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 GUNNISON COUNTY BOARD OF COMMISSIONERS 


MEETING NOTICE   
 


DATE:  Tuesday, December 9, 2014 
PLACE:   Planning Commission Meeting Room 


 Blackstock Government Center (221 N. Wisconsin Street, Gunnison, CO 81230) 


 


 


NOTE:  This agenda is subject to change, including the addition of items up to 24 hours in advance or the deletion of items at any time.  All times are approximate.  The 
County Manager and Deputy County Manager’s reports may include administrative items not listed.  Regular Meetings, Public Hearings, and Special Meetings are recorded 
and ACTION MAY BE TAKEN ON ANY ITEM.   Work Sessions are not recorded and formal action cannot be taken.  For further information, contact the County 
Administration office at 641-0248.  If special accommodations are necessary per ADA, contact 641-0248 or TTY 641-3061 prior to the meeting.   


1:00 pm • Colorado River Water Conservation District Report 


 
1:30  • HB 1177 Roundtable Report 


 


2:00  • Draft Western State Colorado University Strategic Plan 
 


2:30  • Visitors; Gunnison-Crested Butte Tourism Association Board Members; Quarterly Update 
 


3:15  • Break 


 
3:30  • Plan Review Fees 


 
3:45  • Impact Fee Support Study Updates; Public Safety; Road and Bridge 


 


4:15  • Visitors; Gunnison Valley Health Board of Trustees; Quarterly Update 
 


• Adjourn 
 


 
Please Note: Packet materials for the above discussions will be available on the Gunnison County website at 


http://www.gunnisoncounty.org/meetings no later than 6:00 pm on the Friday prior to the meeting.   



http://www.gunnisoncounty.org/meetings
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Western State Colorado University 


2015-2018 Draft Strategic Plan 


 


Introduction and Overview 


 


This 2015-2018 Western Strategic Plan outlines initiatives to raise the visibility and reputation of 


Western and better enable the institution to fulfill its mission, while adhering to the five Board of 


Trustees’ values: quality, achievement, innovation, growth and fiscal responsibility. Related to 


every part of the campus, the goals of the strategic plan aim to leverage the university’s 


distinctive advantages: first, the special bonds cultivated between students, faculty, staff and 


Western’s stakeholders; second, the natural, social and cultural environment that provides a 


world-class setting for education; and third, the value of an affordable, high-quality education. 


 


These goals are critical for the campus. As we realize them, Western’s fiscal health, the vibrancy 


and energy that comes from more students, and its reputation will all improve, elevating the 


entire university community.  


 


The strategic plan’s five goals, with associated metrics and initiatives, are:  


 


1. Increased Enrollment, as measured by annual increases in headcount, Full Time 


Equivalent Students (FTES) and number of diverse students. Increased enrollment 


will lead to higher tuition revenues, along with more efficient use of facilities and 


staff resources. This aligns with the Trustees’ value of growth. Initiatives include: 


 Marketing-mix and advancement development efforts. 


 Growth of Concurrent Enrollment programming. 


 Expansion of the School of Business. 


 Increased enrollment of diverse students. 


 Increased enrollment of international students. 


 Expansion of graduate programs. 


Lead: Marketing & Institutional Advancement. 


 


2. Improved Institutional Outcomes, as measured by either annual improvement or 


continued, favorable peer-group comparisons, regarding: freshman-to-sophomore 


retention rate, six-year graduation rate, student debt levels and student loan default 


rates. Furthermore, during the period of the strategic plan, we will establish a post-


graduate-placement tracking system, along with metrics detailing graduate school 


attendance and employment. Improved institutional outcomes include growth in 


student success, faculty productivity, and academic integrity and quality. This aligns 


with the Trustees’ values of quality and achievement. Initiatives include: 


 Retention programs for first- and second-year students 
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 Engagement of students through intensive coursework, undergraduate research 


experiences, co- and extra-curricular activities, and leadership development. 


 Exploring bridge programs, summer school and gap-year options. 


 Internationalization and diversification of curricula. 


 Ensuring a safe and secure campus environment. 


 Campus-to-career programming. 


Lead: Academic Affairs, in collaboration with Student Affairs and Marketing & 


Institutional Advancement. 


 


3. Increased Funding, as measured by growth in annual revenues from donor support, 


partnerships and collaborations, grants and sponsored programs, and cash-funded 


programs. In the face of uncertain state contributions, Western must aggressively 


pursue funding sources beyond increased tuition and student fees, such as gifts and 


donations, industry collaborations, grants, and sponsored research. This effort aligns 


with the Trustees’ value of fiscal responsibility.   


 Marketing and Institutional Advancement and School of Business outreach to 


potential donors and partners. 


 Increasing reach of Office of Sponsored Programs to promote grant activity. 


 Increased offerings of graduate programming. 


Lead: President. 


 


4. Enhanced Operational Efficiency, as measured by administrative expense as a 


portion of overall costs, when compared with peers. Concurrent with efforts to 


broaden the financial base through increased enrollment and other funding, resources 


should be used optimally and responsibly. Western aspires to be the most efficient 


institution possible in this context, maximizing operational and fiscal efficiency. This 


priority aligns with the Trustees’ values of fiscal responsibility, innovation and 


quality. Initiatives include: 


 Process Improvements and Administrative Effectiveness. 


 Evolution of the Academic Administrative Structure. 


Lead: Finance & Administration. 


 


5. Improved Third-Party Assessments, as measured by annual accumulative awards, 


rankings and evaluations by third parties, as tracked by the university. Western’s 


reputation plays a major role in: student and faculty recruitment; donors’ and grant 


agencies’ willingness to support the institution; and the public and private entities’ 


interest in partnering with us. Such external evaluations are often widely shared. 


Institutional action can, to some degree, influence such reviews. These efforts align 


with the Trustees’ value of achievement. Initiatives include: 


 Revisiting the mission statement to include distance education and graduate 


programs. 
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 Strengthening the General Education curriculum to reflect the values of a liberal arts 


education. 


 Increasing the diversity of students, faculty, and staff (see separate Strategic Planning 


Initiative). 


 Strengthening support for faculty and student research. 


 Improving the system of performance evaluation for faculty and staff.  


Lead: Marketing & Institutional Advancement. 


  







 


4 
 


Initiatives and Tactics for Goals 


 


Goal 1: Increased Enrollment 


 


Enrollment growth is a principal goal in Western’s strategic plan. A decade of slow decline has 


hurt the university, prompting concern among the community, alumni, legislators and other 


constituents. With steadily decreased state funding and limited tuition increases, growing 


enrollment offers the clearest path to revenue gains and fiscal health. Beyond financial benefits, 


higher enrollment helps fulfill Western’s educational mission, with synergies gained from a 


larger and more diverse student body. Finally, enrollment growth will provide opportunities for 


the campus community to realize objectives from the Board of Trustees’ Value Statement. It 


could, for instance, attract investments for innovation and to support student achievement.  


 


The initiatives and tactics for increasing Western’s enrollment include: 
a. Marketing-mix and advancement efforts. 


b. Growing concurrent-enrollment programming. 


c. Expanding the School of Business. 


d. Increasing enrollment of diverse students. 


e. Increasing enrollment of international students. 


f. Expanding graduate programs. 


 


Increased enrollment will be measured by: 


 Annual increases in total headcount. 


 Annual increases in total FTES. 


 Annual increases in headcount of diverse students. 


 


Initiative 1a: Marketing-Mix and Advancement Efforts 
Marketing and institutional advancement includes messaging, outreach and relationship 


management to increase understanding and support among Western's key constituents. These 


include prospective students and their families, alumni and friends, government policy makers, 


the news media, members of the community, and philanthropic entities of all types.  
The university will create a division for Marketing & Institutional Advancement led by a vice 


president. The new division will include our existing Admissions, Student Financial Services, 


University Communications and Alumni Relations departments.  


 
A primary responsibility of the Advancement team will include crafting The Western Story to 


effectively communicate the value of a Western education. They will engage and train the 


campus community to deliver The Western Story, helping all become expert recruiters. This will 


position the university for ongoing success in student recruitment, fundraising, general 


awareness and brand building, all of which support Western’s role and mission, along with the 


values established by the Board of Trustees. 
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Development of the university advancement area will include, but not be limited to, expanding 


recruitment in Western’s primary market, brand building, donor development, engagement of 


faculty and staff in the recruitment and fundraising process, and meaningful engagement of 


alumni. 


 
Initiative 1b: Growing Concurrent Enrollment Programming 


 


Concurrent Enrollment includes high school students taking university courses that lead to dual 


credits – contributing to both high school and higher-education degrees. Concurrent Enrollment 


counts directly toward Western’s headcount and credit-hour production for participating 


academic programs. It is included in FTES metrics. For all courses, except those at the remedial 


level in schools beyond Gunnison and Chaffee counties, the university is also eligible to receive 


College Opportunity Fund stipends for participating high school students. 


 


Further advantages include building relationships with high school students early on, since they 


receive classes and on-campus programming. Successful concurrent students also qualify for 


scholarships, which encourage them to enroll as degree-seeking students at Western in future 


years. Given the diversity of school districts with which Western collaborates, the Concurrent 


Enrollment program may draw more diverse and higher-ability students.  


 


Western has a distinctive model for Concurrent Enrollment that helps participating teachers with 


professional development. This teacher-mentor program allows Western to build productive 


relationships with high school instructors and administrators across the region. This helps the 


university recruit master’s degree-seeking teachers, place student teachers in the districts, expand 


Teacher Institute programming, and find partners for grants and research projects in the region. 


 


Initiative 1c: Expanding the School of Business  


 


Expanding the School of Business aims to increase the enrollment in and reputation of Western’s 


Business, Accounting, Economics and Marketing programs. This will help attract needed 


resources and top-notch faculty. The school will pay particular attention to increasing career 


success, retention and graduation rates, to the internationalization of its programs, and to the 


continued development of their curricula. The school will investigate the feasibility of adding 


master programs, degree-completion programs and specialized accreditation. 


 


A second, important aspect of the expansion will be the building and strengthening of 


relationships with alumni, donors and corporate partners. As part of this initiative, the school has 


added a speaker series that features alumni and other prominent business leaders.  
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Initiative 1d: Increasing Enrollment of Diverse Students 


 


This initiative proposes a range of measures to recruit and retain more diverse students. It aligns 


with Colorado Competes, the state’s higher education master plan and Western’s performance 


contract with the State of Colorado, which requires increased diversity among Western students, 


as we seek to reach more underserved populations, particularly Hispanic students. These 


initiatives also include plans to maintain and expand outreach to the Ute tribes. Few Native 


American students enroll at Western, because other institutions in the state are designated and 


funded to support them. Those who, nonetheless, come to us are academically successful and 


report a positive educational experience.  


 


Statistically, those from underrepresented groups are often first-generation college students, 


often know little about higher education and may face linguistic challenges, both in their native 


language and in English. In Colorado, they also tend to come from economically disadvantaged 


households. While the proposed initiative contains a range of interventions to address these 


challenges, it is important to acknowledge that “diverse” students are not a homogeneous group. 


Western must create specific promotions and programming geared toward their unique needs. 


We must also adopt best practices to consistently avoid inadvertent stereotyping and 


discrimination. 


 


Along with ethnic diversity, Western’s enrollment team focuses on gender balance across 


campus. Many of the university’s offerings and the outdoor opportunities of the Gunnison Valley 


have traditionally attracted male students. The enrollment team will reach out to prospective 


female students to help balance the Western’s gender gap. 


 


This is a large and transformative initiative that requires contributions and support from units and 


offices across the campus. The different goals for this initiative are divided into the following 


categories, each with a list of specific tactics: 


 Targeted university communications, marketing and outreach.  


 Recruitment and retention of diverse students.  


 Academic programs that support diversity education. 


 


Initiative 1e: Increasing Enrollment of International Students 


 


Traditionally, Western has not attracted many international students. We recruit most based on 


their athletic talents. So far, we have not offered specific services and programs to support them. 


Nevertheless, most students who come here from overseas have been successful. They have 


graduated at significantly higher rates than domestic students. 


 


Western presents an extraordinarily attractive destination for international students. With some 


enhancements in services and the addition of English language support, it should be possible to 


significantly increase their numbers.  
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Since international students, by and large, require the same types of support as diverse domestic 


students, Western should capitalize on services geared toward increasing diversity. In addition to 


the benefit of the university receiving higher out-of-state tuition rates from international students, 


there are advantages in “bringing the world to Gunnison.” This allows all our students the 


opportunity to encounter cultural and linguistic diversity in our classrooms, preparing them for 


success in an increasingly diverse society and global economy. 


