
 

  

Denver South Economic 

Development 

2017 QREM Evaluation – January 2018 

 



 

QREM | 2017 Denver South Economic Development PAGE 2 

 

 

 

 

 

Table of Contents 

Methodology ................................................................................................................................................. 3 

Preliminary Recommendations ..................................................................................................................... 4 

Myths to overcome .................................................................................................................................. 4 

Suggested focus areas .............................................................................................................................. 4 

Types of businesses to attract .................................................................................................................. 4 

1. Research Overview ................................................................................................................................... 5 

2. Employee Needs ....................................................................................................................................... 6 

2.1 Attract to Area .................................................................................................................................... 6 

2.2 Retain in Area ..................................................................................................................................... 8 

2.3 Why Some Might Leave Denver ....................................................................................................... 11 

3. Employer Needs ...................................................................................................................................... 12 

3.1 Attract New Business ........................................................................................................................ 12 

3.2 Sustain Existing Businesses ............................................................................................................... 15 

3.3 Crime................................................................................................................................................. 17 

4. Maps of Constructs from Survey ............................................................................................................. 18 

Works Cited & Consulted ............................................................................................................................ 21 

  

  



 

QREM | 2017 Denver South Economic Development PAGE 3 

 

Methodology 

The parameters and variables used in this report were developed through meetings with key staff at the 

Denver South Economic Development Partnership and a review of the adjudicated literature.  The 

Denver South region was defined by specific zip codes identified by the Denver South Economic 

Development Partnership.  Comparative data for this area were collected from public-access sources 

including, but not limited to, the American Community Survey, the Current Population Survey, the 

Colorado Bureau of Investigation, the Bureau of Labor Statistics, and the Colorado Department of Local 

Affairs.  These findings were then compared to data from seven cities that the Denver South Economic 

Development Partnership identified as potential competitors, with an emphasis placed on downtown 

Denver and Broomfield.  Data gathered from these regions include, but are not limited to, economic 

activity, wages, home prices, safety, and commute times.   

Additional data were gathered using two surveys administered via Survey Monkey to two groups of 

randomly selected participants.  The first group was comprised of business owners and employers based 

in the Denver South region, while the second group was comprised of workers in the same area.  All 

data reported on the respondents who live in the Denver South region are based on their home zip 

codes.  All individuals who reported living or working in a zip code outside of this area were excluded 

(e.g., individuals who live in Northern Denver).   

Analytical techniques used include basic descriptive analyses for demographic information, means 

testing for group progress (such as grade level or gender) using ANOVA, ANCOVA, and MANCOVA, 

correlational and linear regression, and structural equation models.  Data were analyzed using Excel and 

SPSS V.21 statistical software.  Social science research allows for comparisons across categorical lines 

(gender, ethnicity, etc.) with a minimum sample size of 30 respondents (Hair, Anderson, Tatham, and 

Black, 1998). 

Missing data at the individual and group level were dealt with using approximation and matched 

interpolation.  Since missing data were both random (at the individual level) and non-random (group 

level), two separate methodologies were applied.  First, for random missing data, listwise deletion was 

applied to separate calculations (Hair, Anderson, Tatham, and Black, 1998).  Second, for non-random 

missing data, dummy variables were created for between-group comparisons (group with responses, 

group without responses).  Analyses were then performed between the two groups to account for 

response bias, which were then incorporated into the final analyses (Cohen and Cohen, 1983).   

All data collected for this report remain the property of the Denver South Economic Development 

Partnership and were analyzed in accordance to the ethics and standards outlined and promoted by the 

American Evaluation Association. 
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Preliminary Recommendations 

The following are preliminary recommendations to attract and sustain business growth In the Denver 

South catchment area.  These recommendations are based on research of the adjudicated literature and 

matched metrics between publicly available sources as well as the results of a survey given to 

employees and employers who are members of the Denver South Economic Development Partnership. 

Myths to overcome 

Denver has two negative reputations that will be difficult to overcome—specifically, traffic and 

housing/cost of living.  Marketing and education efforts need to be centered on the following: 

 Traffic in the Denver South area is perceived as a barrier to economic growth.  It is not.  

Compared to the rest of the city (and other comparable municipalities) Denver South traffic is 

no worse.  In fact, it is slightly safer to drive in the Denver South area. 

