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10:30—11:45 a.m. 
Friday, March 10, 2006 

Sturm College of Law/Frank J. Ricketson Law Building 
 

A sea change in the social structure is underway in the West as many communities  
experience dramatic growth in the ranks of the wealthy and a simultaneous  

influx of lower income residents.  Meanwhile, the middle class experiences stagnant 
wages and evaporating opportunities.  Presenters explore the social,  

environmental, and planning implications. 

The Rocky Mountain Land Use Institute 
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The WestThe West’’s s EvaporatingEvaporating
Middle ClassMiddle Class

Department of Department of 
Local Affairs Local Affairs 

Office of Smart GrowthOffice of Smart Growth

Smart Growth WorkshopsSmart Growth Workshops

www.www.doladola.state.co.us/.state.co.us/smartgrowthsmartgrowth

Office of Smart Growth Office of Smart Growth 
Website:Website:

Receive notices for workshops, trainings, Receive notices for workshops, trainings, 
new publications, grant opportunitiesnew publications, grant opportunities

Post local government Post local government RFQsRFQs//RFPsRFPs

OSG ListservOSG Listserv
Colorado Heritage Colorado Heritage 
Planning GrantsPlanning Grants

§§ Regional and multiRegional and multi--jurisdictionaljurisdictional

§§ Innovative projects that couldInnovative projects that could

serve as models for other areasserve as models for other areas

§§ Target highTarget high--growth regionsgrowth regions

§§ Address impacts of growthAddress impacts of growth
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Model Land Use Code for Model Land Use Code for 
ColoradoColorado’’s Small Communitiess Small Communities

Model Land Use Code for Model Land Use Code for 
ColoradoColorado’’s Countiess Counties

Wildland Wildland Fire and Fuel Fire and Fuel 
Management PlanManagement Plan

Water EfficientWater Efficient
Landscape DesignLandscape Design

Social and Economic Social and Economic 
Effects of Second HomesEffects of Second Homes From From Brownfields Brownfields to to 

Greenbacks: A Smart Greenbacks: A Smart 
Growth ApproachGrowth Approach
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LetLet’’s Meet s Meet 
Our Contestants!Our Contestants!

Elizabeth GarnerElizabeth Garner
State Demographer,State Demographer,

Colorado Department Colorado Department 
of Local Affairsof Local Affairs

Gary SeversonGary Severson
Executive Director,Executive Director,
Northwest Colorado Northwest Colorado 

Council of GovernmentsCouncil of Governments

Patricia SilversteinPatricia Silverstein
President,President,

Development Research Development Research 
PartnersPartners

Colorado Demography OfficeColorado Demography Office
www.dola.colorado.gov/demog/

• State Agency 
– Responsible for population data needed by state 

agencies. 

• Department of Local Affairs
• Decennial Census support and use
• Estimates 

– annual population totals by by county / municipality.

• Forecasts
– Expected population totals and those by age and 

gender in the future by county.

OUTLINEOUTLINE

• What is “Middle Class”
• Is there a problem if it disappears?
• What do data imply for Colorado
• What are the factors influencing the data
• Income vs. Costs
• Conclusions
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What Is Middle Class?What Is Middle Class?

• No official definition
• In terms of income distributions

– Middle 20%
– Inequality between income groups
– Wealth Issue – not in the data.

• Sociological or Economic – ability to meet 
needs.

Is There a Problem if the Is There a Problem if the 
Middle Class Disappears?Middle Class Disappears?

• First Question: where did they go?
– Did they leave completely? – U - curve
– Did they move up? or
– Did they move down

Is There a Problem if the Is There a Problem if the 
Middle Class Disappears?Middle Class Disappears?

• Struggling city neighborhoods lack positive role 
models for children. 

• Key middle income workers like police officers, 
nurses and teachers lose connection to the 
communities they serve. 

• Lack of a stepping stone - makes the work of 
moving people out of poverty more difficult.

• Important part of the fiscal base.
• Civic engagement.
• Bridge between concerns of low and high income 

households.

Source:  Brookings Institution – Metropolitan Policy Program

Proportion of Households by Income Category Over Time
Colorado, Inflation Adj.
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Income InequalityIncome Inequality
• Degree of income inequality can be measured 

using a “Gini Coeficient” that ranges from 0 to 1 
(perfect equality – perfect inequality)

• Colorado in 1999 Gini = .439 ranked 22 of 50 
states

• US in 1999 Gini = .459
• Best was Alaska and Utah at .408 and .409 
• Worst was New York and Louisiana at .488 and 

.476 
• Range in Colorado was .37 in Douglas to .496 in 

San Miguel
Source Garner, E. H and J. B. Eckert, 2003.  “Income Inequality in Colorado “, 
Cooperative Extension Service, Colorado State University, Fort Collins.

