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INTRODUCTION
Incorporated in 1969, Wheat Ridge is named for its agricultural past and place in Metro Denver. The city still
retains a part of its unique agricultural identity and is a community that bridges the urban development in the City
and County of Denver with the foothills and suburbs of the west metropolitan area. Located in northeast Jefferson
County, Wheat Ridge is a community of about 31,100 people.
The City of Wheat Ridge adopted a Neighborhood Revitalization Strategy (NRS) in July 2005. This document
identified the baseline population and housing conditions at that time, and offered strategies and
recommendations for revitalizing the cityʼs residential base. In a separate action, the city released an Economic
Development Strategic Plan in 2010 that presented strategies for promoting and attracting retail development
and primary job opportunities in Wheat Ridge.
The intent of this report is to present an update and overview of the community in a format similar to that of the
Key Indicators section of the NRS, focusing on economic and demographic trends in Wheat Ridge compared with
the region over the past ten years. This is accomplished through a series of indicators that are presented in tables,
charts, and narrative comparing Wheat Ridge with Jefferson County and the broader Metro Denver region, as
appropriate and available. Some indicators may also be compared with Arvada, Golden, Lakewood, and
Westminster to add local context to the data trends.
Data for this report is specific to Wheat Ridge as much as possible but is subject to geographic limitations. Some
data is not available at a city level or does not coincide exactly with city boundaries. Data is analyzed and
assembled to reflect conditions in the city and provides the closest match possible.
Much of the demographic and housing data for Wheat Ridge comes from the American Community Survey
conducted by the U.S. Census Bureau. Annual estimates are only available for areas with a population greater than
65,000. Instead, data for Wheat Ridge is a five-year geographic estimate, reflecting that data has been collected
and averaged for a 60-month period. Throughout this report, U.S. Census Bureau data for all geographies will be
noted by the final year in the reference period for ease of presentation. For example, 2014 five-year estimates
actually represent the average for 2010 to 2014, but is referred to as 2014 in the narrative.
This report references the Metro Denver region. In general, this report focuses on a seven-county definition of the
metro area that consists of Adams, Arapahoe, Boulder, Broomfield, Denver, Douglas, and Jefferson Counties.
However, many data points are only available for the Denver-Aurora-Lakewood Metropolitan Statistical Area
(MSA) that consists of a different geographic area.1
This report includes over 30 indicators that track the demographic and economic progress of the city over the
past 10 years, as available. Based on the analysis, an overview of the city is highlighted in several key indicators.

Demographics


Total Population: Wheat Ridgeʼs population was about 31,100 as of 2014. Wheat Ridgeʼs population declined
for six years from 2004 to 2010, despite strong growth in the Metro Denver region as a whole. The population
increased from 2011 to 2014, but remains well below recent growth in the county and in the broader metro
region.



Age: Wheat Ridge has an older population than the metro area, the county, and surrounding communities.
The median age in Wheat Ridge is 42.5 compared with 40.5 in Arvada, 30.7 in Golden, 38.3 in Lakewood, 35.4
in Westminster, and 40.4 in the county. Notably, the percentage of the population 70 years and older in
Wheat Ridge is the highest of the above areas.

The Denver-Aurora-Lakewood MSA consists of the following 10 counties: Adams, Arapahoe, Broomfield, Clear
Creek, Denver, Douglas, Elbert, Gilpin, Jefferson, and Park.
1
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Educational Attainment: The percentage of the population 25 years and over with a high school degree or
higher was 88.2 percent in 2014 and the percentage with a bachelorʼs degree or higher was nearly 34 percent.
While higher than the U.S. average, educational attainment in Wheat Ridge remains below levels in the county
and surrounding communities.



Median Household Income: In 2014, median household income in Wheat Ridge was about $49,000. Median
household income in Wheat Ridge persists at about 70 percent of the countywide median.



Poverty Rate: From 2009 to 2014, Wheat Ridge had the largest percentage point increase in the poverty rate
in the county, increasing 3.4 percentage points to 14.2 percent. The rate in 2014 was higher than the 8.7
percent rate in the county.

Housing


Average Sales Price of Existing Homes: The average sales price of an existing home in Wheat Ridge
increased at an annualized rate of 4.3 percent from 2007 to 2015, from about $214,500 to $300,600. The
increase in Wheat Ridge was significantly faster than the 2.2 percent growth rate Metro Denver and the 2.4
percent rate in Jefferson County. However, in 2015, the average sales price in Wheat Ridge was only 86
percent of the Metro Denver average and about 89 percent of the county average.



Age of Housing Stock: Wheat Ridge has a much older stock of housing units than Metro Denver and
Jefferson County. The median age of housing in Wheat Ridge was 53 years compared with 37 years in
Jefferson County and 34 years in Metro Denver.



Size of Homes: The older stock of homes in Wheat Ridge is one factor that leads to an overall smaller house
size in the city. The median number of rooms per housing unit in Wheat Ridge is 5.2 rooms, smaller than the
median of 6.3 rooms in Jefferson County and 5.8 rooms in Metro Denver.



Apartment Vacancy Rate: Since 2010, apartment vacancy rates in Wheat Ridge have been significantly lower
than in the county and metro area. As of fourth quarter 2015, the 2.6 percent rate in Wheat Ridge is less than
half the rate for Jefferson County, 5.3 percent.