 Housing is only slightly more expensive.  However, upkeep and maintenance of that housing is 

lower in the Denver South area.   

 The population moving to the Denver area—younger people and professionals from places like 

Southern California and New York—will not be shocked at the cost of living.  By the time 

younger professionals are ready to settle down, they often choose the Denver South area.   

Suggested focus areas 

 Mixed use: residential, recreational, commercial, and professional 

 Businesses that strongly identify with their communities (e.g., Landmark, Parker) 

 Advocate for “Skinny Street” concept areas closer to residential areas 

Types of businesses to attract 

 Social entrepreneurs/not-for-profits as well as local community and national organizations.  

NPOs hire full-time, non-union, educated workers and comprise nearly 10% of the GDP.  This is 

an overlooked sector of the economy. 

 Middle-age to senior health and recreation businesses.  As the population ages, this 

demographic will require more services focused on longevity like joint replacement and physical 

therapy.  This will extend the experienced workforce in the area. 

 Boutique retail and restaurants. 

 The average business size in the Denver South area is 11 employees, so buildings and 

professional parks (FANUM, WeWork, etc.) that can accommodate that size and style of 

business. 
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 1. Research Overview 

Figure 1: Research on Maintaining and Attracting Businesses 
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Figure 1 (previous page) provides an overview of the adjudicated literature on economic development.  

We break down the research to answer the three questions central to this evaluation: (1) what elements 

are necessary to sustain and grow existing businesses, (2) what elements are needed to attract new 

businesses, and (3) what barriers might prevent economic development?  The factors identified are 

further distinguished between those that influence employee decisions and those that impact employer 

decisions.  However, it is important to note that these categories are not mutually exclusive: the factors 

that draw employees influence the decisions of potential employers as well.  Similarly, economic 

development can be sustained by similar factors like walkability and strong infrastructure. 

2. Employee Needs 

2.1 Attract to Area 

The creation and sustainability of successful businesses and business districts relies on having a pool of 

satisfied workers who will not seek work elsewhere.  Denver South should continue to encourage 

businesses that are already based in the area and focus on attracting businesses in industries that pay 

well, especially areas like finance, insurance, and information.  Arts, entertainment, food service, and 

accommodation complement these professional industries and lead to the creation of cohesive, 

integrated communities that attract millennials and professionals.      

$18,651

$57,760

$81,482

$97,291

$112,335

$44,682

62,786

40,557

39,525

31,757

22,459

8,833

Food

Service/Accomodation

Construction Finance/Insurance Information Management Arts Entertainment

Figure 2: Employees and Average Salary by Industry

Average Salary

Number Employed
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Denver is attracting a large number of 

“transplants” – individuals moving from 

California, Texas, Florida, Arizona, New 

York, etc.  Close to half of the transplants 

hold bachelor’s degrees and 78% are 
employed when they arrive.   

Analyzing the survey responses provided in 

this evaluation, we find that young 

professionals1 are initially moving into 

more urban parts of town (downtown, 

Capital Hill, Lodo, RiNo, etc.). 

Approximately 70 to 75% of transplants 

settle in the downtown area. After settling, 

however, these young professionals seek to 

start families and are dissatisfied with the 

commute, quality of schools, and crime 

levels associated with those 

neighborhoods. Of those who move, 20-

25% leave Denver, 10-15% stay in the 

Denver proper area, 25-30% move to other 

suburbs than the southeast area, and 35-

40% move to the southeast Denver area.  

Denver South provides a “best of both 
worlds” environment where there are still 

many of the same amenities and features 

that attracted young professionals to 

Denver to begin with: proximity to the mountains, micro-breweries, music festivals, outdoor recreation, 

etc. 

Reasons young professionals cite for moving to Denver are: proximity to work, less crime, more 

employment opportunities, and affordability.  When comparing the reasons why people move to Denver 

South to the reasons people in the Western Region of the General Social Survey (2015 edition) cite for 

moving where they did, we see that more people are moving to Denver for lifestyle preferences than for 

obligations (e.g., a spouse’s job, a better employment situation, or less crime).  Denver respondents 

indicate that affordability and proximity to work are important reasons for moving to and staying in the 

                                                           

1 Young professionals moving to Denver are often referred to as transplants. This shorthand will be used in this 

report. 

Young adults move 
to the Denver area. 
Usually downtown, 

Capital hill, etc.

