THAT ALL COUNTY RESIDENTS SHOULD HAVE ACCESS TO SAFE, HABITABLE, AFFORDABLE HOUSING NEAR JOBS AND TRANSPORTATION, AND SERVED BY NECESSARY 
INFRASTRUCTURE. IMPLEMENTATION MECHANISMS SHALL PROVIDE FOR THE FULL SPECTRUM OF HOUSING NEEDS IN A TIMELY FASHION.
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Housing Focus Group
Actions to Consider

Tools Implementation Measures Mechanism Responsibility

Consider IGA's with all municipalities that would 
encourage cooperation between municipalities and the 
county to participate in master utility planning and 
construction projects for areas suitable for affordable 
housing.

Board of County 
Commissioners, City/Town 
Councils, Planning, 
Enginering and Housing 
Staff

1.  The County should consider implementation of Inclusionary Zoning which would require a specific percentage 
of new subdivided lots or units, initial price and appreciation capped, and managed by the County or other 
appropriate local entity.  Cash-in-lieu, buy downs, and all other alternatives should also be considered.  Where 
feasible, mitigation shall occur in the same region as the project and future affordable housng projects shall be 
shared equitably between up-valley and down-valley, consistent with the findings of on-going needs assessment 
studies.

Adopt a section in the LUR that specifically addresses 
Inclusionary Zoning, mitigation requirements, Establish 
a Housing Land Trust as a separate 501 (3) c to "land 
bank" appropriate lands for future public, private or 
publc/private projects.

Long Range Planning, 
Planning Commission,  
Board of County 
Commissioners, County 
Attorney, Housing Authority

2.  Commercial job generation mitigation should be considered, but not without an analysis of the impacts on 
economic development efforts.

3.  Residential construction job generation mitigation should be considered, but not without an analysis on the 
impacts on economic development.

3. Incentives to Encourage 
Private Entities to Provide or 
Restore What's Needed

The County should consider revising the LUR to include an "incentive-based" development section.  This section 
would allow projects that provide affordable housing above the level of any Inclusionary zoning requirement to 
benefit from a streamlined review process, density bonuses, reduction of applicable fees, and flexible design 
standards.  This program could also be tailored to projects providing access to public lands and waterways, 
additional open space easements, protection of important viewsheds, or maintaining and improving wildlife 
habitat.

LUR Revision to Develop an Affordable Housing 
Incentive Program

Long Range Planning, 
Planning Commission,  
Board of County 
Commissioners, County 
Attorney, Housing Authority

1.  The County should consider integrating a Low Income Housing Tax Credit Program (LIHTC) through the 
Colorado Housing and Finance Authority that would allow the transfer or sale of low income include housing tax 
credits by developers for the rehabilitiation and contstruction of low-income rental units.

Comnmunication with members of the real estate, 
property management and construction communities

Formal policy statement and 
subsequent work session 
with Key Industry Members

2. The County , with the cooperation with local lending institutions and state and federal resources, should explore 
options for low-interest loans  and/or grants to help offset the costs of construction or fees associated with 
public/private projects.

3. The County should evaluate, on a project by project basis, the potential for donating  publicly owned land (even 
if obtained through mitigation or outright purchase) in public/private partnerships if it can be determined that the 
involvement of the private developer could or would be more efficient or otherwise save time and money, or can 
produce more units by establishing a partnership.  The establishment of a Housing Land Trust should also be 
explored and structured to allow multiple funding sources and methods for land acquisition.

1.  The County should conduct a supplemental Housing Needs Assessment including an annual basis of the 
components of the housing market (price of land/housing unit, size,  income/loan qualifications, etc. that are being 
met by the private sector as compared to local wage/income data.   This information should be used to ensure that 
public sector projects do not have an unfair advantage over the private sector.  This data should also utilize the 
'target" ratios of both units and income derived from on-going  and in-place  affordable housing regulations 
implemented  by the County and area municipalities.

Formal Action by the Board of County Commisioners 
and Allocation of Funding

Planning Commission, 
Housing Authority, Outside 
Consultant

2.  The County and local municipalities should consider establishing local special authorities and districts, and 
explore other strategies aimed at developing and funding infrastructure.

3.   The County and local municipalities should explore options, including Downtown Development Authorities, that 
would allow the use of tax increment financing, enterprise financing and other financing options aimed at funding 
affordable housing.

5. Government Projects to 
Meet Needs that the Private 
Sector Does Not Meet

Establish a a Regional Housing Task Force that would 
be composed of members from Gunnison County, City 
of Gunnison, Town of Crested Butte and Mt. Crested 
Butte to encourage regional cooperation and make 
recommendations regarding future funding 
opportunities.

Long Range Planning, 
Gunnison County Housing 
Authority, local planning staff

Planning Commission, 
Board of County 
Commi9ssioners, Outside 
Consultant

Board of County 
Commissioners,  Long 
Range Planning, County 
Administration

Formal Policy Adoption

4. Public/Private/User 
Partnerships to Provide or 
Restore What Is Needed

2. Easy-To-Understand, 
Streamlined Regulations to 
Clarify Development 
Standards
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Analyais should be a component of on-going LUR 
amendments and Future Needs Assessment Efforts.

The County and municipalities should require that adequate infrastructure is either planned and funded or in place 
prior to project approval.

1. Enforceable Minimum 
Building, Health, Safety and 
Occupancy Standards
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Three Mile Focus Group – Commercial 
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Winter Tourism and Land Development in Gunnison, Colorado 
 

 
Adam Orens and Andrew Seidl1 

 
Introduction 

 
The quality of the natural resource base is an important economic driver in 
Rocky Mountain communities. First miners, then ranchers and now recreationists 
are attracted by the native resource endowments and raw beauty of the mountain 
environment. Over the past century, the Rocky Mountains have attracted new 
residents and visitors at an auspicious rate. In part due to the uniqueness of the 
Rocky Mountain environment, millions of acres of western lands are managed by 
the federal government. As a result, the remaining private land, mostly located in 
the valleys, must accommodate practically all human activity in the region, 
including commercial, residential, and agricultural land uses. Community 
economic health is dependent upon decisions made by both public and private 
land managers. Neither federal public lands management decisions nor 
individual private land use decisions necessarily take into account the 
community or county level implications of their actions. However, county and 
municipal leaders are often faced with evaluating what land use decisions are 
most likely to allow the locality to reach its economic development and quality 
of life objectives.  
 
Like much of the Rocky Mountain region, the vast proportion of private lands in 
Gunnison County, Colorado is managed as low intensity cattle ranches. Cattle 
ranches are managed by ranchers in order to generate economic returns to beef 
cattle production. However, this low intensity land use of the Gunnison River 
Valley may simultaneously contribute to water quality, fishing quality, flood 
control, wildlife habitat, floral and faunal diversity, and the rural lifestyle in the 
county. Ranchers may be thought to jointly produce these important goods and 
services along with beef, but they do not typically receive compensation or other 
                                                           

1Research Assistant and Associate Professor, Department of Agricultural and Resource 
Economics, Colorado State University, Fort Collins CO 80523-1172. Seidl is the contact author: 
andrew.seidl@colostate.edu, 970-491-7071. 
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directly 
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County 
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40% of the job 
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public open 
space and 
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landscapes 
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the quality of 
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experience 

 
Wholesale 

conversion of 
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lands to 
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homes may 
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tourism by as 
much as 40% 

 
The impact of 
such a change 

could reach 
$14 million and 

350 jobs per 
year 
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direct incentives to continue or nurture their provision. Increasingly, ranchers in Gunnison County face 
strong financial incentives to subdivide and develop their vast acreages into higher density uses to serve 
new residents, second home and tourism development (i.e. condominiums, all-inclusive resorts, 
residential subdivisions, etc.). Their land is becoming more valuable as Gunnison County is becoming 
more known as a vacation destination for world-class skiing, hiking, camping, and other recreational 
activities.  
 
Current Gunnison County landowners and leaders face a decision regarding the potentially irreversible 
intensification of private land use in the county. At the crux of the issue is whether the private decision 
to convert agricultural lands into higher intensity land uses and built infrastructure is in the best interests 
of the county at large. Whether more tourism services at the loss of working farms and ranches and a 
more open landscape would result in more or less economic development and an improved or 
deteriorated quality of life in Gunnison County remains a central and open question.  

 
The purpose of this study is to measure the economic benefit of ranch open space to winter tourism. 
Ranching and ranch lands clearly and directly contribute to demand for Gunnison County vacations in 
the summer, but it is somewhat less clear what contribution the county’s working landscapes provide for 
winter ski tourists. Winter tourists do not often directly use private farm and ranch lands. But private 
lands may provide important winter habitat for wildlife that tourists value for passive use (viewing) or 
existence value, may contribute to the overall atmosphere in the Gunnison Valley, and may provide a 
desirable viewscape that is attractive (adds value) to the winter tourism experience. Information on the 
role of private working landscapes to the winter tourism industry will be useful as to whether preserving 
ranch lands in Gunnison County is in the best interest of businesses, residents, and local government. 
This study hopes to reveal the value that tourists place, directly or indirectly, on ranch open space, not 
the total economic value or the value to Gunnison County residents of working landscapes. Although 
important, the measurement of these values is beyond the scope of this research and our calculations 
must be considered conservative (or partial) estimates of the value of ranchland to Gunnison County. 

 
In order to reach our goal, this study incorporates two methodological categories of economic valuation; 
revealed and stated preferences. First, visitors reveal their preferences for winter tourism in Gunnison 
County through expenditure behavior observed in actual visits and the travel costs associated with these 
visits. In addition, visitors to Gunnison County are asked to state their preferences and intention to pay 
to vacation in Gunnison County contingent on changes in the quality and quantity of extant ranch 
landscape. These two methods, known as the travel cost and the contingent behavior methods, are 
popular methods in economic valuation and have been used previously to value ranch open space to 
Colorado tourists (Rosenberger & Loomis, 1994). 
 

Study Site 
 
Gunnison County is relatively remote. It is located 200 miles southwest of Denver and 180 miles west of 
Colorado Springs, along an old artery highway, route 50. Gunnison County is large (3,239 square miles) 
and 85% of county lands are publicly held. Gunnison’s public lands are managed by the Bureau of Land 
Management (355,350 acres), US Forest Service (1,220,035 acres), and the National Park Service 
(40,000 acres). This land is mostly mountainous, and is managed to preserve its ecological and 
picturesque qualities. The remaining 15% of land in Gunnison County is privately held and is located in 
the Gunnison River valley (Gunnison County Chamber of Commerce, 2004). This land is managed 
mostly as working farms and ranches, which naturally serve to protect the scenic and ecological 
diversity of the region. 
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Characteristic of rural areas in the Intermountain West, tourism is now the most important industry in 
Gunnison County, Colorado, accounting for nearly 31% ($65 million) of the base industry income 
(Figures 1 & 2). In 2001, 3,580 jobs were classified as tourism-related, a 40% share of all jobs in base 
industry groups. Mining, the traditional economic driver, has become the second most important base 
industry, accounting for nearly 20% of county income (Demography Section, Colorado Division of 
Local Assistance, 2004). Each winter, the ski resort area of Crested Butte, located in Mt. Crested Butte, 
records well over 300,000 skier days, a 10% share of Colorado destination resort skier days (Colorado 
Ski Country USA, 2004). Gunnison County is home to Blue Mesa Reservoir, Colorado’s largest body of 
water and Curecanti National Recreation Area, which accounted for 322,693 visitor days in 2000. Black 
Canyon of the Gunnison National Park is a few miles away in neighboring Montrose County and had 
80,820 visitor days in 2000 (National Park Service, 2004). In addition, Gunnison National Forest offers 
miles of scenic hiking trails and camping opportunities. Gunnison County is fairly brimming with 
outdoor recreation opportunities. 

 
With tourism accounting for more jobs and more revenue than any other sector, it is surprising that 
Gunnison County has not developed like other tourist economies in Colorado, namely Summit and 
Eagle counties, along the Interstate 70 Corridor. Gunnison County is not along a major national artery 
like Summit and Eagle counties, and it has not experienced the high volume weekend visitation by Front 
Range Coloradoans felt by many of the state’s principal ski resorts. As a result, Gunnison County may 
occupy a unique niche market among destination tourists. Gunnison County currently appeals to a 
visitor who is not interested in crowds and ultra-modern, high-rise resorts of the Interstate 70 corridor 
and who is more interested in experiencing natural beauty, world-class skiing, and rural charm. 
 

Data Collection Methods 
 
All data were collected via written surveys (Appendix 1). The final survey consisted of four sections: 1) 
Features of Gunnison County that may attract visitors; 2) Actual participation in outdoor recreation 
activities, trip expenditures and travel group characteristics; 3) Predicted response to potential changes 
in the Gunnison County landscape; And 4) demographic information. The survey was based upon 
previous studies conducted by Rosenberger and Walsh in Steamboat Springs, Colorado, and Richardson 
and Loomis in Rocky Mountain National Park. The survey was substantially refined and customized to 
local conditions through several iterations of e-mail correspondence and three person-to-person 
meetings with a local advising group. The advising group consisted of city and county elected officials, 
Colorado State University cooperative extension personnel, local land trust personnel, Colorado 
Division of Wildlife employees, local ranchers, and local business owners.  
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Source: Colorado Department of Local Affairs 
 
 

Source: Colorado Department of Local Affairs 
 
 
 

Figure 2: Gunnison County Base Industry 
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Figure 1: Gunnison County Base Industry Income (2001)
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Surveys were completed in and around the towns of Gunnison, Crested Butte, and Mount Crested Butte, 
Colorado. The overwhelming majority of surveys were completed on the premises of the Crested Butte 
Mountain Resort located in Mt. Crested Butte, CO. The surveys were handed out at the base of the 
mountain at various locations that included: the Hall of Fame Bar and Grill, the Avalanche Bar and 
Grill, the deck of the Gothic Cafeteria, Crested Butte Mountain Adventures (snowmobile outfitter), the 
Children’s Ski and Snowboard School area, and on the Crested Butte public bus. Other locations 
included various restaurants in Crested Butte and selected hotels in Gunnison.  

 
The surveys were conducted by personal interview by Colorado State University graduate students and 
Western State College undergraduate students between March 9, 2003 and March 15, 2003. Surveyors 
were instructed to approach males and females equally and to vary the respondent’s age when practical. 
The sample was designed to represent adults on vacation. Local residents and minors under the age of 
eighteen were excluded from the survey, though several “locals” appear to have evaded our exclusion 
efforts. The survey can be classified as a stratified random sample—it represents a random group, from 
all socioeconomic classes and it excludes Gunnison County residents. 

 
Respondent’s willingness to pay for Gunnison County vacations contingent on rising travel costs was 
then computed. Respondents were asked whether they would still vacation in Gunnison County if their 
travel costs increased by a specified amount of money. The intervals were as follows: $25, $50, $100, 
$250, $400, $550, $700, $850, and $1,000. The bid amounts were randomized throughout the entire 
survey population; there was an equal chance of receiving each bid amount. Respondent’s willingness to 
visit Gunnison County contingent on higher percentages of developed ranch land was also obtained by 
asking whether the respondent would still visit, knowing that there was less ranch open space. Visitors 
were asked if they would still visit if 25%, 50%, 75%, or all ranch lands were converted to higher 
density residential and commercial development and by how many days they would change their visit. 

 
There are two components of this study; a valuation component and an impact component. Data from 
the valuation of ranch open space are used to estimate the direct economic effects of open space 
development. The impact component estimates how those direct economic effects will affect other 
sectors of the Gunnison County economy. 

 
In the valuation component of the study, revealed and stated preference methods are used to determine if 
winter tourists value open space even if they do not directly use it. Respondents reveal their travel costs 
that were incurred while visiting Gunnison County. We then ask respondents how they would change 
their visits if the amount of open space changed, and how they would change their visits if travel costs 
rose according to the aforementioned bid amounts. We use the dollar amounts from the revealed 
preference (travel cost) section to quantify the potential gain/losses associated with the visitation data 
obtained from the stated preference section. This allows for an estimation of the potential direct 
economic effects of a loss in skier days as a result of increased ranch open space development. 

 
The impact component entails estimating how the change in tourist visitation will affect other areas of 
the Gunnison County economy. An output loss to a substantial export sector, in this case tourism, will 
likely have significant effects on support industries. For example, if Gunnison County loses tourists, the 
lodging industry will suffer direct losses. Due to the anticipated direct losses in the lodging industry, 
support industries, like maintenance and repair service providers, lose business. This is known as an 
indirect effect. In addition, local workers in the lodging industry will likely work fewer hours and as a 
result have less income to spend in the local economy. These are known as the induced effects. The 
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combination of the direct, indirect, and induced effects represent the total effect on the Gunnison County 
economy of a shock to the tourism sector. This impact analysis is completed for both output/sales and 
employment impacts. 

 
Results 

 
Respondent Characteristics and Survey Response Rate 
 
There were 551 survey attempts and a total of 337 completed surveys—a response rate of 61.2%. Of the 
214 refusals, most people cited that they were too busy with their family/friends to take the survey. 
Table 1 shows that the ratio of men to women is nearly equal. The average age of 39.6 years is slightly 
younger than average age of 49 for the general population of the United States (US Census Bureau, 
2004). This is expected since most respondents are skiers and snowboarders. The average group size is 
8.3, which is large, and indicates the presence of more than just family groups. Several large church and 
secular groups were present during the survey period. The median size group was four, indicative of 
family units. The data were limited to people who chose Gunnison County as their sole destination to 
ensure that the reported travel costs were incurred on site. There is no reason to believe that the sample 
is unrepresentative of the winter tourist in Gunnison County.  

 
There are two intriguing demographic facts about the sample: A high education level and a 
commensurately high annual household income level. A large majority (74.6%) of respondents 
completed a four-year college degree or higher, which is substantially higher than the general population 
(23.9%) (US Census Bureau, 2004). Annual household income levels are typically linked to education 
level. Here, an astounding 51.7% of respondents are in the top two household income brackets in the 
survey, earning over $100,000 annually. 
 
Factors Influencing the Gunnison County Vacation Decision 
 
Section 1 of the survey asks respondents what it is about Gunnison County that led them to decide to 
vacation here. Respondents were asked to rate a list of natural and human attributes using a five point 
Lickert scale where: 1= Irrelevant (very unimportant), 2= Unimportant, 3= Neither important nor 
unimportant, 4= Important, 5= Very Important. Table 2 compares the responses of those surveyed from 
Section 1. Attributes in the natural and tourism infrastructure categories are the most important features 
of Gunnison County that attract winter visitors with mean scores 4.13 and 4.20, respectively. The most 
important features of the natural attribute category are snow quality (4.56) and mountain views (4.62). 
Affordable lodging (4.37) and general affordability (4.42) contribute significantly to the draw of 
Gunnison County in the tourism infrastructure category. Social/cultural elements that are important to 
drawing visitors are solitude/lack of crowds (4.18) and friendly people (4.54). Farm and ranch attributes 
have a mean score collectively of 3.51. A little over half the respondents (51.2%) deemed farm and 
ranch attributes to be important to their choice of Gunnison County as their vacation destination. 
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Table 1. Demographic Information 
Gender N= 334  

Male  54.5%
Female  45.5%

Group Size N= 335  
Mean  8.33
Median  4
Standard Error  0.692
Minimum  1
Maximum  92

Age N= 334  
Mean  39.56
Median  41
Standard Error  0.653
Minimum  18
Maximum  79

Work Status N= 333  
Retired  3.6%
Not Retired  96.4%

Highest Education Level N= 331  
Graduate School  32.6%
Four Year College  42.0%
Junior College  10.9%
High School  14.5%
Junior High  0.0%

Do you work outside the home? N= 333  
Yes  85.0%
No  15.0%

Do you vacation mostly on weekends/holidays? N= 331  
Yes  77.6%
No  22.4%

Household Income ($1000s) N= 321  
>150   29.6%

100-149   22.1%
90-99   7.5%
80-89   6.5%
70-79   6.2%
60-69   6.5%
50-59   4.4%
40-49   5.0%
30-39   4.0%
20-29   3.1%
19-09   2.5%
<9   2.5%

 

The survey shows that the overwhelming majority of respondents consider natural beauty as important 
to their vacation decision. All the mean scores in the natural category are 3.80 or higher. Tourism 
infrastructure is also important, but it is the aspects of the affordability of a Gunnison County vacation 
that gain the highest marks in this category. Although Farm/Ranch attributes have the lowest overall 
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mean scores (3.51), a majority of respondents believe green pastures (51.7%) and pastoral landscapes 
(62.2%) as important factors in their decision to choose Gunnison County as their vacation destination. 
Only a small proportion of respondents (16.7%) thought farm/ranch attributes to be unimportant in their 
decision to vacation in Gunnison County. A statistical test was conducted which established that all 
mean responses were statistically greater than the indifferent response at 95% confidence, except 
Western State College. 
 
Table 2. Importance of natural and human attributes in the choice of Gunnison County as a vacation 
destination in March 2003. 