Apartment Lease Rate: The average monthly rent in Wheat Ridge in fourth quarter 2015 was about $910
compared with $1,270 in the county and $1,290 in Metro Denver. Average rents in Wheat Ridge have grown
slower over the past five years than in Jefferson County and Metro Denver. This could be a function of the
high percentage of rent-restricted and rent-subsidized housing in the city.

Employment Base


Employment: As of third quarter 2015, Wheat Ridge had about 18,900 employees in 1,500 business
establishments. Total employment growth in Wheat Ridge has been competitive with the county and metro
area. Over the past five years, employment in the city has increased at an annualized rate of 3 percent, faster
than the 2.5 percent growth in the county but slightly slower than the 3.3 percent annual growth rate in Metro
Denver. However, a large part of Wheat Ridgeʼs employment growth has been in low-wage retail trade and
leisure and hospitality jobs.



Wages: Workers in Wheat Ridge only earn about 83 percent of the average annual wage earned by
employees in the Metro Denver region, about $47,900 compared with $57,600. The disparity in wages is a
result of the mix of industries and occupations in the city.



Unemployment Rate: In 2015, Wheat Ridgeʼs unemployment rate was 4.4 percent, higher than the 3.5
percent rate in the county and 3.6 percent rate in the metro region. A concern for the city is not only the
higher than average unemployment rate, but the simultaneously shrinking labor force.
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Commercial Real Estate


Office Market: Wheat Ridge has about 1.4 million square feet of office space in 123 buildings. Wheat
Ridgeʼs office market has been robust for the past few years. As of first quarter 2016, the vacancy rate in
Wheat Ridge of 6.5 percent was half the rate in Jefferson County and significantly lower than in Metro
Denver. In addition, in first quarter 2016, the average lease rate of $17.60 per square foot in Wheat Ridge
surpassed Jefferson County for the first time. However, the average age of office buildings in Wheat Ridge
was 47.7 years, older than in Jefferson County (39.9 years) and Metro Denver (46.6 years). The last new
office building in Wheat Ridge was built 10 years ago in 2006.



Industrial Market: The industrial market in Wheat Ridge has mirrored the broader county and metro area
markets, with vacancy rates at historic lows. In fact, a large percentage of the Jefferson County market is
located in Wheat Ridge. As of first quarter 2016, nearly 13 percent of Jefferson Countyʼs industrial space
was located in Wheat Ridge. Wheat Ridge has a larger stock of newer buildings than Jefferson County and
Metro Denver. The average age of industrial buildings in Wheat Ridge was 34.7 years compared with 37.6
years in Jefferson County and 42.1 years in Metro Denver. About 62,500 square feet of space has been
added in Wheat Ridge since 2010.



Retail Market: The retail market in Wheat Ridge is important to the city; sales tax is Wheat Ridgeʼs largest
revenue source. Wheat Ridge has about 2.4 million square feet of retail in 240 buildings, although the
buildings are noticeably older than those in other communities and much of its retail is located in aging
strip malls. However, Wheat Ridge has had a falling retail vacancy rate due to strong absorption activity
despite an additional 44,500 square feet of space added in 2015. On a square foot per capita basis, Wheat
Ridge has a higher density of retail than both the county and Metro Denver region. In 2014, Wheat Ridge
had an estimated 74.6 square feet of retail per capita, compared with 60.1 square feet in Jefferson County
and 53.2 square feet in Metro Denver.



Retail Sales: Most of the cityʼs taxable retail sales are generated in food and beverage stores, restaurants,
and drinking places. Food and beverage stores comprise 41 percent of the cityʼs taxable retail sales, and
food and drinking services comprise 14.5 percent. Taxable retail sales in Wheat Ridge have increased
nearly five percent each year since 2005. Wheat Ridge is well served by several categories of retail with an
estimated $24,520 in sales per capita, well above the county with $16,420 per capita and Metro Denver
with $17,640 per capita. Nonetheless, Wheat Ridge appears to be underserved by furniture stores,
electronics and appliances, building and nursery stores, and clothing stores.
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POPULATION
Why is this important?
Population growth influences the labor market and the health of the economy in general. Population growth can
indicate the desirability of a place to live and work. Understanding population trends helps city officials, builders,
retail establishments, and others plan for growth.

Data Analysis
Wheat Ridgeʼs population was about 31,100 as of 2014, slightly higher than its previous peak in 2004. Wheat
Ridge has consistently grown slower than surrounding communities in Jefferson County and in the county as a
whole. Indeed, Wheat Ridgeʼs population declined for six years from 2004 to 2010, despite strong growth in the
Metro Denver region. Wheat Ridge was the only community among the five largest cities in Jefferson County
(Arvada, Golden, Lakewood, Wheat Ridge, and Westminster) to contract from 2004 to 2010. The trend reversed
from 2011 to 2014, but remains well below recent growth in the county (1.3 percent from 2013 to 2014) and in the
broader metro region (1.9 percent).

Population by Region and Area
Area

2004

Denver Metropolitan Area
Jefferson County
Wheat Ridge

2009

2014

2,558,106 2,762,164 3,011,536
524,876 532,606 558,532
31,068
30,430
31,108

Avg. Annual Population
2004-2009
2009-2014
1.5%
1.7%
0.3%
1.0%
-0.4%
0.4%

Source: Colorado Division of Local Government, Demography Section.