They earn more, start families, 
and are increasingly 

dissatisfied with their commute 
and neighborhood

Move to 
Denver South 
(the suburbs).

Figure 3: Process of Moving to 

Denver South for Most “Transplants” 
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Denver South area in addition to a wide range of lifestyle preference choices like more things to do, 

greater access to recreation, being closer to family, and healthier living.  

Figure 4: Why Respondents Moved to Area and Are Staying 
 

Reason Employee Survey (Denver) GSS Western Region (2015) 

O
b
li
g
a
ti
o
n
s 

More Affordable 47.6% 27.7% 

Closer to Work 44.4% 29.4% 

Better Employment Situation 41.3% 33.1% 

Less Crime 34.9% 60.8% 

Spouse/Partner Works in Area 19.0% 74.1% 

Li
fe

st
y
le

 P
re

fe
re

n
ce

s 

More Things to Do 31.7% 8.7% 

Access to Recreation/ 

Mountains 
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Healthier to Live in this Area 28.6% 6.6% 

More Green Spaces 25.4% 11.2% 

Better Schools 33.3% 51.9% 

Better Restaurants 11.1% 6.1% 

Better Shopping 9.5% 4.3% 

 

2.2 Retain in Area 

Quality of life scores for Denver South residents are high.  Respondents indicate that they have healthy 

lifestyles (95.6%) and strong social lives (92.5%), and that they enjoy a wide range of activities (94.1%) 

and engage in cultural pursuits (80.8%).  

The overall socio-economic status of Denver South residents is high as well.  Expressed in terms of 

income, household value, percent with of the population with a bachelor’s degree (or more), home 

ownership rates, and the poverty rate, residents in the Denver South area are advantaged in terms of 
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their income, home ownership, and education levels2 (see Figure 5, next page).  Survey respondents 

indicate high levels of education with 33% of respondents reporting they earned a graduate degree and 

53% of respondents reporting they earned a bachelor’s degree. 

While the Denver Metro Area as a whole faces problems with traffic, residents of the Denver South area 

have an easier time getting to work than their Denver Metro counterparts.  On average, Denver South 

survey respondents live 10.6 miles away from work and take 26.5 minutes to drive there.  Those who 

use public transit get to work in 4.8 minutes.  When we remove survey respondents who live in zip 

                                                           

2 We received complete surveys from 62 employees in the Denver South area and 92 employers.  Three-quarters of 

the employee respondents were male with an average age of 51 years.   
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codes outside of the Denver South area3 (i.e. they live 

downtown Denver), respondents live an average of 

3.4 miles from work and their commute time drops 

from 26.5 minutes to 18.3 minutes.  Additionally, the 

Denver South area experiences fewer automobile 

accidents than Denver or Broomfield.  In 2015, the 

serious injuries and fatalities accident rate in Denver 

and Broomfield was 0.87% while Jefferson, Douglas, 

and Arapahoe counties (The Denver South area) had 

an accident rate of 0.62%. 

 

The Denver South area is also seen as highly 

accessible.  Nearly half of respondents (46.7%) report 

using the RTD Light Rail system at least once, and 

58% feel that mass transit is accessible to them.  

However, most of the respondents in our survey 

drive (82%).  Three-quarters say they can get to work 

in inclement weather. 

Once in the Denver area, young professionals want to 

build fulfilling lives and opportunities for their 

children.  Early childhood care is readily available in 

the Denver South area, although there are more 

high-quality childcare facilities in downtown Denver 

(see Figure 6).  Level 5 facilities are of the highest 

quality and incorporate health promotion, positive 

and integrated learning environments, family 

partnerships, trained teaching/care staff, and 

leadership and administrative staff.  Level 1 facilities, 

on the other hand, only have trained staff and 

operate more like professional babysitters4.  In the 

Denver South area, 17,993 children are in childcare 

facilities, but only 6,244 of those are in facilities 

                                                           

3 This applied to five respondents in the survey.  All five indicated that their commutes were long (over 45 minutes) 

and none expected to stay in their current home for longer than 10 years.  
4 For a full description of each level of child care, see the Colorado Shines Program Guide (2011) published by the 

Colorado Office of Early Childhood. 