Natural and Human Attributes N Mean Standard 
Error 

Important Neutral Unimportant
 

Natural 333 4.13 0.05 78.7% 15.7% 5.7%
Snow Quality 337 4.56 0.03 97.3% 1.5% 1.2%
Rivers, Lakes, Wetlands 332 3.80 0.06 63.9% 26.2% 9.9%
Abundant Wildlife 332 3.94 0.06 71.4% 20.8% 7.8%
Viewing Alpine Tundra 329 3.80 0.06 65.3% 23.4% 11.2%
Mountain Views 337 4.62 0.03 95.5% 4.2% 0.3%
Viewing Forested Landscapes 333 4.21 0.05 81.1% 14.7% 4.2%
Open Vistas 334 4.00 0.05 71.9% 21.9% 6.3%
Valley Views 333 4.14 0.04 83.2% 12.6% 4.2%
Wildlife Viewing 332 4.10 0.05 78.3% 15.7% 6.0%
Social/Cultural 333 3.80 0.05 63.5% 25.2% 11.4%
Friendly People 336 4.54 0.04 92.3% 6.3% 1.5%
Solitude or lack of crowds 334 4.18 0.05 80.5% 15.6% 3.9%
Rural Lifestyle 334 3.73 0.05 61.7% 28.7% 9.6%
Historic Buildings 331 3.63 0.06 56.2% 32.9% 10.9%
Western State College 331 2.94 0.07 26.6% 42.3% 31.1%
Farm/Ranch 330 3.51 0.06 51.2% 32.1% 16.7%
Green Pastures 327 3.49 0.06 51.7% 30.9% 17.4%
Pastoral Landscapes 331 3.74 0.06 62.2% 26.3% 11.5%
Working Farms & Ranches 333 3.31 0.06 39.6% 39.0% 21.3%
Tourism Infrastructure 335 4.20 0.05 79.8% 16.8% 3.4%
High Quality Restaurants 332 4.00 0.05 70.2% 25.3% 4.5%
High Quality Lodging 334 3.99 0.05 71.0% 25.1% 3.9%
Affordable Lodging 337 4.37 0.04 87.5% 9.5% 3.0%
General Affordability 337 4.42 0.04 90.5% 7.4% 2.1%
Question: Please rate the importance of the following natural and human attributes in your decision to visit
Gunnison County, Colorado during the year. Rated on a 5-point scale where 5= very important, 3=neither 
important nor unimportant, and 1=very unimportant. 
 
Activity Participation 
 
Table 3 shows the participation rate of traditional activities enjoyed in Gunnison County. Alpine skiing 
(which includes snowboarding) has the highest participation rate (91.7%), expected since the survey was 
given at and around a ski resort during high ski season. Other activities with high participation rates 
include sightseeing/photography (41.8%), driving for pleasure (29.3%), hiking/walking (23.7%), and 
wildlife viewing (20.7%), all of which are dependent on the scenic beauty of the area whether on public 
or private land. 
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Table 3. Participation rate by activity during a Gunnison County vacation, March 2003. 

Activity Participation Percentage Number of Participants (N=337) 

Alpine Skiing 91.7% 309
Sightseeing/Photography 41.8% 141
Driving for Pleasure 29.3% 99
Hiking/Walking 23.7% 80
Wildlife Viewing 20.7% 70
Snowmobiling 18.3% 62
Visiting Historic Sites 11.8% 40
XC Skiing 10.3% 35
Snowshoeing 9.7% 33
Fishing 8.6% 29
Picnicking 6.8% 23
Other 4.7% 16
Visiting Blue Mesa 4.7% 16
Alpine Tundra/Flower Viewing 4.7% 16
Bird watching 4.4% 15
Camping 3.8% 13
Bicycling/Mt. Biking 3.8% 13
Backpacking 3.8% 13
Visiting Black Canyon 3.2% 11
Horseback Riding 2.3% 8
Mountain/Rock Canyon 2.3% 8
Big Game Hunting 1.7% 6
Question: Please check the primary activities you participated in during this most recent trip to 
Gunnison County, Colorado (check all that apply). 
 
 
Trip Expenditures 

Respondents were asked to report how much money they spent in Gunnison County (Table 4), and how 
much they spent in total to visit Gunnison County (Table 5). These travel costs will be used to estimate 
the value of developing land in Gunnison County and also to consider how much Gunnison County 
might gain or lose from allowing private farms and ranches to subdivide their land. 
 
Some 93% of respondents provided total expenditure information, generating a mean expenditure of 
approximately $1550, but a substantially lower median of $1250. Responses in this section ranged from 
$20 for the person just stopping through, to $7,950 for the extremely high-end visitor. A sum of just 
under $500,000 was spent in Gunnison County by our sample of 313 respondents. A majority (59%) of 
those surveyed spent a mean of $825 on lodging in Gunnison County; this means that most Gunnison 
County visitors are destination tourists.  A large proportion (80%) of people surveyed spent money on 
ski passes during their time in Gunnison County with a mean response of $340. Answers ranged from 
$39 for the single, one-day user, to $2000 for the family that stayed for the week. Many visitors (81%) 
visited restaurants and bars while in Gunnison County, spending a mean amount of $313. Responses in 
this category ranged from $10 to $1500. 
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Table 4. Respondents’ Trip Expenditures in Gunnison County, Colorado, March 2003. 
Expense N Mean Median Standard Error Minimum Maximum 

Total 313 1546.62 1250.0 70.96 20 7950
Other 33 969.70 500.0 261.17 20 6000
Hotel/Motel 195 810.75 550.0 54.87 3 4800
Airline Tickets 2 425.00 425.0 75.00 350 500
Ski Passes 269 340.53 300.0 16.60 39 2000
Restaurant/Bars 274 313.35 200.0 16.38 10 1500
Rental Car 3 283.33 200.0 109.29 150 500
Camping 2 237.50 237.5 162.50 75 400
Supplies/Equip. Rental 188 218.81 195.0 12.88 20 1000
Outfitter 16 191.75 175.0 34.08 1 500
Retail/Gifts 149 167.58 100.0 16.59 6 2000
Grocery Stores 217 139.65 100.0 8.29 4 700
Guide/Horseback 4 89.00 77.5 41.17 1 200
Hunting/Fishing License 14 86.43 50.0 32.25 5 450
Gasoline/Auto-Related 176 67.98 50.0 4.94 10 500
Park Entrance Fees 35 38.57 20.0 13.93 5 500
Question: Please record the dollar you personally spent to visit Gunnison County, Colorado on your most 
recent trip (amount spent in Gunnison County only) 
 
Table 5. Summary of Respondents’ Total Trip Expenditures, March 2003 

Expense N Mean Median Standard Error Minimum Maximum 
Total 3131984.91 1600 90.13 20 10550
Other 33 987.27 500 262.35 20 6000
Airline Tickets 102 880.85 600 67.23 20 3000
Hotel/Motel 198 825.33 600 54.27 3 4800
Ski Passes 269 346.03 300 16.50 30 2000
Rental Car 50 341.20 300 31.36 75 1000
Restaurant/Bars 274 333.61 250 16.95 10 1700
Supplies/Equip. Rental 187 221.94 200 13.64 20 1350
Outfitter 18 198.17 175 28.31 50 500
Camping 3 190.00 150 111.51 20 400
Retail/Gifts 154 182.88 100 20.18 10 2050
Grocery Stores 217 145.69 100 8.24 4 700
Gasoline/Auto-Related 208 120.66 100 5.96 10 500
Guide/Horseback 3 118.33 80 40.86 75 200
Hunting/Fishing License 16 87.31 50 28.19 5 450
Park Entrance Fees 36 44.86 20 14.76 5 500
Question: Please record the dollar amount you personally spent to visit Gunnison County, Colorado on 
your most recent trip. (total vacation expenditures) 
  
The key difference between Tables 4 and 5 is that Table 5 includes all pertinent travel expenditure 
information, from the respondent’s doorstep to the lift line, whereas Table 4 only includes expenditures 
within Gunnison County. Table 5 provides a better representation of total revealed preference for winter 
tourism in Gunnison County, while Table 4 is better used to estimate county level economic impact of 
tourism expenditures. Total travel expenditures had a mean amount of just under $2,000. The median 
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amount spent for a Gunnison County vacation was $1,600, and answers ranged from $20 to $10,550. A 
majority (61%) of respondents spent a mean amount of $121 on gasoline and other auto-related 
expenses. Responses ranged from $10 to $500. Approximately one-third (30%) of respondents chose 
airlines as their preferred mode of travel, spending a mean of $880 and a median of $600 on airline 
tickets, implying Gunnison County attracts people from just across county lines to people from across 
oceans.  
 
Other important components to travel cost data include travel time, travel distance, and time spent at 
destination (Table 6). The opportunity cost of time spent vacationing in Gunnison County is computed 
using these components. The mean time spent in Gunnison County is 5.47 days. The median and mode 
are both 5 days and answers showed little variation (standard error = 0.18). This statistic will prove 
useful in the discussion of visit changes contingent on land development. The mean one-way travel time 
to Gunnison County is 11.8 hours in transit. The median transit time is 12 hours, and the mode is 14 
hours. Answers ranged from 1 to 60 hours in transit. The mean one-way travel distance to Gunnison 
County is 1085.5 miles. The median travel distance is 950 miles and the mode is 1000 miles. The 
standard error is 44.5—meaning that approximately 66% of visitors to Gunnison County comes from 
within 1000-1200 miles away. Answers ranged from 55 miles to 9000 miles. The mean response for the 
distance to the next best recreation area if Gunnison County were not available is 508.9 miles; the 
average person travels an additional 500 miles to recreate in Gunnison County when compared to the 
mean travel distance. The median response is 300 miles and the mode is 100 miles (standard error = 
32.4). 

 
Table 6. Other travel cost components 

Travel Component N Mean Median Standard Error Min Max 
Time Spent in Gunnison County (Days) 334 5.47 5 0.18 1 40
One-Way Travel Time (Hrs.) 337 11.80 12 0.37 1 60
One-Way Travel Distance (Mi.) 330 1085.50 950 44.51 55 9000
Distance to Next Best Recreation Area (Mi.) 252 508.91 300 32.36 2 4000
 
Contingent Behavior 
 
Respondents were asked to state how their Gunnison County vacation consumption behavior would 
change contingent on rising travel costs. The expected trend of responses is that higher travel costs 
correspond with fewer vacationers visiting Gunnison County. So we would expect to see a low 
percentage of people coming to Gunnison County at the $1000 bid amount, and a high percentage of 
people coming to Gunnison County at the $25 amount. Actual results strayed from expectations 
somewhat (Table 7). 
 
At the highest bid level 43% of those polled said they would still vacation in Gunnison County if the 
travel cost rose by $1000, while most people (57%) said they would not come to Gunnison County. At 
the $850 bid level even fewer (37.5%) respondents would still come to Gunnison County while a similar 
majority (57.5%) would not come. A few respondents (5%) did not answer this question on surveys with 
the $850 bid amount. At the $700 bid amount the responses were very similar to the $850 bid. The $550 
bid amount marks the turn to higher affirmative responses and responses follow according to 
expectations. Some 68% of respondents would still vacation in Gunnison County if travel costs 
increased by $550, while 32% would not. The rest of the bid amounts follow in this manner: the lower 
the bid amount, the higher the percentage of affirmative responses. A reason for such a high affirmative 
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response rate for high bid amounts can be found in the demographics section; an inordinately high 
annual household income. 
  

Table 7. Vacation consumption behavior contingent on rising travel costs 
Bid Amount ($) Yes (%) No (%) No Response (%) 
1000 43.24% 56.76% 0.00%
850 37.50% 57.50% 5.00%
700 36.11% 58.33% 5.56%
550 68.42% 31.58% 0.00%
400 52.63% 44.74% 2.63%
250 78.38% 21.62% 0.00%
100 94.74% 5.26% 0.00%
50 89.74% 10.26% 0.00%
25 97.06% 2.94% 0.00%
Question: As you know, some costs of travel have been increasing. If the travel cost of this most
recent visit to Gunnison County had been $_____* higher, would you have made this visit? * = 
Bid amount. 

 
Effect of Ranchland Open Space on Visitation 
 
Table 8 shows that visitors are significantly split on whether changes in all ranch land to higher density 
development would affect their visitation patterns to Gunnison County. When asked if all Gunnison 
farms and ranches were converted to higher density development (condos, resorts, etc.) would affect 
future visits, more than half (58.4%) say they would decrease their visits to Gunnison County. Nearly 4 
out of 10 (39.5%) say the development would have no impact on their visitation, and a small minority 
(2.1%) would be attracted to such changes. 
 
Table 8. Effect of commercial and residential development of ranch land on tourist visitation
March 2003. 
If ranch land were converted I would… N=332 
…decrease my visits to Gunnison County 58.4%
…not change my visits to Gunnison County 39.5%
… increase my visits to Gunnison County 2.1%
Question: If ALL Gunnison farms and ranches were converted to higher density development
would you A) increase B) decrease or C) not change your visits to Gunnison County 
 
The nearly 60% of respondents who chose to decrease their visits said they would do so by a mean of 
4.97 days. This figure, when compared to the average length of stay in Gunnison County (5.47 days) is 
startling and ostensibly equivalent. Essentially, nearly 60% of respondents would not come to Gunnison 
County if all farm and ranch lands were developed. 
 
Table 9 shows a sensitivity test to ranch land conversion. Respondents were asked at what percentage of 
farm and ranch land conversion would you begin to change your visits to Gunnison County. A majority 
(54.3%) chose the most sensitive option (25%). A large proportion (42.9%) chose the middle option 
(50%). This results in the overwhelming majority (97.2%) indicating that their choice of Gunnison 
County for their winter recreation experience is highly sensitive to its current, relatively undeveloped 
and open, rural and agricultural characteristics.  
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Table 9. Respondents’ sensitivity to ranch land conversion. 
At what percentage conversion of ranchland would you begin to change your visits? N=184 

25% Developed 54.3%
50% Developed 42.9%
75% Developed 2.7%

Question: Please estimate at what percentage of ranch land conversion you would begin to 
change your visits to Gunnison County. 
 
Econometric Model 
 
In model estimation, a probit model was chosen and several potentially defensible functional forms were 
used including linear, log-linear, log-cost, and quadratic cost, all with random effects error components 
to account for the panel nature of the data. Regressions were also conducted using a standard binary 
probit model with the aforementioned functional forms. The chosen model is as follows: 

 
Vijk=β0i+β1(TCik)+β2(EQij)+ β3(AGEi)+ β4(SEXi)+ β5(RETi) +β6(Yi)+ β7(EDi)+ β8(CRi)+εijk,  
 
where Vijk is the visit/no visit decision for group i with j being either ranch open space as it currently is, 
or with no ranch open space, and k representing higher travel costs corresponding to the appropriate bid 
amount. TC is the total observed travel costs including such expenses as lodging, lift tickets, food and 
drink, etc. EQ is a dummy variable with 0 representing present environmental quality and 1 representing 
the conversion of all ranch open space to higher density development. AGE is the age of the respondent 
and SEX is a dummy variable with 1=male and 0=female. RET is a dummy variable with 1=retired and 
0=not retired. Y is household income and is a categorical variable with 12 income categories. ED is 
education level and is also categorical with 1= Junior High or less and 5=Graduate or Professional 
School. CR is a dummy variable with 1= a Colorado resident and 0=an out-of-state tourist. εijk is the 
error term and is assumed to be an independent identically distributed random variable with mean zero 
and variance σµ

2. 
 
The linear binary probit model was chosen as the best fit, as it performs the strongest when tested for 
explanatory power. The McFadden R-squared of 0.17 shows that this regression explains just under 20% 
of variation in the dependent variable (V) (Table 10).  
 
Travel costs (TC) are significant at the 0.90 confidence level and are negatively related to the 
probability of vacationing in Gunnison County, consistent with expectations. Several treatments were 
given to this variable during estimation including the addition of the opportunity cost of vacation time to 
the overall travel cost. This additional cost component was not significant in the model, possibly since a 
large portion of respondents had paid vacations (73%). 
 
Environmental quality (EQ) is significant at the 0.99 confidence level and is also negatively related to 
the likelihood of visiting Gunnison County. The large coefficient relative to the other explanatory 
variables indicates that consumers of Gunnison County vacations are sensitive to environment quality 
changes. The negative relationship indicates that if 100% of ranch open space is developed tourists are 
less likely to vacation in Gunnison County. 
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Table 10. Regression Results 
Variable Coefficient Std. Error Z-stat 
TC -0.0001 0.000 -1.71
EQ -1.3013 0.114 -11.43
SEX 0.0146 0.115 0.13
AGE -0.0018 0.006 -0.28
RET -0.0175 0.435 -0.04
ED -0.0403 0.065 -0.62
Y 0.0136 0.012 1.11
CR -0.1085 0.254 -0.43
Constant 1.2424 0.289 4.30
Log-Likelihood -334.5006     
McFadden R-Squared 0.1719     
 
From a policy perspective it is important to realize and measure the possible benefits and costs of 
different land uses, especially when policy alternatives for land use may have an impact on the largest 
industry in the region, tourism. As shown by the results above, probability of visitation is sensitive to 
environmental quality, namely the presence of ranch open space. While it is certainly true of summer 
tourists to mountain communities (Rosenberger & Walsh, 1997), the regression results point out that it 
is also true of winter tourists. 
 
Visitors typically arrive in Gunnison, the County Seat and location of the regional airport, and proceed 
to drive or shuttle 30-40 minutes to Crested Butte or Mt. Crested Butte. Along the way, winter visitors 
are exposed to the views and landscapes of ranch open space. Visitors who arrive in Denver and 
continue to Crested Butte by car are exposed to Colorado open space on the five-hour drive (in good 
weather) from Denver International Airport. Other areas of winter tourist exposure to open space occur 
while skiing on Crested Butte Mountain. Skiers, snowshoers, and snowmobile enthusiasts enjoy 
breathtaking views of sparsely developed valley floors from mountaintop perches. Winter tourists have 
direct exposure to ranch open space, and it shows in the large coefficient of EQ in the regression results. 

 
Economic Impact Analysis: Methods 

 
While the econometric results are quite substantial in their own right, a decline in tourism in an 
economy that relies heavily upon it as an export will likely have impacts that spillover into other sectors 
of the economy. To estimate how a shock to one sector of a regional economy will ripple through other 
sectors of the economy, an input-output analysis is an appropriate tool (Schindler, Israilevich, & 
Hewings, 1997). Although input-output models do have limitations including the use of fixed coefficient 
production functions that assume no substitution between different production factors (Gazel & Schwer, 
1997), this method of economic impact analysis is capable of tracing the “ripples” of a shock to one 
sector of a regional economy, the service sector in this scenario, to other sectors of the economy 
including real estate, banking, and wholesale trade. Regional input-output models have been used to 
evaluate the impacts of recreational land use as an export (Bergstrom, Cordell, Watson, & Ashley, 
1990), but few studies have evaluated the impacts of ranch open space to indirect or passive users (ski 
tourists). 
 
These “ripples” are known as the indirect effects of a shock to one sector of the economy on another 
sector. If Gunnison County suffers substantial losses in skier days during a winter tourist season, there 
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will be direct losses to several sectors of the regional economy. The direct losses to these industries lead 
to indirect losses in local industries that produce inputs for them. There now is less income induced 
economic activity from households since there are decreases in household income ands spending. These 
induced effects are reflected in a decline in local goods and services purchased by Gunnison County 
residents whose household income is decreasing as a result of the overall decrease in economic activity 
in the region. The combined direct, indirect, and induced effects are the total economic impact of a 
shock to the service industry in Gunnison County. 
 
A few studies have used the confidence interval approach where, due to the stochastic nature of 
spending estimates, a 95% confidence interval is formed around the exogenous input shock. This allows 
for a similar confidence interval around final demand (Weiler, Loomis, Richardson, & Shwiff, 2002). 
These confidence intervals can increase the information content of IO analyses and their contribution 
toward making optimal resource allocation decisions (English, 2000). The input estimates use the 
endpoints of the confidence interval as the upper and lower bounds, which give output estimates in the 
form of a range of likely local economic effects (Weiler et al., 2002). 

 
Output multipliers are used to measure total sales in an economy per dollar of export sales. Exports in 
this study are defined as income entering the county from outside sources. A visitor from outside 
Gunnison County purchasing merchandise or services while on vacation is considered an export. 
Employment effects are also measured with a similar technique, with employment multipliers measuring 
total jobs per dollar of export sales. Estimation was conducted using IMPLAN, a popular input-output 
analysis tool. 

 
Economic Impacts: Results 

 
The survey provides information about visitor expenditures by sector as well as information about the 
length of their visit to Gunnison County. The survey also provides information about the predicted 
change in visitation due to a change in the amount of ranch open space. From this information, a 
percentage change in visitor days was calculated. Total visitor days to Gunnison County in the winter 
are proxied through skier-days information obtained from Crested Butte Mountain Resort. The percent 
change in skier days predicted by the survey is then projected on the total skier days from the county for 
the 2002-2003 winter tourist season to obtain an estimate of predicted total skier days lost for the entire 
winter season. The shock to skier days as a result of open space conversion causes a parallel loss in 
overall visitor spending. 

 
Our survey indicates that the decline in open space will lead to a 42% decrease in skier days to Crested 
Butte Mountain Resort. It was assumed that a 42% decrease leads to a loss 42% in export sales in the six 
sectors that are directly affected by a visitation loss. Skier days would decrease from a level of 342,416 
to 197,913, a loss of 144,503 total skier days. 

 
Average spending per skier day are found in the following categories: Eating and Drinking 
Establishments ($3.67), Food Stores ($5.95), Amusement and Recreation Services ($40.99) (includes ski 
lift tickets, snowmobile outfitters, etc.), Gas/Service Stations ($2.55), Hotels and Lodging ($15.35), and 
Miscellaneous Retail Merchandise ($4.00). Confidence intervals were constructed around each spending 
category to obtain the upper and lower bounds of spending information (Table 11). This is done due to 
the stochastic nature of the spending estimates. The spending range was multiplied by total Crested 
Butte skier days to obtain the baseline spending scenario. The spending range was also multiplied by the 
total skier days in the hypothetical development scenario to obtain the estimated income loss as a result 
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of a loss in skier days. Since visitation drives the overall demand in these sectors, a decrease in skier 
days will impact both output and jobs. 
 