Population growth depends on two components – natural increase and net migration. Natural increase is the
difference between births and deaths, and reflects the age composition of the community, the presence of
families, and seniors. Net migration reflects the number of in-migrants minus the number leaving. Net migration is
a function of many variables including availability of employment, housing costs, cost of living, and community
amenities.

Over the past 10 years, Colorado has been one of the fastest growing states in the country, due in part to strong
net migration into the state. From 2004 to 2014, Metro Denver consistently had positive net migration except for
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2005. From 2011 to 2013, net migration in the Denver metropolitan area accounted for more than 75 percent of
total Colorado migration. In Jefferson County, the county has had positive net in-migration since 2010. Net
migration in Metro Denver and Jefferson County reached 10-year highs in 2014, about 37,100 for Metro Denver
and 5,400 in Jefferson County. Wheat Ridge has likely benefited from recent positive in-migration to Jefferson
County; however, local data is not available.
Jefferson County has received an increasing share of net in-migration to the Metro Denver region over the past
five years. In 2010, Jefferson County was the destination for 8 percent of Metro Denverʼs net in-migrants. The
share increased to 15 percent in 2014 as the population growth rate in Jefferson County increased.
Demographers expect net migration will be the major contributing factor to Coloradoʼs population growth
throughout the decade, representing about 64 percent of the stateʼs population increase in 2015. Colorado is
experiencing two major demographic shifts in the stateʼs population. First, in 2015, the largest generational group
residing in the state became the millennials (born 1981-1997), surpassing the baby boomers (born 1946-1964).
Second, Coloradoʼs share of the population 65 years and older is increasing rapidly. Among the 50 states,
Colorado ranked as having the fifth lowest share of those 65+ (12.7 percent) in 2014. By 2023, this percentage will
increase to 18 percent of the population. This means that the over 65 population will nearly double from 2014 to
2030, with the population increasing from 681,000 to nearly 1.3 million.
By 2025, Metro Denverʼs population is expected to reach nearly 3.6 million, growing a projected 1.6 percent each
year from 2015 to 2025. Jefferson Countyʼs population is projected to increase to about 625,500, growing at a
slower 1 percent annualized rate over the same time. Unless there are dramatic increases in the stock of housing
in the city or large annexations, Wheat Ridgeʼs population growth is likely to grow slower than the county, but
increase slowly and steadily.

AGE, SEX, & MARITAL STATUS
Why is this important?
Different age groups within a community require different city services. Age influences the types of housing
demanded within the community and type of local amenities. Younger households may want more rental housing
options and urban lifestyle. Families will place higher importance on local schools. Low marital status and the
presence of single-parent households in a community may be an indicator of higher community welfare costs and
poverty.

Data Analysis
Wheat Ridge has an older population than the metro area, the county, and surrounding communities. The median
age in Wheat Ridge is 42.5 compared with 40.5 in Arvada, 30.7 in Golden, 38.3 in Lakewood, 35.4 in Westminster,
and 40.4 in the county. Notably, the percentage of the population 70 years and older in Wheat Ridge is the
highest of the above areas. In 2014, Wheat Ridgeʼs population 70 years and older comprised nearly 14 percent of
the population. The percentage was significantly lower in Jefferson County (8.9 percent). Wheat Ridge also has a
high percentage of people between 50 and 69 years of age, a group that includes most of the baby boomer
generation. Baby boomers are defined as people born between 1946 and 1964. Indeed, the largest age group in
Wheat Ridge is the 50 to 69 year old age group at 26.4 percent of the population. This percentage is higher than
Golden, Lakewood, and Westminster, but lower than Arvada and Jefferson County. Planners need to prepare for
the shifting consumer preferences, governmental service requirements, and tax implications that an aging
population brings.
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Population by Generational Group and Area, 2014
Group
Youth (Under 20)
Millennial (20 to 34)
Generation X (35 to 49)
Baby Boomer (50 to 69)
Older (70 and Older)

Metro
Denver
26.6%
21.9%
21.6%
22.9%
7.0%

Jefferson
County
23.9%
19.1%
20.5%
27.5%
8.9%

Arvada
24.5%
18.1%
20.6%
27.2%
9.6%

Golden
25.3%
30.2%
17.5%
21.6%
5.5%

Lakewood
22.5%
22.8%
18.9%
25.4%
10.4%

Westminster
26.2%
23.2%
21.8%
22.3%
6.6%

Wheat
Ridge
20.2%
20.3%
19.2%
26.4%
13.9%

Source: U.S. Census Bureau, American Community Survey, 2014 5-year estimates.
Note: Generational groupings based on designations from Pew Charitable Trusts, fit roughly to Census age groups.