Not 
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Not 
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Level 1, 14.0%

Level 2, 32.0%

Level 2, 14.0%

Level 3, 1.8%

Level 3, 8.1%

Level 4, 4.6%

Level 4, 34.6%

Level 5, 0.7%
Level 5, 2.9%

Denver South Downtown Denver

Figure 6: Quality of 
Child-Care Facilities
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ranked level 2 or higher.  Comparatively, in 

downtown Denver there are 10,249 children 

in childcare facilities with half (5,401) of 

those children enrolled in facilities rated 

level 2 or higher. This difference is due in 

part to the Denver Public School’s initiative 
to include more childcare in their urban 

schools. 

Denver South is home to several high-quality 

school districts for K-12 education.  The 

school districts in this area are Cherry Creek, 

Littleton 6, Douglas County, and Jefferson 

County.  In these districts, 35% of students 

aspire to earn a bachelor’s degree and 26% 

aspire to earn a post-graduate degree.  The 

combined SAT scores for math and 

evidence-based reading and writing for 

Denver South is 1083 on average.  For 

comparison, Douglas County’s combined SAT scores are only slightly higher at 1087.  These exceed the 

Colorado and Denver scores (for reference, the 50th percentile SAT scores are included in Figure 7.  

Denver South’s scores also exceed the 50th percentile). 

In sum, South Denver residents can live 

comfortable lives in the area.  On average, 

they have a middle- to upper-middle-class 

lifestyle, access to quality childcare and 

schools, and are connected to the many 

amenities in the Denver Metro Area through 

the mass transit system. 

2.3 Why Some Might Leave Denver 

While Denver and South Denver offer 

residents a high quality of life, these 

locations do come with some added costs.  

Next to other comparable cities, Denver has 

the highest living wage level (i.e. the income 

required to afford basic living expenses) for 

families and the second-highest for a single 

adult as Figure 8 shows.  However, it is 
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important to note that the higher cost of living in Denver is mediated by higher wages, lower 

unemployment, and lower poverty in the area (see Figure 5 above).  

Survey respondents cite high housing costs, but the Denver South area is considered affordable.  While 

the housing costs are considerably higher in the southeast area, the maintenance costs—property taxes, 

insurance, cleaning gutters, plumbing, etc.—are less expensive.  Per capita housing costs are 

comparable across the Denver area, but they are slightly cheaper in Denver South than the surrounding 

areas. 

 

3. Employer Needs 

3.1 Attract New Business 

Employers often look for similar amenities and quality-of-life factors as their potential employees when 

starting a business.  They need access to an educated (and healthy) workforce, infrastructure, public 

services, and cohesive communities.  By selecting areas that are attractive to their employees, business 

owners can increase their chances of maintaining a high-quality and stable workforce. 

Figure 9: Housing Value and Costs 
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Denver South has 16,826 employer establishments with an average of 11 employees per employer.  This 

speaks to the small business culture in the area.  Similarly, there is a large number of non-employer 

firms (single-person entrepreneurs) with 54,185 firms. 

Employers cite a strong market (42.7%) as the top reason for choosing the Denver South area followed 

by access to amenities (22.7%), the natural environment (20%), affordability (18.7%), ease of 

transportation (18.7%), and weather (16%).  The category with the lowest response rate is the strong job 

source (12%). 

84510
74090

23500
8350 6410 5070 2210 680 540 380 350

$58,636

$84,410

$94,313

$145,020

$142,252

$49,493

$73,168
$73,251

$49,780

$87,520

$50,129

A
ve

ra
g

e
 S

a
la

ry

N
u

m
b

e
r 

E
m

p
lo

ye
d

 I
n

 D
e

n
ve

r

Figure 11: Denver's Creative Class

Strong market, 42.7%

Close to many amenities, 22.7%
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Employers understand that they can import their labor needs.  This fits with the Colorado Paradox 

where talented/educated individuals are coming to the state (primarily Denver) for jobs and amenities/ 

lifestyle factors.  Employers know they benefit from this, and once they settle in Denver South, they like 

it.  These respondents report high levels of satisfaction with the location they have chosen.   

Denver employers also have access to a quality pool of employees, and the Denver South area is a highly 

educated one.  Twenty-two percent of Denver South residents have a graduate degree and an additional 

35.9% have earned a bachelor’s degree.  In addition to an educated pool of potential employees, Denver 

has a large creative class.  As Richard Florida (2012) argues, the creative class—engineers, artists, 

designers, architects, doctors, lawyers, etc.—helps drive innovation in local communities.   

