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REGIONAL GROWTH FORUMS IN COLORADO

Colorado’s citizens, in survey after survey, have shown a strong concern for how the
state is growing. They have mixed views about what they see. Growth has meant better jobs,
higher income, and an improved quality of life for many. It also has meant increased
congestion, more pollution, and a loss of community identity to many.

The citizens of the State appear to be in favor of a stronger state, regional and local
government role with respect to growth management. The legislature, despite the repetitive
and intense nature of citizen views, has not been able to craft and enact meaningful growth
legislation.

Last Spring, The Denver Post (the Post) and the University of Colorado’s Wirth Chair
in Environmental and Community Development Policy (the Wirth Chair) initiated a set of
Regional Growth Forums in all parts of the State. Both institutions felt that citizens should
have the opportunity to honestly and directly air their views about the problems and the
opportunities associated with growth in Colorado and in their respective regions. Both
institutions also felt that there was a need for citizens to honestly and directly articulate their
perspectives on growth management policies and programs.

! For information concerning this report and/or the Regional Growth Forums, contact Marshall Kaplan, Executive
Director of the Wirth Chair at the address and phone/fax listed at the top of the page.
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To date, three Regional Forums have been held by the Post and the Wirth Chair. The
first occurred in Grand Junction; the second in Colorado Springs and the third in Glenwood
Springs. Additional Forums will be held in Northern, Southwest and Eastern Colorado. The
Forums will end with a Statewide Town Meeting in Denver in October. Hopefully, the
Forums will reflect an evolving consensus on key growth management issues and strategies
in the state. Hopefully, the Forums will prove informative to citizens as they vote on growth
management initiatives in November and to the legislature as it considers growth
management alternatives beginning again in January.

The Denver Post and the Wirth Chair have provided brief summaries of the proceedings
of each Forum. This memo describes the discussions at the Glenwood Springs Forum on
May 19, 2000.

GLENWOOD SPRINGS REGIONAL GROWTH FORUM—HOTEL COLORADO

Opver fifty citizens from the State’s intermountain region—public officials, business, non-
profit group and community leaders—attended the Glenwood Springs meeting. The
daylong session was divided essentially into three segments. The first permitted participants
to define the growth related problems and opportunities facing the intermountain region; the
second granted time for participants to discuss a growth initiative likely to be on the ballot in
November; and the third focused participant attention on possible administrative and
legislative options to present to the Governor and the Legislature.

GROWTH RELATED PROBLEMS

Participants expressed the following:

“We don’t need a lot of statistics to describe the major problems and some of the
opportunities we face in the intermountain area with respect to growth. The intermountain
area is diverse.”

“Some parts of the area, particularly along the I-70 corridor are growing rapidly and are
feeling extraordinary growth pressures. Other parts of the region, indeed, even in the I-70
Corridor, are not growing at all and could benefit from economic development and related
population growth.”

“There are vast income and fiscal disparities between tourist communities and
contiguous communities servicing them. Similarly, there are vast income and fiscal
disparities between tourist communities and emerging mini regional centers in the area like
Glenwood Springs as well as small agricultural and mining communities sometimes distant
from the 1-70 Corridot.”
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“The intermountain area is unique. It reflects the historical growth of Colorado. We
have families who have been here for generations. They were among the first settlers of the
State. Their current members may still be in agriculture and mining. Some children of
current members are making choices to move elsewhere because of what they perceive to be
the absence of economic opportunity.”

“We have had an influx of newcomers, at various times, who seeck among other things,
wealth, privacy, open space, fresh air, the mountains, new life styles, freedom, etc.” “We
have a significant number of retirees...second home buyers who live in the area part
time...citizens of foreign countries who have bought condos to ski in the winter or who
have traveled here both legally and illegally to work during summer and winter in the service
industry.” “Walk through Vail or Eagle in the wintertime and you will likely find Spanish
seems to be the dominant language. This is not bad or good. It is just a fact.”

Sometimes there is a cultural divide between the newcomers and existing residents,
particularly older residents who have been in the intermountain area for some time. “The
newer people often look down on us and we sometimes don’t understand them. For some
citizens of the area, the advent of newer residents illustrate the negatives of growth. To
them, rapid population growth in some areas means “people who are not like us.”

The advent of significant numbers of second home buyers has two effects, seemingly at
opposite ends of the growth policy continuum. “Second home buyers have a real fiscal stake
in the area but they, generally, are not able to vote and affect the selection of community
leadership and/or public policy. To some, this illustrates taxation without representation.
Conversely, second homebuyers often do not live in the area for sustained periods of time in
any one year. Yet, sometimes they are very influential with political and business leaders.
They may have an inordinate amount of political power as compared to local residents.”