Indirect effects will occur in industries that supply or provide services to the six industries experiencing 
direct effects, for example, maintenance and repair, real estate, and business consulting services. A rural 
county as isolated as Gunnison County will likely have many indirect effects occurring outside the 
county since many factor inputs are imported. Induced impacts on households and business that directly 
provide services to households, like doctors, are reflected through a decrease in spending and income. 
The combination of direct, indirect, and induced effects produce the total impact on the local economy. 
 
The output multipliers for most of the directly affected industries range between 1.2 and 1.4, which 
indicates that $200,000-$400,000 in additional income is lost in Gunnison County for each million 
dollars of direct export sales. Indirect multipliers range from 0.05 in Food Stores, which receive few 
supplies locally, to 0.22 in Hotels and Lodging Places that have more local suppliers. Induced effects 
multipliers are higher in Food Stores (0.20) since they have better paid and unionized employees than in 
a low paying sector like Eating and Drinking Establishments (0.13). The combination of these two 
multipliers gives the total regional multiplier. 
 
The estimated visitation loss would likely cause losses to income in export sectors of the Gunnison 
County economy. Since the spending estimates had 95% confidence intervals applied to them, they 
represent the highest and lowest predicted spending activity due to the exogenous shock in visitation. 
Incorporating these bounds into the IMPLAN model can create output impacts with the same 95% 
confidence interval (Table 11).  

 
Confidence intervals around baseline spending scenario and the open space development scenario are 
shown in Figure 3. The confidence interval for the baseline spending scenario has a maximum of $30.3 
million and a minimum of $19.3 million. Hypothetical spending losses gathered from the survey results 
were entered into the IMPLAN model. The losses were estimated at between $11.4 and $17.9 million 
with 95% confidence, so the results of the losses are spending levels of between $7.9 and $12.4 million 
after direct, indirect, and induced effects are taken into account. The employment shock that will result 
from the open space development is estimated to be between 270 and 430 jobs at 95% confidence. The 
purpose of confidence interval construction is to see if this visitation shock will provide statistically 
discernable results between the two scenarios. Since the confidence intervals do not overlap, the results 
are statistically distinct. 
 
Table 12 shows the output impact of a total loss of ranch open space in Gunnison County when 
evaluated as the difference of spending between the mean baseline level and the mean development 
level. The loss in skier days causes a total direct loss to Gunnison County of nearly $10.5 million. When 
the direct effects are combined with the indirect and induced effects, the estimated total loss to 
Gunnison County as a result of developing all ranch open space is approximately $14.6 million.  
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Table 12 shows the top twelve affected sectors, which accounts for approximately 87% of the total 
predicted impact. The largest direct and total impact is anticipated in the Amusement and Recreation 
services sector, while the second and third greatest direct and total impacts occur in the Hotels and 
Lodging places sector and the Food stores sector, respectively. Together these three sectors absorb 63% 
of overall estimated losses in Gunnison County. 
 
These losses in overall output lead to losses in employment, as jobs in Gunnison County are dependent 
on export income. The total impact is estimated to be a loss of approximately 349 jobs, or approximately 
3.1% of Gunnison County total employment base.  
 
Table 13 details the range of employment impacts on the 12 industrial sectors most affected by the 
hypothetical reduction in ranch open space, accounting for some 92% of the total expected employment 
impacts. About 84% of the direct employment impacts and 72% of the expected total employment losses 
are expected in three sectors: Amusement and Recreation Services, Hotels and Lodging, and 
Miscellaneous Retail (Table 13). 

 
These output and employment effects come uniquely from an overall decrease in skier days. A loss in 
overall visitation has broad output spillover effects that can be as large as 40% of the original direct 
impact (Table 6). Estimated spillover employment impacts are 21% of the direct employment loss 
(Table 7). These effects are quite large in Gunnison County since tourism accounts for 40% of 
employment and 30% of income in all base industry groups. 
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Table 11. Spending and Confidence Interval Information 
 Gas 

Stations 
Lift Tickets Outfitter Equipment 

Rentals 
Amusement 
Services^ 

Lodging Restaurants Food Stores Retail Total 

Mean ($) 2.55 14.45 0.33 26.20  15.35 3.67 5.95 4.00 72.51 
Standard Error 0.3385 0.8459 0.1173 4.1607  1.3057 0.2516 0.4835 0.6251   
Confidence Level (95.0%) 0.6664 1.6652 0.2310 8.1907  2.5703 0.4954 0.9518 1.2306   
Upper Bound ($) 3.22 16.12 0.56 34.39  17.92 4.17 6.91 5.23   
Lower Bound ($) 1.88 12.79 0.10 18.01  12.78 3.17 5.00 2.77   
Mean* Baseline SD ($) 873,119 4,948,868 114,053 8,972,059 14,034,981 5,255,615 1,256,685 2,039,015 1,368,555 24,827,969 
Upper Bound *Baseline SD ($) 1,101,310 5,519,070 193,136 11,776,682 17,488,889 6,135,732 1,426,307 2,364,916 1,789,931 30,307,085 
Lower Bound *Baseline SD ($) 644,928 4,378,666 34,970 6,167,437 10,581,072 4,375,498 1,087,063 1,713,114 947,179 19,348,853 
Width ($) 456,383 1,140,405 158,166 5,609,246 6,907,816 1,760,235 339,244 651,802 842,752 10,958,233 
Mean* Devpt SD ($) 504,655 2,860,400 65,922 5,185,768 8,112,089 3,037,697 726,352 1,178,532 791,012 14,350,337 
Upper Bound *Devpt SD ($) 636,547 3,189,972 111,631 6,806,814 10,108,416 3,546,397 824,392 1,366,900 1,034,563 17,517,216 
Lower Bound *Devpmt SD ($) 372,762 2,530,828 20,212 3,564,722 6,115,762 2,528,997 628,312 990,164 547,460 11,183,458 
Width ($) 263,785 659,143 91,418 3,242,092 3,992,654 1,017,399 196,080 376,736 487,103 6,333,757 
Mean loss ($) 368,464 2,088,468 48,131 3,786,292 5,922,891 2,217,918 530,333 860,483 577,543 10,477,632 
Upper loss ($) 464,763 2,329,099 81,505 4,969,869 7,380,472 2,589,336 601,915 998,016 755,367 12,789,870 
Lower loss ($) 272,165 1,847,837 14,758 2,602,715 4,465,310 1,846,500 458,751 722,950 399,718 8,165,394 
^ Amusement Services spending is the sum of lift tickets, outfitter, and equipment rentals spending. 
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Table 12. Estimated annual output impact of hypothetical ranch open space development 
(Evaluated at Mean of Confidence Interval) 
Industry Direct Indirect Induced Total 
Total -10,477,632 -1,820,025 -2,345,236 -14,642,893
Amusement and Recreation Services -5,922,891 0 -33,063 -5,955,954
Hotels and Lodging Places -2,217,918 -36,824 -39,380 -2,294,123
Food Stores -860,483 -1,017 -83,638 -945,138
Eating & Drinking -530,333 -20,821 -177,693 -728,846
Miscellaneous Retail -577,543 -3,432 -121,228 -702,203
Real Estate 0 -298,244 -191,678 -489,923
Automotive Dealers & Service 
Stations -368,464 -8,088 -99,174 -475,726
Banking 0 -158,249 -156,575 -314,825
Owner-occupied Dwellings 0 0 -303,698 -303,698
Doctors and Dentists 0 0 -212,093 -212,093
Maintenance and Repair Other 
Facilities 0 -153,139 -34,539 -187,678
Electric Services 0 -90,013 -73,655 -163,667

 
 

Table 13. Estimated annual employment impact of hypothetical ranch open space development 
(Evaluated at Mean of Confidence Interval) 
Industry Direct Indirect Induced Total 
Total -288 -22.5 -38.3 -348.8
Amusement and Recreation Services -173.5 0 -1 -174.4
Hotels and Lodging Places -45.1 -0.7 -0.8 -46.6
Miscellaneous Retail -23.8 -0.1 -5 -28.9
Food Stores -23.6 0 -2.3 -25.9
Eating & Drinking -16.6 -0.7 -5.6 -22.9
Automotive Dealers & Service Stations -5.4 -0.1 -1.4 -7
Doctors and Dentists 0 0 -3.3 -3.3
Maintenance and Repair Other Facilities 0 -2.6 -0.6 -3.2
Accounting- Auditing and Bookkeeping 0 -2.2 -0.5 -2.7
Real Estate 0 -1.5 -1 -2.5
Laundry- Cleaning and Shoe Repair 0 -1 -0.7 -1.7
General Merchandise Stores 0 0 -1.6 -1.6
 

Conclusion 
 
The purpose of this study is to investigate whether winter tourists value ranch open space even if they do 
not directly use it for recreation. That is, we investigate whether the private land market for tourism 
infrastructure fails with regard to the contributions of open working landscapes to the winter tourism 
experience. Moreover, in a county dominated by public lands, we attempt to reveal whether private 
working lands complement or are substitutes for public lands in the eyes of visitors. The econometric 
results show that winter tourists do value private ranch lands, even in the presence of substantial public 
open space, and that they would decrease their visitation were all ranch open space converted to 
residential and commercial tourism infrastructure. This decrease in visitation is shown to have 
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substantial and potentially serious impacts that span across the much of the Gunnison County local 
economy. Our estimates indicate that this effect is on the order of $14.5 million and 350 jobs per year.  
 
It is important for a rural area with a wealth of natural amenities, like Gunnison County, to understand 
the potential economic and ecological tradeoffs between preservation and development when evaluating 
how to address community objectives with regard to economic development and welfare. In many cases, 
the tradeoff in question is not “jobs OR the environment,” rather it is “jobs AND the environment.” The 
natural landscape is a major factor that draws both residents and visitors, and therefore exports, to 
Gunnison County, and it is imperative to discover how to find an amicable solution among the 
potentially competing land uses. Economic information such as is provided in this study can help to 
inform local decision making regarding the potential implications of their public and private land use 
decisions and development strategies. 
 
It should be clarified that this analysis reflects the anticipated changes in visitation to Gunnison County 
due to a change in open space given the current profile of visitors. The analysis does not take into 
account potential influences on winter tourism visitation to the county such as weather, income change, 
population change, or the effects of potential changes in substitute sites, for example. As such, this 
analysis should not be considered a cost-benefit analysis of economic development alternatives. It can 
be expected, perhaps, that appealing to a different cadre of ski tourists might mitigate these effects were 
the built tourism infrastructure to be increased. However, whether or not this is true is beyond the scope 
of this analysis. 
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Your visit to Gunnison County, Colorado 
What do you think? 

 

 
 
 



 
 

  

23 

Introduction 
 
Colorado State University is conducting a survey of Gunnison County tourism. You have been selected from 
among visitors to Gunnison County to provide information about your trip and what you are looking for in 
recreational visits to Gunnison County. It should take you 20-30 minutes to complete this survey. The information 
you provide will help Gunnison County in its comprehensive planning process.  
 
While your participation in this survey research is of great importance to us, we would like to ensure you that 
your participation is voluntary, your contact information will not be collected (you will not be contacted or 
receive anything in the mail as a result of your participation), your responses will be held in strict confidence and 
reported only in aggregated form. There are no known risks or direct personal benefits to your participation in this 
survey. It is not possible to identify all potential risks in research procedures, but the researcher has taken 
reasonable safeguards to minimize any known and potential, but unknown, risks. The Colorado Governmental 
Immunity Act determines and may limit Colorado State University's legal responsibility if an injury happens 
because of this study. Claims against the University must be filed within 180 days of the injury. Questions about 
participants' rights may be directed to Celia S. Walker at (970) 491-1563.   
 
If you have any questions or comments on this Gunnison County Private Land Use & Tourism Quality research 
project, please contact Dr. Andrew Seidl, Department of Agricultural and Resource Economics, Colorado State 
University, Ft. Collins, CO, 80523-1172. T: 970-491-7071; F: 970-491-2067; E: Andrew.Seidl@colostate.edu. 
This research is partially funded by the Colorado Conservation Trust and Colorado State University Cooperative 
Extension. Thank you for your participation in this research. 
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I. Please rate the importance of the following natural and human attributes in your decision to visit 
Gunnison County, Colorado during the year. 

 
Please circle one number for 
each item 

Importance for your visit to Gunnison County, Colorado 

 Very 
Important 

Important Neither important 
nor unimportant 

Unimportant Irrelevant 
(Very 

unimportant) 
Snow quality 5 4 3 2 1 
Rivers, lakes & wetlands 5 4 3 2 1 
Green pastures/irrigated lands 5 4 3 2 1 
Abundant wildlife 5 4 3 2 1 
Viewing alpine tundra/flowers 5 4 3 2 1 
Mountain views 5 4 3 2 1 
Viewing forested landscapes 5 4 3 2 1 
Open vistas 5 4 3 2 1 
Pastoral landscapes (fields, 
cattle & horses) 

5 4 3 2 1 

Valley views 5 4 3 2 1 
Wildlife viewing  5 4 3 2 1 
Friendly people 5 4 3 2 1 
Solitude or lack of crowds 5 4 3 2 1 
Rural lifestyle 5 4 3 2 1 
Working ranches & farms 5 4 3 2 1 
Historic buildings 5 4 3 2 1 
Western State College 5 4 3 2 1 
High quality restaurants 5 4 3 2 1 
High quality lodging 5 4 3 2 1 
Affordable lodging 5 4 3 2 1 
General affordability 5 4 3 2 1 
Other (specify) ________ 5 4 3 2 1 
 
II. Tell us about your most recent trip to Gunnison County, Colorado. 
Please check the primary activities you participated in during this most recent trip to Gunnison County, Colorado 

(check all that apply). 
_____ Horseback riding  _____ Visiting historic sites _____ Snowmobiling 
_____ Hiking/walking  _____ Bicycling/Mt. Biking _____ Snowshoeing 
_____ Picnicking  _____ Driving for pleasure _____ Fishing 
_____ Sightseeing/photography _____ Birdwatching  _____ Visiting Black Canyon 
_____ Wildlife viewing  _____ Alpine tundra/flower viewing 
_____ Camping   _____ Backpacking  _____ Mountain/rock climbing 
_____ Cross country skiing _____ Alpine skiing  _____ Big game hunting 
_____ Visiting Blue Mesa Res. _____ Other, please describe ___________________________________ 
 
 
Are there activities that you would like to enjoy in Gunnison County, but were unable to? 

_____ Yes  _____ No 
If yes, please specify _____________________________________________________ 
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3) Trip expenditures 
Please record the dollar amount you personally spent to visit Gunnison County (for example, Crested Butte, 
Sapinero/Blue Mesa, Powderhorn, Gunnison, Somerset), Colorado on your most recent trip for: 
 

Trip Expense Amount Purchased in 
Gunnison County 

Total Amount Spent 

Gasoline/related automobile costs $ $ 
Park entrance fees $ $ 
Hunting/fishing license fees $ $ 
Ski passes $ $ 
Guide/horseback riding fees $ $ 
Outfitter fees $ $ 
Hotel/motel $ $ 
Camping $ $ 
Food/drink: restaurants & bars $ $ 
Food/drink: grocery stores $ $ 
Supplies/equipment rental $ $ 
Other retail purchases/gifts $ $ 
Airline ticket $  $ 
Rental car $ $ 
Other ____________ $ $ 
 
4) As you know, some of the costs of travel have been increasing. If the travel cost of this most recent visit to Gunnison 

County had been $_______ higher, would you have made this visit? 
Please, check one:  _____ Yes  _____ No 
 

5) Was this most recent visit from home to Gunnison County (check only one): 
5a) _____ the sole destination (you came directly to Gunnison County and then back home)? 
5b) _____ the primary purpose (but not the sole purpose of your trip from home)? 
5c) _____ one of many equally important reasons or destinations for your trip from home? 
5d) _____ just an incidental or spur of the moment stop on a trip taken for other purposes or to other 
destinations? 

 
If you checked 5c or 5d, did the trip from home to Gunnison County also involve visiting family or 
friends?   _____ Yes  _____ No 
 

6) Did you plan this visit to Gunnison County (check only one): 
_____ 6 or more months in advance of the trip? _____ 1-6 months in advance of the trip? 
_____ 1-4 weeks in advance of the trip?  _____ less than 1 week in advance of the trip? 

 
7)  What was the amount of time you spent in Gunnison County on this trip? 

_____ # of hours or _____ # of days 
 
8)  What was the one-way travel time of your trip from home to Gunnison County?  

_____ # of minutes _____ # of hours. 
 

9) What was the one-way travel distance from home to Gunnison County?  
_____ # of one way miles. 

 
10) What is the distance from your home to the next best recreation area you would go to if you could not go 

to Gunnison County?   _____ # of one way miles. 
 
 
11) Including yourself, how many people were in your group that traveled on this most recent trip?  
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_____ # of people in your group. 
 

12) How many trips did you take to Gunnison County in the last 12 months (including this trip?) _____ # of 
trips. 

 
13) If you visited Gunnison County in the past 12 months prior to this most recent visit, please check the 

primary activities you participated in (check all that apply). 
_____ Horseback riding  _____ Visiting historic sites _____ Snowmobiling 
_____ Hiking/walking  _____ Bicycling/Mt. Biking _____ Snowshoeing 
_____ Picnicking  _____ Driving for pleasure _____ Fishing 
_____ Sightseeing/photography _____ Birdwatching  _____ Visiting Black Canyon 
_____ Wildlife viewing  _____ Alpine tundra/flower viewing 
_____ Camping   _____ Backpacking  _____ Mountain/rock climbing 
_____ Cross country skiing _____ Alpine skiing  _____ Big game hunting 
_____ Visiting Blue Mesa Res. _____ Other, please describe ___________________________________ 
 
14) As you may know, Colorado experienced a severe drought and wildfires in the summer of 2002. Did the 

drought and fires A) increase, B) decrease, or C) have no effect on your visit? (circle one). If A) or B), 
please estimate by how many days you changed your visit. ______ days. 

 
III. How would your visitation change with changes in land use? 
About ¾ of Gunnison County, including most of the mountainous areas, are found on public land. 
Gunnison’s private lands are mostly managed as ranches and farms and make up much of the county’s 
lower lying hills, river corridors, and valleys. A traditional way of life, ranches and farms also provide 
open space, winter wildlife habitat, hunting and fishing guides and outfitters, and contribute to 
biological diversity, among other things. When ranches and farms are converted (subdivided) for higher 
density commercial or residential development, these traditional contributions of private lands are 
diminished.  
 
1)        If ALL Gunnison farms and ranches were converted to higher density development would you  

A) increase  B) decrease or  C) not change your visits to Gunnison County (Circle one). 
 
2) If you circled A) or B), please estimate by how many days you would change your visit. ______ days. 

 
3) If you circled A) or B), please estimate at what percentage of private land conversion you would begin to 

change your visits to Gunnison County? (circle one)  
1. 25% of private land converted. 
2. 50% of private land converted. 
3. 75% of private land converted. 
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IV. Please tell us something about yourself. 
These last few questions will help us in evaluating how well our sample represents visitors. Your 
answers will be kept strictly confidential and will only be used for the analysis of this study. You will 
not be identified in any way. 
 
1) Are you?   _____ Male  _____ Female 

2) What is your age?  _____ Years 

3) Are you retired?   _____ Yes  _____ No 

4) What is your home zip code?  __________________ 

5) Your highest level of formal education completed. (Please circle one) 

a) Jr High or less  b) High School   c) Jr College or Technical School  

d) 4 yr College  e) Graduate or Professional School 

6) Do you work outside of the home? _____ Yes _____ No 

7) When you recreate, do you almost always go on weekends, holidays, vacations or other non-work days? 

    _____ Yes _____ No 

8) How many weeks of paid vacation do you receive each year? _____ weeks 

9) How many members are in your household?   _____ people 

10) How many of these people contribute to paying household expenses _____ people 

11) Including these people, what was your approximate household income from all sources (before taxes) last 

year? 

_____ less than $10,000 _____ $40,000-$49,999 _____ $80,000-$89,999 
_____ $10,000-$19,999 _____ $50,000-$59,999 _____ $90,000-$99,999 
_____ $20,000-$29,999 _____ $60,000-$69,999 _____ $100,000-$149,999 
_____ $30,000-$9,999 _____ $70,000-$79,999 _____ over $150,000 

 
Thank you for completing the survey! 
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4.5 
Dwel. 
Units 

1 per 35 acres 

23 Dwel. 
Units 

1 per 7 acres 

160 Dwel. 
Units 

1 per acres 

480 Dwel. 
Units 

3 per acres 

35 Acre 
Pattern 

BAU Res. 
Pattern 

Rural Residential Town Residential 
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160 acre (1/4 mile) becomes the game 
grid 
Reflects the largest scale ‘game board’ 
that can be plotted onto a 36 x 48” sheet 
1” = 1 mile, thus 160 acre grid is ½” 
square 

If All Development
4042 du was of a type:

 

899 Chips 
1 du / 35 ac. 
(143,000 ac) 
[223 sq miles] 

173 Chips 
1 du / 7 ac. 
(27,680 ac) 

25 Chips 
1 du / ac. 
(4000 ac.) 

8.3 Chips 
3 du / ac. 
(1328 ac.) 
[2 sq. miles] 

Chip Set Reflects 
Existing Res. Mix:

90 Chips 
(14400 ac.) 

26 Chips 
(4160 ac.) 

10 Chips 
(1600 ac.) 

3 Chips 
(1328 ac.) 
21,488 ac. 

34 sq miles new rural 
development 
(Outside City Limits). 
Only 6 sq. miles are 
presently within city 
limits. 
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I N T R O D U C T I O N  &  M E T H O D O L O G Y                                                
This complementary report to the 2004 Gunnison County Gunnison-Crested Butte Corridor 
Comprehensive Plan Land Use Alternatives Element, evaluates the costs to Gunnison County 
of providing services and facilities for each of the three alternatives developed in the Plan.  
These land use alternatives represent three different development patterns to accommodate 
the 4000 additional residential units projected for the unincorporated County by 2025. 