In examining the skill sets for new 

employees, Denver South employers look 

for people with strong personal character 

(leadership 23.8%, personal confidence 

34.4%, multiculturalism 15.2%, and self-

awareness 18.1%).  Most employers also 

report that their new employees have 

planning skills (self-motivation 40.0%, 

planning and organization 39.0%, 

individual drive 36.3%, and time 

management 31.4%).  Employers also look 

for ethics and integrity in new employees.  

Nearly half of employers report feeling 

that their employees have integrity 

(41.9%) and can work as a team (47.6%).  

Only one-quarter report that their 

employees have stress tolerance (23.8%).   

Employees have a variety of soft and hard 

skills (see Figure 12).  Hard skills include 

verbal communication, written 

communication, and the ability to work 

with numbers.  Soft skills identified are flexibility, creativity, analysis and investigation, and business 

sense.  Overall, fewer employers feel that their employees have soft skills, but at least 25% of employers 

report seeing all of these skills except business sense in their employees. Employers identify hard skills 

at higher numbers, with close to half of employers reporting verbal-communication skills and close to 

one-third reporting written communication and the ability to work with numbers. 
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3.2 Sustain Existing Businesses 

 

Businesses see themselves as part of a community in Denver South.  They see Denver South as 

affordable and able to provide a healthy lifestyle that allows them to attract quality employees. 

Businesses in the Denver South area have, by and large, been there for a long time.  Of the 92 

responding businesses in the survey, the average business has been open for about 31 years and has 

been in the Denver South area for nearly 14 years.  Only 23.1% of businesses routinely look for other 

locations.  These businesses are also growing and adding new jobs/employees. Five years ago, the 

average business had 73.6 employees, which grew to 87.6 in 2016, and is now (2017) at 89.7. 

There is also significant stability in the Denver South workforce.  Respondents report working at their 

current job for 9.2 years and in their current sector for 22.3 years on average.  This demonstrates that 

Denver South businesses are not experiencing high turnover.  Furthermore, respondents report high 

overall job and life satisfaction, two elements which sustain and build businesses.  QREM built formulas 

to capture levels of job security, social work life, community integration, positive work culture, and job 

tenure on a 0-to-100 scale where 100 is a perfect score (see Figure 14).  Both positive work culture and 

job tenure score close to 100 (98.3 and 96.7, respectively) while security and social work life also score 

in the mid-80s. 

Walkable neighborhoods improve the connected feeling of business districts and help businesses thrive 

(Easton and Owen, 2009; EPA 2013; Thomas et al., 2015).  When employees can walk to lunch, do light 

shopping, or even connect with their co-workers on a lunchtime stroll they feel better about their work 

neighborhood.  Survey participants were asked about where they live and where they work to see if 
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with Location in Denver South
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these communities are walkable-- if there are 

interesting places to walk, if participants feel 

safe and/or comfortable, and if the communities 

are reasonably accessible (see Figure 15).  

Despite the high scores respondents report for 

both their home and work environments, only 

33.4% of respondents say that they walk 

regularly at home, and 40.8% say they walk 

regularly at work.  This represents an area for 

growth in the Denver South region.   

Furthermore, car-dependent communities 

dominate the Denver South area.  Figure 16 

shows the walkability scores for communities in 

the Denver area.  Whereas Denver is a 

somewhat walkable area overall, Broomfield, 

Centennial, Englewood, and Greenwood Village 

are all mostly car-dependent neighborhoods.   

Figure 16: Walkability by Community 

 Walk Score Status 

Centennial/ Englewood/ 

Greenwood Village 
35.5 Mostly Car Dependent 

Denver 61 Somewhat Walkable 

Broomfield 31 Mostly Car Dependent 

 

A vibrant community of non-profit organizations (NPOs) is important for sustaining and growing existing 

businesses.  The partnership that is created between the non-profit sector, community members, and 

community businesses can drive innovation, solve important community problems (like homelessness or 

poverty) that might hinder economic development, and improve community pride (McPhee and Bare, 

2001).  The Denver Metro area has a strong NPO presence.  Guidestar, an organization that tracks NPOs, 

identified more than 1,000 such organizations in the Denver area in 2015.  According to the Bureau of 

