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Reason for this Document: 

The City of Colorado Springs Planning Department has not provided substantial evidence to the claims made by the 

developer that there is no home value impact to ZIP Code 80920. Below is the comment by the developer from their 

“response” to citizen comments. Note the lack of any evidence to his claims:

 

This is a relevant issue as the City of Colorado Springs Code REQUIRES review and evaluation with respect to the real 

property values for the citizens in the affected neighborhood. Reference the following codes: 

 

 
For some backing research, it’s clear that impact to property values is highly regionally dependent, and a through 
analysis is needed by ZIP Code: 

- In California, LIHTC-funded housing reduces home prices by almost 10%. 
- Link: https://www.csus.edu/college/social-sciences-interdisciplinary-studies/public-policy-

administration/_internal/_documents/thesis-bank/thesis-bank-2018-wahid.pdf 
- In South Africa, property values were negatively impacted for 9 years and it took an additional 6 years for them 

to recover from subsidized housing. 

https://www.csus.edu/college/social-sciences-interdisciplinary-studies/public-policy-administration/_internal/_documents/thesis-bank/thesis-bank-2018-wahid.pdf
https://www.csus.edu/college/social-sciences-interdisciplinary-studies/public-policy-administration/_internal/_documents/thesis-bank/thesis-bank-2018-wahid.pdf
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- Link: https://www.ajol.info/index.php/actas/article/view/208206 

- In Charlotte, NC, LIHTC-funded negatively impacted the property values for middle and high income 
neighborhoods. In high-income neighborhoods larger developments had even greater negative impact. 

- Link: https://journals.sagepub.com/doi/10.1177/0042098015593448 
- Quote from this abstract “LIHTC development revitalizes low-income neighborhoods, increasing house prices 
- 6.5%, lowering crime rates, and attracting racially and income diverse populations. LIHTC 
- development in higher income areas causes house price declines of 2.5% and attracts lower 
- income households” 

- Link: https://www.nber.org/system/files/working_papers/w22204/w22204.pdf 
- A Texas lawsuit and subsequent study found the following: “In low-income neighborhoods, where median 

incomes fell below $26,000, the researchers saw home values appreciate 6.5% within a tenth of a mile of an 
LIHTC project. Crime rates also fell, and more non-minorities moved into the area, increasing diversity. In higher-
income neighborhoods, those with median incomes above $54,000, housing prices declined approximately 2.5% 
within a tenth of a mile of a project, and segregation increased (the researchers noticed no crime impact).” 

- Link: https://www.gsb.stanford.edu/insights/affordable-housing-good-neighborhood 
 

So note, there is clear evidence that indicates LITHTC-funded properties significantly improve values of certain median 

household values, and the impact to high-income ZIP Codes is region-dependent. Specific data regarding Colorado 

Springs has yet to be provided and unable to be located on the City’s website, so we only assessed the data presented 

by the developer in a previous neighborhood meeting. The following is an analysis reviewing the data that indicates ALL 

ZIP Codes with a DBG Development as well as comparable ZIP Codes to 80920 have decreased property values relative 

to the City’s overall property value. 

Summary:  

The assessment of DBG's full dataset revealed that 70% of ZIP Codes with a DBG development experienced a decline in 

annual home value relative to their respective cities, with an average annual decrease of 0.03% and a total average 

reduction of 3.80% since the introduction of a DBG development. For comparable ZIP Codes to 80920, 80% of ZIP Codes 

saw a 5x faster decline in yearly home values as compared to the city that ZIP Code is in, resulting in an average total 

reduction in home value of 7.33% since the establishment of a DBG development. 

Assessment on full dataset presented by DBG: 

- For all DBG developments, 70% (23 out of 33) recorded a decline in annual home value relative to the cities they 

are situated in. 

- For all DBG developments, ZIP Codes containing a DBG development saw an average annualized (year over 

year) home value decrease of 0.03% compared to their respective cities. 