The analysis contained in this report evaluates the differential costs for County departments 
generated by the Low, Medium, and High Density alternatives in the 2004 Gunnison County 
Gunnison-Crested Butte Corridor Comprehensive Plan Land Use Alternatives Element.  The 
services and facilities that vary with the density are called out specifically in the Dynamic 
Analyses for the Sheriff’s Department and for the Road and Bridge Department.  Using 
CommunityViz GIS software, RPI analysts generated a model for estimating the vehicle miles 
traveled implied by each of the 3 land use alternatives.     

Development impact reports enable Towns and Counties to make full cost accounting of the 
impacts of new growth and development on local economies, public infrastructure, fiscal 
resources, revenues, land use/physical attributes, and some environmental and social 
resources.  This development impact report analyzes growth within Gunnison County over the 
next twenty years. 

Development impact reports are a useful tool for local governments and citizens alike 
because they allow communities to engage the following issues: 

1. Calculate the incremental costs of growth. 

Understanding the costs of growth at its fundamental level is the most flexible way to 
calculate the true costs both now and in the future.  This report contains the building 
blocks with which to understand and track future growth in your community.  Once the 
costs generated by a single residence or commercial / industrial land use are known, 
simple arithmetic can be used to determine the cost of any number of units.  Within this 
report costs are be broken down into residential /non-residential units, population, and 
vehicle trips.  Each is thoroughly explained in the appropriate section of this report. 

2. Link land uses to fiscal realities 

One of local governments’ most powerful tools is the ability to exert influence over land 
uses.  Because of the variable costs associated with different types of land use, 
governments can, given quality information, perform cost/benefit analysis of proposed 
uses.  Cost benefit analysis is equally important when considering comprehensive 
planning, zoning and/or rezoning of land. 

We know that certain types of land use are more intense than others and consequently 
we expect them to have greater impacts.  For example, the average large grocery store 
generates far more vehicle trips, public safety calls, and solid waste than any single 
family home.  Clearly, this is a high intensity land use.  On the other hand, large grocery 
stores can produce significant amounts of tax revenue, perhaps offsetting their costs.  If 
our criterion is simple fiscal contributions, a grocery store may come out far ahead of 
single-family homes in a cost-benefit analysis.  Of course, the financial “bottom line” is 
not always the single determinate in community decisions concerning land use.  
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However, in many ways, development impact reports help us to quantify some quality of 
life issues. 

Many people would agree that traffic jams, high crime rates, or not having enough clean 
drinking water represent serious quality of life issues.  Unfortunately, many of these 
conditions arise when Counties or Towns grow faster than public, and often even private, 
services and infrastructure can service them.  Consequently, services and infrastructure 
tend to degrade, quickly creating backlogs, which are difficult to rebound from.   

This analysis quantifies the cost of sprawling rural development presented by the low 
density alternative in the 2004 Gunnison Land Use Alternatives Element versus more the 
more compact proposed development of the medium and high density land use 
alternatives.  

Frequently, planning and zoning takes place using only experience and intuition.  While 
these are certainly important components of quality planning, RPI believes that 
comprehensive and accurate information is a critical element that is often missing.  
Ultimately, community involvement, and sound judgment combined with accurate, 
objective information will yield the best results for long-range County and Town planning. 

3. Establish baseline information 

In order to chart a course for the future, a County or Town must know where it is right 
now.   A useful component of this analysis is the establishment of current Level of 
Service (LOS) information for local government services and infrastructure.  Typically, 
service levels are established on a per capita 
basis.  For example, parks may be related in 
terms of acres per capita or library items as 
volumes per capita.  While as numbers these 
may seem somewhat abstract and dry, they 
serve two important functions.  First, they are an 
absolute, quantitative description of the service a typical citizen receives from any public 
good.  Clearly, a library with 100 books serving a population of 10,000 is providing poor 
service to the community.  Alternately, a library that holds 10,000 books for every citizen 
provides a tremendous level of service.  Likewise with parks and open spaces, or fire 
protection.  

This report not only reveals existing conditions in the community now, but also makes 
comparisons to other localities and/or national standards - providing some context both 
of where it is now and where it may go in the future.  

LOS = Level of Service

4. Lay the groundwork for fees and services 

RPI’s analysis and numbers are meticulously generated from the most current and 
accurate information available.  When the cost of growth is realized, local government 
may want to take steps to mitigate some of the impacts through fees and taxes.  
Because RPI is demonstrating the incremental costs of growth, not all of the per unit cost 
numbers can, or should, be converted into fees and taxes.  To do so requires an 
additional step that involves identifying:  who is going to bear the tax burden, for what, 
how much is being contributed by other mechanisms, and for how long.  However, given 
the establishment of the base numbers found in this report, this step is a relatively 
simple one for many departments and services.  Please be aware, that road and street 
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costs are an exception to this rule and often require significant additional work and 
analysis. 

IMPORTANT CONCEPTS TO UNDERSTAND 

It is imperative that two simple concepts be thoroughly understood prior to examining the 
results of this report. 

1. Level of Service (LOS) 

The idea of level of service will recur throughout this report.  A simple analogy serves to 
illustrate the concept.  Suppose that you entered a restaurant with a small kitchen, two 
tables, and two waiters; you sit at one of the tables and begin dinner.  You would expect, 
given the ratio of waiters to tables, that the service be good.  Now consider that you enter 
the same restaurant a week later, with the same kitchen and the same two waiters, to 
discover that they have added one hundred additional tables and that the restaurant is 
packed with people.  Certainly, after having been seated, you would expect a significantly 
decreased level of service from the two waiters.  Of course, the same happens with 
provision of government services and infrastructure.  If new growth is not accounted for 
in police, streets, fire, health, sewer and a host of other services while population is being 
added, we should expect to see a decrease in our overall level of service.   Meaning, that 
perhaps we are stuck in traffic more often, our parks are more crowded, we must wait 
weeks to see a doctor, or that our water use is limited to certain times of day.   

Level of service also allows the community to see where it stands in relation to other 
communities or even against national standards.  It is a measuring stick from which the 
community can decide to increase or decrease its existing service.  For example, your 
community has police service that is higher than the national standard, but your park 
system does not equal that of other, similar sized communities.  You may decide to de-
emphasize funding priorities for law enforcement and instead focus on growing a park 
system, while imposing a fee structure that ensures that new growth and development 
will not degrade the law enforcement that you currently have. 

2. Projections vs. Forecasting 

Projections and forecasts are often mistaken for the same, however this is inaccurate, 
and a distinction between the two is particularly important when considering 
development impact analysis.  

The Rural Planning Institute typically uses projections in its methodology.  Projections are 
essentially an if-then statement about the future.  If variable x grew at ten percent over 
the last ten years and the next ten years are relatively similar then variable x will continue 
to grow at 10 percent.  Strictly speaking, projections are never wrong because they 
simply make the assumption that a trend observed over time will continue into the 
future.  In fact, projections are often extremely accurate, particularly over 5-15 year 
periods.  Because projections are based on historical trends, they take into account the 
typical ups and downs over time.  For example, unemployment observed over the last ten 
years would have been high in the late eighties and early nineties, and quite small in the 
late nineties – a typical business cycle.  An average taken between 1985 and 2000 
would reflect this and the consequent projection into the next fifteen years would 
reasonably predict the same. 
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Forecasts represent a significantly different concept.  They are a judgmental statement 
that represents a best guess about future conditions.  Forecasts typically utilize a wide 
array of disparate variables and then combine them with the forecaster’s expertise and 
experience to generate a “prediction” of future conditions.  In certain situations, 
forecasts can certainly be useful; however, they are inappropriate for fiscal forecasting. 
Furthermore, forecasting methodologies may vary widely, making it difficult for third 
parties to understand how results are achieved. Virtually all of RPI’s numbers are 
predicated on projections.  In some cases the projections are modified. 

METHODOLOGY 

The methodology used by RPI Consulting to conduct development impact analysis consists of 
the following five steps:   

1. Demand unit measurement and projection 
2. Determining the proportionate share 
3. Determining the current Level of Service (LOS) 
4. Calculating the cost of maintaining the current Level of Service (LOS) given the 

projected demand units 
• For the Road and Bridge and Sheriff’s Departments, Dynamic Analyses 

calculate the differential cost of serving the Low, Medium, and High density 
land use alternatives.  

5. Revenue comparisons and fiscal summary 

This basic approach applies to each department or special district included in this analysis.  
Following is a more detailed explanation of each step. 

DEMAND UNIT PROJECTION 

Demand units are the units of growth generating additional demand for public facilities and 
services.  Demand units differ for departments and/or special districts, depending on the 
nature of the service and facilities provided.  For example, housing units are used for 
calculating increased demand on schools.  School districts will usually experience marked 
increases in the number of students when there are increases in housing units.  Similarly, 
increased demand for library services, materials, and facilities is related to the overall 
population.  More people translate into more library users, so population is a demand unit for 
calculating additional costs on the library.  Non-residential demand units are typically defined 
in terms of square footage, but there are some minor exceptions.   

Gunnison County’s alternative analysis involves 1) selecting appropriate demand units, 2) 
measuring the current number of demand units, and 3) projecting the demand units 
generated by the projected development in 2025.  

PROPORTIONATE SHARE 

RPI development impact analyses assign the cost of development to specific land uses.  This 
requires a determination of what proportions the residential and non-residential portions of 
the projected growth will cost various departments, districts, and subtraction of costs that 
are not directly related to the development.  For example, a Sheriff’s office responds to calls 
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in specific places, some of which are residential and others that are commercial or 
institutional.  Accurate projection of the increased demand generated by a development with 
mixed commercial and residential development first requires a known proportion of how the 
department or special district’s resources are directed to these different land uses, as well 
as to areas unrelated to land use (e.g. highways).  Establishing these numbers generates the 
proportionate share. 

CALCULATING THE LEVEL OF SERVICE 

Level of service (LOS) calculations are dependent on having the current demand units for a 
department or special district and the proportionate share.  The level of service (LOS) is 
defined as the amount of resources (employees, dollars, sq. ft., library items, etc.) per 
demand unit, and is expressed both in terms of day-to-day operations and maintenance and 
in terms of capital facilities (buildings, equipment, library circulation items, etc.).  After the 
proportionate share has been applied to the resources, LOS can be expressed as a cost per 
demand unit.  This is the fundamental measure of the incremental cost of growth.   

If a department or district is planning major upgrades to their service levels (for example, if 
the Gunnison County Sheriff were planning to triple the size of the jail) Level of Service can 
be expressed in terms of target Level of service by a certain year.    

The incremental cost of growth, that is, the cost per demand unit, is multiplied by the 
projected 4000 additional residential units in 2025 to obtain projected cost of maintaining 
the current level of service or target level of service. 

DYNAMIC ANALYSIS OF LOW, MEDIUM, AND HIGH DENSITY ALTERNATIVES 

RPI developed a model using CommunityViz GIS software to calculate the amount of driving 
on County Roads that will be generated by the Low, Medium, and High density alternatives.  
Traffic engineering and planning professionals have long known that costs of building, 
maintaining, and patrolling roads increases with the amount of driving occurring on a 
jurisdiction’s roads.  The units that most accurately measure the amount of driving are 
vehicle miles traveled (1 average daily vehicle mile traveled = 1 vehicle traveling for 1 mile 
each day).  In addition to calculating the future vehicle miles traveled (VMT) using the 
CommunityViz model, RPI also calculated the current VMT.   

Using the incremental costs discussed above allowed the calculation of cost per vehicle mile 
traveled to maintain current LOS for the Road & Bridge and Sheriffs departments.  This 
incremental cost per vehicle mile traveled was then applied to the vehicle miles travel 
differences between the low, medium, and high density land use alternatives in the Gunnison 
County Gunnison-Crested Butte Corridor comprehensive plan.  

For a detailed description of the methodology used to conduct the dynamic analysis of the 
land use alternatives, see Appendix.  

REVENUE PROJECTIONS AND FISCAL SUMMARY 

In the final step, revenues are projected and compared to the costs.  Revenue projections 
are specific to the type of revenue and methodologies are explained throughout.  In order to 
isolate the revenues generated specifically by residential units and their occupants, RPI used 
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an incremental revenue projection that estimates the revenues generated by a typical 
residential unit expected over the next 20 years. Having projected the per unit revenues, 
projecting total revenues for 4000 residential units is a mater of arithmetic.  At this stage 
becomes evident whether the development will pay its way to maintain the current or target 
level of service or if the LOS will decline short of additional funding 

 

Please do not hesitate to call Rural Planning Institute for clarification or with questions 
concerning any element of this project. (970) 382-9153 
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E X E C U T I V E  S U M M A R Y  &  F I N D I N G S  

PURPOSE 

The research summarized in this report serves 2 functions: 

1. To estimate the current dollar cost per increment of development to maintain 
existing public service levels.  This sets a benchmark for understanding the link 
between land use, the demand for public services and facilities, and the costs to the 
County. 

2. Evaluates the differential costs of maintaining current service levels for the Low, 
Medium, and High density alternatives developed in the Gunnison – Crested Butte 
Corridor Comprehensive Plan.   

SUMMARY 

Gunnison County, like many high growth jurisdictions in Colorado, is vulnerable to experience 
some degree of service degradation due to rapid population increases. The possibility 
becomes particularly clear upon evaluating the fiscal impacts of residential development in 
the unincorporated County.      

Figures 1 & 2 details general fund department-by-department costs to maintain the current 
service levels, per residential unit – both for ongoing annual operations and one time capital 
facilities.   

Figure 1.  Incremental Costs for General Fund Departments - Residential 

Department 

Additional Staff 
Needed 

per 1000 
Residential Units 

Annual Operations Costs 
 Per 1000 Residential Units 

Capital Facilities Cost per 1,000 
Residential Units 
(one time cost) 

Administration 4.5  $                              367,900  $                                       61,500 
Sheriff 2.1  $                              190,800  $                                     188,900 
Jail 1.1  $                                49,500  $                                     211,500 
Health 1.1  $                                65,200  $                                       30,500 
Misc. Services 
 and Facilities 0.9  $                                58,700  $                                     191,800 

Total 9.7  $                              732,100  $                                     684,200 
    

 

The Gunnison – Crested Butte Corridor Comprehensive Plan explores three different land use 
alternatives (depicted in figure 3) based on the Growth Challenge, a geographically based 
community input exercise.   
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Figure 2.  Incremental Costs for General Fund Departments – Non-Residential 

Department 

Additional Staff 
Needed 

Per 100k Sq. Ft. 
Non-Residential 

Floor Area 

Annual Operations Costs 
Per 100k Sq. Ft. Non-
Residential Floor Area 

Capital Facilities Cost Per 100k 
Sq. Ft. Non-Residential Floor 

Area 
(one time cost) 

Administration 0.1  $                                  9,200  $                                         1,500 
Sheriff 0.2  $                                16,300  $                                       16,100 
Jail 0.1  $                                    300   $                                         1,300 
Total 0.4  $                                25,800  $                                       18,900 

The Low, Medium, and High density alternatives produce differential costs for the Road and 
Bridge and Sheriff’s department’s contingent on the amount of driving projected to occur 
under each growth alternative.  Increased driving means more maintenance and 
improvements for the Road and Bridge department and more traffic patrol for the Sheriff’s 
department.   

Other departments, like administration, health services, and the jail are centralized and land 
use patterns do not affect demand for services in a tangible way.   

Upon comparing the projected revenues to the projected costs the possibility of the 
degradation of existing service levels in the face of new growth becomes clear.  The 
incremental costs represent the cost of maintaining the current level of service and a deficit 
is not necessarily a projection of a negative balance in the county budget, but rather it 
represents a proportionate degradation from current service levels. 

Figure 3.  Dynamic Analysis Fiscal Impacts  

  

Operations Costs
 For Projected 

4,000 
Residential Units 

Annual Revenues 
Projected  

from 4000 Residential 
Units 

Annual Balance 
Capital Facilities 
(One-Time Cost 
During Buildout) 

Low Density  $        2,386,800  $            2,235,320   $       (151,480)  $                419,100  

Medium Density  $        2,352,000  $            2,235,320   $       (116,680)  $                384,100  
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High Density  $        2,349,300  $            2,235,320   $       (113,980)  $                381,300  

Low Density  $        3,111,700  $              827,300   $    (2,284,400)  $            22,483,700 

Medium Density  $           966,100  $              827,300   $       (138,800)  $              6,980,800 
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High Density  $           796,600  $              827,300   $           30,700   $              5,755,800 

Human Services Non-Spatial 
Analysis   $           928,800  $                   1,285,600  $         356,800   $                115,600  

Large capital facilities costs signal the need for developing additional revenue sources.  
Impact fees are probably the most appropriate and easily accessible revenue source for 
funding capital facilities improvements made necessary by future development.   

The large lot development pattern explored in the low density alternative would add 
significantly to both the operations and capital facilities costs of providing county services 
and facilities for the projected 4000 units in the unincorporated portions of the Gunnison-
Crested Butte corridor.  In fact, low density operations costs are expected to be $2.3 million 
more annually than the high density alternative.  Low density alternative capital improvement 
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costs will be nearly $17 million more than the high density alternative.  These differences are 
entirely attributed to increased driving (vehicle miles traveled) associated with each 
alternative.   

FINDINGS BY DEPARTMENT  

Road & Bridge 

• Providing Roads is among the most expensive duties of the County.  Currently it 
costs $24 per year, per average daily vehicle mile traveled, on County Roads to 
provide road maintenance and $173 (one time cost) in capital improvements 
per additional vehicle mile traveled associated with future development.    

• The large lot, dispersed, decentralized rural development pattern represented 
in the low density alternative results in a significant amount of driving on 
County Roads beyond what the more compact, medium and low density 
alternatives would generate.  This additional driving translates directly into 
increased costs.  Both the operations costs and the capital facilities costs were 
nearly 4 times greater for the low density alternative than for the high density 
alternative. 

• There is nearly a projected $17 million dollar difference in capital facilities 
improvements costs between the High and Low density alternative for 
accommodating the projected 4,000 residential units.   

• Gunnison County road and bridge would benefit greatly by a property tax mill 
levy to off-set the instabilities of State revenue. 

• Impact fees re-direct some of the fiscal burden of developing new capital 
facilities away from the taxpayers at large and more directly towards the 
development generating the need for the expanded capital facilities.   

Administration 

• On average, it costs about $81,000 annually per administration employee to 
provide services to the public. 

• Maintaining current administration service levels will cost $1.5 million annually 
when Gunnison County adds 4000 additional units.  

• In order to accommodate the 18+ additional employees needed the County will 
need an additional $246,000 worth of administration space.  Failure to provide 
adequate space could make it impossible for the County to keep up with the 
staffing needed to accommodate new development since the availability of 
work space can be the limiting factor dictating whether or not the County hires 
additional administration employees.   

• Administrations costs are the same for the Low, Medium, and High Density 
alternatives.   

Law Enforcement 

• The current Level of Service (LOS) provided by the Sheriffs office is 2.1 
officers/support staff per 1,000 residents and .2 officers/support staff per 
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100,000 sq. ft. of non-residential floor area.  Traffic enforcement level of 
service is about $.40 per average daily vehicle mile traveled on County Roads. 

• 33% of the demand for law enforcement is related to traffic enforcement. 
• Due to the varying daily vehicle miles traveled associated with the 3 Land Use 

Alternatives, providing law enforcement for the 4000 units under the low 
density alternative will cost $37,800 per year more in operational expenses 
than under high density.  This cost is roughly equivalent to ½ of a Sheriff 
Department’s employee. 

• The low density alternative will cost $37,500 more (capital -one-time cost) than 
the high density alternative. 

Jail 

• The current operations level of service is $50 per resident per year to maintain 
the Jail. 

• According to the Preliminary Design Study for the Gunnison County Justice 
Center Expansion the target level of service for the jail is 5.7 beds per 1,000 
residential units, for a one time cost of over $211,000 per 1000 residential 
units.   

• Dynamic Analysis is not necessary for the Jail because it is a centralized facility 
that generally does not detain a significant number of traffic offenders.    

• The projected 4,000 residential units in the unincorporated County will require 
another 4.3 jail staff people and will cost about $200,000 annually. 

• Maintaining the target level of service for Jail facilities will require $846,000 in 
capital expansion.    

County Health 

• Because the health department serves County Residents, 100% of the demand 
for health services is driven by residential land uses.  

• The County health department’s Level of Service for health services is 1.1 
employees per 1,000 residents at a cost of nearly $65,200 per year.  

• The County health department’s facilities Level of Service is $30,500 per 1000 
residential units 

• 4,000 additional residential units projected in the Gunnison-Crested Butte 
Corridor Comprehensive Plan Land Use Alternatives will create the need for 4-5 
additional staff members, at a cost of about $261,000 per year, and an 
additional $122,000 worth of facility space.   

Miscellaneous Services and Facilities 

• The mean extension service expenditures 2002-2004 divided by the number 
of residential units yields an annual operations  cost of $58,700 per 1000 
residential units 

• 100% of the demand for general fund miscellaneous services and facilities  
can be attributed to residential land uses 
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• Over $¾ million dollars worth of space for miscellaneous County facilities is 
necessary to maintain the current level of service for the projected 4,000 
residential units in the unincorporated Gunnison - Crested Butte corridor.   

• Almost 4 new employees will be needed to serve the projected 4000 units. 

Human Services 

• Because Human Services are highly reliant on State and Federal funding, it 
follows that the department should conduct an in depth study of the future of 
this funding and plan accordingly. 

• Due in large part to the property tax mill levy, future development of 4,000 
residential units will actually result in a surplus that looks to be adequate to 
cover all of the operations costs in addition to the $115,000 capital facilities 
improvements. 