 


Initiative 1f: Expanding Graduate Programs 


 


The reintroduction of graduate programs at Western since 2010 has been an unmitigated success. 


High-quality programs with steady growth and high returns on investment have added to the 


university’s visibility and reputation. They have facilitated connections to several regional, 


national and international partners to whom Western and its students would otherwise have less 


access. Further, graduate programs provide opportunities to connect with and engage 


undergraduate alumni. They help the university successfully seek grants and private 


contributions. 


 


In the next three years, we will consider or add four or five additional graduate programs: Master 


of Science in High Altitude Exercise Physiology, Master of Arts in Health Education, Master of 


Arts in Exhibit Specialization & Gallery Management, and possibly a Master of Business 


Administration or similar programming. Further, the Master of Fine Arts program is 


contemplating an additional, possibly residential track; Education is exploring the addition of a 


Science, Technology, Engineering & Mathematics or Environmental Education track, and the 


feasibility of a terminal degree; and the Master of Arts in Gallery Management program could 


easily add a track in Museum Management, collaborating with History and Anthropology 


faculty. 


 


 


Goal 2: Improved Institutional Outcomes 


 


Improved Institutional Outcomes quantify the academic success of students and faculty at an 


institution of higher learning. They focus on the ways in which students move through their 


academic programs, the quality of their instruction and support they receive, and the success they 


find after graduation.  


 


These metrics measure accreditation, financial aid eligibility and levels of state support. They are 


essential to the institution’s continued viability. More importantly, the qualities measured 


indirectly by these metrics relate to the heart of Western’s mission and purpose, which is to 


strive for excellence in instruction and serve students to the best of our abilities. The initiatives 


and tactics for improving Western’s core institutional outcomes include: 
a. Retention programs for first- and second-year students. 
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b. Engagement of students through intensive coursework, undergraduate research experiences, co- 


and extra-curricular activities, and student leadership development. 


c. Exploring bridge programs, summer school, and gap-year options. 


d. Internationalization and diversification of curricula. 


e. Ensuring a safe and secure campus. 


f. Campus-to-career programming. 


 


Improved Institutional Outcomes will be measured by: 


 Freshman-to-sophomore retention rates, with either increased annual improvement or continued, 


favorable, peer-group comparisons.  


 Six-year graduation rates, with either annual improvement or continued, favorable peer-group 


comparison. 


 Establishment of a post-graduate placement tracking system and metrics quantifying graduate 


school attendance and employment. 


 Student debt levels falling annually or continuing to compare favorably with our peer group. 


 Loan default rates falling annually or continuing to compare favorably with our peer group. 


 


Initiative 2a: Retention Programs for First- and Second-Year Students  


 


Every experience a student has on campus – from classroom learning to co-curricular activities 


to interactions within the Residence Life system – is liable to impact a student’s decision to stay 


for another semester. To the degree it is within the university’s control, faculty and staff must 


identify and remove obstacles to persistence, creating a positive and supportive environment 


conducive to engagement and success.  


 


Western’s retention has grown by almost 20 percent in recent years, earning an improvement by 


100 points in Forbes’ annual rankings, and catapulting us into the list of top 500 U.S. colleges, 


and the top 100 institutions in the West. We seek to build on these gains and translate them into 


correlating graduation numbers in the coming years.  
 


Tactical objectives to support increasing retention and graduation rates of Western students 


include: 
 Further assessment and development of the First-Year Experience and SophoMORE Experience. 


 Investigating further implementation of Living/Learning Communities. 


 Academic program building for retention. 


 Building co- and extra-curricular academic communities. 


 Bridge, summer and gap-year programming for underclassmen. 


 Recruiting and coaching to engage and retain, along with investigating Assessment, Coaching & 


Engagement software solutions.  


 Assessing the value of a co-curricular transcript. 
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Born from the previous Western strategic plan, the First-Year Experience has improved 


retention. However, the program needs additional development, particularly with the 


Living/Learning Communities. A few such communities, such as the Honors grouping, have 


thrived. But all have not. Also worth exploring, are communities that revolve around lifestyle 


interests, such as outdoor recreation or sustainability. We must further assess and consider FYE 


development. 


 


Institutional Research shows successful completion of Essential Skills courses (Mathematics and 


Writing) in the General Education curriculum forms a foundation for student success. Hence, in 


2014-2015, Western will add Supplemental Academic Instruction to help students quickly 


complete any required remediation. For GE courses with higher DFW rates (the percentage of a 


class that earns a D, F or withdraws without completing), Western offers Supplemental 


Instruction. SI provides academic support through peer-assisted study sessions. The SI program 


expanded over the past two years, and faculty and administrators should continue assessment of 


this investment.  


 
Finally, Western should develop Third-Year and Fourth-Year experiences. Consistent with 


developing federal policies around outcomes for graduates, the Third- and Fourth-Year 


experiences will focus on major-specific advising. This will encourage appropriate academic 


achievement, participation in the academic communities within students’ disciplines and access 


to resources focused on post-graduate opportunities. This effort includes developing a new 


Career & Internship Center, offering more students internships during their junior and senior 


years, career- and graduate school-related programming, as well as implementing academic 


capstones in all majors, as signature experiences for a completed Western education. 


 


Initiative 2b: Engagement of Students Through Intensive Coursework, Undergraduate 


Research Experiences, Co- and Extra-curricular Activities, and Student Leadership 


Development 
 
Students only spend 12 to 18 hours each week in the classroom, leaving engagement outside of 


class as a core opportunity to build a successful, residential-campus learning experience. 
This initiative and its tactics are grounded in research that shows how campus involvement leads 


to student development. 


 
Both academic and support staff will lead the engagement effort, which will include intensive 


coursework, hands-on research experiences, co- and extra-curricular activities, along with 


enhanced training and opportunities for student leadership. 


 
Academic departments and academic support staff must continually improve programming 


aimed at engaging students and boosting the quality of student interactions with faculty and staff. 


They must document in their program assessments and reviews how their programs’ rigor 


compares to national standards, which practical and hands-on experiences they offer, how they 
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support students in undergraduate research, and how they engage students in co-curricular 


programming. Likewise, all Student Affairs staff must engage in offering campus activities, 


enabling involvement, creating community, and developing personal and leadership skills in 


Western students.  


 


 
Initiative 2c: Exploring Bridge Programs, Summer School and Gap-Year Options 


 


Offering credit-bearing activities outside of regular fall and spring semester schedules provides 


several advantages for students. These offerings can take the form of:  


 Summer bridge programming. 


 Summer school programming development. 


 Gap-semester programming. 


 


Summer bridge programming could include remedial courses for incoming freshmen before they 


begin their first semester at Western, providing an opportunity to earn more credits in a shorter 


time and/or distribute academic workloads more conveniently. This programming, combined 


with a Wilderness Education course, could create community, engagement and a sense of 


accomplishment. It could ensure academically underprepared students have a good start. With 


five or six credits successfully earned, these students would also be less vulnerable to Financial 


Aid probation or suspension if their first semesters do not go well. This would help a challenged 


student through his or her crucial first year. 


 


Summer school could attract students from across the country and from abroad for a one-of-a-


kind academic experience deep in the heart of the Rockies. Such programming could enhance 


Western’s visibility and reputation. It would help recruitment of transfer students. Summer 


school could also offer programming for middle and high school students, and it could further 


help alleviate capacity issues experienced with popular introductory courses – without having to 


increase full-time-equivalent faculty. 


 


Gap-semester programming consists of a semester or year of credit-bearing learning experiences 


outside the classroom. Extended Studies could offer courses such as wilderness-based education, 


service learning and/or study-abroad options. Such a semester could appeal particularly to 


incoming, undecided freshmen, as well as to students seeking a break or a fresh experience. It, 


too, could bolster recruitment and retention of students. 


 


Initiative 2d: Internationalization and Diversification of Curricula 


 


Diversifying academic programming and internationalizing the curricula aim to offer 


opportunities for global engagement for faculty, staff and students. It could increase Western’s 


reach and reputation among local and prospective students interested in other cultures and study 


abroad, and conversely, international students seeking academic opportunities at Western. 
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Ultimately, this initiative will engage all students in coursework and/or co-curricular 


programming related to multicultural and global issues. It will improve the currency and value of 


Western degrees in an increasingly globalized culture and economy. 


 


Initiative 2e: Ensuring a Safe and Secure Campus 


 


A safe and secure campus is fundamental to student success. To recruit, retain and help students 


persist to graduation, we must ensure their basic needs for a safe and orderly environment. 


According to a recent, online student survey by Strategic Enrollment Management, campus 


safety perceptions were key to many students’ and parents’ decisions for or against particular 


colleges and locations (SEM Works, 2007)1. In a survey of more than 12,000 college-bound 


students in 20 states, more than 80 percent said safety was a very important factor when 


choosing a college. Among female students, safety was the second or third most important factor 


when considering a university. 


 


The following strategies can ensure a safe and secure campus: enhancing the security of our 


campus facilities, offering more preventive education focused on social interactions, and 


increasing the number of campus constituents participating in wellness training and activities. 


These efforts and outcomes must be communicated to various constituents, prospective students 


and the public, in a positive manner that reflects Western’s core values.  


 


Tactical objectives to support this initiative include, among others: safe university transportation; 


enhanced campus-safety promotional campaigns; increased security services, with 24/7/365 


professional staffing; full implementation of federally mandated Title IX education; and holistic 


wellness programs. 


 


Initiative 2f: Campus-to-Career Programming 


 


Institutions of higher education face increasing pressure from federal and state agencies to 


produce high career-placement rates. More importantly, many of today’s incoming students 


enroll in college for the primary purpose of career placement or advancement. 


 


This impetus aligns well with our institutional mission to deliver academic programs that provide 


a foundation for professional careers or graduate study. This initiative proposes expansion of the 


Career Services office, which will help students transition into their chosen professions, better 


align academic programming such as internships with regional and national employers, and help 


improve tracking and documentation of students as they move from campus to career.  


 


                                            
1 SEM Works, http://www.semworks.net/papers/sem-works-report-campus-safety.php   


 



http://www.semworks.net/papers/sem-works-report-campus-safety.php
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An enhanced Career & Internship Center will further benefit the university by increasing the job-


placement rate of graduating seniors, employer and alumni involvement and the number of 


internship providers. It will bolster our ability to track students’ success after graduation. It will 


fundamentally increase the value proposition of a Western education.  


 


Tactical objectives in support of this initiative include: 


 Marketing and outreach to employers and internship providers. 


 Streamlining of administrative processes. 


 Enhanced career-readiness programming. 


 Exchange programs and internationalization agreements. 


 Tracking student placement. 


 


 


Goal 3: Increased Funding 


 


In the face of long-term declining state contributions, Western must aggressively pursue sources 


of revenue beyond tuition and student fees. Such sources include gifts, donations, industry 


collaborations, grants and sponsored research. This effort aligns with the Trustees’ value of fiscal 


responsibility. 


 


Increased funding will be measured as growth in increased annual revenues from: 


 Donor support. 


 Partnerships and collaborations. 


 Grants and sponsored programs. 


 Cash-funded programs. 


 


While the Western Foundation handles donations, relationships with donors and university 


supporters are a campus-wide responsibility. Managing these relationships falls partially to the 


Advancement unit on campus, but we must call on faculty and staff members to represent the 


university well to constituents, and to positively and productively engage graduates and alumni 


for the long term. Furthermore, we must establish and maintain a prioritization process for 


campus projects that optimally aligns the university’s objectives and donor interest.  


 


Partnerships and collaborations that provide opportunities for faculty, staff and students to 


participate in paid or supported projects with external partners offer yet more ways to expand 


funding for facilities and equipment, as well as for student and faculty summer employment. 


Many additional advantages flow from such collaborations with private and public partners. 


They range from keeping faculty current in their professional fields to creating internship 


opportunities and campus-to-career bridges for graduates. 
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Grants and sponsored programs are ways to receive outside funding, not only for faculty but also 


for many other groups on campus. Compliance with state and federal guidelines and proper 


documentation are imperative, and current processes need improvement. To help faculty 


compete more effectively for major grants, the university must recognize and support faculty and 


student research. Such improvements may result not only in higher grant-funding rates but also 


in greater faculty satisfaction and retention – as well as increased visibility, reputation and third-


party assessments of the university. 


 


Last but not least, cash-funded programs have successfully expanded the university’s funding 


base and ability to support facilities and programming. As noted above, the growth of graduate 


programs, of wilderness-based education in collaboration with NOLS, of community education, 


of summer programs, of remedial education at collaborating high schools and possibly of study 


abroad are all likely to increase funding for the university as a whole. This will help 


entrepreneurial departments expand their programming beyond the narrow confines of general 


budgets. 