- For all DBG developments, ZIP Codes with a DBG development have experienced an average total home value 

reduction of 3.80% in comparison to their cities since the construction of the development. 

Assessment on full dataset provided by DBG for ZIP Code 80920: 

- In ZIP Codes comparable to 80920, 80% of developments (12 out of 15) experienced a year-over-year decrease 

in home values when compared to the cities they were located in. 

- In ZIP Codes comparable to 80920, the annual home values on average decreased 5x more rapidly than those in 

the corresponding cities and when compared to the entire DBG dataset: 

o Comparable ZIP Codes saw an annual (year-over-year) home value loss of 0.15%. 

o The full DBG dataset showed an annual (year-over-year) home value loss of 0.03%. 

https://www.ajol.info/index.php/actas/article/view/208206
https://journals.sagepub.com/doi/10.1177/0042098015593448
https://www.nber.org/system/files/working_papers/w22204/w22204.pdf
https://www.gsb.stanford.edu/insights/affordable-housing-good-neighborhood
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- In ZIP Codes comparable to 80920, a DBG development reduces the average total home value by 7.33% as 

compared to their cities since the construction of the development. 

Defining Comparable ZIP Codes to 80920: The analysis focused on a subset of DBG data matching the median household 

income of ZIP Code 80920, which is $109,089. This subset, referred to as ‘comparable' includes ZIP codes with median 

incomes within one standard deviation of $109,089, ranging from approximately $83,046 to $135,132. This range, 

capturing 68% of the data, is based on the normal distribution of the DBG data and excludes outliers. This approach 

ensures a relevant and representative comparison for the proposed DBG development, Royal Pines Apartments, in ZIP 

Code 80920.  

Verification of normality is provided in section “Normality Tests on DBG Data,” provided below.  

Analysis of DBG Data 

The dataset provided by DBG is normally distributed using traditional normality tests 1) Shapiro-Wilk and 2) 

Kolmogorov-Smirnov. 

1. The Shapiro-Wilk test has been conducted on the data, and it has resulted in a statistic of approximately 0.951 

with a p-value of approximately 0.138. The p-value is greater than the common alpha level of 0.05, which 

suggests that there is not enough evidence to reject the null hypothesis. This means that, according to the 

Shapiro-Wilk test, the data does not significantly deviate from a normal distribution.  

2. The Kolmogorov-Smirnov test has been performed on the income data, yielding a test statistic of approximately 

0.151 with a p-value of approximately 0.400. The p-value is above the common threshold of 0.05, which 

indicates that there is not enough evidence to reject the null hypothesis that the data follows a normal 

distribution. 

Therefore, according to both normality tests above the data provided is normally distributed.  
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1) Median Household Income by ZIP Code taken from 2020 U.S. CENSUS Data (https://data.census.gov/) 

2) DBG-Provided data is shown here below from previous DBG meeting (19JUN203) with affected neighborhood 

parties: 

  

 

 

 

 

 

 

 

 

 

 

3) Recreated Excel Table of DBG Provided Data which includes Total Annual Loss of Home Value since building of 

DBG Development and ZIP Code Median Household Incomes (U.S. CENSUS Data) 

https://data.census.gov/
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a. Reference Sheet title “DBG Dataset” in “Home Value and Crime Impact DBG – 7JAN2023.xlsx” 

City Zip Code 

Median 
Househol
d Income 
(ref. 2020 
U.S. 
CENSU 
DATA) 

Year 
Built 

Annua
l 
Home 
Value 
Within 
City 
Since 
Built 
(%) 

Annua
l 
Home 
Value 
Within 
Zip 
Code 
Since 
Built 
(%) Difference (%) 

Total 
Annua
l Loss 
of 
Home 
Value 
since 
built 
(%) 

Home 
Values 
Within City 
As Of 
4.30.23 

Home 
Values 
within ZIP 
as of 
4/30/23 

Ratio of Home 
Value in 
Development 
ZIP vs. City 
(ZIP/CITY*100
) 