Conclusions 

• Current tap and monthly fee revenues appear to be adequately covering 
production and facility expansion costs 

• The high density alternative will have the least impact on the City Water service 
as it places the fewest future units within the City’s service area.  

• The medium density alternative will have the greatest impact on the City Water 
service as it places the greatest number of units within the City’s service area.  

 

The following pages graphically layout the low, medium, and high density alternatives.  
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E X I S T I N G  C O N D I T I O N S  A N D  P R O J E C T E D  G R O W T H   

Because some County services are provided to incorporated and unincorporated areas in the 
County while others are provided primarily in the unincorporated areas, it is necessary to 
determine demand units for both.  Data sources are listed in the right column of Figure 4.  
Population projections for the entire County were obtained directly from the CO department 
of Local Affairs Demography Section website.1 

GUNNISON COUNTY DEMAND UNIT TRENDS AND PROJECTIONS 

Figure 4.  Gunnison County demand units 2002: Base Year 

 Demand Units  
Base Year 2002 Source 

Residential Units (Entire County) 9,664 CO Demography Section 

Residential Units (Unincorporated County) 4,940 CO Demography Section 

Population (Entire County) 13,999 CO Demography Section 

Population (Unincorporated County) 6,233 CO Demography Section 

Non-Residential Sq. Ft. (Unincorporated County) 2,440,535 Assessor Database 

Non-Residential Sq. Ft.(Entire County) 6,931,908 Assessor Database 

Gunnison County % Seasonal Housing Units 34% U.S. Census 

Housing Vacancy 4% U.S. Census 

Average Owner Occupied HH Size Gunnison Co 2.3 U.S. Census 

Entire Gunnison County Jobs 9,321 CO Demography Section 

Gunnison County Registered Vehicles/Housing Unit 1.9 CO Dept. Of Local Affairs 

Total VMT on Gunnison County Roads 161,977 RPI GIS Model (See Appendix X) 

Residential VMT 154,112 RPI GIS Model (See Appendix X) 

Non Residential VMT 7,865 RPI GIS Model (See Appendix X) 

   
 

                                                                 
1 http://www.dola.state.co.us/demog/index.htm 
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Figure 5. Projected Gunnison County demand units resulting from 4,000 additional residential units in 
Unincorporated County 

 
Land Use Alternatives 

Projected  
Growth 

Source 

Residential Units (Unincorporated County) 8,940 Gunnison County Comprehensive Plan 
Land Use Element 

Population (Unincorporated County) 15,433 Gunnison County Comprehensive Plan 
Land Use Element 

Total VMT on Gunnison County Roads 
(Low Density Alternative) 129,700 RPI GIS Model (See Appendix X) 

Total VMT on Gunnison County Roads 
(Medium Density Alternative) 40,300 RPI GIS Model (See Appendix X) 

Total VMT on Gunnison County Roads 
(High Density Alternative) 33,200 RPI GIS Model (See Appendix X) 

   

Population 

Gunnison County gained over 3,000 people between 1990 and the 2002 for a total of 
13,999 people in 2002.   

Housing Units 

The housing stock in Gunnison County (commonly called housing units) increased by nearly 
2,400 housing units between 1990-2002.  RPI assumes that the county will maintain its 
current ratio of 2.3 residents per housing unit. 

Vehicle Miles Traveled 

Vehicle miles traveled are the most accurate units for measuring the amount of driving 
occurring on County Roads.  RPI developed a model to calculate current vehicle miles 
traveled and projected vehicle miles traveled for the low, medium, and high density land use 
alternatives using CommunityViz GIS software.  For a full description of the methodology 
used to calculate and project vehicle miles traveled for the Land Use Alternatives, see 
Appendix.   

Gunnison County Non-Residential Square Footage 

The two basic development categories are residential and non-residential.  Non-residential 
development consists of all of the improvements in the County other than residential units.  
This includes commercial structures, office space, warehouses, government/institutional – 
everything but housing.   

Gunnison County Assessor “CAMA” level data allowed RPI to inventory all of the non-
residential structures in Gunnison County.  The detailed CAMA database attributes allowed 
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RPI analysts to sort the buildings by use (merchandising, office, warehouse, industrial, 
government, etc.)  and to add the square footages by use type.    

Because the 2004 Gunnison County Gunnison-Crested Butte Corridor Comprehensive Plan 
Land Use Alternatives Element emphasizes only residential development in the 
Unincorporated County, the main purpose of calculating the non-residential square footage 
was to account for its share of the current level of service.  This ensures that the cost of 
providing services and facilities for residential development is not over-estimated.   
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R O A D  A N D  B R I D G E  -  D Y N A M I C  A N A L Y S I S  

THE AMOUNT OF DRIVING AND THE COST OF PROVIDING COUNTY ROADS 

The County Roads system is the most directly affected by development patterns.  The 
Gunnison County Gunnison-Crested Butte Corridor Comprehensive Plan proposes three land 
use alternatives for accommodating 4,000 residential units in the unincorporated County: 
low density (large lot rural development), medium density (exurban development), and high 
density (compact, urban development). 

Increased traffic is one of the most noticeable effects of growth.  New land uses nearly 
always cause new traffic.  When someone builds a home on a vacant residential lot, 
additional traffic is generated by that homes residents, whether they are full or part-time.  
Almost all types of commercial and institutional land uses will produce traffic where none 
existed before.   Incremental increases in land uses in turn leads to an incremental increases 
in traffic.   

Increased traffic is a result of increased driving.  The most accurate way to measure the 
amount of driving occurring is to measure the Vehicle Miles Traveled.  The more vehicle miles 
traveled a roads system has to support, the more it will cost to maintain the current level of 
service.   

Vehicle Miles Traveled (VMT) are the ultimate source of demand for road operations, 
maintenance, and capital improvements.   While some natural forces contribute to road 
maintenance (water and erosion damage, etc.), driving is the prime reason for road 
degradation over time.    Similarly, intersections and stretches of roads that were once safe 
become unsafe with the addition of more vehicles.  The County may choose to make the 
intersections safe again by improving it with turn lanes, shoulders, stoplights, or other capital 
improvements.  If a two-lane road begins to back-up severely because of the buildout of 
development along it, it may be necessary up-grade it to 4-lanes, a very costly, but 
sometimes crucial capital improvement.   

MEASURING VEHICLE MILES TRAVELED FOR LAND USE ALTERNATIVES - DYNAMIC ANALYSIS 

To what degree does the cost of providing County Roads vary with each of the land use 
alternatives: Low, Medium, and High Density Alternatives? 

Analytical Steps and Methodology 

In order to project costs, RPI first calculated the current cost per Vehicle Mile Traveled on 
County Roads.  This number represents the current level of service for county roads.  The 
following steps are necessary: 

1. Calculate the current vehicle miles traveled on County Roads. 
2. Isolate the current cost of providing maintenance and capital improvement of County 

Roads.   
3. Divide the costs by the vehicle miles traveled to get current level of service 

Rural Planning Institute 
22



Development Impact Analysis  Gunnison County  

4. Calculate the vehicle miles traveled on County Roads generated by each of the Land 
Use Alternatives in the Gunnison-Crested Butte Corridor Comprehensive Plan (low, 
medium, and high density alternatives accommodating 4,000 residential units). 

5. Multiply the costs by the vehicle miles traveled in the low, medium, and high density 
alternative land use patterns accommodating the 4,000 projected residential units to 
determine the differential costs of accommodating each alternative.   

COMMUNITYVIZ MODEL 

RPI developed a dynamic model using CommunityViz and Arc Map Geographic Information 
Systems Software that estimates vehicle miles traveled for existing and projected 
development based on where it is located in the County.  The model operates on the 
following assumptions and relationships: 

Isolating Areas of Development Served by County Roads 

Two geographic factors limit impacts on County Roads: 

1. Vehicle miles traveled occurring in municipalities will ultimately be paid for by 
municipal tax payers.   

2. Development on properties adjacent to State highways without easy access to County 
roads will also have little direct impact on County Roads.   

The map at the end of this chapter depicts the “Parcels Using County Roads” that are 
assumed to use County Roads as their main access.   

Calculating Vehicle Miles Traveled Based on Existing Land Uses 

Assumption 1:  Average Daily Vehicle Miles Traveled for a particular land use on a particular 
property is equal to the average daily trips associated with that land use multiplied by the 
distance along County Roads that traffic from that land use must travel to get to State 
highways or to a municipal streets system.  The underlying assumption is that nearly all 
traffic on County Road parcels is headed to or coming from a State Highway or a municipal 
street system.  

Assumption 2:  According to the Institute of Transportation Engineers Trip Generation Manual 
(6th Edition), a single family residence produces 9.6 average daily vehicle trips.  RPI assumes 
that this estimate, based largely on urban traffic studies holds true in Gunnison County.  
There is no conclusive evidence to suggest that trip generation rates decrease in rural areas, 
in fact, recent studies in nearby Montrose County suggest the opposite, that is, that rural 
residential properties actually produce more than 9.6 average daily trips.  Non-residential trip 
generation figures from the Trip Generation Manual are assumed to hold true for Gunnison 
County as well.     

Based on these assumptions RPI developed a CommunityViz Model that locates the 
approximate access point on county roads for and measures the distance from that point to 
the nearest State highway or municipal streets system.   

The Geo-database supporting the CommunityViz model includes detail on the land uses 
occurring on each parcel in the county from the Assessor Database.  This database includes 
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parcel by parcel information on type of use (single or multi-family residential, retail, 
warehouse, etc.), sq. ft. of primary structures, year built, etc.   

The CommunityViz model calculates the average daily trips for each parcel by applying the 
land use details of each property (number of residential units, sq. ft. of commercial floor 
area) to the Trip Generation Manual average daily trip rates.  It then multiplies the trip 
generation by the distance traveled on country roads to get to a State highway or Municipal 
streets system to get the Vehicle Miles Traveled. 

Calculating Vehicle Miles Traveled for Low, Medium, and High Density Alternatives 

The functionality of the CommunityViz model was further extended to calculate the vehicle 
miles traveled for the 4,000 residential units according to their layout in the low, medium, 
and high density alternatives. 2   

The calculations were executed in the same manner as the calculation of the existing vehicle 
miles traveled.  The land use alternatives are mapped in 160 acre ‘cell’ units.  Each 160 acre 
cell, represented by varying densities in each of the Future Land Use alternatives, has a set 
number of units attributed to it.  This number of units was applied to the Trip Generation 
Manual average daily trip rates (9.6 daily for a single family residence) to calculate the 
average daily trip for each cell.  The model then calculated the distance vehicles would need 
to travel along County roads to get to the nearest highway or municipal streets system.7  The 
product of these two quantities is the vehicle miles traveled for each cell.   

Model Results 

Figure 6.  Vehicle Miles Traveled: Current and Land Use Alternatives 

Current Vehicle Miles Traveled on County Roads 161,980 

Low Density Alternative Vehicle Miles Traveled on County Roads   129,660  

Medium Density Alternative Vehicle Miles Traveled on County Roads     40,260  

High Density Alternative Vehicle Miles Traveled on County Roads     33,190  

These results are consistent with heuristic reasoning.  If a residence is further along a county 
road from the arterial access that ties this residence in with the rest of the transportation 
system, motorists driving to and from the residence to conduct their daily lives are simply 
going to drive more miles.  We have no reason to believe that rural dwellers drive less than 
the well established averages in the Trip Generation Manual - because they live far out on 
County roads, they simply have a longer trip to the arterial system (the Highways).   

                                                                 
2 With some relatively simple commands Community VIZ was able to ‘stack’ the distances of  road segments 
and each population cell (growth alternatives) or parcel (existing conditions) was commanded to ‘get’ the 
‘distance to highway or municipal streets system’ value from the center of nearest county road segment.  
Municipal and highway access parcels were excluded from the analysis. 
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The low-density alternative includes many development parcels deep into the side valleys of 
the unincorporated portions of the Gunnision-Crested Butte corridor.  This development 
pattern results in more traffic producing residences far out on County Roads, resulting in the 
accumulation of all of those relatively long trips to get to the highway (or to a municipal 
streets system).    The medium and high density alternatives focus more development 
adjacent to the existing municipalities (some of which would likely be annexed).  In addition, 
the medium and high density alternatives tend to cluster development in the unincorporated 
areas around existing developed areas, which tend to be closer to the highway, much of 
which would directly accesses the highway avoiding county roads altogether.  

ROADS OPERATIONS AND MAINTENANCE LEVEL OF SERVICE 

Maintaining County Roads is costly at nearly $4 million annually. Dividing this by the total 
vehicle miles traveled in the County yields a cost per average daily vehicle mile traveled of 
$24.   

Figure 7.  Existing LOS Operations & Maintenance Cost per VMT 

 
Operations and 
Maintenance 
(Annual Cost) 

Per Average Daily Vehicle Mile Traveled  $                       24  

ROAD CAPITAL FACILITIES LEVEL OF SERVICE 

Estimating the cost of maintaining the current level of service for road capital facilities 
requires a multifaceted approach.   

Fleet and Shop Facilities 

Expanding the equipment fleet and maintaining an adequately sized and equipped shop are 
crucial elements of keeping a Road and Bridge department’s capacity in line with the 
demand.   

Figure 8.  Road and Bridge Equipment and Shop Level of Service 

Value of Equipment Used by Rd and Bridge  $                       2,657,236  

Value of Rd & Bridge Shop  $                         142,165  

Total  $                       2,799,401  

Value of Facilities and Equipment 
per Vehicle Mile Traveled  $                                 17  

The value of road and bridge equipment was isolated from the total value of public works 
equipment using the data and methods demonstrated in the Appendix Derivation of Value of 
Road and Bridge Equipment.  This value was then divided by the total current vehicle miles 
traveled on County roads summarized above.   
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Incremental Paving 

By analyzing the County Road GIS layer, RPI determined that there are about 100 miles of 
paved roads currently in the County.  Probably the most common capacity related road 
improvements rural counties provide is to pave gravel roads.  As the unincorporated county 
continues to grow and develop, the Vehicle Miles Traveled will increase and the County will 
need to incrementally pave County roads.   

The current level of service for paved county roads is .6 miles of county Roads per 1,000 
Vehicle miles traveled.  Local contractors estimate the cost of providing base rock, gravel and 
asphalt for a standard county road will be about $250,000 per mile in the Gunnison- Crested 
Butte corridor3.   Therefore the cost to maintain the current level of service for incremental 
paving is $151 per average daily Vehicle Mile Traveled. 

Figure 9.  Incremental Paving Level of Service 

Miles of Paved County Roads 98 
Miles of Paved County Roads  
per 1,000 Vehicle Miles Traveled 0.61 

Cost per Mile to Pave Gravel Roads  $                    250,000  

Cost of Incremental Paving per  
Average Daily Vehicle Mile Traveled  $                               151  

Plan-Based Target Level of Service 

The Upper Gunnison Valley Transportation Plan (1999, Charlier Associates) specifies 
widening and intersection improvements along Gothic Road.  Generally the capacity horizon 
for such road improvements is 20 years.   Using projections for traffic on Gothic Road 
developed from County traffic count data.  RPI determined that there will be a 54% increase 
in traffic between 2004 and 2025, which is the comprehensive plan horizon.  If traffic 
throughout the County increases at the same rate as it is projected on this major arterial 
road, there will be almost 250,000 VMT in the County in 2025.  At this point, the proposed 
improvements to Gothic Road are likely to be at capacity, so RPI divided the cost of the 
improvements by the future VMT when the improvements meet capacity to obtain the target 
level of service.   

Figure 10.  Plan Based Improvements Target Level of Service 

Plan-Based Improvements  $  1,254,000  

Cost per Average Daily Vehicle Miles Traveled  $            5.00 

Total Capital Facilities Level of Service 

Adding all of these components of the cost of maintaining current and target levels of service 
for County Roads capital facilities yields a total one time cost of $173 per vehicle mile 
traveled.   

                                                                 
3 Asphalt estimate provided by United Companies and gravel and base work quoted by JCI Construction 
and Spelone Contracting.  Estimators in these companies cautioned that these were ‘ballpark’ estimates and 
that trucking distance and degree of prep work could drastically impact the price per mile.   
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Figure 11.  Roads Capital Facilities Level of Service  

 Capital Facilities 
(One-Time Cost) 

Per Average Daily Vehicle Mile Traveled  $                      173  

FUTURE COST OF MAINTAINING ROADS LEVEL OF SERVICE 

The Gunnison County Gunnison-Crested Butte Corridor Comprehensive Plan low density 
(large lot rural development), medium density (exurban development), and high density 
(compact, urban development) Land Use alternatives all result in different total Vehicle Miles 
Traveled for the projected 4,000 residential units (see previous sections).  This means that 
each alternative will bear Roads costs in proportion to the differences in Vehicle Miles 
Traveled.   

Figure 12.  Cost of Maintaining Level of Service for Projected 4000 Residential Units 

 
Operations and 
Maintenance 
(Annual Cost) 

Capital Facilities
(One-Time Cost 
During Buildout) 

Low Density Alternative  $                       3,111,700   $            
22,483,700  

Medium Density Alternative  $                         966,100   $              
6,980,800  

High Density Alternative  $                         796,600   $              
5,755,800  

Difference Between High and Low Density Alternatives  $                       2,315,100   $  16,727,900  

ROAD AND BRIDGE REVENUE PROJECTIONS 

Having projected the cost of maintaining operations and maintenance 2000 level of service 
in 2025 and estimated the cost of the priority road improvements, we are now ready to 
project the revenues and compare the costs to the revenues in the fiscal summary.   

Figure 13.  Revenue Projections from 4,000 Additional Residential Units in Gunnison-Crested Butte Corridor  

Source Revenue from 4,000 Additional  
Residential Units in Gunnison-Crested Butte Corridor 

Taxes                                     $  118,493  

Inter Governmental                                     $  574,626  

Service Charges                                       $  30,757  

Miscellaneous                                         $  4,962  

Transfers                                       $  98,501  

Total                                     $  827,342  

Line item projection methodology was used to estimate the revenues produced by 4,000 
residential units in the unincorporated County for the Road and Bridge fund.  See Appendix 
Figure X for details on the line item revenue projections.   
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The Highway Users Tax Fund revenue required a special projection (State allocated gas tax) 
which accounts for nearly $2 out of every $3 worth of Road and Bridge revenue.   HUTF 
revenues are collected by the State as gas tax and reallocated back to the County.  The most 
reliable way to project HUTF revenues is to use the increase in allocations that the CDOT 
Finance Department projects over the next 20 years for local government.   

By the time the 4,000 units are projected to be built in the unincorporated portions of the 
Gunnison-Crested Butte corridor the statewide allocations of HUTF revenue will have 
increased 40% (see Appendix HUTF Revenue Allocations from the CDOT Budget to County 
Governments).  This is the rate by which the current HUTF revenues were increased to obtain 
a reliable HUTF projection.   

ROAD AND BRIDGE FISCAL SUMMARY 

Operation and Maintenance 

The Road and Bridge revenues are projected to fall short of covering operations and 
maintenance level of service for both the medium and low density alternatives (due to their 
relatively higher Vehicle Miles Traveled).  The high density alternative, on the other hand 
should yield an annual surplus.  The low density alternative is nearly 4 times more costly for 
roads operations and maintenance than the high density alternative and over 3 times more 
expensive than the medium density alternative.  The consequences of this extra expense 
become clear when the costs are compared to the revenues.   

Figure  14.  Road and Bridge Fiscal Summary  

 Total Annual Operations Costs 
(projected additional 4000 Units) Annual Revenues Balance 

Low Density Alternative  $                              3,111,700   $         827,300   $2,284,400 

Medium Density Alternative  $                                966,100   $         827,300   $   138,800 

High Density Alternative  $                                796,600   $         827,300   $   (30,700) 

Difference Between High  
and Low Density Alternatives  $                              2,315,100    $2,315,100 

Capital Improvements 

There is a projected $17 million difference in capital facilities improvements costs between 
the High and Low density alternative for accommodating the projected 4,000 residential 
units.   

Figure 15.  Roads Capital Facilities Improvements Costs 

 Capital Facilities 
(One-Time Cost During Buildout) 

Low Density Alternative  $                            22,483,700  

Medium Density Alternative  $                              6,980,800  

High Density Alternative  $                              5,755,800  

Difference Between High and Low Density Alternatives  $                            16,727,900  
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Clearly, the operations and maintenance budget will be consumed for operations and 
maintenance functions, so maintaining capital improvements service levels will be a major 
challenge for the County.   

CONCLUSIONS, CONSIDERATIONS, & RECOMMENDATIONS 

Integrate Fiscal Considerations for Roads into Land Use Planning 

This study has estimated the fiscal impacts of three alternative land use patterns on the road 
and bridge department.  It becomes clear that the large lot, dispersed, decentralized rural 
development pattern represented in the low density alternative results in a significant 
amount of driving on County Roads beyond what the more compact, medium and low density 
alternatives would generate.  This additional driving translates directly into increased costs.  
Both the operations costs and the capital facilities costs were nearly four times greater for 
the low density alternative than for the high density alternative.   

The roads department is one of the most expensive departments in the County and had the 
most direct connection to the land use patterns in the County that the Roads system serves.  
In this sense, land use planning and fiscal planning are very closely related.   

Ask Voters to for a Road and Bridge Mill Levy 

The Gunnison County road and bridge mill levy is non-existent.  This lack of local revenue 
(other than specific ownership tax) makes for several difficult challenges for the Gunnison 
Road and Bridge department, particularly when State allocations begin to fluctuate widely 
and unpredictably.   

Paying for Capital Improvements Using Impact Fees  

Impact fees re-direct some of the fiscal burden needed for new development away from the 
taxpayers at large and more directly towards the development generating the need for the 
expanded capital facilities.  Impact fees do not require a public vote. 