 


Initiatives include: 
a. Advancement and School of Business outreach to potential donors and partners. 


b. Increasing the reach of Office of Sponsored Programs to promote grant activity. 


c. Increased offerings for graduate programming. 


 


Initiative 3a: Advancement and School of Business Outreach to Potential Donors and 


Partners 


 


Among the principal reasons for developing the Advancement area and the School of Business is 


to identify and recruit donors who will support the university. Hiring a vice president for 


Institutional Advancement and a dean for the School of Business represent first steps toward this 


objective. We also must involve faculty in fundraising, increase on-campus giving, cultivate 


second-tier donors and develop more meaningful relationships with alumni.  


 


Initiative 3b: Increasing the Reach of Office of Sponsored Programs to Promote Grant 


Activity 


 


Increasing grant revenue to the campus must take place within the context of pursuing Western’s 


mission, the Trustees’ objectives and our strategic goals. Several steps will ensure support for 


grant applications across the campus and support faculty research. These include: further 


institutionalization of the Institutional Review Board with its subcommittees, the Human Subject 


Research Committee and the Institutional Animal Care & Use Committee; fully documenting the 


grant review process; offering incentives to increase grant applications; ensuring post-grant 


documentation; strategically using the Office of Sponsored Program resources; and more 


recognition for faculty and student research to promote engagement, visibility and achievement.  
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Initiative 3c: Increased Offerings of Graduate Programming 


 


As noted in Goal 1, reintroducing graduate programs at Western has been a success. Graduate 


programming has had consistent student growth, generated revenue for the campus, and 


increased both the university’s visibility and reputation. Over the life of this strategic plan and 


consistent with the campus process, high-quality graduate programs and other cash-funded 


programs will continue to develop. 


 


 


Goal 4: Enhanced Organizational Efficiency 


 


As important as increasing funding for the university through the measures discussed above is to 


keep costs for all operations as low as possible and to spend all dollars wisely. To remain viable, 


we must regularly evaluate costs and returns on investments in administrative processes.  


 


Customer satisfaction is equally important. Serving every constituent with the utmost 


professionalism and reliability will directly contribute to student and staff satisfaction, increase 


positive engagement, and reduce costs for recruitment of students and employees. The same is 


true for engaging all outside constituents, from town-and-gown relationships to donors. 


 


Initiatives and tactics to enhance organizational and operational efficiency include: 
a. Improvements in process and administrative effectiveness. 


b. Evolution of the academic administrative structure. 


 


Improved organizational and operational efficiency is measured by: 


 Administrative costs as a portion of overall costs, when compared with peers. 


 


Initiative 4a: Improvements in Process and Administrative Effectiveness 


 


Operational efficiencies are always important, and Western takes pride in keeping its operation 


costs lower than at peer institutions. But we must further improve as we face financial constraints 


and sensitivity to tuition increases. 


 


To improve efficiency, we must evaluate all processes and systems. A committee of mid-


managers and faculty will document, measure and evaluate every critical process at Western.  


 


Tactical objectives to support this goal include: 


 Digital workflow and document management. 


 Coordinating institutional scheduling. 


 Improving operational efficiencies and service delivery [e.g., electronic timecards, purchasing]. 
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Initiative 4b: Evolution of the Academic Administrative Structure  
 


When opportunities for program building appear, the academic administrative structure at 


Western should continue to evolve to better serve academic programming through opportunistic 


growth and restructuring.  


 


The previous strategic plan assessed the chairs structure at Western. Its strengths include: a flat 


administrative structure; accountability to faculty through the existing system of 


recommendation of chairs; and cost efficiency. The greatest drawback is the sometimes 


overwhelming amount of “administrivia” for chairs, leading to a lack of time and vision for 


strategic leadership. This can lead to neglecting student recruitment, pursuit of grants and donor 


development. Lacking deep bench of potential department leaders results in faculty members 


feeling compelled to take chair positions out of a sense of duty, rather than from a desire to 


contribute. Finally, there is a potential for conflicts of interest as a chair evaluates his or her 


colleagues and then rejoins the faculty to be evaluated by a colleague who is the new chair.  


 


Given weaknesses in the existing structure, the preparation of this strategic plan included 


assessing the value of a dean model. A new structure with four schools or colleges with deans 


would be considerably more expensive than the chair model, the advantages of which would be 


lost. Finally, that structure might promote a “silo effect” on a small campus, leading to less, 


rather than more, collaboration. 


  


The best solution to this conundrum lies in the acceptance of an asymmetrical administrative 


structure, constituted by dean(s), chairs, directors and/or executive directors. Where a change in 


leadership structure offers significant strategic gains, and where entrepreneurial solutions can 


pay for it, we should pursue such restructuring. Departments, centers and programs – such as 


Education, Environment & Sustainability and Recreation, Exercise & Sport Science – have 


grown in complexity while cash-funded graduate programs have provided resources and 


opportunities to create dean or executive director positions to better address external 


constituencies. When such opportunities occur during the life of this strategic plan, we will 


assess whether and which solutions to implement. Finally, the 2012-13 Higher Learning 


Commission report emphasized the need for more professional development for academic 


managers, which we must systematically address. 


  


A second area of administrative structure is related to optimal grouping of academic programs. 


Along this line, Western will explore the potential for a Department of Visual and Performing 


Arts, which would include grouping programs such as Art, Music, Communication and Theatre. 


Advantages include the potential for curricular cross-fertilization and a larger pool of potential 


leaders.  
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Goal 5: Improved Third-Party Assessment 


 


Western’s reputation plays a major role as students and their families choose which campus to 


attend. Our reputation is also important when recruiting faculty, attracting donors and grants, and 


encouraging partnerships, both public and private. External evaluations are often widely shared, 


and the Western community can, to some degree, influence them by actions we take or avoid. 


Such efforts align with the Trustees’ value of achievement.  


 


Three primary types of external assessments play a role for the university:  
a. Accrediting bodies. 


b. Awards and rankings from academic organizations and other agencies.  


c. Rankings and evaluations in popular print and online media, from which students and their 


parents often decide which university to attend. 


 


The metric for this initiative will be the annual accumulative awards, rankings and evaluations 


by third parties, as tracked by the university. 


 


Initiative 5a: Accrediting Bodies and National Standards 


 


Accreditation plays an important role to ensure Western meets high standards, as judged 


externally. It is significant to the university’s reputation. Some prospective students and their 


families also look for accreditations when choosing a university or academic program. The most 


important accrediting body for Western is the Higher Learning Commission. To move academic 


excellence and integrity forward, we will implement the following 2012-13 Self-Study 


recommendations advanced through Higher Learning Commission review:  


 Revisit the mission statement to include distance education and graduate programs. 


 Strengthen the General Education curriculum to reflect the values of a liberal arts education. 


 Increase the diversity of students, faculty, and staff (see separate Strategic Planning Initiative). 


 Strengthen support for faculty and student research. 


 Improve performance evaluations for faculty and staff.  


 


Further, several departments are pursuing or considering additional, specialized accreditation. 


The Education Department is planning to apply for CAEP accreditation in 2016-17. Exercise & 


Sport Science is considering accreditation of their Sport Management program through COSMA. 


Music Education is accredited through NASM. The Business School is assessing accreditation 


through AACSB or ACBSP. And the proposed Pre-Engineering program would have to align 


with ABET standards to ensure students’ successful transitions to accredited Engineering 


programs. 
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Initiative 5b: Awards and Rankings 


 


Various organizations provide contests or invite regional, state or national comparisons in many 


categories. In general, the university encourages participation when it aligns with institutional 


goals and does distract from a department’s or unit’s core objectives. 


 


When we earn awards or favorable rankings, the university must publicize such outcomes to 


fully capitalize on the achievement of students, faculty and staff at Western.  


 


Initiative 5c: Popular Rankings and Assessments 


 


It benefits the institution to collect and analyze all popular rankings and evaluations that include 


Western, from websites viewed by students to rankings in national news media. It is especially 


important to correct false or outdated information on such websites, and to consider criticisms 


presented in such formats.  


 


For rankings built on categories that matter to us, we should consider how to improve outcomes 


and become more competitive. Favorable rankings should be included more intentionally in 


recruitment, alumni and donor-engagement publications. 
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TOURISM REPORT CARD
Dec 4, 2014


Note: The most current data, as reported by the state and municipalities, were used to produce this report.


CRESTED BUTTE LODGING TAX CRESTED BUTTE RETAIL SALES TAX


NOTE: likely a result of reduced loding inventory in market


*Combined Apparel/ Specialty Shops/ Misc. Retail


LMD REPORT CITY OF GUNNISON LODGING TAX


CITY OF GUNNISON RETAIL SALES TAX* CITY OF GUNNISON RESTAURANT SALES TAX


$889,437 $953,657 


$1,151,241 
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TOURISM REPORT CARD
Dec 4, 2014


Note: The most current data, as reported by the state and municipalities, were used to produce this report.


CRESTED BUTTE RESTAURANT SALES TAX


* Earned media value calculates how much an ad of the same size would cost in the 
same advertising space as the news story appeared. Tallied by Vocus media tracking 
service, in partnership with CBMR (shared service);  figure does NOT include online or 
international press.  Earned Media Value* for Jan 1–Nov 30, 2014 = $6,833,996 without 
Whatever USA


MT. CRESTED BUTTE LODGING TAX


MT. CRESTED BUTTE RETAIL SALES TAX MT. CRESTED BUTTE RESTAURANT SALES TAX


PUBLIC RELATIONS ‐ EARNED MEDIA VALUE* FACEBOOK FANS


Engagement:  up 41.93% ; Total Page Likes up 20.17% YoY


$603,289 
$647,132  $735,018 


 $‐


 $200,000


 $400,000


 $600,000


 $800,000


YTD (JAN‐OCT)


2012 2013 2014 +14% YOY


$436,506 
$495,075 


$671,907 


 $100,000


 $300,000


 $500,000


 $700,000


 $900,000


YTD (JAN‐OCT)


2012 2013 2014 +36% YOY


$266,191 
$303,560 


$348,901 


 $100,000


 $150,000


 $200,000


 $250,000


 $300,000


 $350,000


 $400,000


YTD (JAN‐OCT)


2012 2013 2014
+15% YOY


$164,616 
$194,155 


$262,510 


 $50,000


 $100,000


 $150,000


 $200,000


 $250,000


 $300,000


YTD (JAN‐OCT)


2012 2013 2014 +35% YOY


$4,656,074  $4,890,083 


$7,356,663 


 $1,000,000


 $3,000,000


 $5,000,000


 $7,000,000


 $9,000,000


YTD (JAN‐NOV)     


2012 2013 2014 +50% YOY


7,008


16,254


34,365


 ‐


 10,000


 20,000


 30,000


 40,000


AS OF NOV 30


2012 2013 2014 +111% YOY
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TOURISM REPORT CARD
Dec 4, 2014


Note: The most current data, as reported by the state and municipalities, were used to produce this report.


2011 2012 2013 YOY
142.4 150.6 156.5 3.9%
37.4 40.2 42.4 5.5%
1820 1870 2000 7.0%
5.1 5.5 5.7 3.6%
3.2 3.4 3.5 2.9%


YTD = Year‐to‐date, months included as indicated


Note: Colorado Tourism Office contracts Dean Runyan services.