Santa Fe 87507 $56,342 
200

8 3.69 3.60 -0.09 -1.44 $534,146 $412,492 77.2% 

Portland 91030 $115,088 
199

8 5.72 4.92 -0.80 -20.8 $543,308 $429,397 79.0% 

Portland 97229 $137,006 
199

7 5.72 4.92 -0.80 -21.6 $543,308 $762,623 140.4% 

Portland 97229 $137,006 
199

8 5.72 4.92 -0.80 -20.8 $543,308 $762,623 140.4% 

Portland 97006 $91,520 
199

9 5.72 5.22 -0.49 -12.25 $543,308 $537,651 99.0% 

Portland 97123 $89,492 
200

4 5.74 5.29 -0.45 -9 $543,308 $542,843 99.9% 
Albuquerqu
e 87114 $72,863 

200
8 3.06 2.75 -0.31 -4.96 $315,766 $345,346 109.4% 

Albuquerqu
e 87113 $84,668 

199
9 4.23 4.06 -0.17 -4.25 $315,766 $395,216 125.2% 

Albuquerqu
e 97114 $85,314 

200
3 4.23 3.84 -0.38 -7.98 $315,766 $345,346 109.4% 

Albuquerqu
e 97114 $85,314 

200
4 4.28 3.89 -0.38 -7.6 $315,766 $345,346 109.4% 

Albuquerqu
e 97114 $85,314 

200
5 4.25 8.19 3.93 74.67 $315,766 $328,438 104.0% 

Portland 97030 $115,088 
200

5 5.67 5.24 -0.42 -7.98 $543,308 $429,397 79.0% 
Albuquerqu
e 87120 $80,704 

200
7 3.48 3.23 -0.26 -4.42 $315,766 $324,586 102.8% 

Las Vegas 89120 $68,934 
200

4 5.36 5.88 0.52 10.4 $392,159 $371,723 94.8% 
Albuquerqu
e 87123 $59,387 

200
3 4.23 3.93 -0.30 -6.3 $315,766 $311,233 98.6% 

Santa Fe 90012 $58,444 
200

3 5.09 6.67 1.58 33.18 $534,146 $671,316 125.7% 

Los Angeles 87507 $60,641 
200

8 3.87 3.60 -0.27 -4.32 $901,961 $412,492 45.7% 

Portland 97209 $84,893 
200

0 5.72 4.29 -1.43 -34.32 $543,308 $483,917 89.1% 

Portland 97209 $84,893 
201

3 8.19 5.55 -2.65 -29.15 $543,308 $483,917 89.1% 

Portland 97209 $84,893 
200

3 5.80 4.21 -1.58 -33.18 $543,308 $483,917 89.1% 
Albuquerqu
e 87114 $77,743 

200
5 4.25 3.89 -0.36 -6.84 $315,766 $345,346 109.4% 

Portland 97229 $150,580 
200

2 5.80 4.98 -0.82 -18.04 $543,308 $762,623 140.4% 

Portland 97062 $109,500 
200

3 5.80 4.61 -1.19 -24.99 $543,308 $643,604 118.5% 

Portland 97006 $99,662 
200

4 5.74 5.35 -0.39 -7.8 $543,308 $537,651 99.0% 

Vancouver 98660 $62,422 
201

7 8.35 8.87 0.52 3.64 $488,127 $449,310 92.0% 

Vancouver 98660 $62,422 
201

6 8.84 9.55 0.70 5.6 $488,127 $449,310 92.0% 

Portland 97223 $104,463 
202

1 7.58 9.75 2.17 6.51 $543,308 $601,077 110.6% 

Vancouver 98661 $70,277 
201

9 8.43 8.66 0.23 1.15 $488,127 $441,256 90.4% 
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Albuquerqu
e 87102 $35,069 