While impact fees can serve an important role in financing public infrastructure, they are 
subject to several limitations and restrictions.  Case law dictates that governments or 
districts can only use impact fees for building capital facilities capacity made necessary by 
new development and that can be shown to benefit that development.  They may not be 
used for existing deficiencies or operations.   

Funds from impact fees must be ‘earmarked’ for defined capital improvements.  Impact fees 
are also generally subject to legal standards including: demonstration of need, rational 
nexus, and rough proportionality.  Until recently there was no specific enabling legislation in 
Colorado for impact fees, but Colorado SB 15 specifically authorizes that statutory Counties 
have the authority to impose impact fees.  All of the limitations and restrictions can be 
addressed in a rigorous impact fee support study.   

In the context of the road and bridge department’s current and projected fiscal situation, an 
impact fee would be inadequate to cover projected costs.  Because impact fee revenue can 
be used only to pay for capacity related capital improvements (paving gravel roads, creating 
extra lanes, reducing curve radii, intersection improvements, etc.) the operations and 
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maintenance shortfalls projected above must be covered with other funds.   Furthermore, 
impact fees cannot be used to pay for backlog - only for maintaining service levels given the 
impacts of new development.   

Create a Road Utility 

While this is virtually unprecedented for a County, it may be worth looking into the legal 
issues surrounding the conversion of the road system into a utility that would be treated 
much the same as a water or sewer system with an initial fee for capital improvements and 
then periodic service fees for operations and maintenance.  This was implemented in Fort 
Collins, challenged in the State Supreme Court, upheld, and subsequently dropped by the 
City Council for political reasons.     
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C OU NT Y  G ENER A L  F U N D  D E P A R T M E N T S  

The County budget is separated into 25 separate funds, the largest of which is the General 
Fund.  General Fund expenditures are organized into over 30 separate, but often related, 
County functions.  RPI analysts sorted these functions into 5 broader, but functionally distinct 
categories:   

1. Administration, which includes the following: 

• County Manager/Commissioner’s Office  
• Finance 
• Planning and Building 
• County Clerk 
• Assessor 
• Treasurer 
• Coroner 
• D.A. 

2. Sheriff Law Enforcement 

3. Health Services 

4. Jail 

5. Other Miscellaneous General Fund Services and Facilities includes several unrelated, 
difficult to classify general fund functions:  

• Extension Services 
• Fairgrounds 
• Veterans 
• Contributions 
• Historic Preservation 
• Seniors 

Classifying the general fund expenditures into these categories provides a framework from 
which to establish levels of service as they relate to demand units (e.g. housing units, 
population, non-residential sq. ft., etc.).  Such classifications allow RPI analysts to project the 
cost to the entire general fund of maintaining service levels based on new demand units.  
Cost estimates for the entire general fund can then be compared to the total projected 
general fund revenue. This total general fund fiscal analysis is crucial because revenues 
have sub-classifications, which do not relate line by line to the expenditures.   

In this section we will estimate the cost of the projected growth through2025 on all general 
fund departments (or functions) of the Gunnison County Government: Administration, Sheriff, 
Jail, County Health, Extension Service, and Fairgrounds.  Cost estimates include both 
operations/maintenance costs and capital facilities costs.4  

                                                                 
4 Health, Extension Service, and Jail do not include capital facilities costs estimates.  Originally, the County 
did not request analysis of those departments, but it was necessary to estimate the annual operations cost 
or all County general fund departments in order to properly compare costs to revenues in the general fund 
fiscal summary.   
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A D M I N I S T R A T I O N  

INTRODUCTION 

Incremental growth has impacts on County administration that are less obvious than those 
on other departments and districts, nonetheless impacts on administration are just as real 
and can affect the quality and efficiency of County services in significant ways.  For the 
purposes of this analysis, the County Administration consists of many departments including: 

• County Manager and Commissioner’s Office  
• Finance 
• Planning and Building 
• County Clerk 
• Assessor 
• Treasurer 
• Coroner 
• D.A. 
• County Attorney 
• Personnel 
• Facilities Maintenance 

County administration is the headquarters for all County operations, and drops in service 
levels from the headquarters will ultimately affect the entire County.   

Undoubtedly, more people and business activity create more demand for County 
administrative services.  This increased demand translates into more staff, facilities, and 
equipment.   The key to maintaining a quality administration service level is for the County to 
increase administration resources in proportion to the growth in population and business 
activity. Essentially, this means the County must increase its administration staff, facilities 
and resources that the public, and elected and appointed officials need in order to function 
properly.  Failure to maintain this proportionate increase will degrade the service levels for 
the entire County.   

METHODOLOGY 

The first step is to determine in what proportion the County’s administrative resources are 
expended on the residential and non-residential sectors respectively (proportionate share).  
Residential population and non-residential square footage are divided into the existing 
operational expenditures and the value of building space to yield the existing Level of Service 
(LOS) per demand unit.  4,000 residential units (Land Use Alternatives growth horizon) can 
then be multiplied by the cost of maintaining the existing level of service to calculate the cost 
of providing administrative services to these units.  Since administrative services are 
centralized in Gunnison, they not assumed to vary between the land use alternatives and so 
do not warrant a dynamic analysis.   
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PROPORTIONATE SHARE 

In essence, the breakdown between residentially driven demand for administration and non-
residentially driven demand is the amount demand for County Administration that each of 
these development types generates. Residential development creates more capacity for 
additional population, and more people means more demand on the administration while 
non-residential development generates activity and commerce, which ultimately influences 
the demand for Administrative Services.   

Throughout this report, the breakdown between residential and non-residential demand is 
referred to as the Proportionate Share. To calculate proportionate share for administration 
RPI analyzes administration department by department and uses several ratios to estimate 
the proportion of residential vs. non-residential demand.5  See Appendix Detailed 
Administration Proportionate Share for data and calculations.   

 Figure 16.  Administration Proportionate Share 

Residential Share of 
Demand

85%

Non-Residential Share 
of Demand

15%

 

OPERATIONS LEVEL OF SERVICE 

Currently, Gunnison County administration requires 52 FTEs (full-time equivalent employees 
at 40 hours per week).  Administration employees applied to the proportionate share above 
yields a level of service of 4.5 administration FTEs per 1,000 residents in the County and .1 
FTEs per 100,000 sq. ft. non-residential development.  Because most of the County’s 
administrative responsibilities extend into the municipalities, the population and non-
residential sq. ft. used in the above calculation includes the entire County. 
 
Figure 17.  Administration Operations Current LOS 

 Administration 
Staff 

Operations and Maintenance 
(Annual Cost) 

Per Residential 1,000  Residential Units 4.5 $         367,900 

Per 100,000 s.f. Non-Residential Floor Area 0.1 $             9,200 
   

The cost of staffing one administration employee is about $81,000 annually.  This is an 
across the board average for the County Administration and includes overhead, insurance, 
benefits, buildings and grounds maintenance, etc..  This means that every 1,000 residents 
cost the general fund almost $370,000 and each 100,000 sq. ft. of non-residential 
development costs the Administration $9,200 per year.   
                                                                 
5 Value of residential to non-residential property; number of residential to non-residential building permits, 
ratio of residents to employees 
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CAPITAL FACILITIES LEVEL OF SERVICE 

RPI’s analysis of a facilities inventory conducted by the County Manager’s office and the list 
of employees kept by the Finance department revealed that Administration departments 
currently occupy nearly $600,000 worth of building space.   
   
  Figure 18.  Current Gunnison County Administration Capital Facilities Level of Service 

  Capital Facilities 
(One-Time Cost) 

Per Residential 1,000  Residential Units  $            61,500  

Per 100,000 s.f. Non-Residential Floor Area  $              1,500  
  

Cost of Maintaining the Current Level of Service for Administration in 2025 

The projected 4000 units in the Land Use Alternative section of the Gunnison-Crested Butte 
Comprehensive Plan will create a need for 18+ full time equivalent administration employees 
at a cost of nearly $1.5 million annually.   
 
In order to maintain that Level of Service (LOS) the County will need another $246,000+ 
worth of administration space.   
 
Figure 19.  Costs of Maintaining Current LOS for Administration 

 
Administration 

Employees  
Needed 

Annual Operations 
Cost 

(all growth 
alternatives) 

Capital Facilities 
One Time Cost 

(all growth 
alternatives) 

Projected 4,000 Housing Units 18.2  $          1,471,653   $          246,000  

Because administration services are centrally located and not affected by development 
patterns in a tangible manner, no Dynamic Analysis is necessary for administrative services. 
The cost is the same for the Low, Medium, and High Density alternatives.   

CONCLUSIONS 

• On average, it costs about $81,000 annually per administration employee to 
provide administrative services to the public. 

• The cost of staffing  the 18+ administration employees needed to maintain the 
current Level of Service given the projected 4,000 residential units will cost 
about $1.5 million annually. 

• In order to accommodate the 18+ additional employees needed the County will 
need an additional $246,000 worth of administration space.  Failure to provide 
adequate space could make it impossible for the County to keep up with the 
staffing needed to accommodate new development since the availability of 
work space can be the limiting factor dictating whether or not the County hires 
additional administration employees.   

• The cost is the same for the Low, Medium, and High Density alternatives.   
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L A W  E N F O R C E M E N T  -  D Y N A M I C  A N A L Y S I S  

INTRODUCTION 

The Gunnison County Sheriff’s department, like other County departments, must increase its 
resources as the County grows.  This increase in demand for law enforcement is driven by 
three trends: 1) growth in resident population, 2) growth in commercial and 
government/institutional activity accompanied by increased population, 3) increased traffic. 
Failure to increase law enforcement as the unincorporated County grows will result in a drop 
in the level of service.  This could translate into lower patrolling intensities, less traffic 
enforcement, truncated crime prevention programs, and possibly lower response times as 
the County develops in its more remote areas.     

Dynamic Analysis:  Because 1/3 of the Sheriff’s department resources are dedicated to 
traffic related law enforcement. The Low, Medium, and High Density Land Use Alternatives 
outlined in the Gunnison-Crested Butte Corridor Comprehensive plan all have different levels 
of traffic and driving associated with them. Therefore, the Sheriff’s department warrants a 
dynamic analysis to evaluate the different levels of demand for law enforcement associated 
with each land use alternative.    

PROPORTIONATE SHARE 

Traffic 

The Sheriff’s department estimates that about 1/3 of the departments law enforcement 
duties are dedicated to traffic enforcement.  The traffic estimated to be generated by existing 
Land Uses in the unincorporated County will be about 95% generated by residential land 
uses and the rest is non-residential traffic (see Appendix Traffic in Unincorporated Gunnison 
County).   

Crime 

RPI calculated the residential/non-residential proportionate share for the Sheriff’s law 
enforcement function using a chart of actual offenses as categorized by the Sheriff’s records 
office.  The manner in which these offenses are categorized allowed RPI analysts to ascertain 
what proportion of the actual offenses were related to the residential and non-residential 
sectors respectively (see Appendix for a detailed description of the establishment of the 
Sheriff’s Department proportionate share).   

Figure 20. Traffic and Crime Residential Vs. Non-Residential Demand for Law Enforcement 

Proportionate Share Calculations 

Traffic 33% 

Residential Traffic 32% 

Non-Residential Traffic 2% 

Crime 67% 

Residential Crime 39% 

Non-Residential Crime 28% 
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Adding together the residential and non-residential components yields the conclusion that 
70% of the demand for Gunnison County Law Enforcement is driven by activity related to 
residential development while 30% is driven by activity related to non-residential 
development.   

Figure 21.  Gunnison County Sheriff Proportionate Share  

Residential Share of 
Demand

70%

Non-Residential Share 
of Demand

30%

 

Operations Current Level of Service 

Currently, the Sheriff’s law enforcement consists of a combined staff of 15 full-time 
equivalent officers and support staff.  Given the residential proportionate share above (70%) 
and the 2000 population, this translates into 2.1 Officers and Support Staff per 1,000 
residents.  The non-residential proportionate share (5%) together with the 2000 non-
residential sq. ft. in Gunnison County yields a current level of service for the non-residential 
sector of .2 officers per 100,000 sq. ft. of non-residential floor area.  The cost per officer 
includes law enforcement administration staff, overhead, and dispatch services.  Note: 
operating costs includes vehicles. 

 
Figure 22.  Gunnison County Law Enforcement 2000 Operations Level of Service 

  Officers, Administration and 
Support Staff 

Operations and Maintenance 
(Annual Cost) 

Per Residential 1,000  Residential Units 2.1  $                  190,800  
Per 100,000 Sq. Ft. Non-Residential Floor Area 0.2  $                    16,300  
   

Capital Facilities Current Level of Service 

Providing office space and other necessary space for the Sheriff’s Department will require an 
additional $189,000 per 1000 residential units and $16,000 per 100,000 sq. ft. of non-
residential floor area.  This calculation is based on the percentage share of the Courthouse 
occupied by the Sheriff’s department and the inventory of county buildings and values 
summarized in Appendix. 

Rural Planning Institute 
37



Development Impact Analysis  Gunnison County  

Figure 23.  Gunnison County Law Enforcement Capital Facility Costs 

  Capital Facilities 
(One-Time Cost) 

Per Residential 1,000  Residential Units  $          188,900  
Per 100,000 Sq. Ft. Non-Residential Floor Area  $             16,100  
  

Dynamic Analysis: Cost of Maintaining Current Level of Service for Low, Medium, and High 
Density Land Use Alternatives 

Maintaining the current Level of Service for the projected 4,000 residential units required a 
two-tiered analysis: 

1. Analysis of the cost of maintaining the Level of Service for non-traffic related 
crime associated with the projected 4000 residential units. 

2. Analysis of the cost of maintaining the Level of Service for traffic enforcement given 
the higher levels of traffic associated with the low and medium density land use 
alternatives.   

Maintaining the level of service for non-traffic crime law enforcement (39% of total demand: 
see proportionate share section above) for the projected 4,000 units will require 3.3 
additional officers/support staff and will cost $295,000 per year for  operations and another 
one time cost of about $292,000 for facilities space.   

The traffic related demand for law enforcement varies with the amount of driving occurring 
under each of the three land use alternatives: Low Density, Medium Density, and High 
Density.   

Figure 24.  Vehicle Miles Traveled on County Roads for Each Land Use Alternative 

Low Density Alternative  
Daily Vehicle Miles Traveled 

  
129,655  

Medium Density Alternative 
Daily Vehicle Miles Traveled     40,256 

High Density Alternative  
Daily Vehicle Miles Traveled     33,191 

This analysis assumes that the demand for law enforcement will increase with the amount of 
driving occurring on County Roads.  Currently, traffic enforcement costs the Sheriff’s office 
about $0.40 per average daily vehicle mile traveled on County roads.  Given the vehicle miles 
traveled associated with each land use alternative, and the fixed cost of providing law 
enforcement for non-traffic related crime, it will cost between $410,000 and $372,000 per 
year for operations.  Capital facilities one time costs at buildout of the 4000 units will be 
similar.    
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Figure 25.  Maintaining Current Gunnison County Law Enforcement LOS  

 Traffic Operations Cost 
(Annual Cost) 

Traffic Capital Facilities Cost  
(One Time Cost) 

Low Density Alternative  $                   409,600   $                           405,600  

Medium Density Alternative  $                   374,600   $                           370,800  

High Density Alternative  $                   371,800   $                           368,100  
   

CONCLUSIONS 

• The current Level of Service (LOS) the Sheriff’s department currently provides 
is 2.1 officers and support staff per 1,000 residents and .2 officers and 
support staff per 100,000 sq. ft. of non-residential floor area.  Traffic 
enforcement level of service is about $.40 per average daily vehicle mile 
traveled on County Roads. 

• 33% of the demand for law enforcement is related to traffic enforcement. 
• Due to the varying daily vehicle miles traveled associated with the three land 

use alternatives, providing law enforcement for the 4000 units under the low 
density alternative will cost $37,800 per year more than under the high density 
alternative for operations.  This is roughly equivalent to ½ of a Sheriff 
Department’s employee. 

• The low density alternative will cost $37,500 more (one-time cost) than the 
high density alternative. 
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C O U N T Y  J A I L  

INTRODUCTION 

Gunnison County is preparing to initiate a 4.8 million dollar expansion of the Jail to serve 
current and future inmate population growth.   Increased inmate population is a clear 
function of increased crime.  The Sheriff’s proportionate share analysis demonstrates that 
crime is largely driven by increases in population and commercial and other non-residential 
activity.  This section evaluates the current cost of providing and staffing an adequate jail in 
Gunnison County and the projected cost to serve the 4000 units projected in the Land Use 
Alternatives section in the Gunnison-Crested Butte Corridor Comprehensive Plan.        

With the exception of DUI’s and other severe offenses, traffic violations rarely lead to jail-
time.   Furthermore, the jail is more of a centralized facility than a county-wide service that 
would be affected by development patterns.  Therefore the Jail, unlike the Sheriff’s 
department, does not warrant a Dynamic Analysis. 

PROPORTIONATE SHARE 

The jail detains criminals, so the demand for jails is driven proportionate to the residential 
and nonresidential demand for crime-related law enforcement demand (70% and 30% 
respectively).    

Figure 26.  Jail Proportionate Share 

Non-Residential Share 
of Demand

30%

Residential Share of 
Demand

70%

 

OPERATIONS AND MAINTENANCE LEVEL OF SERVICE 

The 2000 operations budget divided by the 2002 Gunnison County population yields the 
current operations level of service at $50 per resident per year to maintain the Jail.  A new 
facility could affect this level of service.   

Figure 27.  Jail Operations and Maintenance 

  
Staff Needed 

(Full-Time-
Equivalent) 

Operations and 
Maintenance 
(Annual Cost) 

Per Residential 1000 Residential Units 1.1  $         49,500  

Per 100,000 sq. ft. of Non-Residential Floor Area 0.1  $             300  
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CAPITAL IMPROVEMENTS LEVEL OF SERVICE 

Gunnison County is moving towards building a $4.8 million justice center expansion for the 
Jail.   Gunnison County recently conducted a preliminary design study for the Gunnison 
County Justice Center expansion (April 2004, Archetype Design Group).  This report calls for 
50 inmate beds by the year 2020.  The Demography section projects 20,051 people in 
Gunnison County in 2020, so the target level of service is 5.7 beds per 1,000 residential 
units.  Given the $52,000+ cost of accommodating a single inmate bed the cost of serving 
1,000 residential units quickly adds up to over $211,000. 

Figure 28.  Capital Facilities Target Level of Service 

  Capital Facilities 
(One-Time Cost) 

Per Residential 1000 Residential Units  $         211,500  

Per 100k Sq. Ft. of Non-Residential Floor Area  $             1,300  
  

COST OF MAINTAINING THE CURRENT LEVEL OF SERVICE FOR THE JAIL 

Given the costs listed above, the projected 4,000 residential units in the unincorporated 
County will require another 4.3 jail staff people and will cost about $200,000 annually.  
Maintaining the target level of service for Jail facilities will require $846,000 worth of inmate 
beds.   
 
Figure 29.  County Jail, Future Costs 

  Staff Needed 
(Full-Time-Equivalent) 

Operations and 
Maintenance 
(Annual Cost) 

Capital Facilities 
(One-Time Cost) 

Projected 4,000 
Housing Units 4.3  $            198,000   $            846,000  

CONCLUSIONS 

• The current operations level of service is $50 per resident per year to maintain 
the Jail. 

• According to the Preliminary Design Study for the Gunnison County Justice 
Center Expansion the target level of service for the jail is 5.7 beds per 1,000 
residential units, for a one time cost of over $211,000 per 1000 residential 
units.   

• Dynamic Analysis is not necessary for the Jail because it is a centralized facility 
that generally does not detain a significant of traffic offenders.    

• The projected 4,000 residential units in the unincorporated County will require 
another 4.3 jail staff people and will cost about $200,000 annually. 

• Maintaining the target level of service for Jail facilities will require $846,000 in 
capital expansions.  
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G U N N I S O N  C O U N T Y  H E A L T H  

INTRODUCTION 

The Health department, like the Jail, is not a central part of this analysis, but it is contained 
within the General Fund in the County budgeting system and so any fiscal trends within the 
health budget ultimately affect the entire general fund.  Thus, RPI chose to include the 
Health Department annual operations and maintenance in this analysis.  County Health is a 
centralized service and is unlikely to be affected by development patterns in the Gunnison-
Crested Butte corridor and so does not require a Dynamic Analysis. 

PROPORTIONATE SHARE 

Because Health services are for residents, the entire cost is attributed to the residential 
sector and thus a proportionate share calculation is unnecessary. Thus, the Health 
Department requires a simple average costing methodology in which we calculate the level of 
service per housing unit.   

OPERATIONS AND MAINTENANCE LEVEL OF SERVICE 

Because recent years have wrought substantial cuts in Federal and State funding for Health 
Services,6 it was necessary to use the most recent year’s staffing and budget and population 
estimates to establish the level of service LOS).  If RPI used the 2000 budget and population, 
it would reflect a higher LOS than currently exists.   

On average, each of the 10-11 staff members of the Health Department costs just over 
$61,000/year for salary, supplies, and other overhead.  Given the 2002 housing units in 
Gunnison County (including municipalities) and the current staff, the County health 
department’s Level of Service for health services is 1.1 employees per 1,000 residents at a 
cost of nearly $65,200 per year. 

   Figure 30.  Health Department Operations and Maintenance Level of Service 2002 

  Health Staff 
Operations and 
Maintenance 
(Annual Cost) 

Per Residential 1,000  Residential Units 1.1  $             65,200  

CAPITAL FACILITIES LEVEL OF SERVICE 

Dividing the health department’s share of the O’Leary building by the 1000’s of units in 
Gunnison yields the current value of County Health facilities per 1,000 residential units in the 
base year 2002 ($30,500 per 1000 residential units).  Failure to provide this additional 
space will result in a decline in the current level of service.   