Travel Spending ($M)
Earnings ($M)
Employment (Jobs)
Local Taxes ($M)
State Taxes ($M)


BOOKDIRECT REFERRALS BY MONTH ‐ 2014 DEAN RUNYAN ECONOMIC IMPACT‐GUNNISON 
COUNTY TOURISM


LMD = Local Marketing District


VACATION PLANNER REQUESTS CALL VOLUME REPORT


WEBSITE TRAFFIC ‐ VISITS


LEGEND:


YOY = Year Over Year performance comparison
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Summer trends







Taxable Sales


July 13 vs July 14


Mt. CB up 25.6%


CB up 15.7%


Note: Gunnison is not in the resort 
town comparison competitor set 
available through DestiMetrics







Lodging Sales % change


July 2014 
vs. July 2013


Mt. CB up 41.6%


CB up 16.2%


Note: Gunnison is not in the resort 
town comparison competitor set 
available through DestiMetrics







Taxable Sales


May/June/July 13 
vs same months 
in prior year


Mt. CB up 20.6%


CB up 13.4%


Note: Gunnison is not in the resort 
town comparison competitor set 
available through DestiMetrics







Lodging Sales % change


May ‐ July 2014 
vs. same 
months in prior year


Mt. CB up 43.1%


CB up 15.3%


Note: Gunnison is not in the resort 
town comparison competitor set 
available through DestiMetrics







CUSTOM REPORT


Competitor Subset
• GCB
• Aspen
• Vail
• Telluride
• Jackson Hole


% change in occupancy


% change in ADR















GunnisonCrestedButte.com


Category 2014 Web 
Traffic ‐ avg


GCBTA 
Performance


Destination 
Marketing 
Organizations


167,750 226,079


GCTBA visitor 
website attracts
35% MORE users 
than small DMO 
competitors


Source: Tourism Intelligence Group







Winter Marketing







Q4 Media –
reallocation of $95,000







Q4 Media –
reallocation of $95,000







Winter 2014/15


Radio markets
Houston
Dallas
Chicago


Journalist FAM Visits







Chicago Travel & Adventure Show – repeat January 2015







Winter 2014/2015 Press Release


NOVEMBER
• 7 Reasons to Unwrap the Holidays in Gunnison‐Crested Butte ‐ DONE
• Two Feet of New Snow Launches Winter Season in Gunnison‐Crested Butte – CB Nordic Center & CBMR open, free skiing, vacation 


deals, early season clinics/races, holiday shopping, etc. – DONE
• Uniquely GCB: High Country Snow Events ‐ Santa Ski & Crawl, Alley Loop & Pub Crawl, Slush Huck, Kenny Mac Ski Fest, Big Air on 


Elk, Mountain High Music Festival, etc.  ‐ DONE


DECEMBER
• Compelling reasons to visit in January – college students still on holiday break, lots of great things to do, fewer crowds, deals
• Going to Extremes ‐ Avalanche training courses, CB Mt. Guides/Guides Ridge ascent, backcountry adventures, steep & the deep at 


CBMR, cat skiing at Irwin, fat biking, ski bikes, extreme events/races
• Music in the Mountains – Mile High Music Fest, CBMR’s new après ski music series, Center for the Arts, Gunnison Arts Center
• Unique Ways to Explore on Nordic skis (yurt dinners, photo workshop adventure to Gothic, wear a costume for Alley Loop, high 


desert trails at Hartmans, get off the groomers and hit the backcountry with a guide) 


JANUARY
• Spring Break – Angles to attract families and college students
• How to plan a Ski Trip – tie into convincing reasons to take a ski vacation with the family in GCB
• Get Your Mountain Romance On – Romantic places to dine, beautiful outings on snowshoe & dogsled, Valentine’s Week, travel 


deals for couples, etc. 
• How to spend a winter weekend in G‐CB







Winter 2014/2015 Press Release


FEBRUARY
• City Slicker Adventures ‐ 100K of groomed Nordic trails, CBMR terrain parks, Yurt full moon tour/dinner, 
snow biking, Adventure park, zipline tour, sleigh ride dinner, snowshoe tours, dog sled tours, snowcat driving


• Meet the Chefs & Mixologists: Fresh Ideas from GCB ‐ Unique eateries & ways to dine (wild game, sleigh ride 
dinner, yurt dinner, mountaintop lunch), fine dining, farm‐to‐table, secret gourmet experiences in GCB, 
what’s new for the restaurant scene, food events, tie into new Meet the Chef blog series


• Fantasy Mountain Weddings & Honeymoons ‐ winter wonderland/fantasy wedding & honeymoon locations 
and how to make it happen in GCB


MARCH
• Reasons to Put Spring Skiing on Your Calendar – Late‐season deals & fun happenings for late March and 
April, also Easter happens on closing weekend


• Ski, Snowmobile, Bike and Kayak ‐ It Happens in April! – Talk about how the transition time in April, even 
though the slopes close there is still Ultimate Snowmobiler, Crested Butte Pole, Pedal & Paddle. Possible to 
ski, bike and fish all in one day up and down the valley.


Note: This is an approximate list that may need to be adjusted as topics come up that need promoted and time 
challenges occur. Release month also may need to be modified based on when information is available.



















Colorado’s Last Great Ski Town


Matching Coop Advertising 
program


Get your deals posted on 
expedia.com







Results:
Campaign total reach: 30, 655
Impressions: 157,727
Unique Clicks: 361
Website clicks: 205
Actions (likes, comments, shares, page 
likes): 367 


Matching Coop Advertising 
program


$250 minimum investment


GCBTA will match up to $500 







Q & A
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Gunnison County Community 


Development Department 


Offices of Planning, Building and Environmental Health 
221 N. Wisconsin St., Ste. D 
Gunnison, CO  81230 
Phone: (970) 641-0360  Fax: (970)641-8585 


 


December 2, 2014 
 


TO:  Board of County Commissioners  
 Matthew Birnie, County Manager 
 David Baumgarten, County Attorney 
 Russ Forrest, Community Development Director 
 


FROM:  Crystal Lambert, Building Official 
   


SUBJECT: Plan Review Fee 
 
A. PURPOSE:  
 
The purpose of this item is to review current costs and revenues associated with the development and 
review process.  Currently, the total cost projected for 2014 for the development and review process is 
$566,151 and the total projected revenue is $184,595.  The net cost is $381,556.  It should also be 
acknowledged that Community Development has reduced its cost over the last two years by approximately 
$100,000 through staff reorganization and other cost reductions.  In reviewing costs and revenue 
compared to other jurisdictions, staff believes that we are charging significantly less than the actual cost 
as it relates to plan reviews for building permits.  A specific proposal is provided below to address this 
issue.  Staff would like the Board to consider these operational net costs as it is also reviewing proposals 
for impact fees that may affect the total cost of construction in Gunnison County. 
 
B. CURRENT PLAN REVIEW FEES 
 
Gunnison County Resolution No: 11-16 states that a plan review fee shall be paid to cover the cost of review by 
Gunnison County Community Development Department at a rate of $42.00 per hour, to verify the code 
compliance requirements of the building or structure proposed in the application.   
 
Staff has concluded that tracking hourly time for an application understates the full cost of administering the 
development and review process and is not the common practice when compared to other jurisdictions. 
 
Below is a survey of the plan review fees assessed by nearby jurisdictions and similar jurisdictions. 
 


Jurisdiction Plan Review Fees Assessed 


City of Gunnison 30% of building permit fee for residential & 65% for commercial 


Pitkin County 65% of building permit fee (residential & commercial) 


Eagle County 65% of building permit fee (residential & commercial) 


Routt County 65% of building permit fee (residential & commercial) 


Park County $50 plan check fee 


Fremont County   65% of building permit fee (residential & commercial) 


Chaffee County $250.00 plan check fee 


Montrose County 65% of building permit fee (residential & commercial) 


Gunnison County Currently $42 per hour  


 







 
Changing the plan review fee that is assessed on building permit applications from an hourly rate, which has 
proven difficult to accurately track, to a percentage of the building permit fee may successfully cover the actual 
cost to process and review applications and provide the customer with a consistent and fair fee and is also more 
consistent with the other municipalities in Gunnison County and around the state. 
 
Below is an example of current building permit fees and the workforce housing linkage fees, based upon a range 
of square footages, for a single-family residence. The plan check fee is calculated at 30 percent of the building 
permit fee. 


 


Square Feet 
BP Fee Linkage Fee Total 


Plan Check 
Fee 


Total 


1,500 $1,498.68 $480.61 $1,979.29 $449.60 $2,428.89 


2,200 $2,041.94 $1,185.53 $3,227.47 $612.58 $3,840.05 


3,500 $3,055.32 $5,546.23 $8,601.55 $916.60 $9,518.15 


5,000 $4,111.00 $10,987.23 $15,098.23 $1,233.30 $16,331.53 


 
Below is an example of current building permit fees and the workforce housing linkage fees, based upon a range 
of commercial building types, all 2,000 square feet.  The plan check fee is calculated at 65 percent of the building 
permit fee. 
 


Type of Use 
(all 2,000SF) 


BP Fee Linkage Fee Total 
Plan Check 


Fee 
Total 


Restaurant $2,170.52 $3,570 $5,740.52 $1,410.84 $7,151.36 


Office $2,042.56 $3,570 $5,612.56 $1,327.66 $6,940.22 


Factory $1,234.20 $3,570 $4,804.20 $802.23 $5,606.43 


Storage $1,126.40 $3,570 $4,696.40 $732.16 $5,428.56 


Motel $1,742.96 $3,570 $5,312.96 $1,132.92 $6,445.88 


 
The two plan review fee examples above, 30% for residential and 65% for commercial, match the plan review 
fees assessed by the City of Gunnison. 
 
As a point of comparison, a plan review for a 2,200 square foot home may cost an applicant $168 assuming four 
hours of estimated time at $42 an hour. 
 
A plan review fee of 30% for residential projects and 65% for commercial projects would provide an estimated 
annual additional revenue increase of $45,000, based upon 2014 building permit data.  A 65% plan review fee 
applied to both residential and commercial projects would provide an estimated annual additional revenue 
increase of $85,000.  Simple projects such as decks, barns, sheds, etc. have been excluded from the example.   
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December 2, 2014 
 


TO:  Board of County Commissioners  
 Matthew Birnie, County Manager 
 David Baumgarten, County Attorney 
 Russ Forrest, Community Development Director 
 


FROM:  Neal Starkebaum, Assistant Director 
   


SUBJECT: Strategic Plan, Strategic Results - 2014 Impact Fee Reports Update 
 
The 2013 Gunnison County Strategic Plan identified the following: A. Insure Sound Infrastructure 1. which states: 
By December 31, 2014, Gunnison County will implement a transportation system improvement impact fee for 
new building permits. 
 
The first Gunnison County Road and Bridge Capital Expansion Impact Fee Report was prepared by RPI 
Consulting, in April 2009.  The Board did not adopt the Transportation Impact Fee for new building permits, at 
that time. 
 
Please find the updated Gunnison County Road and Bridge Impact Fee and Safety Impact Fee Support Studies, 
prepared by RPI Consulting.  Mr. Gabe Preston of RPI Consulting will be present and provide a presentation on 
the Impact Fee Reports and answer any questions. Below is an example of current building permit fees and the 
(first year) Road and Bridge Impact and Public Safety Impact Fees, based upon a range of square footages, for 
a single-family residence, and type of use for a 2000 square foot commercial/industrial structure. The fees 
increase incrementally, each year, for 25 years. (See report) 
 
For Single-Family Residence: 


 
Square Feet 


BP Fee Linkage Fee 
Total Current 


Fees 
R&B Fee 


Public Safety 
Fee 


New Fees 


1500 $1,498.68    $480.61 $1,979.29 $1,873 $266  $4,118.29 


2200 $2,041.94 $1,185.53 $3,227.47 $1,873 $266    $5,366.47 


3500   $3,055.32    $5,546.23 $8,601.55 $1,873 $266   $10,740.55 


5000   $4,111.00 $10,987.23 $15,098.23 $1,873 $266   $17,237.23 


 
For a 2000 Square Foot Commercial/Industrial Structure: 


 
In conjunction with the discussion on the potential inclusion of a Building Permit Plan Check fee, included is a 
spreadsheet that provides examples of the total proposed fees.  This includes the Plan Check fee, the Public 
Safety and the Road and Bridge Impact fees. (Attached) 


 
Type of Use 


BP Fee 
Linkage 


Fee 
Total Current 


Fees 
R& B Fee 


Public Safety 
Fee  


New Fees 


Restaurant $2,170.52   $3,570 $5,740.52 $4,990 $64 $10,794.52 


Office $2,042.56 $3,570 $5,612.56 $4,308 $64   $9,984.56 


Factory $1,234.20     $3,570 $4,804.20 $2,730 $64   $7,598.20 


Storage $1,126.40   $3,570 $4,696.40 $1,940 $64   $6,700.40 


Motel $1,742.96   $3,570 $5,312.96     $14,232 $64 $19,608.96 







PROPOSED TOTAL FEES – EXAMPLES 
 
 
Below is an example of current building permit and workforce housing linkage fees, based upon a range of residential square 
footages, and proposed Building Permit Plan Check and (the first year) Public Safety and Road and Bridge Impact Fees. 
 


 


For Single-Family Residence: 


 
 


Below is an example of current building permit and workforce housing linkage fees, based upon a range of commercial building 
types, (all 2,000 square feet), and proposed Building Permit Plan Check and (the first year) Public Safety and Road and Bridge 
Impact Fees. 


 
 


 For 2000 Square Foot Commercial/Industrial Structure. 