Labor Statistics, 7.7% of all employers in Colorado are NPOs and in 2012 more than 100,000 jobs in 

Colorado were in the non-profit sector with a median salary of slightly over $43,000.  Ten percent of 

survey respondents from the Denver South survey report working in the non-profit sector (compared to 

75% in the business sector and 13.3% in government).  Furthermore, jobs with NPOs are mostly full-time 

(76.4%) and few are union positions.  Finally, a higher percentage of the compensation provided by 

these jobs comes from benefits (an average of $36.62 per hour with $3.21 per hour in health insurance 
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and $1.66 per hour in retirement benefits) compared to jobs with for-profit companies ($28.76 per hour 

an hour with $2.22 per hour in health insurance and $1.08 per hour in retirement benefits). 

3.3 Crime 

High crime levels can hinder economic growth and are strongly related to high poverty.  Of the surveyed 

employers and employees in the Denver South area, most report that they do not see crime as an issue 

in their communities and that they feel safe walking (see Figure 17).  These attitudes are borne out in 

crime data collected for the Denver South area.  In 2016, Denver experienced 36,362 crimes5, 

Broomfield experienced 1,825 crimes, and Denver South experienced 5,529 crimes; however, per capita 

crime levels are lower in the Denver South area (3%) than both Broomfield (4%) and Denver (32%).  

  

  

                                                           

5 Includes murder, manslaughter, rape, robbery, assault, burglary, larceny, theft, motor vehicle theft, and arson.  

The highest values were reported for larceny/theft, assault, robbery, burglary, and motor vehicle theft. 
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About Crime in 
Denver South

Assaults, 
1,056

Burglary, 
537

Larceny
/Theft, 
3,289

Motor 
Vehicle 

Theft, 493
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Values below 100 are not labeled for clarity of the figure.  These 

categories include murder/manslaughter (2), rape (81), robbery (43), 

and arson (28). 
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4. Maps of Constructs from Survey  

The two maps on the following pages (page 19 and 20) show employer satisfaction with amenities 

around their business and employee attitudes about home affordability.  The data for each map come 

from the survey conducted for Denver South and publicly accessible maps provided by the State of 

Colorado, the City and County of Denver, and the Denver Regional Council of Governments.  

The first map – employer satisfaction with amenities – reveals a paradox in employer attitudes about 

the Denver South area.  As described above, employers were attracted to the Denver South area in large 

part due to the amenities it provides.  Amenities like transportation through the light rail and highway 

system, shopping centers, entertainment venues, restaurants, cafes, and outdoor recreation.  However, 

when asked about their current satisfaction, most respondents were moderately satisfied to unsatisfied.  

The map shows respondents by zip code with most zip codes shaded green or light green.  The zip codes 

with higher satisfaction were in the Littleton area, downtown, and at the intersection of I-25 and I-225.  

Surprisingly, satisfaction and access to parks, recreation, and open space do not seem to be related.  The 

map also shows the location of major colleges and universities in the Denver Metro area.  Universities 

tend to attract dining, recreation, and entertainment businesses to serve the student population. 

However, satisfaction and access to university neighborhoods do not seem to be related.  These data do 

demonstrate that  

The second map – employee attitudes about home affordability – supports this report’s conclusion that 
there is a myth about Denver home affordability.  Respondents in most zip codes said their 

neighborhood had affordable homes. The few exceptions to this were 80014 (southern Aurora) and 

80209 (Capitol Hill).  Homes in Douglas County (Parker 80134, and Highlands Ranch 80126) and north of 

downtown (RiNo and Five Points 80216 and 802056), and the Holly Hills neighborhood (80222) were 

considered on the less affordable end.  However, every other zip code was described as moderately 

affordable to very affordable.  Employee respondents all lived in areas with light rail or easy highway 

access, helping them access their work in the Denver South area.  Again, access to parks and open 

spaces was not directly related to home affordability judgments.   

These maps show only one year of respondent data.  By administering the survey in subsequent years, 

we can develop a more robust dataset to examine some of the relationships between respondent 

opinions and geographic location.  Additionally, we will be able to ask questions that these data have 

inspired like: how important is highway access when you chose a home location?  How important is light 

rail access?  What types of amenities would you like to see in the Denver South area?  Future data can 

help answer these questions.  

                                                           

6 This area is undergoing growth and gentrification which is changing expectations of home values.  
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