Wheat Ridge has a lower percentage of children and youth than the county. In 2014, the percentage of the
population under 20 years in Wheat Ridge was about 20 percent. The average was nearly 24 percent in Jefferson
County and 26.6 percent in Metro Denver. Interestingly, Wheat Ridgeʼs millennial generation, based on those aged
20 to 34 years, was a slightly higher percentage of the population than in Jefferson County, about 20 percent
compared with 19 percent in the county. However, Wheat Ridge and Jefferson County had fewer millennials than
Metro Denver where the rate was 22 percent.
Despite being older, the median age in Wheat Ridge has decreased slightly over the past few years, in contrast to
the regional cities and metro area. In 2009, the median age was 43.6 years in the city. By 2014, the median age
decreased to 42.5 years. Nationwide, shifting demographics has resulted in an opposite trend with an aging
population. In Metro Denver, the median age increased from 35.2 in 2009 to 36 in 2014. The populations in
Jefferson County, Arvada, and Westminster have also gotten older. The median age in the county increased from
39.5 in 2009 to 40.4 in 2014. However, a notable exception is Golden, where the median age decreased from 35.6
years to 30.7 years over the same time. The median age in Lakewood has remained stable, decreasing only
slightly.

Median Age, 2009-2014
Group
Metro Denver
Jefferson County
Arvada
Golden
Lakewood
Westminster
Wheat Ridge

2009
35.2
39.5
40.0
35.6
38.4
34.2
43.6

2010
35.5
39.7
40.1
34.6
38.7
34.6
43.1

2011
35.6
40.0
40.1
34.2
39.0
34.5
42.2

2012
35.7
40.2
40.2
33.2
38.7
34.9
42.3

2013
35.9
40.4
40.0
31.4
38.8
35.3
42.6

2014
36.0
40.4
40.5
30.7
38.3
35.4
42.5

Change
0.8
0.9
0.5
-4.9
-0.1
1.2
-1.1

Source: U.S. Census Bureau, American Community Survey, 5-year estimates.

Wheat Ridge has an unusual disparity between the percentage of the male and female populations. In 2014, males
comprised about 47 percent of the population and females comprised 53 percent. This compared with the 49.7
percent male and 50.3 percent female distribution in the county. The disparity is largely evident within the older
age groups in Wheat Ridge including the baby boomers and those 70 years and older. While the proportion of
females in these age groups is generally higher than males across most geographic areas in the U.S., the gap is
much wider in Wheat Ridge. For the 70 years and older age group, males comprise only 36 percent of Wheat
Ridgeʼs population while females comprise 64 percent. This is compared with 42.3 percent male in the county and
57.7 percent female.
The disparity between male and female is also present in the millennial generation in Wheat Ridge, where males
generally comprise a higher percentage than females throughout the U.S. In Wheat Ridge, the percentage of
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millennial-aged males was 48 percent and 52 percent were female. Comparatively, the percentage was reversed in
the county with 52 percent male and 48 percent female.
The discrepancy between the male and female population in Wheat Ridge may partially explain the much smaller
percentage of married individuals in the city compared with other communities. Notably, the majority of the cityʼs
retirement age demographic is single. In Wheat Ridge, only 45 percent of people 65 years and older were married.
This compared with over 57 percent in the county and 53.6 percent in Metro Denver. While the marriage rate for
the baby boomer generation approached 67 percent in Jefferson County and 63 percent in Metro Denver, the rate
in Wheat Ridge was only 53.6 percent. Wheat Ridgeʼs generation X had an even larger gap compared with the
county and metro area. In 2014, only 50 percent of generation X was married in the city. In Metro Denver,
generation X had the highest marriage rate, over 64 percent. In Jefferson County, gen Xers had the second highest
marriage rate behind baby boomers, about 66 percent.
Sociologists have noted that the millennial generation has lower rates of marriage than other generations at the
same age. Many millennials may be delaying marriage until later in life, or foregoing it altogether. Yet, data
indicate that Wheat Ridge has a higher percentage of married millennials than most of the other large cities in the
county, the county overall, and the metro area. In Wheat Ridge, nearly 36 percent of millennials are married. Only
Westminster had a higher marriage rate, at 37 percent. Comparatively, the rate in the county overall was just over
32 percent and was 33.8 percent in Metro Denver.
Looking more broadly at households, just 38.6 percent of households in Wheat Ridge overall are married-couple
households. The rate is 50.7 percent in Jefferson County and 47.7 percent in Metro Denver. The low rate in Wheat
Ridge appears to be driven mainly by households in the 35 years and older demographic, rather than driven by
the millennial generation.

Population by Age and Married Status, 2014
Group
Youth (Under 20)
Millennial (20 to 34)
Generation X (35 to 49)
Baby Boomer (50 to 64)
Older (65 and Older)

Metro
Denver
0.8%
33.8%
64.3%
63.0%
53.6%

Jefferson
County
0.5%
32.2%
66.2%
66.8%
57.2%

Arvada
0.5%
31.2%
67.4%
67.3%
56.2%

Golden
2.7%
18.5%
68.3%
59.9%
52.3%

Lakewood Westminster
0.9%
1.2%
29.4%
37.1%
57.2%
63.0%
57.4%
65.9%
50.3%
54.6%

Wheat
Ridge
0.0%
35.8%
50.7%
53.6%
45.2%

Source: U.S. Census Bureau, American Community Survey, 2014 5-year estimates.