 
Square Feet BP Fee Linkage Fee 


Current 
Total Fees 


Plan Check 
Fee 


Public 
Safety 


Fee 
R& B Fee Total Fees 


1,500 $1498.68    $480.61 $1979.29 $449.60 $266 $1873   $4,567.89 


2,200 $2041.94 $1185.53 $3227.47 $612.58 $266 $1873   $5,979.05 


3,500  $3055.32    $5546.23 $8601.55 $916.60 $266 $1873 $11,657.15 


5,000  $4111.00 $10987.23 $15098.23 $1,233.30 $266 $1873 $18,470.53 


Type of Use 
BP Fee 


Linkage 
Fee 


Current 
Total Fees 


Plan Check 
Fee 


Public 
Safety Fee 


R& B Fee Total Fees 


Restaurant $2,170.52   $3,570 $5,740.52 $1,410.84 $64 $4,990 $12,205.36 


Office $2,042.56 $3,570 $5,612.56 $1,327.66 $64 $4,308 $11,312.22 


Factory $1,234.20     $3,570 $4,804.20     $802.23 $64 $2,730   $8,400.43 


Storage $1,126.40   $3,570 $4,696.40     $732.16 $64 $1,940   $7,432.56 


Motel $1,742.96   $3,570 $5,312.96 $1,132.92 $64      $14,232 $20,741.88 





		Agenda Item - Road and Bridge and Public Safety Impact Fees Completed.pdf

		Revised BOCC Memo -Impact Fees 12-9-14.pdf

		Examples - Total Fees.pdf
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Introduction and Fee Summary 
The county has made recent investment in facilities for public safety including a new public safety center 
and new offices in the courthouse.  The debt payments for these investments will continue through the 
year 2040.  As new development occurs, it should be required to buy-in to the debt that has been paid 
by the community.  Without this equitable buy-in impact fee, existing tax payers would, in effect, 
subsidize future growth.  The impact fee assures that all are on equal footing with regard to investment 
in public safety facilities. 


As the county grows, so will demand for services, ultimately necessitating an incremental increase in law 
enforcement and detention center equipment capacity.   If this crucial component of the public safety 
capital facilities is increased proportionate to new growth, the County will avoid an incremental 
decrease in the level of service that is currently provided.  A similar principle applies to the land 
inventory that sites existing and future facilities.  Keeping the land inventory in step with demand is a 
critical component of capital facilities planning and investment.  Once the existing facilities reach 
capacity, new land will be needed to expand or build new facilities and it is wise planning to accrue land 
before new facilities or expansions are necessary.   


This report summarizes the five steps for calculating the impact fee schedule that represents future 
development’s fair share of the cost of capital facilities needed to provide public safety services to 
accommodate future growth.   


Proportionate Share - The Sheriff’s Department provides two services: law enforcement services and 
detention services.  Because this is a county impact fee, it can only be charged to applicants for 
development permits occurring in the unincorporated county.  External influences such as responses to 
incidents in municipalities or outside of the county boundaries are not directly attributable to 
development in the unincorporated and are not included in the impact fees.  It is also crucial to assign 
impacts on capital facilities proportionately to the impacts of residential and non-residential 
development.  The proportionate share calculation is the starting point for the impact fee methodology 
because it apportions the impacts on public safety capital facilities to the sectors and geographies that 
generate the demand. 


Demand Units - The Public Safety impact fee analysis contains several facility components: equipment, 
land, debt service for the new public safety center and debt service for the new public safety offices in 
the courthouse.  Each of these components has a separate fee calculation and utilizes unique demand 
units either because of the timeframe (such as when facility construction debt will be paid-off) or 
because of the service area (unincorporated only or entire county).  Demand units are stated as existing 
and projected residential units and non-residential square footage. 


Impact Fee Components – There are five components of the public safety impact fee.  In order to assign 
impacts and costs equitably, the law enforcement function of the Sheriff’s department and the 
detention center function must be considered separately.  While law enforcement focuses primarily on 
the unincorporated county, the detention center serves the entire county.  The essence of capital 
planning for equipment and land is that it must be expanded incrementally in pace with demand, so 
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these assets also require unique impact fee analysis.  The components of the impact are listed in Figure 
1. 


Figure 1 – Impact Fee Components 
Fee Component Methodology 


Law Enforcement Equipment Incremental Expansion 
Detention Center Equipment - Incremental Expansion 
Detention Portion of Public Safety Center Debt Service Buy-In 
Law Enforcement Portion of the Public Safety Center Debt Service Buy-In 
Courthouse Sheriff Offices Debt Service Buy-In 
 


Credits - Gunnison County finances capital purchases through an earmarked 1% sales tax.  While the 
debt service buy-in component does not require a credit, the equipment portion of the fee must include 
a credit for sales tax revenues that housing units and non-residential development are projected to 
generate that will to pay for law enforcement and Detention Center equipment according to past 
expenditure records. 


Fee Schedule –The fee schedule combines the fee components with the equipment credit.  Because the 
majority of this impact fee is composed of debt service buy-in for the Public Safety Center,  the 2015 fee 
for a new single family home is $312 and gradually increases to $1,370 in 2040 as more of the debt is 
paid by the community.  Similarly, the fee for 1,000 sq. ft. of non-residential space starts at $173 in 2015 
and increases to $1,295 in 2040. 


Figure 2 – Public Safety Impact Fee 2015 
Land Use Type 2015 Public Safety Impact Fee 


Housing Unit $312
1,000 Sq Ft Non-Residential  Floor Area $173
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Proportionate Share 
The Sheriff’s Department provides two critical services: law enforcement services and detention 
services.  Because this is a county impact fee, it can only be charged to applicants for development 
permits occurring in the unincorporated county.  External influences such as responses to incidents in 
municipalities or outside of the county boundaries are not directly attributable to development and are 
not included in the impact fees.  The proportionate share calculation is the starting point for the impact 
fee methodology because it apportions the impacts on public safety capital facilities to the sectors and 
geographies that generate the demand. 


Law Enforcement Proportionate Share 
Law enforcement proportionate share calculations utilize incident response records from the Sheriff to 
isolate only the share of demand for law enforcement generated by residential and non-residential 
development.    According to Sheriff incident reports, 15% of departmental resources go to traffic 
enforcement and 18% activity occurs in local municipalities.  The remaining 67% of departmental 
activities are related to residential and non-residential development in the unincorporated county.  
Based on 2012-2014 incident reports, 62% of law enforcement activities serve  residential development, 
and 5% serve commercial development.   


Figure 3 – Law Enforcement Proportionate Share 


 


Detention Center Proportionate Share 
The Detention Center was designed and built to serve the housing unit and non-residential inventories 
in the entire county including unincorporated areas.  The proportionate share and subsequent impact 
fee analysis for the detention center are based on the total housing units and non-residential 
development in Gunnison County, including the portion of the housing units in municipalities. The 
proportionate share for the detention center is based on the number of bookings by agency since the 
facility opened in 2011. According to bookings data, 12% of all bookings are extra-territorial including 


Residential, 62%


Non-Residential, 5%


Traffic, 15%


Extra 
Territorial, 


18%
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Hinsdale County and Colorado State Patrol.. The remaining 88% of bookings originate from the Sheriff’s 
Department, municipal police departments or the county courts system. 73% of the demand for the 
detention center services is attributable to residential development in the county while 15% is 
attributable to the non-residential sector. 


Figure 4 - Detention Center Proportionate Share 


Residential, 73%


Non-Residential, 15%


Extra Territorial, 12%
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Demand Units 
The Public Safety impact fee analysis contains several facility components: equipment, land, debt service 
for the new public safety center and debt service for the new Sheriff’s offices in the courthouse. Each of 
these components has a separate fee calculation and utilizes unique demand units either because of the 
time frame (such as when facility construction debt will be paid-off) or because of the service area 
(unincorporated only or entire county). 


As development in the County occurs, the Sheriff’s Department and the Detention Center will need to 
invest in additional equipment to maintain existing levels of service.  Because the new Public Safety 
Center was constructed with excess capacity to accommodate future growth, demand units are based 
on final capacity of the facility.  Currently the Detention Center has 74 beds.  Demand for  54.2 of the 
beds originates from residential development and demand for 11.1 of the beds originates from non-
residential development.  At full capacity, the Detention Center could accommodate an additional 28 
beds, bringing the total capacity to 102 beds and the Detention Center could accommodate 16,451 
housing units and 4,625,000 square feet of non-residential development.   


Figure 5 – Detention Center Demand Units 
 2014 Units Detention Center 


Proportionate Share 
Existing 


Beds 
Existing 


Beds/Unit 
Future 
Beds 


Capacity 
Demand Units 


Residential 11,935  73% 54.2 0.0045 74.7 16,451 
Non-Residential 3,356  15% 11.1 0.0033 15.3 4,625 
 


The law enforcement demand unit calculation was based on the existing and future number of patrol 
officers that the facility can accommodate.  The law enforcement division currently has 13 full-time 
equivalent patrol officers, 8.7 of which provide services to development in the unincorporated regions 
of the county. There are 0.0013 officers per housing unit and 0.0007 officers per 1,000 sq. ft. of non-
residential space serving.  According to the Sheriff’s department, the Public Safety Center could 
accommodate an additional seven patrol officers.  Given this existing excess capacity, the law 
enforcement portion of the Public Safety Center could serve a total of 9,515 housing units and 1,569,000 
sq. ft. of non-residential development in unincorporated Gunnison County without a decline in the 
current level of service for this critical facility.   


Figure 6 – Demand Units for the Law Enforcement Portion of the Public Safety Center 


 
2014 
Units 


Sheriff 
Proportionate Share 


Existing Patrol 
Officers 


Officers 
Per Unit 


Officers at 
Capacity 


Capacity 
Demand Units 


Residential 6,185  62% 8 0.0013 12.3 9,515 
Non-Residential 1,020  5% 0.7 0.0007 1.1 1,569 
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Impact Fee Components 


Equipment Incremental Expansion 
This portion of the impact fee represents the fair share cost of expanding equipment to accommodate 
future growth of residential and non-residential development.  As the county grows, so will demand for 
services, ultimately necessitating an incremental increase in law enforcement and detention center 
equipment capacity.   If this component of the capital facilities is increased proportionate to new 
growth, the County will avoid an incremental decrease in the level of service that is currently provided.   


Proportionate share rates are applied to the the value of the law enforcement and detention center 
capital inventories and divided by the number of current demand units discussed above to calculate this 
fee component.  Currently the Sherriff’s department uses $110 in equipment per housing unit and $60 
per 1,000 sq. ft. of non-residential floor area.   The Detention Center uses $4 worth of equipment per 
housing unit and $3 worth of equipment per 1,000 sq. ft. of non-residential floor area.   


Figure 7 – Law Enforcement and Detention Center Equipment Component 
Equipment Residential Proportionate Share Demand Units Per Demand Unit 


Law Enforcement $1,088,288 62%                     6,185  $110 
Detention Center $57,560 73%                   11,935  $4 


Equipment Non-Residential Proportionate Share Demand Units Per Demand Unit 
Law Enforcement $1,088,288 5%                     1,020  $60 
Detention Center $57,560 15%                     3,356  $3 


Land Incremental Expansion 
As demand for law enforcement increase, so should the inventory of land available for facilities. Keeping 
the land inventory in step with demand is a critical component of capital facilities planning and 
investment.  Once the existing facilities reach capacity, new land will be needed to expand or build new 
facilities.  Land costs are calculated using a value of $100,000 per acre, based on land values from the 
Assessor’s Database.  A square footage inventory of the courthouse shows that 5% of the facility is used 
by the law enforcement division.  To maintain the existing level of service for public safety facility each 
increment of new development will need to contribute its fair share of the cost of securing land needed 
for future facilities. 


Figure 8 – Public Safety and Courthouse Land Impact Fee Component 
  Public Safety Center Courthouse
Value $155,000  $486,000 
% Attributable To Public Safety Department 100% 5% 
Residential Proportionate Share 73% 62% 
Non-Residential Proportionate Share 15% 5% 
Residential Demand Units 9,515 9,515 
Non-Residential Units 1,569 1,569 
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Per Residential Unit $12 $2 
Per Non-Residential Unit $15 $1 
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Debt Service Buy-In Fee Component 
The debt service buy-in components of the impact fee are all calculated using parallel methodology 
using the repayment schedules from Gunnison County finance office to assign fair share costs.  The new 
Public Safety Center was financed jointly with the Public Works Facility so annual debt payments must 
be separated to isolate funds paying specifically for the Public Safety Center.  According to the County’s 
fixed asset inventory, 64% of the financed costs were attributable to the Public Safety Center.  The debt 
payments are divided accordingly between the Detention Center and the law enforcement functions of 
Sheriff’s Department. According to analysis of data from the Sheriff’s Department, at full capacity the 
facility can operate with 54 total officers, 34 detention officers and 20 patrol officers.   