                                                                 
6 HCBS money, Colo. Action for Healthy People, Injury Prevention, Personal Care fund. 
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Figure 31.  Health Department Capital Costs 

  Capital Facilities 
(One-Time Cost) 

Per Residential 1,000  Residential Units  $            30,500  

COST OF MAINTAINING CURRENT LEVEL OF SERVICE  

The additional 4,000 residential units projected in the Gunnison-Crested Butte Corridor 
Comprehensive Plan Land Use Alternatives will create the need for 4-5 additional staff 
members, at a cost of about $261,000 per year, and an additional $122,000 worth of 
facility space.  Compared to other departments, the capital facilities costs are far less than in 
other departments (Sheriff:$190,000/1000 units, Jail: $210,000/1000 units).  This 
probably reflects both a low use frequency among residents and a department able to serve 
a large number of people in a relatively small area.  

 Figure 32.  Health Department Costs 2025 

   Health Staff 
Operations and 
Maintenance 
(Annual Cost) 

Capital Facilities 
(One-Time Cost) 

Per Residential 1,000  Residential Units 4.3  $           260,800   $           122,000 

CONCLUSIONS 

• Because the health department serves County Residents, 100% of the demand 
for health services is driven by residential land uses.  

• The County health department’s Level of Service for health services is 1.1 
employees per 1,000 residents at a cost of nearly $65,200 per year.  

• The County health department’s facilities Level of Service is $30,500 per 1000 
residential units 

• 4,000 additional residential units projected in the Gunnison-Crested Butte 
Corridor Comprehensive Plan Land Use Alternatives will create the need for 4-5 
additional staff members, at a cost of about $261,000 per year, and an 
additional $122,000 worth of facility space.   
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M I S C E L L A N E O U S  G E N E R A L  F U N D  S E R V I C E S  A N D  
F A C I L I T I E S  

INTRODUCTION 

County General Fund Departments include several smaller departments that can be analyzed 
in aggregate:  

• Fairgrounds 
• Veterans 
• Contributions 
• Extension Services 
• Historic Preservation 
• Seniors 

These services are generally centralized and so are not tangibly affected by land use 
patterns.  Therefore this department did not warrant a Dynamic Analysis. 

PROPORTIONATE SHARE 

Since these services and amenities serve County residents, RPI employed average costing 
methodology assigning 100% of the demand to residential land uses.   

OPERATIONS AND MAINTENANCE LEVEL OF SERVICE 

RPI used standard methodology to analyze the Miscellaneous General Fund Services; first 
applying the proportionate share to the operations budget and then divided by the 1000’s of 
residential units in the County in 2002 to obtain the current level of service. 

The mean extension service expenditures 2002-2004 divided by the number of residential 
units yields an annual operations cost of $58,700 per 1000 residential units.    

Figure 33.  Miscellaneous General Fund Services and Facilities Operations and Maintenance Level of Service 

 Staff Operations and Maintenance 
(Annual Cost) 

Per Residential 1,000  Residential Units 0.9  $                                   58,700  

CAPITAL FACILITIES LEVEL OF SERVICE 

A large portion of the general fund miscellaneous capital facilities costs can be attributed to 
the cost of maintaining the current level of service for the fairgrounds facilities.  Fairground 
facilities in many rural communities are underutilized.  Fairgrounds capacity can be greatly 
increased with additional parking and through scheduling.  Lighting also can greatly add to 
the capacity of the facilities to serve.   
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Figure 34.  Miscellaneous General Fund Capital Facilities Level of Service  

 Capital Facilities 
(One-Time Cost) 

Per Residential 1,000  Residential Units  $           191,800  

COST OF MAINTAINING THE CURRENT LEVEL OF SERVICE 

Over $¾ million dollars worth of space for miscellaneous County facilities is necessary to 
maintain the current level of service for the projected 4,000 residential units in the 
unincorporated Gunnison - Crested Butte corridor.  The various 1-3 person county functions 
add up to a significant demand for staff: almost 4 new employees will be needed to serve the 
projected 4000 units. 

Figure 35.  2025 Costs   

 Staff Operations and Maintenance 
(Annual Cost) 

Capital Facilities
(One-Time Cost) 

Per Residential 1,000  Residential Units 3.7  $                                     234,800   $          767,200 

CONCLUSIONS 

• The mean extension service expenditures 2002-2004 divided by the number 
of residential units yields an annual operations cost of 58,700 per 1000 
residential units 

• 100% of the demand for general fund misc. services and facilities can be 
attributed to residential land uses 

• Over $¾ million dollars worth of space for misc. County facilities is necessary 
to maintain the current level of service for the projected 4,000 residential units 
in the unincorporated Gunnison - Crested Butte corridor.   

• Almost 4 new employees will be needed to serve the projected 4000 units. 
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G E N E R A L  F U N D  D E P A R T M E N T  R E V E N U E  P R O J E C T I O N S  

INTRODUCTION 

In addition to providing an analysis of the current level of service for each department, this 
study provides a cost benefit analysis of the 4,000 units projected in the Land Use 
Alternatives section of the Gunnison – Crested Butte Corridor Comprehensive Plan.   

While the levels of service and the projected costs for general fund departments are useful 
figures by themselves, in order to understand what the costs mean in the context of the 
larger fiscal picture, general fund revenues must be taken into account.  The various types of 
revenues all require unique methods to achieve the best possible revenue projections 

Because the purpose of the fiscal analysis is to analyze the costs associated with a number 
of residential units, the revenues need to be evaluated on a ‘per unit’ basis as well.   

PROPERTY TAX REVENUE 

The County collects a general fund mill levy of 13.28 (or 1.328%).  The most direct way to 
evaluate the property tax contributions of the development of 4000 residential units is to 
estimate the likely value of the structures.   It is assumed, for the purposes of this analysis, 
that home values will be the same in the future relative to the value of the dollar as they are 
today.  It may be that this relationship could change, but conservatively, no appreciation will 
be applied.   

RPI queried the Assessor database for all newer structures (from 1991 to current) and found 
that the median value of an entire piece of property in the unincorporated County is 
$281,000 (built since 1991), while the median value of a newer structure was over 
$213,000.    Multiplying this by the current assessment rate (7.96%) and the mill levy 
(1.328%) yields the annual general fund property tax revenue per residential unit of $298.7 

Figure 36. Property Tax Revenue per Unit 

  
Median Property Value  $          281,500  

Median Structure Value  $          213,600  

Assessment Rate 0.0796

Median Assessed Value  $            17,003  

County General Fund Mill Levy 0.01328

Annual Revenue per Unit  $                226  

It follows that the 4,000 typical newer units would produce almost $1 million annually for the 
general fund.   

                                                                 
7 Subject to a long trend decrease due to the state tax laws. 
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COUNTY SALES TAX 

The 1% County Sales Tax projections are based on the taxable retail expenditures for full-
time and part-time residents buying or building new homes in Gunnison County.  Part-time 
and full-time residents have different annual retail expenditures due to duration of 
occupancy of the unit and income.  See Appendix Full-Time and Part-Time Resident Retail 
Expenditures for detailed methods and calculations supporting the taxable retail 
expenditures.   

The taxable retail estimates can be weighted according to the ratio of full-time to part-time 
residents in Gunnison County according to the 2000 Census in order to arrive at one 
weighted average retail expenditure per occupied housing unit. 

Figure 37. Sales Tax Revenue per Unit   

 Annual Household Expenditures
 on Taxable Retail 

% of Occupied Housing Units 
(Census 2000) 

Full Time Residential Unit  $                                25,211  64% 

Part Time Residential Unit   $                                 7,563  36% 

Weighted Average Taxable Retail                                   18,900   

Annual Sales Tax Revenue per Unit  $                                    189   

Multiplying the nearly $19,000 in retail expenditures by the 1% sales tax rate yields an 
annual sales tax revenue per household of $189.   

OTHER REVENUE SOURCES 

Remaining revenue sources were projected to 2025 on a line by line basis according to the 
appropriate projections factors.  See Appendix for a detailed table of these projections.   

Line Item Projections 

The line item projections were classified into the following: 

• Misc. Taxes 
• Permits 
• Inter Governmental 
• Service Charges 
• Misc. 
• Transfers 

The methodology for projecting the revenue line items is described in detail in the Appendix 
and accompanying narrative.   

Adding in the property and sales tax projections above to the line item projections yields the 
following revenue projections: 
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Figure.  38.  General Fund Annual Revenue Projections for 4,000 Residential Units 

Source Revenue from Future  
and Existing Development 

Revenue from Future  
Development Only 

Taxes                                   558,497   $                               1,154,043  

Permits                                   217,258   $                                   44,288  

Inter Governmental                                   808,900   $                                 256,686  

Service Charges                                 1,391,697   $                                 359,067  

Miscellaneous                                   458,105   $                                 127,205  

Transfers                                 1,094,860   $                                 294,030  

Total   $                               2,235,320  

Source: See Appendix General Fund Line Item Revenue Projections 
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G E N E R A L  F U N D  C O S T / B E N E F I T  D Y N A M I C  A N A L Y S I S   

Having projected the revenues to be generated by the projected 4,000 units in the Land Use 
Alternatives section of the Gunnison-Crested Butte Corridor Comprehensive Plan, it is now 
possible to compare the revenues to the costs (for both annual operations and capital 
facilities) in a final general fund fiscal summary.  The general fund department projected 
operations costs (as previously calculated) and annual revenues are summarized in figure 
39.   

 Figure 39.  General Fund Annual Operations Costs & Revenues for Projected 4,000 Units 

 Total Annual Operations Costs 
(projected additional 4000 Units) Annual Revenues Shortfall 

Low Density Alternative  $                               2,574,800   $        2,235,320   $    339,480 

Medium Density Alternative  $                               2,539,800   $        2,235,320   $    304,480 

High Density Alternative  $                               2,537,000   $        2,235,320   $    301,680 
Difference Between High  
and Low Density Alternatives  $                                   37,800   $                   -     $     37,800  

The annual general fund cost of maintaining the current level of service ranges from 
$2,537,000 to $2,574,800 for the low-density alternative.   This leads to a shortfall of 
around $300,000 – $340,000.   

The low density alternative is $37,800 more expensive per year than the high density 
alternative, entirely accounted for in the Dynamic Analysis of the Sheriff’s Department traffic 
enforcement duties.  This accounts for about 10% of the shortfall, so it is definitely worth 
noting this impact of land use patterns.  Over time, decreasing the shortfall by 10% could add 
significantly to the ability to maintain service levels. 

The capital facilities costs would add to the annual shortfall as the demand for them 
accumulated.  The shortfalls demonstrated here would not likely result in actual budget 
shortfalls, but the lack of funding would lead to a proportionate decrease in the level of 
service.   

Figure 40. General Fund Capital Facilities Cost for Projected 4,000 Residential Units 

 Total Annual Capital Facilities Costs 
(projected additional 4000 Units) 

Low Density Alternative  $                                 419,100  

Medium Density Alternative  $                                 384,100  

High Density Alternative  $                                 381,300  

Difference Between High  
and Low Density Alternatives  $                                   37,800  

This result not surprising because the growth alternatives in the Unincorporated County focus 
specifically on residential development.  Because of Colorado’s property tax structure and 
the relatively low rates in Gunnison County, residential property owners enjoy some of the 
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lowest property taxes in the entire country.8  Coupled with this is the fact that residents tend 
to put the most strain on County services (see proportionate share study results throughout 
the report).  The result is a chronic shortfall between the costs and revenues generated by 
residential units in Colorado. 

Commercial development to a large degree subsidizes residential development in Colorado.  
This emphasizes the need for Counties to support healthy commercial development in the 
municipalities.  If residential development and commerce falls out of balance, it could pose 
even more significant challenges to general fund departments.  

The shortfalls and lack of funding for capital facilities also signals the need to develop 
sources of revenue for capital facilities.  Impact fees are specifically suited for charging new 
development for its fair share of the costs (the incremental costs) of providing capital 
facilities for this new development.    

CONCLUSIONS 

The projected general fund revenues fall short of meeting the annual operations costs of 
maintaining the current level of service LOS for 4,000 residential units by over 10%.  Without 
some other funding sources or a change in direction of the general trends, this should  result 
in a slow decline in the level of service (LOS) for general fund departments.  What can 
Gunnison County do to avoid this drop in the LOS?  The most obvious approaches are raise 
revenues and avoid low density development in the Unincorporated County.   

Paying for Capital Improvements Using Impact Fees  

Impact fees re-direct some of the fiscal burden of developing new capital facilities away from 
the taxpayers at large and more directly towards the development generating the need for 
the expanded capital facilities.  Impact fees do not require a public vote. 

While impact fees can serve an important role in financing public infrastructure, they are 
subject to several limitations and restrictions.  Case law dictates that governments or 
districts can use impact fees only for building capital facilities made necessary by new 
development and that can be shown to benefit that development.  They may not be used for 
existing deficiencies or operations.   

Funds from impact fees must be ‘earmarked’ for defined capital improvements.  Impact fees 
are also subject to legal standards typically including: demonstration of need, rational nexus, 
and rough proportionality.  The recently enacted SB 15 specifically authorizes that statutory 
Counties have the authority to impose impact fees. 

All of the limitations and restrictions can be addressed in a rigorous impact fee support 
study.   

Encourage Healthy Commercial Growth 

Commercial development is not only critical for the economic health of the community; it 
forms the backbone of the revenue streams for County government.  Due to the cost of 
                                                                 
8 The Gallagher Amendment results in a continually decreasing residential assessment rate, while Tabor 
constrains revenue collections. 
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providing transportation infrastructure and law enforcement for traffic producing land uses 
that are not close to existing municipalities, the best policy would be to encourage 
commercial development in the municipalities.   

Adopt Policies to Encourage Higher Density Development Close to Municipalities 

13% of the operations and maintenance shortfall for the General Fund could be avoided by 
adopting land use policies that concentrate development near existing municipalities and 
keeping more remote rural landscapes in tact.  This development pattern is illustrated in the 
high density alternative.   
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G U N N I S O N  C O U N T Y  H U M A N  S E R V I C E S  

INTRODUCTION 

Human Services finances are kept separate from other County departments, so, fiscally 
speaking, it must be analyzed as if it were a separate department.  The challenge for the 
Human Services department’s is that its demand is directly linked to the growth in 
population, which is projected to keep growing quite steadily, while the majority of its funding 
comes from State programs for which the funding waxes and wanes (more waning of late) 
with the economic and political forces at play at the State scale.   

PROPORTIONATE SHARE 

Since Human Services are for residents, the entire cost is attributed to the residential sector.   

OPERATIONS AND MAINTENANCE 

Given the 2002 housing units and the current staff, the County Human Services 
department’s Level of Service for Human Services is 1 employee per 1,000 residents at a 
cost of over $230,000 per year.    

Figure 41.  Human Services Department Operations and Maintenance Level of Service 2002 

  
Human 
Services 

Employees 

Operations and Maintenance 
(Annual Cost) 

Per Residential 1,000  Residential Units 1.02  $                         232,200  

CAPITAL FACILITIES 

Human services, like the health services department can serve a remarkable number of 
residents with a relatively small amount of office space.  This space efficiency means that 
the cost of maintaining the level of service is relatively low.      

Figure 42. Human Services Department Capital Facilities Level of Service 2002 

  Capital Facilities 
(One-Time Cost) 

Per Residential 1,000  Residential Units  $            28,900  

COST OF MAINTAINING THE CURRENT LEVEL OF SERVICE  

Maintaining this level of service for the 4,000 residential units projected in the Gunnison-
Crested Butte Corridor Comprehensive Plan will require 4 additional employees and 
additional annual budget expenditures of nearly $929,000.   
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Figure  43.  Cost of Maintaining Current Level of Service for Projected 4,000 Housing Units 

  
Human Services 

Employees 
Operations and Maintenance 

(Annual Cost) 
Capital Facilities
(One-Time Cost) 

Per Residential 1,000  Residential Units 4.06  $                         928,800   $          115,600 

The additional facility space needed will be modest, with a cost of around $115,000 .   

HUMAN SERVICE REVENUE PROJECTIONS 

Having projected the cost of maintaining the operations and maintenance LOS, we can 
project the revenues and compare the costs to the revenues in the fiscal summary. 

Figure 44. Human Services Revenues per Residential Unit 

 Revenue Per 
Residential Unit 

Property Tax  $                         97  

Intergovernmental  $                         77  

EBT Pass-Through  $                       147  

Property Tax Revenue 

The County collects a human service mill levy of 5.68 (or .568%).  The most direct way to 
evaluate the property tax contributions of the development of 4000 residential units is to 
estimate the likely value of the structures.   It is assumed, for the purposes of this analysis, 
that home values will be the same in the future relative to the value of the dollar as they are 
today.  It may be that this relationship could change, but conservatively, no appreciation will 
be applied.   

RPI queried the Assessor database for all newer structures (from 1991 to current) and found 
that the median value of an entire piece of property in the unincorporated County is 
$281,000 (built since 1991), while the median value of a newer structure was over 
$213,000.    Multiplying this by the current assessment rate (7.96%) and the mill levy 
(.568%) yields the annual general fund property tax revenue per residential unit of $97. 9 

Figure 45.  Property Tax Revenue per Unit 

Median Property Value  $          281,500  

Median Structure Value  $          213,600  

Assessment Rate 0.0796

Median Assessed Value  $            17,003  

County General Fund Mill Levy 0.00568

Annual Revenue per Unit  $                97 

It follows the 4,000 typical newer units would produce almost $400,000 annually in property 
tax for the human services fund.   

                                                                 
9 Subject to a long trend of decrease due to the state tax laws. 
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All Revenues 

The other revenue sources were assumed to increase with the residential population. 

Figure 46.  Projected Revenues   

 Projected Revenue 
Future Growth Only 

Property Tax  $                 386,298  

Intergovernmental  $                 309,700  

EBT Pass-Through  $                 589,603  

Total  $               1,285,600 

HUMAN SERVICES FISCAL SUMMARY 

Due in part to the substantial property tax revenues projected from values of newer 
residential units in Gunnison County applied to the 5.68 mill levy, and to a relatively efficient 
operating budget, the Human Services department appears to be in good fiscal condition to 
handle the additional projected growth. 

 
Figure 47. Fiscal Summary of Operations for Human Services – Future Conditions 

Human Services Annual Revenues  
at Build out of Projected 4000 Units  $  1,285,600  

Cost of Maintaining Current Level of Service for  
Human Services Operations  $     928,800  

Projected Annual Surplus  $     356,800  

The projected annual surplus is more than adequate to cover the cost of the additional 
capital facilities needs.   
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C I T Y  O F  G U N N I S O N  W A T E R   

INTRODUCTION 

Although treated water service infrastructure is not provided by Gunnison County nor is it a 
component of Gunnison County’s budget, this section analyzes existing City of Gunnison 
water flows and residential usage to that system.  It considers what the demand needs on 
the City of Gunnison water system will be given the three development alternatives.  

Water service is evaluated in terms of absolute capacity of capital facilities.  In addition, the 
system is evaluated on its ability to provide service at peak demand levels on a daily basis. 

Unfortunately, accurate historic records of water flows within the water service area were not 
forthcoming for this analysis. Consequently, estimated usage scenarios were developed 
based on peak and off peak seasons utilizing similar counties and standardized water use 
numbers developed by the American Water Works and Colorado Water System Engineers.  
Peak seasons would include the summer months when the largest numbers of tourists are in 
the area and the highest amounts of water are being used for irrigation purposes.  Water 
flows in the so-called “off-peak” or “shoulder seasons” give us a reasonable estimate of 
simple domestic and commercial usage without tourist or irrigation influences. RPI typically 
projects water usages in terms of “peak and “off peak” usages but due to the primarily urban 
consumption of water within the district.  The final category of use examined is the quantity 
of water allotted to each resident or (some) commercial usage for a flat rate every month.  
This analysis does not factor system leakage, which can be significant but often remains 
unknown.   

All water production systems must be built for potential peak capacities, and this assumption 
is inherent in all of RPI’s analysis.    

METHODOLOGY 

The first step in analyzing water flows is understanding flow data, the number of taps in the 
district, existing plant capacity, and water consumption by unit type (i.e. per capita, square 
footage, etc…). 

Monthly usage tables are converted to average daily usages for both peak and off peak 
seasons.  A working assumption of the analysis considers that much of the expanded use 
during the peak seasons includes treated water irrigation and additional consumption by 
tourists/seasonal residents.  Conversely, off-season use represents a true average 
consumption by the year round domestic population. 

Based on projected land uses and existing fee structures the consumption and revenue 
streams required and generated by new development over the next twenty years can be 
projected.  Water use by land use type is converted by using standard tables from the 
American Water Works Association governing average consumption per unit.  

Water plant treatment capacity is a function of actual quantity of water that the plant is 
capable of producing in a 24 hour period for extended periods of time (plants may be 
capable of meeting peak usages by operating around the clock for short periods of time).    
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Water storage is an important component of water production and delivery.  Supply reserves 
extend the possible outflows of the water plant on a daily basis.  However, this analysis 
considers only the maximum daily capacity of the treatment facility. 

Projected revenues and costs are based on the actual 2003 budget as supplied to RPI by the 
City of Gunnison Finance office.  Revenues are separated by actual fee and other revenues.  
Costs are expressed per thousand gallons based on total water district expense and 
revenues.   

WATER ANALYSIS 

Figure 48 demonstrates typical estimated seasonal fluctuations.  The significant increase of 
the summer months likely reflects irrigation and tourist uses.    

Figure 48.  2000 Estimated Gunnison Water Flows (peak day – top line & average – bottom line) 

January February March April May June  July August September October November December

The chart below reveals the total number of existing taps and the number of taps that would 
be added to the City’s system under each alternative.  