ETHNICITY
Wheat Ridge is comprised mainly of two ethnic groups, Whites and Hispanics. Wheat Ridge is mostly white, about
74 percent based on the most recent estimates from the U.S. Census Bureau. Wheat Ridge has a large Hispanic
population, about 22.4 percent, comparable to the Metro Denver region as a whole at 22.7 percent. All other
ethnic groups comprise only 3.7 percent of the population in Wheat Ridge compared with about 12 percent in
Metro Denver. The large Hispanic population in Wheat Ridge means the city has a larger proportion of minorities
than in Jefferson County where only 15 percent are Hispanic and 79 percent are White. Metro Denverʼs population
is comprised of nearly 35 percent minority groups.
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Population by Ethnicity, 2014
Group
Hispanic or Latino (of any race)
Not Hispanic or Latino
White alone
Black or African American alone
American Indian or Alaska Native alone
Asian alone
Native Hawaiian or Other Pacific Islander alone
Other race

Metro
Denver
22.7%
77.3%
65.3%
5.3%
0.4%
3.7%
0.1%
2.4%

Jefferson
County Wheat Ridge
14.9%
22.4%
85.1%
77.6%
79.2%
73.9%
1.0%
0.2%
0.5%
0.6%
2.5%
1.4%
0.1%
0.1%
1.9%
1.4%

Source: U.S. Census Bureau, American Community Survey, 2014 5-year estimates.

EDUCATIONAL ATTAINMENT
Why is this important?
A skilled workforce is essential for a business community to be competitive in regional, national, and global
markets. Completion of high school and college are stepping-stones for obtaining the necessary skills needed to
support local businesses. Educational attainment can predict future shortages of trained workers. Further,
educational attainment correlates strongly with income and with home ownership rates, boosting retail market
strength and investment in the housing stock. In 2014, Wheat Ridgeʼs percentage of the population with a high
school degree or higher was 88.2 percent and the percentage with a bachelorʼs degree or higher was 34 percent.

Data Analysis
Wheat Ridgeʼs educational attainment has gradually increased since 2000 when the percentage of the population
25 years and over with a high school degree or higher was 85.6 percent and the percentage with a bachelorʼs
degree or higher was 25 percent. The rate increased over the next few years and from 2005 to 2007 averaged 86.5
percent for high school or higher and 27.4 percent for a bachelorʼs or higher degree. As the 2005 revitalization
strategy predicted, citizens could expect the percentage of the community with a college degree to rise steadily
and if enough strong households were attracted to Wheat Ridge, the rate would be at least 32 percent by 2016.
However, educational attainment in Wheat Ridge remains below levels in the county and surrounding
communities. About 94 percent of the population 25 years and over in Jefferson County has achieved a high
school degree or higher. The rate in Arvada is nearly 98 percent. The population with a bachelorʼs degree or
higher is over 41 percent in Jefferson County and tops out at 53.5 percent in Golden. Graduate degrees,
professional degrees, and doctoral degrees are also important components of an educated populace and
workforce. Combined, about 12.5 percent of the population 25 years and over in Wheat Ridge have attained this
level of educational achievement, lower than the 16.5 percent rate in Jefferson County overall.
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Educational Attainment of the Population 25 Years and Over, 2014

Percent with high school
diploma or higher
Percent with bachelor's
degree or higher
Percent with graduate or
professional degree
Percent with doctorate
degree

Metro
Denver

Jefferson
County

Arvada

Golden

89.8%

93.8%

97.9%

94.5%

90.9%

90.2%

88.2%

39.8%

41.1%

37.8%

53.5%

36.0%

34.6%

33.9%

14.2%

15.0%

12.7%

24.9%

12.9%

11.9%

11.7%

1.4%

1.5%

1.0%

3.4%

1.4%

1.1%

0.7%

Lakewood Westminster

Wheat
Ridge

Source: U.S. Census Bureau, American Community Survey, 2014 5-year estimates.

HOUSEHOLDS
Why is this important?
Closely related to population growth is the growth in the number of households. This factor is important because
many government services need to be planned according to the number of “rooftops” rather than individuals.
The percentage of households with children that are single parent households is an important indicator as noted
in the 2005 revitalization strategy. A higher percentage of single-parent households correlates with higher poverty
and with lower school test scores. High poverty and low educational attainment mean lower median incomes,
lower rates of home ownership, and lower consumer buying power. A high percentage of single households
correlates with a higher cost burden for the city and higher numbers of at-risk families.

Data Analysis
There are fewer married-couple households with children in Wheat Ridge than other communities. Of Wheat
Ridgeʼs 5,360 married-couple households, 1,640 or about 31 percent have children. The rate is much higher in
Jefferson County (38 percent) and Metro Denver (45 percent). In addition, of the households with children, Wheat
Ridge has a much higher percentage of single-parent households. In 2014, over 44 percent of Wheat Ridgeʼs
households with children were single-parent households. For comparison, the rate was 29 percent in Jefferson
County and Metro Denver.
In 2005, the neighborhood revitalization strategy categorized Wheat Ridge as a community mainly of adults,
senior citizens, and single parents. Many of these trends persist for the city. However, these trends may be more
characteristic of the older generations in the city. An opportunity exists for the city to attract more millennials and
build from the positive effects this generational group may bring.