“It is clear that we have to wrestle with issues concerning the local community versus the
regional community. It seems difficult for us to balance the rights of cities and counties with
the concerns of the region. For example, we have growth moratoriums initiated by
individual communities without knowledge of the impact on the region. Similarly, we have
encouraged development in some communities without acknowledging its impact on other
communities and the region as a whole. We should ask ourselves whether counties and
cities have outlived their historic boundaries.” If historic boundaries impede regional
solutions, are they still viable? We may need to create new communities with different
boundaries; boundaries which may not depend as much on spatial definition.

“While agricultural land lost to development may not impact the economy of the state in
a major way, it does impact on the intermountain area’s economy. Rapid loss of agricultural
land will help make our area even more dependent on the tourist/recreation economy than it
is. It will also affect our quality of life. Some of us like the ability to purchase homegrown
food at farmers markets. It will be tough to do, if we have to rely on outside produce.”
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“Rapid unplanned growth also means increased pollution, congestion, increased prices,
lack of good infrastructure, loss of strategic agricultural land, reduced water quality and
stream flow, over use of very valued recreation areas, loss of valued mountain and meadow
views, etc.”

“We are ambivalent about growth. Leaders express concern, but many have fostered
significant over zoning; zoning likely to accommodate more growth than even the most
intense growth advocate projects for the next decade.”

“We have conflicts in the area between the business community and environmentalists
...between homebuilder/developers and growth management advocates. They are reflected
particularly in the tourist areas and in the areas next to or near the tourist areas.”

“We all probably agree that the Aspen to Glenwood Springs road is unsafe and very
congested at times...We all probably agree that the I-70 Corridor cannot handle the traffic it
has to bear particularly on weekends and during the height of the recreation season(s). We
know that air pollution is both visible and in some areas increasing rather dramatically. We
all can agree in general with the statement that fiscal disparities related to reliance on the
sales tax has made it difficult for some communities to fund infrastructure and services to
respond to growth and growth needs. We can all acknowledge the fact that some non-
growing communities in the area do not have the financial wherewithal to meet their needs
and/or to foster revitalization.”

“What is difficult for us to do is to agree on specifics concerning smart growth or
growth management. While developers and environmentalists, often, are on the same page
with respect to reducing many of the problems caused by growth, they, many-times, are not
on the same page with respect to how much we should grow, where we should grow and
how we should grow in the intermountain area.”

Lack of affordable housing in the area, particularly in or near the recreation-based
communities like Aspen, Keystone, Vail, and Breckenridge, is a real problem. It has forced
employees in the ski and service industry to travel great distances to work and between work
and home. “The gap between the wages and salaries of projected jobs and housing prices
and rents is growing.”

“The absence of affordable housing may threaten the economic future of the area.”
Presently it causes workers to live great distance from their jobs. It extends their workday
significantly. It affects family life. It also adds to auto pollution. It results in many difficulties
for the communities providing affordable housing to workers. These communities do not
have the resources to readily meet service demands for roads, water, storm drainage. “They
are desperately short of social services like child care facilities and health facilities, etc. They
don’t have the transportation capacity to match daily travel needs.”
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“The lack of affordable housing may seem a benefit to some people if it limits growth.
But the area is paying a terrible social and environmental price. The absence of affordable
housing will ultimately hurt the general economy. It could lead to a reduction in the area’s
quality of life. It’s a tough one for us to resolve fairly.”

Most participants felt that regional governance was weak in the intermountain area.
“Regional government reflects good people but their formal responsibilities are marginal.””
The business community “at times seems to be encouraging stronger regional governance.
They have been able to coalesce around positions related to the need for balancing growth
and environmental initiatives...increased social services...tax base reform...affordable
housing...and improved transportation.” “Our governing institutions in the intermountain
area may not be up to the task of managing growth in an efficient and equitable manner. We
have a proliferation of special districts...local government boundaries and responsibilities
may make it difficult to solve problems which do not recognize boundaries. Regional
government is often ineffective...state government does not play a major comprehensive
growth management role.”