Once annual debt payments are isolated by department and function, debt payments are multiplied by 
the proportionate share to determine annual financing costs for the residential and non-residential 
sectors.  Annual buy-in rates are based on a cumulative basis, so that new development is in effect 
buying into the debt that the community has already paid.  In the future, more debt will have been paid 
by the community, so the buy-in fee increases accordingly.  See Figures 9, 10 and 11 for detailed 
calculations. 
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Sales Tax Credit for Residential Development 
The debt service buy-in components of the fee do not require a credit because the methodology isolates 
the fair share buy-in to the debt paid by the community up to the year the development permit is 
issued.  Using this methodology, future tax payments by future development are subtracted from the 
impact fee and so a credit is not required.    


Gunnison County finances capital purchases through an earmarked 1% sales tax.  While the debt service 
buy-in component does not require a credit, the equipment portion of the fee must include a credit for 
sales tax revenues that residents and businesses/organizations are projected to contribute to pay for 
law enforcement and Detention Center equipment.   


The residential sales tax credit is based on median household income, consumer expenditure patterns, 
and historic Capital Expenditure Fund trends.  According to information from the Gunnison Finance 
department, an average of $7 annually of 1% sales tax revenue per housing unit have been spent on law 
enforcement and detention center equipment over the past 3 years of audited budgets.  These average 
annual contribution are summed over five years, the minimum lifespan of capital equipment.  This 
results in a credit of $35 per housing unit that will be integrated into the impact fee schedule. 


Figure 12- Residential Equipment Credit 
Median Household income $50,091
% Spent on Retail 40%
Retail Spending $20,036
Capital Retail Sales Tax Rate 1%
Public Safety Average Rate 3%
Average Annual Household Contribution to PS Capital $7
Five Year Credit $35
Because Gunnison County has a robust tourism industry, the sales tax collected by visitor/non-resident 
sales are assigned to the non-residential sector serving this market.  Between 2011 and 2014, an 
average of $13 dollars of the revenue per year generated  by the 1% sales tax  attributed to non-
residential development was spent on public safety equipment per 1,000 sq. ft. of non-residential floor 
area.  The five years minimum expected life of equipment means the credit for non-residential 
equipment component of the impact fee totals $65 per 1,000 sq. ft. of non-residential floor area.   


Figure 13 – 1% Capital Investment Sales Tax Credit 
 2011 2012 2013 2014
Sales Tax Fund Tax Revenues 1,382,079 $1,416,908 1,434,810 $1,479,000
Revenues Originating from Residential Units $80,479 $80,829 $82,187 $83,545
Remaining Sales Tax Revenues $1,301,600 $1,336,079 $1,352,623 $1,395,455
Per 1,000 sq. ft of Non-Residential Space (Total County) $397 $407 $403 $416
 $13 $13 $13 $14
Average Annual Contribution Per 1,000 sq. ft. $13   
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Five Year Credit $65   
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Fee Schedule 
The fee schedule combines the fee components with the sales tax credit.  Because the majority of this impact fee is composed of debt service 
buy-in for the Public Safety Building, the 2014 fee for a new single family home is $266 and gradually increases to $1,370 in 2040 as more of the 
debt is paid by the community.  The fee for 1,000 sq. ft. of non-residential space starts at $32 in 2014 and increases to $1,295 in 2040. 


Figure 14 - Residential Fee Schedule (Per Residential Unit) 
 Detention Center Buy In Sherriff’s Department Buy-In Courthouse Buy-In Land and Equipment Costs Total Impact Fee


2014 $93 $80 $2 $126 $301 $266
2015 $117 $100 $4 $126 $347 $312
2016 $140 $120 $7 $126 $393 $358
2017 $164 $141 $9 $126 $440 $405
2018 $188 $161 $11 $126 $486 $451
2019 $211 $181 $13 $126 $531 $496
2020 $235 $201 $15 $126 $577 $542
2021 $258 $221 $18 $126 $623 $588
2022 $281 $241 $20 $126 $668 $633
2023 $304 $261 $22 $126 $713 $678
2024 $327 $280 $24 $126 $757 $722
2025 $350 $299 $27 $126 $802 $767
2026 $372 $319 $29 $126 $846 $811
2027 $394 $338 $31 $126 $889 $854
2028 $416 $357 $33 $126 $932 $897
2029 $438 $375 $35 $126 $974 $939
2030 $459 $394 $38 $126 $1,017 $982
2031 $481 $412 $40 $126 $1,059 $1,024
2032 $502 $430 $42 $126 $1,100 $1,065
2033 $522 $448 $44 $126 $1,140 $1,105
2034 $543 $465 $46 $126 $1,180 $1,145
2035 $563 $482 $49 $126 $1,220 $1,185
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Introduction and Fee Summary 
New development generates marginal increases to the overall traffic volumes. Increased traffic 
associated with new development directly contributes to the need for increasing the capacity of the 
County’s road system.  Without a method by which new development pays for directly related capacity 
improvements, existing taxpayers will absorb capital improvement costs made necessary by new 
growth.  Impact fees assess new growth its fair share costs of building new capacity-related 
infrastructure.   


The impact fee calculation process and methodology can be summarized as follows: 


Land use inventory, growth projections and traffic– Fair share methodology requires a thorough 
inventory of existing development of both residential and non-residential land uses and growth 
projections.  New development creates additional traffic, which drives demand for road and bridge 
capacity improvements.  Using transportation engineering sources, the development inventory and 
projections can be translated into existing traffic volumes and future projections. 


Impact fee components  - The impact fee consists of four distinct components, each of which calculates 
future development’s fair share of the cost of expanding the capacity of various components of the road 
and bridge department capital facilities to accommodate future growth (equipment, public works 
facility, land, planned road improvements).   


Figure 1 – Impact Fee Components 
Fee Component Methodology 


Equipment  Incremental Expansion


Public Works Facility   Debt Service Buy-In


Land Costs Buy-In for Existing Assets Serving Future Growth 


Planned Capital Improvements Capital Improvement Plan Based 


 


Impact fee schedule 2015 – The impact fee schedule increases annually due to the debt service buy-in 
component for the public works facility.  Figure 2 shows the fee schedule for 2015. As more of the debt 
is paid by the community, the buy-in for new development increases (see full fee schedule in Figures 18 
and 19).  The fee schedule is organized by the land use categories used by the county assessor and is 
also stated as a cost per average daily trip generated  for those land uses that do not fit these 
established land use categories.    
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Figure 2 – 2015 Impact Fee Schedule 
 ADT 2015 Fee 
Single Family 4.8 $1,906 
Multi Family 3.3 $1,321 


Non-Residential Categories (Per 1,000 s.f.)
Merchandising 9.4 $3,757 
Lodging 18.2 $7,244 
Offices 5.5 $2,193 
Recreation 4.5 $1,795 
Special Purpose 6.4 $2,539 
Warehouse 2.5 $987 
Multi-Use 10.6 $4,215 
Industrial 3.5 $1,389 
Exempt 5.5 $2,193 
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Development Inventory and Land Use Projections 
Fair share methodology requires a thorough inventory of existing development for both residential and 
non-residential land uses and growth projections.  New development creates additional traffic, which 
drives demand for road and bridge capacity improvements. 


Development Inventory 
The residential development inventory is based on housing unit estimates from the Colorado 
Department of Local Affairs (DOLA). The non-residential inventory is derived from the Gunnison County 
Assessor’s Database.  According to DOLA (2012) estimates, there are 6,185 housing units in 
unincorporated Gunnison County, about 52% of total residential units in the County.   


Figure 3 – Existing Development Inventory 
Residential Development Inventory   


Total Residential Housing Units  6,185


 


Non-Residential Square Footage By Land Use Type


Merchandising                         22,326 


Lodging                       280,158 


Offices                           2,942 


Recreation                         70,139 


Spec Purpose                         82,964 


Warehouse                       120,935 


Multi-Use                         44,057 


Industrial                         45,145 


Exempt                       296,805 


Total 965,471   


Source:  Department of Local Affairs, Gunnison County Assessor 


The best source for tracking and projecting non-residential square footage is the Gunnison County 
Assessor’s database.  Analysts sorted the database by location, land use type, and year built fields.  This 
allowed the isolation of parcels that are in unincorporated areas, the generation of daily vehicle trips, 
and the establishment of baseline commercial growth rate.  The County Assessor’s database shows a 
total of about one million square feet of non-residential floor area in the unincorporated county. 
Lodging and property tax exempt “institutional” properties (government, school, church, etc.) account 
for 60% of the non-residential square footage in the unincorporated county. The majority of properties 
classified as lodging are guest cottage format, and not hotels or motels.  
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Figure 4 - Non-Residential Development Inventory Composition  


 
Source: Gunnison County Assessor 


Growth Projections 
The growth estimates in this report are based on linear projections of historic trends. Residential 
projections rely on housing unit estimates from DOLA dating from 2000-2012 and non-residential 
projections are based on the square feet built per year from 1990 through 2013 (assessor database). 


Between 2000 and 2012, housing in the county as a whole grew by 2,325 units, 1,312 of which were 
built in the unincorporated county.  On average, 194 new units were built per year in the county as 
whole and 109 were built in the unincorporated county.   


Linear projections show an increase of 3,060 residential units in the unincorporated county by 2040 for 
a total of 16,980 housing units in the entire county by 2040, and 9,030 units in the unincorporated 
county.  Linear projections of trends since 2000 include both growth periods and recessions, with up to 
200 new units per year in the unincorporated county during development boom years and recession 
years when only 35 units were built.    


Applying the average growth to 2012 base levels allows for a linear projection that shows an increase of 
3,061 residential units in the unincorporated County through 2040. If this trend continues, the County 
will have a total of 16,979 housing units by 2040, 9,027 of which are projected to be in unincorporated 
county.   
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Figure 5 – Residential Unit Trends and Projection 


 
Source: Gunnison County Assessor 


A linear projection method was used to project future non-residential growth in the unincorporated 
county.  Between 1990 and 2013, non-residential floor area in the incorporated county increased on 
average by 15,301 square feet per year.  If trends continue through 2040, the unincorporated County is 
projected to have about 1.4 million square feet of non-residential development, a 40% increase over 25 
years.   


Figure 6 – Average Annual Non-Residential Growth  
Non-residential Category Average Annual Increase in Square Footage


Merchandising 696


Lodging 2,303


Offices 87


Recreation 848


Spec Purpose 1,979


Warehouse 3,888


Multi-Use 372


Industrial 1,436


Exempt 3,691


Total 15,301


Source: Gunnison County Assessor 
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Figure 7 – Non-Residential Projection Through 2040 


 
Source: Gunnison County Assessor 
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Traffic Volume Analysis and Projections  
The residential and non-residential land use inventory and projections allow for the calculation of traffic 
generated by land uses and for projecting future traffic.  The unit of measurement for traffic, used 
worldwide by traffic engineers and planners is the Average Daily Vehicle Trip (ADT)1.  Average Daily Trips 
generated by various categories of residential and non-residential development come from the Institute 
of Transportation Engineers Trip Generation Manual 8th Edition (ITE).  ITE “trip generation rates” are 
multiplied by the residential and non-residential inventory and projections to calculate the existing and 
projected traffic generated by development in the unincorporated county.   


Average daily trip volumes contained in the ITE need to be adjusted to avoid double counting.  Trip 
generation is the number of in-bound trips caused, or attributable to a specific land use.  For example, a 
single-family residence has a driveway volume of about 9.6 ADT2, but only half of those trips are in-
bound, the other half are out-bound and are assigned to other destinations accordingly.  The trip 
generation for a single family residence is 4.8 average daily trips.  A shopping destination is often part of 
a trip shared with another destination, for example, stopping at the store on the way home from work.  
Theses shared trips require a “pass-by” adjustment as recommended by the Trip Generation Handbook 
3rd Edition. 


Figure 8 – ADT by Land Use Category and Adjustment 
Residential Categories ADT Adjustment Adjusted ADT Rate


Single Family 9.5 0.5 4.8


Multi Family 6.6 0.5 3.3


Non-Residential Categories (Per 1,000 s.f.)  