Single-Parent Households, 2014
Group
Total Households
Total Households With Children
Single-Parent Households with Children
Percent Single-Parent Households

Metro
Denver

Jefferson
County

Wheat
Ridge

1,025,246
310,098
90,306
29.1%

220,814
60,431
17,425
28.8%

13,895
2,944
1,306
44.4%

Source: U.S. Census Bureau, American Community Survey, 2014 5-year estimates.
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HOUSEHOLD INCOME
Why is this important?
The 2005 revitalization strategy noted that incomes are one of the most important indicators of community
health. Higher incomes correlate with higher education attainment. Higher educational attainment leads to better
job opportunities, lower unemployment, and lower crime. Higher community income also results in less reliance
on governmental welfare and assistance, boosts retail sales, and increases standards of living.

Data Analysis
In 2014, median household income in Wheat Ridge was about $49,000. Wheat Ridgeʼs median household income
persists at about 70 percent of the countywide median of $69,700, and is lower than each of communities around
Wheat Ridge. The 2005 revitalization strategy documented that in 2000, Wheat Ridgeʼs median household income
was just 68 percent of the county median. Encouragingly, median household income in Wheat Ridge has grown at
a faster rate than the county and metro area over the past few years, notably during the first couple of years of the
post-recession recovery. Median household income increased 3.7 percent in Wheat Ridge in 2010 and 2011
compared with just 0.3 percent growth in the county in 2010 and 2.7 percent in 2011. From 2009 to 2014, median
household income increased an average of 1.6 percent per year in Wheat Ridge compared with 1.1 percent in
Jefferson County.
Compared with Metro Denver and Jefferson County, Wheat Ridge has the highest percentage of households with
annual incomes less than $25,000 (24.6 percent). The percentage countywide is only 15.3 percent and 17.5 percent
in Metro Denver. Conversely, Wheat Ridge has a lower percentage of households with income above $50,000
compared with Jefferson County and Metro Denver, including in the top income groups. The percentage of the
population earning over $200,000 in Wheat Ridge is only about one-third the rate in Metro Denver and Jefferson
County, 2.3 percent versus 6.7 percent and 6.5 percent, respectively.
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POVERTY RATE
Why is this important?
Poverty has a number of negative social consequences and has been linked to higher crime rates, poorer physical
and mental health, worse educational outcomes, and overall lower well-being. These sociological impacts affect
not only people in poverty, but also their communities. Fiscally, high levels of poverty can lead to budget
imbalances as revenue shortfalls clash with rising governmental service and welfare costs.

Data Analysis
Wheat Ridgeʼs poverty rate has worsened over the past five years. In 2009, Wheat Ridgeʼs poverty rate was 10.8
percent. At the time, the rate in the city was among the higher rates in Jefferson County, but was below the 11.9
percent rate in Lakewood. The rate was even lower than the rate across the Metro Denver region of 11.2 percent.
However, from 2009 to 2014, Wheat Ridge had the largest percentage point increase in the poverty rate in the
county, increasing to 14.2 percent. The rate in 2014 was higher than the county (8.7 percent), Westminster (10.6
percent), and Lakewood (12.6 percent). Golden is the only community that continues to have a poverty rate higher
than Wheat Ridge at 16.2 percent, but the rate in Golden has actually decreased slightly since 2009.
The trend in the city may indicate that the recession had a larger and more lasting impact on the city than on
other communities. Indeed, in contrast with the metro area, Wheat Ridgeʼs labor force has contracted since 2009
and the number of employed residents is still well below the peak in 2008. The city may still be impacted by the
recession that resulted in discouraged workers who exited the labor force and never came back. Another
explanation may be the rapid increase in home prices and rents in the metro area that pushed households to find
cheaper housing. This effect may have been more pronounced for lower income households that suddenly could
not afford rent or were underwater on their mortgage payments.

Poverty Rate, 2009-2014
Group
Metro Denver
Jefferson County
Lakewood
Arvada
Westminster
Wheat Ridge
Golden

2009
11.2%
7.8%
11.9%
6.4%
8.8%
10.8%
16.4%

2010
11.8%
8.0%
11.7%
7.0%
10.3%
10.9%
16.5%

2011
11.9%
8.5%
11.8%
7.9%
11.1%
12.6%
14.5%

2012
12.1%
8.6%
12.7%
7.3%
10.6%
14.2%
14.8%

2013
12.3%
8.6%
12.8%
8.5%
10.6%
14.1%
15.5%

2014
12.0%
8.7%
12.6%
8.4%
10.6%
14.2%
16.2%

Change
0.8%
0.9%
0.7%
2.0%
1.8%
3.4%
-0.2%

Source: U.S. Census Bureau, American Community Survey, 5-year estimates.
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HOUSING UNITS BY OWNERSHIP
Why is this important?
It is important for a community to provide a diversity of housing options in terms of price range, size, and location
for new and existing residents. A communityʼs housing stock can be either a deterrent or attractant for new
residents. Communities also need the right balance between homeowners and renters. Renters often aspire to be
homeowners and a lack of ownership properties may mean these people will eventually move elsewhere rather
than staying in the community.
Older homes and apartments can pose a challenge to a city. Old units are costly to maintain and have low returns
on investment for homeowners. Older properties can have problems attracting quality tenants.