BALLOT INITIATIVE ON GROWTH

The participants spent considerable time discussing the proposed ballot initiatives. One
initiative would provide new funds for the acquisition of open space; the other initiative
would require larger jurisdictions to set citizen approved urban growth boundaries. Most of
the participant’s attention focused on the growth boundary initiative.*

The proposed initiative’, if passed by the voters, would add an amendment to the
constitution. The amendment would require jurisdictions of a certain size to establish growth
areas on a growth area map. Basic infrastructure services would be required within growth
areas. Growth or development would be permitted within growth areas.’ With some
exceptions, growth would not be allowed outside of growth areas. Voters in the affected
jurisdictions would be required to approve the initial boundaries by formal election and to

2 Many, but clearly not all, participants in Glenwood Springs felt that local governments were making progress in working
together, sometimes informally, often through IGAs.

3 Participants realized that the state plays a major role in affecting growth (e.g., transportation facilities) but the State’s role is
often not directly linked to growth management. State roles often have unintended or unanticipated growth consequences.

4The initiative is titled The Responsible Growth Initiative. It would become Article XXV111 of the Constitution.

5 The initiative was presented by photographer John Fielder and by planner Bill Lamont. Copies of the initiative were made
available during the meeting. They were not available to participants prior to the meeting.

¢ The initiative, if enacted, will require that growth areas are served by a central water and sewer system and roads which can
be constructed with applicable borrowing, taxing and spending limitations within ten years following voter approval.
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identified as qualified by state or regional groups. We should consider a
possible Land Use Board of Appeals either at the State or Regional level. We
should evaluate the benefits and costs of permitting regional governments to
step in to help resolve conflicts and to mandate resolution of conflicts if local
governments cannot resolve conflicts themselves.”

4) POLICIES AND PROGRAMS TO REDUCE FISCAL DISPARITIES: Participants
expressed disappointment that Speaker Russell George’s tax sharing
legislation was not enacted by the legislature. They generally expressed a
desire that the legislature develop legislation that would provide increased
flexibility to develop tax base sharing programs on an inter-jurisdictional and
metropolitan basis. They also urged at least consideration of a statewide tax
base sharing initiative. “Reliance by governments on the sales tax forces
harmful competition for commercial tax base and skews land use and
infrastructure development decisions.” “If the economy turns south, reliance
on the sales tax will negate smart growth policies and programs now on the
books.” Reliance on the sales tax also places many communities not in
growth areas at a disadvantage, particularly communities that must provide
services to employees working in growth areas. “We have to find away to
reduce competition between and among municipalities for the sales tax and
for tax base. We also have to find away to lessen the resource disparities
between jurisdictions.”

5) POLICIES AND PROGRAMS CONCERNING DEVELOPMENT: Homebuilders,
particularly in the Denver metropolitan area, accepted the need for urban
growth areas linked to comprehensive planning. Their acceptance of
stronger planning efforts at the local level and urban growth areas, however,
was related to their desire for a presumption of buildability within growth
boundaries. “We should have at least the presumption that we can build in
jurisdictionally defined growth areas if our plans fit local plans.” A
presumption is not a guarantee. But it likely will shift the burden of proof
with respect to denial of permits to jurisdictions and may generate expedited
reviews. To participants in Glenwood Springs, this seems like a fair
arrangement—one at least worthy of consideration by the legislature.

6) POLICIES AND PROGRAMS CONCERNING TRANSPORTATION: Lack of efficient
accessible transportation facilities is becoming a major problem in the
intermountain area. It shows up as congestion, as extended journeys to work,
as air pollution. It also shows up in individual resource deficient communities
as potholes, as faulty drainage systems, as delays and difficulties in accessing
major thoroughfares and as over reliance on the automobile. The legislature
should require a comprehensive intermountain area transportation study. It
should involve state and regional as well as local government officials. It also
should involve community leaders. The study would encompass strategies to
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link growth and development objectives to alternate transportation modes
including transit, air, bus, train, monorail, autos, bikes and walking. Study
proposals would be explicitly related to alternate but integrated funding
sources—federal, state, local, private, foundation, etc.

If the initiative is not approved by the voters, participants in Glenwood Springs, in
addition to the recommendations above favored asking the legislature to require more
effective comprehensive jurisdictional planning and the creation of urban growth areas
within locally developed comprehensive plans.

Right now, comprehensive plans are primarily advisory and, many times, carry little
weight. Often they are not effective smart growth tools and mute a community’s ability to
influence its future. “We will need to assure better comprehensive planning at the
jurisdictional level. Plans need to be tied to budgets and an area’s regulatory framework.”
“We also will need to do a better job than we have in requiring “concurrency;” that is, the
assured relationship between availability of services and development. This is the reason why
communities should define urban growth areas within which infrastructure must be available
simultaneous with growth and outside of which growth will be limited by the jurisdiction.”
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