Figure 49.  Estimated Existing Conditions & Density Alternatives 

Density Alternatives 

 Existing Low Medium High 
       Residential taps 1300 1,948 2,827 1,120 
       Commercial taps 558 NA NA NA 
     
Residential (daily)     

Mean Daily Use – per tap 438    
Mean Daily Total Daily Use – all taps 569,863 853,699 1,239,014 490,959 

Use (average per tap, gallons)     
Monthly Water Sale Fee Revenues –Annual 
Total $521,280 $561,024 $814,176 $   322,560 
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Figure 50.  Estimated Existing Conditions & Density Alternatives 

The following chart documents existing water flows from the system and also notes the cost 
per thousand gallons of production to the facility and the cost per gallon in fee revenue 
realized.  Clearly, the Gunnison enterprise funds are covering production costs with monthly 
fees.  
 

 Existing (gpd) % existing capacity utilized 

Plant Capacity (daily gallons)10 3,240,00 28%

Estimated Annual Water Use    

    Gallons 
 

328,528,000 
 

 

    Acre feet 1008  
Costs per 000' gallons  
    Residential $             1.27  
Fee Revenue   
    Residential $             1.36  

 

Figure 51 details the total demands and capital revenues realized by the City of Gunnison’s 
water fund.   
 
Figure 51.  Water Facility Impacts Alternative Land Use Scenarios 

 

New Housing 
Units in 

Gunnison 
Service District 

New Demand 
on Gunnison 

Service District 
(gallons per 

day) 

Existing Use 
(gallons per 

day) 

Percent of 
Existing Water 
Plant Capacity 

Tap Fee 
Revenue from 

New Units 

Low Density Alternative 1,948 853,699 1,753,775 54% $   4,868,750 
Medium Density 
Alternative 2,827 1,239,014 2,139,090 66% $   7,066,250 

High Density Alternative 1,120 490,959 1,391,036 43% $   2,800,000 
 

The City of Gunnison water plant currently operates well within capacity.  However, the 
addition of new growth over the next twenty years will increase demand on the facility 
considerably and press the plant into a daily operating average production rate that is 
between 54% and 43% of the total capacity contingent on which land use alternative is 
selected.  

 Additional Annual Acre Feet Required 
Low Density Alternative 956 
Medium Density Alternative 1388 
High Density Alternative 550 

                                                                 
10 Note that these capacities do not take into consideration fire service requirements.  
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The high density alternative provides the lowest impact on the City of Gunnison’s water 
enterprise fund.  The medium density alternative places the most (of the three alternatives) 
units within the Gunnison three mile area, and hence, on the City’s water system.   

In any event, the Enterprise fund seems to be completely or mostly covering its operations 
and expansion costs through it tap fee and monthly fee revenues.  However, if the plant were 
to rapidly expand its geographic service area trunk line and pressurizing systems might tip 
the fiscal balance and the existing tap fee may need to be reviewed.  

Finally, another consideration that was not addressed in this report is the availability of water 
rights.  Given that water use will increase between 550 to 1388 acre feet depending on 
which buildout of the alternatives, the town will want to verify that it has rights to this 
quantity of water or require a fee in lieu of rights dedication as these properties buildout.  

CONCLUSIONS 

• Current tap and monthly fee revenues appear to be adequately covering 
production and facility expansion costs 

• The high density alternative will have the least impact on the City Water service 
as it places the fewest future units within the City’s service area.  

• The medium density alternative will have the greatest impact on the City Water 
service as it places the greatest number of units within the City’s service area.  
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A P P E N D I X   

Derivation of Value of Road and Bridge Equipment 

 Expenditures % of Total Allocated Value of 
Equipment 

Gunnison Co. Sewer District  $       278,690 5%  $                         188,016  
Gunnison Co. Water District  $       546,582 11%  $                         368,747  
Water/Sewer  $       825,272 16%  $                         556,763  
Solid Waste  $       383,353 7%  $                         258,626  
Road and Bridge  $     3,938,734 77%  $                       2,657,236 

Public works holds equipment and facilities that are valued at $3.5 million according to 
finance department records.  When allocated to each of the departments served by public 
works according to expenditures, Road and Bridge is left with over $2.6 million worth of 
equipment and facilities.  

Historic and Projected Traffic (2004-2025) on Gothic Rd.  
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Road and Bridge Line Item Revenue Projections 

 Description  Multiplier Type  
  

Future Growth 
Only Multiplier  

Mean 2002-2004 Projected Revenue 
Future Growth Only 

  SPECIFIC OWNERSHIP # motor vehicles 81%  $              146,340   $                  118,494  
  FOREST SERVICE  Flat 0%  $              314,280   $                              0  
  MINERAL LEASING ACT Flat 0%  $              395,740   $                              0  

Inter Governmental PILT property tax % increase 25%  $               171,990   $                     43,571  
  MOTOR VEHICLE REGISTRATION # motor vehicles 81%  $               42,600   $                   34,494  
  HIGHWAY USER'S TAX CDOT HUTF projection 41%  $           2,172,600   $                  496,561  
  MT. CRESTED BUTTE population 41%  $               43,340   $                    17,939  
  FOREST SERVICE population 41%  $                 17,240   $                       7,136  

 DRIVEWAY PERMITS housing units 41%  $                  3,500   $                      1,449  
 REVIEW OF ROAD PLANS housing units 41%  $                   1,050   $                         435  

Service Charges OTHER housing units 41%  $                  5,630   $                     2,330  
 RECLAMATION PERMITS housing units 41%  $                  2,880   $                       1,192  
 PHOTOCOPY SALES housing units 41%  $                      670   $                          277  
  EARNINGS ON INVESTMENTS general fund % increase 25%  $                14,860   $                      3,765  

Misc MARBLE BANK CONTRIBUTIONS general fund % increase 25%  $                   3,190   $                         808  
  REFUND OF EXPEND.-RETIREMENT general fund % increase 25%  $                      530   $                          134  
  OTHER REVENUE general fund % increase 25%  $                    1,010   $                         256  
 TRANSFER FROM SALES TAX sales tax % increase 35%  $              188,370   $                     65,717  
 TRANSFER FROM SEWER housing units 41%  $                  2,700   $                        1,118  

Transfers TRANSFER FROM WATER housing units 41%  $                 11,840   $                      4,901  
 TRANSFER FROM LANDFILL housing units  41%  $                28,250   $                     11,693  
 TRANSFER FROM ISF-I general fund % increase 25%  $                59,500   $                     15,073  
      

The above figure lists some of the revenue line item projections.   More than 25 line items 
were projected based on an increase in 4000 residential units in the unincorporated 
Gunnison County methodology described below.   

The method used to project revenue line items can best be described as a process of 
classification, grouping, and summing.  Each line item was classified by the type of revenue 
(fee/fine, State, Federal, etc..), by projection factor (anything from population, to registered 
vehicles, to assessed valuation, % increase in revenues for other funds such as Rd. and 
Bridge, and Human Services). 

The projection factor is simply an increase rate used to project the revenue likely to be 
produced by the projected 4000 units underlying the Land Use Alternatives section of the 
2004 Comprehensive Plan.   

HUTF Revenue Allocations from the CDOT Budget to County Governments 
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Source:  CDOT Office of Finance 
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Administration Department Proportionate Share Calculations 

 

Detailed Administration Proportionate Share 

  Effective FTEs Ratio Residential Non-Residential Res Jobs Non-Res Jobs 

Administration 4.5 residents to employees  75.6% 24.4% 3.4 1.1 

Finance 4.6 residents to employees  75.6% 24.4% 3.5 1.1 

Clerk & Recorder 7.5 Value of Residential Property: 
Value of Non-Residential Property 89.9% 10.1% 6.7 0.8 

Treasurer 5.5 Value of Residential Property: 
Value of Non-Residential Property 89.9% 10.1% 4.9 0.6 

Assessor 11.0 Value of Residential Property: 
Value of Non-Residential Property 89.9% 10.1% 9.9 1.1 

Planning 7.5 # Residential Building Permits: 
to Value of Non-Residential Property 89.9% 10.1% 6.7 0.8 

Coroner 0.3 all residential 100%   0.3 0.0 

Attorney 3.7 residents to employees  75.6% 24.4% 2.8 0.9 

Elections 0.7 all residential 100% 0% 0.7 0.0 

Personell 0.3 residents to employees  76% 24% 0.2 0.1 

Commissioners 3.0 residents to employees  76% 24% 2.3 0.7 

Facilities Maintenance 3.2 residents to employees  76% 24% 2.4 0.8 

Total 51.8       43.9 7.9 

       

  Non-Residential Share of Demand 15%    

  Residential Share of Demand 85%    
      

 

The approach used to establish the proportionate share for the Sheriff’s department can 
best be described as a process of sorting crimes committed in the past two years into 
residential vs. non-residential ‘bins’.  Once they are sorted, the proportionate share consists 
simply of the ratios of the totals of each bin.  RPI analysts, after discussing the nature of the 
various crimes listed in the table above first sorted out the crimes that are entirely 
attributable to either the residential or non-residential sectors (residence vs. non-residence 
burglaries, child abuse, etc.).  The crimes that could be attributable to both sectors were 
sorted according to 2 ratios for the unincorporated County calculated using primary input 
information contained in the main body of the report: 

• Residential vehicle trips (93.1%) to non-residential vehicle trips (6.9%) 
• Residential structures (62.5%) to non-residential structures (37.5%) 
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The ratio of residential to non-residential vehicle trips in the unincorporated county is a good 
representation of the amount of activity associated with each.  This ratio was applied to 
crimes that were not necessarily associated with property.  The ratio of non-residential to 
residential structures was applied to crimes that are related to property, such as trespassing 
and vandalism.  RPI used the ratio of the totals as the proportionate share for the Sheriff’s 
department. 
 
Sheriff Proportionate Share 

 
Total 

Offenses 
Residential or Non 

Residential Proportion 
Aggravated Assault 1 residential 
Burglary 1 non residential 
Larceny 4 non residential 
Motor Vehicle Theft 1 non residential 
Other Assaults 5 residential    
Vandalism 6 non residential 
Weapons 4 non residential 
Other Sex Offenses 2 residential 
Drug Violations 4 residential 
Other Family Offenses 9 residential 
DUI 29 traffic 
Liquor Law Violations 11 non residential 
Disorderly Conduct 3 non residential 
All Other Offenses 99 employees : residents 
Runaways 2 residential 
Murder/Manslaughter 1 residential 
Assaults 8 residential 
Burglary 14 non residential 
Larceny/Theft 26 employees : residents 
Motor Vehicle Theft 1 traffic 

Source:  2003 Gunnison County Sheriff Crime Statistics from Colorado Bureau of Investigation  
http://cbi.state.co.us 

Total Residential Crimes: 133 

Total Non-Residential Crimes: 95 

Where the table states that the offenses were residential or non-residential, 100% of the 
offenses were assigned accordingly.  Where the ratio of employees : residents is cited, the 
crime stats were assigned respectively to non-residential and residential based on the 2002 
population and employment statistics used throughout this report.  Where the table assigns 
the crimes to ‘traffic’ the crimes are broken down into residential vs. non-residential 
respective to the ratio of residential to non-residential traffic.   

Having determined the breakdown, the ratios are multiplied by the number of crimes and the 
residential and non-residential crimes were totaled to yield the results stated below the table.   
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Full-Time and Part-Time Resident Retail Expenditures 

 Full Time 
Residence 

Part Time  
Residence 

Median Home Value  $281,500  $  281,500  

Down Payment (15%)      42,225        42,225  

Mortgage Principal  $239,275  $  239,275  

Monthly Payment (7.5%, 30 yr. Mortgage)  $    1,663  $      1,663  

Household Monthly Income  $    5,543  $      6,652  

Household Annual Income  $  66,520  $    79,824  

% Spent on Retail 38% 38% 

Annual Retail Spending/ Full-Time Residence  $  25,211  $    30,253  

Spending in Gunnison County  $  25,211  $      7,563  

The core methodology underlying this estimate is based on estimating the income of the 
residents by the value of the residence.  Because new homes are relatively expensive, we 
cannot assume that the occupants of relatively new homes will be represented by the area 
median income.   

The primary differences between the full and part-time residence estimates lie in the 
assumed percentage that the housing payment constitutes relative to their entire household 
income.  For locals we assume 30%, fairly typical desirable areas in Colorado and 25% for 
part-time residents, who clearly have higher incomes by virtue of the fact that they own a 
second residence.  Using these percentages applied to the median home value, RPI obtained 
a necessary annual income.   

The Bureau of Labor Statistics conducts the Consumer Expenditure Study annually which 
provides detailed average household expenditures.  Generally, households spend 38% on 
taxable retail goods.  

The part-time residence expenditures had to be tempered to account for part-time 
occupancy.  Part-time units were assumed to be occupied 25% of the time as concluded in 
the NWCOG 2003  survey of second home owners.  Thus total household retail expenditures 
were multiplied by 25% to obtain the taxable expenditures. 

Budget Revenue Line Item Projections 

The following chart lists some of the revenue line item projections.   The list below is 
abbreviated and is meant only to illustrate the methodology used for the line item 
projections.  More than 75 line items were projected based on an increase in 4000 
residential units in the unincorporated Gunnison County methodology described below.  Also, 
several columns are not shown here such as the ’2002, ’2003 actuals, and 2004 actuals or 
projected revenues, which were used to establish average revenues and identify trends.   

The method used to project revenue line items can best be described as a process of 
classification, grouping, and summing.  Each line item was classified by the type of revenue 
(fee/fine, State, Federal, etc..), by projection factor (anything from population, to registered 
vehicles, to assessed valuation, % increase in revenues for other funds such as Rd. and 
Bridge, and Human Services). 
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The projection factor is simply an increase rate used to project the revenue likely to be 
produced by the projected 4000 units underlying the Land Use Alternatives section of the 
2004 Comprehensive Plan.  Any fee or fine related to the Assessor’s office or Treasurers 
office was projected to increase at the same rate as the assessed valuation of the County.  
Population growth rates were often applied to various line items, depending on the 
jurisdiction from which they originate.  Other projection factors, applied in a similar manner 
include housing units, registered vehicles, and others.   

Once each line was classified and projected according to its appropriate projection factor, 
RPI simply grouped and summed. The ultimate result is, for example, the projected permit 
revenue for the general fund, or the transfers expected into the general fund from other 
funds.   

All of the projected future revenue relates only to the 4000 residential units projected in the 
Unincorporated County. 

 Excerpt from General Fund Line Item Budget Projections Spreadsheet 

 Description  Multiplier Type  

 Future Growth 
Multiplier  Mean Revenue 2002-2004 

Adjusted to 2002 dollars 
Projected Revenue 
Future Growth Only 

  GENERAL PROPERTY-CURRENT Separate Analysis Separate AnalysisSeparate Analysis Separate Analysis 

Taxes GENERAL PROPERTY-DELINQUENT Separate Analysis Separate AnalysisSeparate Analysis Separate Analysis 

 SPECIFIC OWNERSHIP # motor vehicles 81%  $                              292,760   $                 237,053 

 INTEREST & PENALTIES # motor vehicles 81% $                                  15,850  $                    12,834 

  LIQUOR LICENSES population 41%  $                                    1,580  $                         654 

 BUILDING PERMITS assd value 33% $                                136,770  $                   45,662 

Permits SEPTIC LIC/INSTALL PERMIT assd value 33%  $                                33,280   $                        11,111 

 SIGN PERMIT population 41% $                                    1,340  $                          555 

 DIVISION OF CRIMINAL JUSTICE population 41% $                                    5,870  $                     2,430 

 PILT property tax % increase 33% $                               130,850  $                   43,686 

 WEED CONTROL PROGRAM flat 0%  $                                 47,020  $                             -   

 WEED MAPPING PROGRAM population 41%  $                                   8,820   $                       3,651 

 TUBERCULOSIS GRANT population 41% $                                    1,920  $                          795 

 PHN-WIC population 41%  $                                 40,510  $                     16,767 

Intergovt HOMEMAKER GRANT population 41%  $                                   8,430   $                     3,489 

 PREVENTION GRANT population 41%  $                                   6,680   $                      2,765 

 JUVENILE DIVERSION population 41%  $                                   2,390   $                         989 

 VETERAN'S OFFICE population 41% $                                       370  $                          153 

 VICTIM ASSISTANCE-MUNICIPALITIES population 41% $                                  15,080  $                     6,242 

 CIGARETTE TAX sales tax % increase 135% $                                    5,810  $                      7,837 

 SEVERANCE population 41%  $                                   4,880   $                     2,020 

 CSFS GRANT population 41%  $                                   3,960   $                      1,639 

  WOODSTOVE INSPECTIONS assd value 33%  $                                      240   $                           80 

 BOARD OF ADJUSTMENT FEES assd value 33% $                                       310  $                          103 

 SHERIFF'S FEES population 41% $                                110,790  $                    45,857 

Service Charges TREASURER'S FEES assd value 33% $                               355,830  $                   118,799 

 ASSESSOR'S FEES assd value 33%  $                                 12,980  $                     4,334 

 LAND USE CHANGE FEES assd value 33% $                                  31,530  $                     10,527 

 ELECTIONS REIMBURSEMENTS population 41% $                                  10,790  $                     4,466 
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 CLERK & RECORDER FEES population 41%  $                              372,690   $                  154,259 

 USEFUL PUBLIC SERVICE FEE population 41%  $                                 43,850  $                     18,150 

 DUI FINES VMT 25%  $                                 20,450  $                      5,082 

  SALE OF ASSETS general fund exp % increase 38% $                                       100  $                           38 

 EARNINGS ON INVESTMENTS general fund exp % increase 38% $                                   85,110  $                    32,718 

 RENT general fund exp % increase 38% $                                   59,110  $                   22,723 

Misc RENT-MULTI PURPOSE BUILDING general fund exp % increase 38%  $                                 10,280  $                      3,952 

 VENDING MACHINES-FAIRGROUNDS general fund exp % increase 38% $                                    2,160  $                         830 

 NURSE/FAMILY PARTNERSHIP DONATION general fund exp % increase 38%  $                                         70   $                            27 

 GUNNISON DENTAL INITIATIVE general fund exp % increase 38%  $                                      440   $                          169 

  ALLOCATE FROM ROAD & BRIDGE future r&b rev/total revenue 24% $                                112,220  $                    26,758 

 ALLOCATE FROM SOCIAL SERVICES future ss rev/total revenue 58%  $                                 93,190  $                     53,718 

 ALLOC. FROM CONSERVATION TRUST flat 0%  $                                 40,100  $                             -   

 ALLOCATE FROM AIRPORT population 41%  $                                89,930   $                   37,223 

Transfers ALLOCATE FROM SALES TAX sales tax % increase 35%  $                               275,550  $                    96,132 

 ALLOCATE FROM LODGING TAX sales tax % increase 35%  $                                   4,230   $                       1,476 

 ALLOCATE FROM LIBRARY property tax % increase 33%  $                                 39,370  $                     13,144 

 ALLOCATE FROM MOSQUITO DISTRICT property tax % increase 33% $                                    1,270  $                         424 

 ALLOCATE FROM COMPUTER USAGE population 41%  $                                 35,200  $                     14,570 
 

Figure X.  Administration Department Proportionate Share Calculations 

 

Detailed Administration Proportionate Share 

  Effective FTEs Ratio Residential Non-Residential Res Jobs Non-Res Jobs

Administration 4.5 residents to employees  75.6% 24.4% 3.4 1.1 

Finance 4.6 residents to employees  75.6% 24.4% 3.5 1.1 

Clerk & Recorder 7.5 Value of Residential Property: 
Value of Non-Residential Property 89.9% 10.1% 6.7 0.8 

Treasurer 5.5 Value of Residential Property: 
Value of Non-Residential Property 89.9% 10.1% 4.9 0.6 

Assessor 11.0 Value of Residential Property: 
Value of Non-Residential Property 89.9% 10.1% 9.9 1.1 

Planning 7.5 
# Residential Building Permits: 
to Value of Non-Residential 
Property 

89.9% 10.1% 6.7 0.8 

Coroner 0.3 all residential 100%   0.3 0.0 

Attorney 3.7 residents to employees  75.6% 24.4% 2.8 0.9 

Elections 0.7 all residential 100% 0% 0.7 0.0 

Personell 0.3 residents to employees  76% 24% 0.2 0.1 

Commissioners 3.0 residents to employees  76% 24% 2.3 0.7 

Facilities Maintenance 3.2 residents to employees  76% 24% 2.4 0.8 

Total 51.8       43.9 7.9 

  Non-Residential Share of Demand 15%    

  Residential Share of Demand 85%    
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The approach used to establish the proportionate share for the Sheriff’s department can 
best be described as a process of sorting crimes committed in the past two years into 
residential vs. non-residential ‘bins’.  Once they are sorted, the proportionate share consists 
simply of the ratios of the totals of each bin.  RPI analysts, after discussing the nature of the 
various crimes listed in the table above first sorted out the crimes that are entirely 
attributable to either the residential or non-residential sectors (residence vs. non-residence 
burglaries, child abuse, etc.).  The crimes that could be attributable to both sectors were 
sorted according to 2 ratios for the unincorporated County calculated using primary input 
information contained in the main body of the report: 

• Residential vehicle trips (93.1%)  to non-residential vehicle trips (6.9%) 
• Residential structures (62.5%) to non-residential structures (37.5%) 

The ratio of residential to non-residential vehicle trips in the unincorporated county is a good 
representation of the amount of activity associated with each.  This ratio was applied to 
crimes that were not necessarily associated with property.  The ratio of non-residential to 
residential structures was applied to crimes that are related to property, such as trespassing 
and vandalism.  RPI used the ratio of the totals as the proportionate share for the Sheriff’s 
department. 
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