Merchandising 42.9 0.22 9.4


Lodging 36.4 0.5 18.2


Offices 11 0.5 5.5


Recreation 9 0.5 4.5


Special Purpose 12.8 0.5 6.4


Warehouse 5 0.5 2.5


Multi-Use 21.1 0.5 10.6


Industrial 7 0.5 3.5


Exempt 11 0.5 5.5


Source: Institute of Transportation Engineers Trip Generation Manual 8th Edition 


6,185 residential units in the unincorporated county generate 28,488 ADT, 87% of which are in-bound to 
single family homes and 13% of which are in-bound to multi-family units.  Non-residential development 
generates an additional 8,835 ADT for a combined total daily trip generation of 37,325 ADT.  Based on 


                                                            
1 An Average Daily Vehicle trip is the average number of times a car passes over a single line across a street in either direction in one day. 
2 Source: Institute of Transportation Engineers Trip Generation Manual y7th Edition, 2004 
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the linear trends, total ADT including residential and non-residential are expected to increase to 52,522 
ADT by 2040. 41,580 ADT are projected to be generated by residential development and 11,548 ADT by 
non-residential development.   


Figure 9 - Residential and Non-Residential ADT Through 2040 
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Impact Fee Analysis by Component 
The impact fee consists of four distinct components, each of which calculates future development’s fair 
share of the cost of expanding the capacity of various components of the road and bridge capital 
facilities to accommodate future growth (equipment, public works facility, land, planned road 
improvements).  Each component is described in detail below. 


Figure 10 – Impact Fee Components 
Fee Component Methodology 


Equipment  Incremental Expansion


Public Works Facility Debt Service Buy-In


Land Costs Buy-In for Oversized Assets Serving Future Growth


Planned Capital Improvements Capital Improvement Plan Based 


Equipment Incremental Expansion 
This component of the impact fee represents the fair share cost of expanding equipment to 
accommodate future growth in traffic.  As traffic increases, so will demand for services from the Road 
and Bridge Department, ultimately necessitating an incremental increase in equipment fleet capacity.   If 
the road system is increased to handle larger volumes of traffic, it follows that the equipment should 
increase proportionally.  If this component of the road and bridge capital facilities is increased 
proportionate to new growth, the County will avoid an incremental decrease in the level of service that 
is currently provided to residents.  Equipment should be increased to protect the investment in road 
system capacity. 


The county finance department maintains a thorough asset inventory that includes a replacement cost 
and description of each asset.  Equipment that will last 5 years or more was included in this analysis 
while temporary assets, like computers and office equipment were not included.   


The Public Works Department uses a total of $7.5 million worth of equipment to improve and maintain 
county roads, $143 per ADT generated in the county.  To maintain this level of service the county will 
need to invest $143 per ADT generated by future development.   


Figure 11 – Equipment Incremental Expansion Component 
 Total Equipment Value % Attributable to Road and Bridge 2014 ADT Per ADT


Value $7,567,596 71% 37,324 $143


Source: Gunnison County Road and Bridge, Gunnison County Finance  


Buy-In for Existing Land Assets Sized to Serve Future Growth 
The land currently owned by the Public Works department will serve the needs of the county for the 
next 25 years.  This component of the fee calculates the fair share cost for future development to buy-in 
to the land inventory.  There are over 17 acres of land used by public works throughout the county and 
the Road and Bridge Department functions occupy about 70% of this land.  Land costs are calculated 
using a value of $100,000 per acre, based on land values form the Assessor’s Database.     Dividing the 
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Road and Bridge Department land value by the 2040 capacity year projection of 52,522 ADT shows that 
the fair share cost of buying into the existing land inventory is $24 per ADT.   


Figure 12 – Land Buy-In Component 
 Value % Attributable to Road and Bridge 2040 Per ADT


Land Costs $1,784,000 71% 52,522 $24


Debt Service Buy-In Methodology for the Public Works Facility 
The debt service buy-in methodology calculates fair share for new homes and non-residential 
development to “buy-in” to the debt that has already been paid by the community for the new public 
works facility, which was designed to accommodate future growth.  The debt service buy-in component 
is calculated using the repayment schedules from Gunnison County finance office.  The new public 
works facility was financed jointly with the new public safety center.  Annual debt payments were first 
separated to isolate the portion of debt payments for the public works facility.  According to the 
county’s fixed asset inventory, 36% of the finance costs are attributable to the Public Works Facility.   


The fair share cost for development built in 2015 to buy-in to the debt paid to date is $32 per ADT when 
just over $1.6 million of the debt will have been paid, increasing in future years as more of the debt is 
paid-off by the community.  For example, in 2020, $3.4 million of the debt will have been paid by the 
community, so the buy-in will be $64 per ADT.   


Figure 13 – Public Works Facility Debt Buy-In Component 
 Road and Bridge Share 


of Annual Debt 
Payments 


Cumulative Debt Paid Cumulative % Paid Per ADT Debt Service 
Buy-In 


2011 $297,571 $297,571


2012 $342,164 $639,735


2013 $342,700 $982,435


2014 $341,650 $1,324,084 14% $25


2015 $340,257 $1,664,341 18% $32


2016 $339,896 $2,004,237 21% $38


2017 $337,917 $2,342,154 25% $45


2018 $336,737 $2,678,891 28% $51


2019 $335,077 $3,013,968 32% $57


2020 $334,081 $3,348,049 36% $64


2021 $331,529 $3,679,578 39% $70


2022 $330,571 $4,010,149 43% $76


2023 $328,081 $4,338,230 46% $83


2024 $325,400 $4,663,630 50% $89
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2025 $322,530 $4,986,160 53% $95


2026 $319,356 $5,305,516 56% $101


2027 $317,156 $5,622,672 60% $107


2028 $313,298 $5,935,970 63% $113


2029 $310,414 $6,246,384 66% $119


2030 $307,149 $6,553,533 70% $125


2031 $303,505 $6,857,038 73% $131


2032 $300,452 $7,157,490 76% $136


2033 $295,653 $7,453,143 79% $142


2034 $291,739 $7,744,882 82% $147


2035 $287,356 $8,032,238 85% $153


2036 $283,781 $8,316,019 88% $158


2037 $278,381 $8,594,400 91% $164


2038 $273,789 $8,868,189 94% $169


2039 $268,650 $9,136,839 97% $174


2040 $264,240 $9,401,079 100% $179


Source: Gunnison County Finance Department 


 


 


Planned Capacity Related Road and Bridge Improvement 


Road improvements will be necessary to accommodate future traffic (increasing by 40%) in 
areas of the unincorporated County between 2014, the base year, and 2040, the capital 
facilities planning horizon.  The road improvement summary contained in this report is a 
compilation and extension of improvements planning obtained from the County Road and 
Bridge Department.  


Capacity improvements are generally defined as construction that increases the capacity of a 
roadway.  It is important to remember that impact fees can only be used to pay for projects 
that increase a system’s capacity required due to growth.  Typical capacity improvement 
projects include surface upgrades, widening, the addition of turn lanes, creative design or 
intersection projects and major reconstruction in order to decrease the maintenance schedule.  
In other words if an improvement allows a roadway to handle larger volumes of traffic on a day 
to day basis (i.e. surface upgrades) or over the long run (i.e. improvements to drainage 
systems), it is considered a capacity improvement.   







 Gunnison County Road and Bridge Impact Fee Support Study 


14 
 


Road Capacity Improvement Component 
Road improvements will be necessary to accommodate future traffic (increasing by 40% by 2040) in the 
unincorporated County between 2014, the base year, and 2040, the capital facilities planning horizon.  
The capital facilities planning horizon is also known as the “capacity-year,” that is, the year through 
which the planned improvements are designed to accommodate.  The road improvement summary 
contained in this report is a compilation of planning and cost information obtained from the County 
Road and Bridge Department. 


[duplicative]Capacity improvements are generally defined as construction that increases the capacity of 
a roadway.  It is important to remember that impact fees can only be used to pay for projects that 
increase a system’s capacity required to accommodate future growth.  Typical capacity improvement 
projects include surface upgrades, widening, the addition of turn lanes, creative design or intersection 
projects and major reconstruction.  If an improvement allows a roadway to handle larger volumes of 
traffic on a day to day basis or over the long run, it is considered a capacity improvement.   


Capacity Improvement Types 
Geometrics: includes minor realignments in order to create the straightest line possible without major 
reconstruction.  Increases capacity by making traffic flow smoothly by reducing the amount of turning 
needed to get from point A to point B.  


Capacity Widening: Many Gunnison County roads, both paved and gravel roads, have been developed to 
a 22 foot wide standard.  In most cases they are paved edge to edge, and if there is shoulder potential it 
has not been developed.  Capacity improvements would be widening road to 24 feet wide, managing 
vegetation, and adding shoulders.  Widening a road means that motorists can travel safer and at slightly 
higher speeds: thus a roadway can handle marginal increases to its overall capacity. 


Light Reconstruction: Includes building minor fills, laying banks back, installing new drainage structures 
and other capacity related projects.  For example, if a road receives improved drainage structures, the 
road surface will be in better condition in the long-run and will be able to handle more trips during its 
service life.  


Minor Base and Paving: Includes gravel for blue-topping a gravel road at full width and paving.  Anytime 
the surface of a road is upgraded from gravel to flexible pavement or chip-seal, vehicles can travel faster 
and more efficiently without creating excessive dust. 


Overlay: Two compacted inches of asphalt is a major surface upgrade allowing for better driving 
conditions and accommodating more traffic safely and efficiently.  


Major Reconstruction: Includes significant cuts and fills, laying back banks in unstable soils, all new 
drainage structures, and widening. Major reconstruction is not usually preformed as part of regular 
maintenance schedule. Instead once a road has hit peak ADT volumes and needs to be widened or 
improved to accommodate maintain an adequate LOS the road then is able to handle higher volumes of 
traffic.  
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Gravel and Dust Suppressant: Dust can be a problem for residents that live near a number of dirt or 
gravel roads.  Thus by decreasing the amount of dust produced on dirt roads, the County could increase 
total traffic volumes without adding to the dust problem. 


Major Projects: Additionally, major construction projects such as the extension of roads, improvements 
to bridges, and allowing an intersection to operate more efficiently all are considered capacity 
improvements.  These larger projects do not fit directly in the above categories but engineers design 
these major projects to increase the overall capacity to a roadway and to accommodate future growth.    


Fair Share Cost per ADT for Planned Improvements 
The capital improvement plan and costs from the 2008 impact fee support study were updated to 
reflect increased construction costs and to include more recently planned projects and to account for 
projects that have been completed.   The total cost of planned improvements is $31.7 million which 
when divided by the ADT in year 2040 means the fair share cost of planned improvements is $603 per 
ADT.    The planned capital improvements are all capacity improvements designed to increase the 
capacity of the system as a whole to accommodate traffic through the year 2040.   


Figure 14 – Planned Capital Improvements 
Road Name # Improvement Type Miles Estimated Cost


Allen Lane 8 Gravel and Dust Suppressant 2.5 $220,713


Antelope 17 Light Construction  
Capacity and Overlay 


4.5 $1,856,340


Big Cimarron 860 Gravel and Dust Suppressant 3.9 $331,500


Brush Creek 738 Capacity and Overlay 1.2 $321,024


Brush Creek 738 Gravel and Dust Suppressant 1.8 $158,913


Camino del Rio 33 Capacity and Overlay 0.98 $320,970


Castle Mountain 48 Minor Base and Paving 2 $613,324


Castle Mountain 48 Overlay 4.5 $1,203,840


Cement Creek 740 Light Recreation, Gravel, Dust 3 $519,855


Cottonwood Pass 209 Light Reconstruction               Capacity            
Minor Base and Paving 


7 $3,161,634


Cranor Hill 10 Capacity  and Overlay 4.7 $1,539,344


Dos Rios Subdivision 34-37 Capacity  and Overlay 1.8 $589,536


Gold Basin 38 Capacity  and Overlay 5.6 $1,834,112


Gold Creek 771 Light Reconstruction               
Gravel and Dust Suppressant 


5 $866,425


Gothic Road 317 Capacity Light Reconstruction                   
Gravel and Dust Suppressant 


3.8 $886,483


Jack’s Cabin 813 Geometrics                           
Capacity an Overlay 


4.2 $844,182
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Minor Base and Pavement 


Lost Canyon 743 Capacity                                    
Gravel and Dust Suppressant 


1 $148,285


McCabe Lane 32 Capacity and Overlay 0.35 $114,632


McCabe Lane 32 Minor Base and Paving 1.55 $475,326


North Elk Meadows F1 48 Minor Base and Paving 0.8 $245,330


North Elk Meadows F2 48 Minor Base and Paving 0.25 $76,666


Ohio Creek 730 Capacity and Overlay 12.7 $4,159,504


Ohio Creek 730 Light Reconstruction               Minor Base 
and Paving 


1 $391,662


Ohio Creek 730 Minor Base and Paving 2.3 $705,323


Old Highway 135 48 e Overlay 0.5 $133,760


Pine Creek 25 Gravel and Dust Suppressant 16.5 $1,456,703


Quartz Creek 76 Capacity and Overlay 14.6 $4,781,792


Sapinero Mesa 26 Gravel and Dust Suppressant 15.5 $1,368,418


Shavano Drive 33c Overlay 0.22 $58,854


Six Mile Lane 42 Overlay 1.6 $428,032


Spring Creek  Overlay 4 $1,070,080


Spring Meadows Trail 48m Minor Base and Paving 0.46 $141,065


Tomichi Heights 72-72e Minor Base and Paving 1.7 $521,325


Washington Gulch 811 Capacity 2.5 $150,000


TOTAL   $31,694,949


Source: Gunnison County Road and Bridge Department 


Figure 15 – Planned Capital Improvements Cost Per ADT 
 Total Estimated Costs of Planned Improvements 2040 ADT Per ADT


Value $31,694,949         52,522 $603
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Credits 
This impact fee includes credits to avoid “double dipping,” that is, to avoid requiring a developer to pay 
an impact fee and then also require payment through other mechanisms that fund the same 
improvements impact fee revenues are intended to cover.  For example, an impact fee might be 
collected for expansion of municipal library while simultaneously a portion of property taxes are 
earmarked for capital improvements to the library.   Because double dipping is inequitable, this impact 
fee includes a system of credits to avoid double dipping.  Credits are applied as a discount applied to the 
fair share costs and integrated into the impact fee schedule.    