Income InequalityIncome Inequality

• Highest levels of inequality were counties with 
high concentrations at the lowest income levels 
and with bi-polar income distributions 
(concentration of households at low and high 
income levels)

• High inequality may indicate 
– unequal access to land or other capital, 

– a discriminatory labor market, 
– barriers to social mobility, 

– unequal educational achievements. 

Factors Influencing Income Factors Influencing Income 
Distributions in ColoradoDistributions in Colorado

• Age Structure
• Occupational Structure
• Educational Attainment
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Age StructureAge Structure

• Currently fewer older households
• More households in the highest earning age 

groups
• Similar through Western US
• Future aging of the “baby boomers”
• Wealth effect
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Occupational StructureOccupational Structure

Colorado Jobs by Average Pay in 2004
Source: CO Dept. of Labor and Employment



6

Occupational StructureOccupational Structure
Projected Annual State Job Growth, 2002-2012, 

by Average Pay in 2002
Source: Federal Reserve Bank of Kansas City, 2005
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Occupational StructureOccupational Structure
• BLS projection of continued shift out of ag. and 

goods-producing into service-producing
– High tech.
– Business services
– Health and social services

• Concentration of jobs at higher wage rates.
• Growth projected at both the higher and lower ends 

of pay range.
– Software and computer design industries
– Tourism

• High wage jobs create low and middle wage jobs
• Potential to increase income inequality

Educational AttainmentEducational Attainment
• CO was ranked top 3 in 2000 in US for 

educational attainment.
• Higher education - higher wage.
• Future Demand – Bureau of Labor Statistics

– Complex thinking
– Complex communication skills
– 9 if 15 occupations projected to grow fast 

require a vocational award or higher

Projected Annual US Job Growth, 2002-12, By 
Primary Ed. Requirements of Jobs in 2002
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Source:  US Bureau of Labor Statistics

Educational/Skills AttainmentEducational/Skills Attainment

• Will supply of high skilled workers keep up 
with demand?
– If not wages could be pushed further up.

• If the supply of workers at the mid and lower 
levels of the pay scale exceed demand
– Wages could be held back.

• Education and workforce training/retraining
– Allowing for wage growth throughout pay scale 

““Middle Class LifestyleMiddle Class Lifestyle””
Costs of LivingCosts of Living

• Housing is single largest component of consumer 
expenditures at about 30%

• At the median household income of $47K in 1999, 
over 35% of the households were spending more 
than 30% of their income on housing - Census 

• Over one third of the counties are in situations 
where the income required to buy the median 
valued home is greater than the median household 
income - Census



7

Between 1990 and 2000 (inflation adjusted) 
– Median home value increased 37% (ranged 

from declines to over 100% by county)
– Gross rent increased 13%
– Household income increased 10%

Change in Median Household Income vs. Change in Home Values and Gross Rent 
from 1990 to 2000 (adjusted for inflation)

0% 5% 10% 15% 20% 25% 30% 35% 40%

Colorado

United States
% Change in Median Household Income

% Change in Home Values

% Change in Rent

Source: US Census Bureau

Larimer 98% San Juan 79%
Delta 96% La Plata 78%
Gilpin 94% Custer 75%
Mineral 92% Routt 74%
Elbert 90% Summit 72%
Clear Creek 90% Eagle 71%
Garfield 86% Gunnison 70%
Denver 84% Ouray 60%
Archuleta 83% Hinsdale 58%
Grand 83% San Miguel 55%
Boulder 82% Pitkin 41%
Chaffee 80%

Median HH as a % of HH income needed to 
afford median home, 2000

Is it a coincident that the least affordable counties are 
in the mountain resort and scenic mountain areas?

FindingsFindings
• The middle class has shrunk but it has become 

upper-middle class
• Income inequality

– poverty concentrated
– bi-polar.

• Factors influencing income distribution (age and 
occupational structure current and future)
– Education and workforce development.