Data Analysis
Wheat Ridge has a much smaller percentage of owner-occupied properties than other communities in Jefferson
County and the Metro Denver region. This is a persistent trend in Wheat Ridge as noted in the 2005 revitalization
strategy, where just 55 percent of occupied units were owned in 2000. Data indicate the imbalance has worsened
over time. In 2014, less than 54 percent of homes were owner-occupied. The rate in Jefferson County was over 70
percent by comparison. In Metro Denver, the rate was 63.6 percent.
Home Ownership Rate, 2014

Owner-Occupied Housing Units
Renter-Occupied Housing Units

Metro
Denver
63.6%
36.4%

Jefferson
County
70.1%
29.9%

Arvada
73.5%
26.5%

Golden
56.8%
43.2%

Lakewood
57.9%
42.1%

Westminster
63.5%
36.5%

Wheat
Ridge
53.9%
46.1%

Source: U.S. Census Bureau, American Community Survey, 5-year estimates.

HOUSING CHARACTERISTICS
One reason Wheat Ridge may have a lower owner-occupied housing rate than other communities is its low stock
of single-family detached housing units. Only 55 percent of Wheat Ridgeʼs housing units are single-family
detached homes, whereas Jefferson County has more than 65 percent. Conversely, Wheat Ridge has a higher
percentage of attached and multi-family units than the county and the metro area. In 2014, nearly 45 percent of
Wheat Ridgeʼs housing units were either attached, duplex units, or multi-family. The rate in the county was about
34 percent and 38.5 percent in Metro Denver.
On the positive side, Wheat Ridge has a smaller percentage of mobile homes or other types of housing (boats,
RVs, Vans, and other) than the county and metro area. Based on 2014 data, only one-tenth of a percent of the
housing units in Wheat Ridge were in this category, compared with 1 percent in Jefferson County and 1.7 percent
in Metro Denver.
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Wheat Ridge has a much older stock of housing units than Metro Denver and Jefferson County. The median year
built for housing in Wheat Ridge was 1961, meaning that in 2014 50 percent of homes in Wheat Ridge were more
than 53 years old. Comparatively, the median in Jefferson County was 1977 and was 1980 in Metro Denver.
Looking at the past 25 years, only about 8 percent of the cityʼs housing stock was built after 1990. In Jefferson
County, about one-quarter of the houses were built in the past 25 years and about 35 percent in Metro Denver.
For homes built in Wheat Ridge prior to 1961, the majority were built in the 1950s. In the county, only 15.5
percent of homes were built more than 56 years ago and only 20 percent in Metro Denver.
Limited new housing development occurred in the city from 2005 to 2013. Looking ahead, a number of new
housing developments are underway in Wheat Ridge including Yukon Grove (20 homes), InCarnation (26 units),
and Fireside at Applewood (48 homes). In 2016, the light rail G-Line will open, with a station planned in Wheat
Ridge. According to city planners, an estimated 52 acres of vacant land is within proximity of the station. While
transit-oriented development (TOD) often attracts higher-density residential uses, TOD generally attracts affluent
households and raises property values.
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Another characteristic of older homes is their smaller size. The older stock of homes in Wheat Ridge is one factor
that leads to an overall smaller house size in the city. The median number of rooms per housing unit in Wheat
Ridge is 5.2 rooms, smaller than the median of 6.3 rooms in Jefferson County and 5.8 rooms in Metro Denver.
Smaller houses attract smaller households and seniors, as noted in the 2005 revitalization strategy, and can
discourage families and more affluent households. Smaller houses also generally cost less.
The lack of new construction since 2010 may partly explain the slow population growth in Wheat Ridge. Limited
annexation activity, limited new residential construction, and low vacancy rates in the city may be dampening
opportunities for positive net in-migration in Wheat Ridge.

HOUSING VALUE
Why is this important?
Property values depend on a number of variables including home size, value of land, age of the structure, the
strength of the economy, community amenities, and other factors. Property values influence tax revenue and
household wealth.

Data Analysis
The median value of owner-occupied housing units in Wheat Ridge is lower than Jefferson County as a whole, but
is comparable to Lakewood and Arvada. In 2014, the median value in Wheat Ridge of $242,600 in 2014 was similar
to the median value in Lakewood ($242,200) and Arvada ($245,300). However, these communities have lower
median values than the metro area median of $253,100.
Home values also depend on the supply of homes in the market. In fact, a limited supply of homes for sale and
the high demand from new homebuyers has driven prices in the Metro Denver area up. The trend has affected the
Wheat Ridge market, accounting for part of the cityʼs increase in home values over the past several years. In
Wheat Ridge, the median value of an owner-occupied housing unit has increased at an annual growth rate of
about 1 percent since 2009, a slightly faster pace than the 0.6 percent per year increase in Jefferson County.
Wheat Ridgeʼs increase can be traced to two time periods. First was a relatively large increase of 1.5 percent from
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2009 to 2010, a period when many other communities experienced declines in median value. The second was
post-recession years from 2013 to 2014 when Wheat Ridge posted an increase of 2.1 percent, compared with only
1.8 percent countywide.
The increase in value in Wheat Ridge is likely due to supply-side factors as several demand-side factors have not
changed much over the past decade. Wheat Ridgeʼs population growth has remained slow, its stock of housing
has not increased significantly, so the stock continues to be older and smaller than other communities. The
community still suffers from factors that dampen demand including high poverty, lower incomes, a shrinking labor
force, and a higher than average unemployment rate.