201
4 6.78 8.55 1.77 17.7 $315,766 $229,238 72.6% 

Albuquerqu
e 87121 $53,326 

202
1 13.53 13.11 -0.41 -1.23 $315,766 $253,770 80.4% 

Albuquerqu
e 87121 $53,326 

201
7 8.50 9.05 0.54 3.78 $315,766 $253,770 80.4% 

Portland 97006 $99,662 
202

0 6.62 8.66 2.05 8.2 $543,308 $537,651 99.0% 

Aurora 80011 $64,541 
202

2 8.22 7.80 -0.42 -0.84 $481,921 $422,829 87.7% 

           

 

Average
s 

$84,267  
 6.01 5.97 -0.03 -3.80 

$466,316.7
3 

$457,795.5
8 98.2% 

 

4) Subset of Comparable DBG developments with similar median household incomes to ZIP Code 80920 

a. Reference Sheet title “Subset of data within 1D” in “Home Value and Crime Impact DBG – 

7JAN2023.xlsx” 

Projec
t City 

Zip 
Code 

Median 
Household 
Income 
(ref. 2020 
U.S. 
CENSU 
DATA) 

Year 
Built 

Annua
l 
Home 
Value 
Within 
City 
Since 
Built 

Annua
l 
Home 
Value 
Within 
Zip 
Code 
Since 
Built Difference 

Total 
Annua
l Loss 
of 
Home 
Value 
since 
built 
(%) 

Home 
Values 
Within 
City As 
Of 
4.30.23 

Home 
Values 
within 
ZIP as of 
4/30/23 

Ratio of Home 
Value in 
Development 
ZIP vs. City 
(ZIP/CITY*100) 

2 
Portland 

9103
0 $115,088 1998 5.72 4.92 -0.80 -20.8 

$543,30
8 

$429,39
7 79.0% 

5 
Portland 

9700
6 $91,520 1999 5.72 5.22 -0.49 -12.25 

$543,30
8 

$537,65
1 99.0% 

6 
Portland 

9712
3 $89,492 2004 5.74 5.29 -0.45 -9 

$543,30
8 

$542,84
3 99.9% 

8 
Albuquerque 

8711
3 $84,668 1999 4.23 4.06 -0.17 -4.25 

$315,76
6 

$395,21
6 125.2% 

9 
Albuquerque 

9711
4 $85,314 2003 4.23 3.84 -0.38 -7.98 

$315,76
6 

$345,34
6 109.4% 

10 
Albuquerque 

9711
4 $85,314 2004 4.28 3.89 -0.38 -7.6 

$315,76
6 

$345,34
6 109.4% 

11 
Albuquerque 

9711
4 $85,314 2005 4.25 8.19 3.93 74.67 

$315,76
6 

$328,43
8 104.0% 

12 
Portland 

9703
0 $115,088 2005 5.67 5.24 -0.42 -7.98 

$543,30
8 

$429,39
7 79.0% 

18 
Portland 

9720
9 $84,893 2000 5.72 4.29 -1.43 -34.32 

$543,30
8 

$483,91
7 89.1% 

19 
Portland 

9720
9 $84,893 2013 8.19 5.55 -2.65 -29.15 

$543,30
8 

$483,91
7 89.1% 

20 
Portland 

9720
9 $84,893 2003 5.80 4.21 -1.58 -33.18 

$543,30
8 

$483,91
7 89.1% 

23 
Portland 

9706
2 $109,500 2003 5.80 4.61 -1.19 -24.99 

$543,30
8 

$643,60
4 118.5% 

24 
Portland 

9700
6 $99,662 2004 5.74 5.35 -0.39 -7.8 

$543,30
8 

$537,65
1 99.0% 

27 
Portland 

9722
3 $104,463 2021 7.58 9.75 2.17 6.51 

$543,30
8 

$601,07
7 110.6% 

32 
Portland 

9700
6 $99,662 2020 6.62 8.66 2.05 8.2 

$543,30
8 

$537,65
1 99.0% 

            

    

Average
s 5.69 5.54 -0.15 -7.33 

$482,63
0  

$475,02
5  98.4% 

 

 