• Costs - Housing
– Jobs – housing mix (housing for all wage ranges)
– Second homes.
– Retirees / “ baby boomers”
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RRURALURAL R RESORTESORT R REGIONEGION  
2005 B2005 BENCHMARKENCHMARK R REPORTEPORT  

Clear Creek County 
Eagle County 

Garfield County 
Grand County 

Jackson County 
Lake County 
Pitkin County  

Summit County 

Rural Resort Region is a 501(c) (4) 
Colorado Corporation administered by:

Please direct comments or questions regarding the 2005 Benchmark Report to:

Northwest Colorado Council of Governments
PO Box 2308

Silverthorne, CO  80498
970-468-0295

Additional information may be found on the NWCCOG web site at 
http://nwc.cog.co.us

This chart shows the 
average cost for a three 
bedroom unit, 1400—1800 
square feet, condominium 
or townhouse by market 
area.
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This chart shows the 
percent increase in cost 
for a three bedroom unit, 
1400—1800 square feet, 
condominium or 
townhouse by market 
area over the past six 
years.

Source: RRR 2004 Cost of Living Study
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This chart shows the 
average cost for a three 
or four bedroom unit, 
1800—3000 square feet, 
detached single family 
home by market area.
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This chart shows the percent 
increase in cost for a three or 
four bedroom unit, 1800—
3000 square feet, detached 
single family home  by market 
area over the past six years.

Source: RRR 2004 Cost of Living Study
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Income Qualifications

This chart indicates the 
amount of annual income 
a household needs to 
qualify to purchase a 
three bedroom unit, 
1400—1800 square feet, 
condominium or 
townhouse by market 
area.
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This chart indicates the 
amount of annual 
income a household 
needs to qualify to 
purchase a three or 
four bedroom unit, 
1800—3000 square 
feet, detached single 
family home by market 
area.

Source: RRR 2004 Cost of Living Study

Regional Earning Statistics  
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Median Family IncomeMedian Family Income is 
calculated for groups living 
together in one housing unit 
who are all related to each 
other.

Median Household Income is 
calculated for groups living 
together in one housing unit 
who are not related (i.e. 
includes roommates).

Median Family 
Income

Median Income of 
married couple 

family

Number of children 
living in Poverty 

(as defined by the 
US Census)

% of children 
living in poverty

Clear Creek County $61,400 $68,066 140 6.80%
Eagle County $68,226 $73,584 628 6.80%
Garfield County $53,840 $57,505 952 8.10%
Grand County $55,217 $57,324 200 7.90%
Jackson County $37,361 $40,795 89 22.50%
Lake County $41,652 $44,688 320 15.60%
Pitkin County $75,048 $81,593 107 4.40%
Summit County $66,914 $73,666 162 4.30%
Colorado $55,883 $62,481 115,626 10.80%



2

$0
$10,000
$20,000
$30,000
$40,000
$50,000
$60,000
$70,000

Clea
r C

ree
k C

ou
nty

Eag
le 

Cou
nty

Garf
iel

d C
ou

nty

Gran
d C

ou
nty

Ja
ck

so
n C

ou
nty

La
ke

 C
ou

nty

Pitk
in C

ou
nty

Sum
mit C

ou
nty

Colo
rad

o

Median Household Income

1995 2000
Clear Creek County $56,381 $50,997
Eagle County $53,109 $62,682
Garfield County $43,281 $47,016
Grand County $40,812 $47,759
Jackson County $31,239 $31,821
Lake County $36,072 $37,691
Pitkin County $51,133 $59,375
Summit County $48,248 $56,587
Colorado $42,073 $47,203

Median Household Income in 1995 (adjusted for inflation) 
 

Median Household Income in 2000 Source: Census 2000

Average Wage  

2002 Average Wage
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1996 1999 2002 % of state
Clear Creek County $23,112 $27,527 $29,796 78.39%
Eagle County $24,309 $28,586 $32,084 84.40%
Garfield County $23,360 $27,584 $31,252 82.22%
Grand County $17,375 $20,351 $23,712 62.38%
Jackson County $18,539 $19,498 $22,412 58.96%
Lake County $20,134 $20,783 $22,984 60.47%
Pitkin County $25,575 $30,985 $35,776 94.12%
Summit County $19,838 $24,065 $26,832 70.59%
Colorado $28,517 $34,189 $38,012 100.00%

Source: 2000 Census; ES202 Data: Department of Labor and Employment

Industry Average Employment Average Annual Wages
Clear Creek County Construction 213 $29,692 

Retail trade 250 $18,772 
Real estate and rental and leasing 44 $18,200 
Accommodation and food services 467 $14,456 
Government 665 $31,356 

Eagle County Construction 4,315 $40,456 
Retail trade 2,840 $28,132 
Real estate and rental and leasing 1,518 $33,488 
Accommodation and food services 6,047 $20,488 
Government 2,499 $35,308 