Credit for Improvements Required During Development Review 
The difference between road capital improvements related to on-site traffic (i.e. circulation within the 
development) and improvements to the overall County road system (the type of improvements for 
which the impact fee is designated) should be considered when site improvements are negotiated.  If 
improvements to the County road system made by developers will serve traffic from existing or future 
development and increase the overall capacity of the county road system, the County should establish a 
reasonable credit towards the impact fees.  If off-site improvements will only benefit the private 
development and possibly neighboring private developments, then they probably do not warrant a 
credit.    


In these case-by-case development crediting scenarios, it is probably not as important how the credits 
are addressed so much that they are addressed and that a concerted effort is made to avoid “double 
dipping”.  One way to address credits of this type is to take the value of the improvements to the overall 
streets system and discount each Average Daily Trip in the subdivision equally.   


For example: 


A subdivision is required to improve an existing street that serves existing development and will most 
likely serve future subdivisions.  The cost of the improvements is $50,000 and the subdivision is 
expected to generate 1000 average daily trips, thus the credit would be $50/ADT, or about a $250 
discount per single family home under the fee proposed in this study.   


In calculating this type of credit, it is crucial for the County to distinguish between improvements 
specifically related to and benefiting the subdivision or development, and those improving the overall 
road system.  No credit is necessary for improvements serving only the on-site needs of particular 
developments.   


Credit for Road and Bridge Tax Revenues 
The majority of Road and Bridge capital improvements are paid for through expenditures from the Road 
and Bridge Fund. Since 2011, intergovernmental transfers have composed the majority of Road and 
Bridge Fund revenues. Federal and state revenues sources are not included due to their sporadic nature.  
For example, 2011 road and bridge improvements were paid for in part with funds from DOLA Energy 
Impact Assistance Funds, and Federal Bridge Grants.  2014 road and bridge improvements were paid in 
part with funds from the US and state Departments of Transportation.     Because these revenue sources 
are unpredictable they are subtracted from total Road and Bridge Fund Revenues, and the remaining 
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revenues from local taxes and fees are divided by annual ADT.  The credit is calculated by dividing 
average annual tax and fee revenue contributions from 2011-2014 by the average annual ADT for these 
same years.   


Between 2011 and 2013 the County received an average of $13 per ADT in local taxes and fees.  This 
annual credit is multiplied by 25 years in order to capture total contributions over the capital 
improvements horizon.  If past trends remain constant, over 25 years the Road and Bridge Fund will 
receive $317 per ADT, which will be credited against the total cost per ADT in the impact fee schedule.   


Figure 16 – Per ADT Credit 
 2011 2012 2013 2014 Average


Road and Bridge Fund Revenues (Less 
Intergovernmental Revenues) 


$499,214 507,402 $478,840 361,213 


ADT 35,947 36,141 36,713 37,324 


Per ADT $13.89 $14.04 $13.04 $9.68 $13


Total 25 Year Contribution $347 $351 $326 $242 $317


 


Credit for HUTF Revenues 
The HUTF credit was calculated on a per ADT basis for revenue streams including the $0.22 cent gasoline 
tax and revenues from motor vehicle licenses, registrations and fees.   The calculation is summarized in 
Figure 17 and relies on data from the US Energy Information Administration, Colorado Department of 
Treasury, Colorado Department of Revenue, DOLA and Gunnison County 2001-2014 Budgets.   


Over 25 years each ADT will be responsible for generating $87 dollars in HUTF revenues.  The combined 
per ADT 25 year credit totals $404. 


Figure 17 – Per ADT Credit 
 Variabl


e 
Source/Formula 


Registered Vehicles 22,085 a Colorado Department of Revenue
Percentage of Population In Unincorporated 46% b Colorado Department of Local Affairs
Vehicles in Unincorporated   


10,117 
c a*b


2013 ADT in County 36,713 d
Trips Per Vehicle 3.63 e c/d
Gallons of Gas Per Year 664 f US Energy Information Administration
Gallons of Gas Per Average Daily Trip 183 g f/e
Gas Tax per Year per Average Daily Trip (@ $ 
.22/gal) 


$40 h g*.22


% of $0.22 Funds to Counties 19% i Colorado Department of Treasury
Annual Per ADT Contribution $8 j h*i
Other HUTF Per Vehicle $69 k Colorado Department of 


Treasury/Revenue 
Other HUTF Per ADT $19 l k/e
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% Back to Counties 19% m Colorado Department of Treasury
Total Other HUTF Revenues to County Per ADT $4 n l*m
Total HUTF Per ADT $12 o n+j
% Spent on Capital Expend 29% p 2011-2014 Gunnison County Budgets
25 Year Contribution $87 q o*p*25
 


 


Fee Schedule 
Combining the impact fee components and the credit yields a base fee of $391 per ADT in 2014, 
increasing incrementally to $545  2040.  The per ADT cost is the foundation for the final fee schedule 
presented in Figure 19.  The per ADT base fee can also be used to calculate the impact fees for 
developments that do not fit with the standardized assessor land use categories. 


Figure 18 – Per ADT Fee 
PW Fee Schedule Buy in Equipment and Land CIP Total Per ADT Credit Credited
2014 $25 $167 $603 $795 $404 $391
2015 $32 $167 $603 $802 $404 $398
2016 $38 $167 $603 $808 $404 $404
2017 $45 $167 $603 $815 $404 $411
2018 $51 $167 $603 $821 $404 $417
2019 $57 $167 $603 $827 $404 $423
2020 $64 $167 $603 $834 $404 $430
2021 $70 $167 $603 $840 $404 $436
2022 $76 $167 $603 $846 $404 $442
2023 $83 $167 $603 $853 $404 $449
2024 $89 $167 $603 $859 $404 $455
2025 $95 $167 $603 $865 $404 $461
2026 $101 $167 $603 $871 $404 $467
2027 $107 $167 $603 $877 $404 $473
2028 $113 $167 $603 $883 $404 $479
2029 $119 $167 $603 $889 $404 $485
2030 $125 $167 $603 $895 $404 $491
2031 $131 $167 $603 $901 $404 $497
2032 $136 $167 $603 $906 $404 $502
2033 $142 $167 $603 $912 $404 $508
2034 $147 $167 $603 $917 $404 $513
2035 $153 $167 $603 $923 $404 $519
2036 $158 $167 $603 $928 $404 $524
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2037 $164 $167 $603 $934 $404 $530
2038 $169 $167 $603 $939 $404 $535
2039 $174 $167 $603 $944 $404 $540
2040 $179 $167 $603 $949 $404 $545


 


Annual per ADT figures are multiplied by ADT generation rates to calculate the final fee.  For a single 
family home the fee totals $1,873 in 2014 and increases to $2,611 through 2040, over the lifespan of the 
facility buy in and CIP.  For 1,000 s.f. of office space the fee totals $2,154 in 2014 and increases to 
$3,3003 in 2040.  Figure 19 summarizes annual increases to per ADT fee.   The fee increases over time 
due to the public works facility debt service buy-in component.  







Figure 19 - Road and Bridge Impact Fee Schedule 
 Residential Categories Non-Residential Categories (Per 1,000 s.f.)
 Single Family Multi Family Merchandising Lodging Offices Recreation Special Purpose Warehouse Multi-Use Industrial Exempt
2014 $1,873 $1,298 $3,691 $7,116 $2,154 $1,763 $2,495 $970 $4,141 $1,365 $2,154
2015 $1,906 $1,321 $3,757 $7,244 $2,193 $1,795 $2,539 $987 $4,215 $1,389 $2,193
2016 $1,935 $1,341 $3,814 $7,353 $2,226 $1,822 $2,578 $1,002 $4,278 $1,410 $2,226
2017 $1,969 $1,365 $3,880 $7,480 $2,265 $1,854 $2,622 $1,019 $4,352 $1,434 $2,265
2018 $1,997 $1,384 $3,936 $7,589 $2,298 $1,881 $2,660 $1,034 $4,416 $1,455 $2,298
2019 $2,026 $1,404 $3,993 $7,699 $2,331 $1,908 $2,699 $1,049 $4,480 $1,476 $2,331
2020 $2,060 $1,428 $4,059 $7,826 $2,369 $1,939 $2,743 $1,066 $4,554 $1,501 $2,369
2021 $2,088 $1,448 $4,116 $7,935 $2,402 $1,966 $2,782 $1,081 $4,617 $1,522 $2,402
2022 $2,117 $1,467 $4,172 $8,044 $2,435 $1,993 $2,820 $1,096 $4,681 $1,543 $2,435
2023 $2,151 $1,491 $4,239 $8,172 $2,474 $2,025 $2,865 $1,114 $4,755 $1,567 $2,474
2024 $2,179 $1,511 $4,295 $8,281 $2,507 $2,052 $2,903 $1,128 $4,818 $1,588 $2,507
2025 $2,208 $1,531 $4,352 $8,390 $2,540 $2,079 $2,941 $1,143 $4,882 $1,609 $2,540
2026 $2,237 $1,550 $4,408 $8,499 $2,573 $2,106 $2,979 $1,158 $4,946 $1,630 $2,573
2027 $2,266 $1,570 $4,465 $8,609 $2,606 $2,133 $3,018 $1,173 $5,009 $1,651 $2,606
2028 $2,294 $1,590 $4,522 $8,718 $2,639 $2,160 $3,056 $1,188 $5,073 $1,672 $2,639
2029 $2,323 $1,610 $4,578 $8,827 $2,672 $2,187 $3,094 $1,203 $5,136 $1,693 $2,672
2030 $2,352 $1,630 $4,635 $8,936 $2,705 $2,214 $3,133 $1,218 $5,200 $1,714 $2,705
2031 $2,381 $1,650 $4,692 $9,045 $2,738 $2,241 $3,171 $1,233 $5,263 $1,735 $2,738
2032 $2,405 $1,667 $4,739 $9,136 $2,766 $2,264 $3,203 $1,245 $5,316 $1,752 $2,766
2033 $2,433 $1,687 $4,796 $9,246 $2,799 $2,291 $3,241 $1,260 $5,380 $1,773 $2,799
2034 $2,457 $1,703 $4,843 $9,337 $2,827 $2,314 $3,273 $1,272 $5,433 $1,790 $2,827
2035 $2,486 $1,723 $4,899 $9,446 $2,860 $2,341 $3,311 $1,287 $5,496 $1,811 $2,860
2036 $2,510 $1,740 $4,947 $9,537 $2,887 $2,363 $3,343 $1,300 $5,549 $1,829 $2,887
2037 $2,539 $1,760 $5,003 $9,646 $2,920 $2,390 $3,381 $1,314 $5,613 $1,850 $2,920
2038 $2,563 $1,776 $5,050 $9,737 $2,948 $2,413 $3,413 $1,327 $5,666 $1,867 $2,948
2039 $2,587 $1,793 $5,098 $9,828 $2,975 $2,435 $3,445 $1,339 $5,719 $1,885 $2,975
2040 $2,611 $1,809 $5,145 $9,919 $3,003 $2,458 $3,477 $1,352 $5,772 $1,902 $3,003
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