Garfield County Construction 3,134 $38,168 
Retail trade 2,914 $25,116 
Real estate and rental and leasing 416 $28,236 
Accommodation and food services 2,296 $13,624 
Government 3,670 $32,708 

Grand County Construction 734 $32,708 
Retail trade 700 $21,008 
Real estate and rental and leasing 430 $23,764 
Accommodation and food services 1,625 $13,988 
Government 1,161 $30,160 

Jackson County Construction 25 $26,936 
Retail trade 63 $18,356 
Real estate and rental and leasing 0 $0 
Accommodation and food services 38 $11,024 
Government 198 $23,452 

Lake County Construction 154 $25,012 
Retail trade 162 $19,552 
Real estate and rental and leasing 32 $17,628 
Accommodation and food services 245 $10,712 
Government 723 $26,000 

Pitkin County Construction 1,298 $44,304 
Retail trade 1,689 $30,368 
Real estate and rental and leasing 992 $38,844 
Accommodation and food services 4,046 $22,100 
Government 1,684 $41,704 

Summit County Construction 1,600 $40,508 
Retail trade 2,640 $23,504 
Real estate and rental and leasing 1,303 $30,264 
Accommodation and food services 6,641 $19,604 
Government 1,983 $32,604 

2002 Average Wage in Top 5 Job Categories in 
the Rural Resort Region  Job Growth  

Job Growth
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Source: Colorado Department of Labor and Employment

1996-1999 
 

1999-2002 

1996 1999 1996-1999 2002 1999-2002
Clear Creek County 2,796 2,998 7.2% 2,990 -0.27%
Eagle County 22,612 27,307 20.8% 27,589 1.03%
Garfield County 15,487 18,162 17.3% 19,830 9.18%
Grand County 5,724 6,452 12.7% 6,785 5.16%
Jackson County 440 507 15.2% 547 7.89%
Lake County 2,083 2,032 -2.4% 1,921 -5.46%
Pitkin County 14,929 15,582 4.4% 15,614 0.21%
Summit County 16,499 18,446 11.8% 18,523 0.42%
Colorado 1,873,726 2,105,286 12.4% 2,154,018 2.31%

Source: ES202 Data: Department of Labor and Employment
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2000 

Number of Workers Travel Time (Minutes)

1990 2000
1990-2000 # 

Change
1990-2000  % 

Change 1990 2000
1990-2000 # 

Change
1990-2000  
% Change

Clear Creek 4225 5556 1331 31.5% 28.5 32.6 4.1 14.4%
Eagle 13156 25020 11864 90.2% 18 21.3 3.3 18.3%
Garfield 14756 22540 7784 52.8% 25 30.6 5.6 22.4%
Grand 4610 7329 2719 59.0% 17.5 22.7 5.2 29.7%
Jackson 804 785 -19 -2.4% 10.8 14.4 3.6 33.3%
Lake 2985 3961 976 32.7% 27.4 35.8 8.4 30.7%
Pitkin 8179 9443 1264 15.5% 14.6 17.3 2.7 18.5%
Summit 8590 15959 7369 85.8% 13.9 16.9 3 21.6%
Total 57305 90593 33288 58.1%

County

Number of Workers Participating in the Workforce  

1990 2000
1990-2000 # 

Change
1990-2000  % 

Change
Eagle 13,156 25,020 11,864 90.2%
Clear Creek 4,225 5,556 1,331 31.5%
Garfield 14,756 22,540 7,784 52.8%
Grand 4,610 7,329 2,719 59.0%
Jackson 804 785 -19 -2.4%
Lake 2,985 3,961 976 32.7%
Pitkin 8,179 9,443 1,264 15.5%
Summit 8,590 15,959 7,369 85.8%
Total 57,305 90,593 33,288 58.1%

Source: Census 2000

Number of Workers Commuting out of their County 
of Residence to Work 

Out of County Out of County

1990 2000
1990-2000 
# Change

1990-2000  
% Change

1990 % of 
Total

2000 % of 
Total

Eagle 2,291 3,814 1,523 66.5% 17.4% 15.2%
Clear Creek 2,182 3,131 949 43.5% 51.6% 56.4%
Garfield 3,155 5,954 2,799 88.7% 21.4% 26.4%
Grand 313 893 580 185.3% 6.8% 12.2%
Jackson 33 55 22 66.7% 4.1% 7.0%
Lake 1,276 2,065 789 61.8% 42.7% 52.1%
Pitkin 697 841 144 20.7% 8.5% 8.9%
Summit 528 915 387 73.3% 6.1% 5.7%

Source: Census 2000