RESIDENTIAL CONSTRUCTION ACTIVITY
Why is this important?
The vitality and desirability of a community is evident by residential construction activity. If the level of new
residential demand is higher than the available supply, it can put upward pressure on prices and limit options for
new households in a community. Conversely, if the supply of new homes exceeds the number of homes new
households demand, prices across new and existing properties can decrease.

Data Analysis
The Denver metropolitan area is a top destination for relocation with above-average employment growth and a
high quality of life. With a growing job market pushing households into a healthier financial situation, demand for
homes increased significantly. High demand and low inventory have constrained the residential real estate market,
and the pace of new development has not kept up with the strong pace of demand.
With aging baby boomers and an expanding economy, there has been a shift in the type of housing demanded.
There has been an increased demand for senior living facilities, ranging from independent senior living to assisted
living facilities. During the recession, many families doubled up in housing in order to conserve financial stability.
With the Denver metropolitan areaʼs economy on an expansionary path, those families that doubled up during the
recession are looking to move into their own home.
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While the dynamics of the residential real estate market are shifting, construction permits rose through 2015.

There were residential construction permits issued for nearly 19,300 units in Metro Denver in 2015, a 14 percent
increase compared with 2014. Single-family permits, including detached and attached units, rose 14.4 percent
over 2014, and multi-family construction increased 13.5 percent. It is important to note that multi-family
construction, which has historically represented between 25 and 30 percent of the total number of new units each
year, represented 48 percent of the total in 2015.
In Wheat Ridge, a surge in single-family permit activity in 2004 and 2005 in which about 88 permits were issued
was followed by eight years in which ten or fewer permits were issued. Permit activity increased in the past two
years as residential permits for 107 units were issued in 2014 to 2015. The majority of these, 87 permits, were
issued for single-family units. From 2005 to 2010, there were no multi-family permits issued in the city. There were
88 units for senior housing permitted in 2011 and 20 multi-family permits were issued in 2014 and 2015.

HOME SALES & UNSOLD INVENTORY
The housing market in Metro Denver has been robust the past four years after several years of declining and
stagnant growth preceding and following the great recession. Existing home sales in the metro area fell to a low
of about 37,820 in 2011. In the past five years, homes sales have increased at an annualized rate of about 10
percent per year. In 2013, home sales in the region surpassed their prior peak in 2004. In 2015, there were nearly
61,400 home sales in Metro Denver. Strong in-migration, a health labor market, and a positive economic
environment have raised the demand for housing, despite persistently low inventory and increasing sales prices.
Existing home sales in Wheat Ridge have increased at a similar pace to the metro area market, increasing 9.2
percent each year over the past five years. In 2015, there were 515 homes sales in Wheat Ridge. Interestingly,
Wheat Ridge was one of the first communities in the metro region to bounce back after the great recession. While
existing home sales continued to decline in Metro Denver and in the county in 2010, sales grew by 3.1 percent in
the city. The following year proved stagnant for the metro and county markets, however sales increased by 10
percent in Wheat Ridge.
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Growth in home sales in the city has mainly been a result of a surge in the single-family attached market. There
were about 120 single-family attached home sales in Wheat Ridge in 2015, up from about 40 sales per year from
2009 to 2011. Sales of single-family attached homes, including condominiums and townhouses, have grown over
10 percentage points faster on an annual basis in Wheat Ridge than metro and county markets. Over the past five
years, single-family attached sales increased at an annualized rate of about 15 percent in Metro Denver and 16
percent in Jefferson County. The Wheat Ridge market grew about 26 percent per year over the past five years. The
share of sales attributed to single-family attached homes increased as well. In 2007, about 16 percent of Wheat
Ridge sales were for single-family attached homes. The share increased to 23.1 percent in 2015. Surprisingly, the
rapid growth has only brought Wheat Ridge closer to the share indicative of the county and metro area markets.
In 2015, single-family attached units comprised 27 percent of metro area sales and 26 percent of county sales.
The same trend is evident in Metro Denver. Metro-wide, sales of single-family attached product increased faster
than sales of single-family detached homes as consumer preferences shifted and prices for single-family detached
units increased rapidly. In 2007, single-family attached sales comprised only about 21.5 percent of all sales in
Metro Denver. As of 2015, single-family attached sales comprised about 27 percent of metro area sales.
Single-family detached home sales in Wheat Ridge have grown slower than in the metro area and county. In
Wheat Ridge, there were nearly 400 sales in 2015. Over the past five years, sales in the city increased about 6
percent each year, below the 8.6 percent rate in Metro Denver and the 9.6 percent rate in Jefferson County.
Households in single-family detached units in the city may be more established at their place of residence,
possibly due to preferences of an older population to remain in place. Sales have lagged growth in the metro and
county areas despite the cityʼs faster growth in prices. Higher prices generally indicate higher demand for housing
and can induce people to put their homes on the market. The slow growth in sales is therefore partly a supply side
problem.
In Metro Denver, low inventory levels continue to restrict the market from expanding at a more rapid pace.
Inventory levels are at the lowest level on record, constraining options for homebuyers and potentially inhibiting
further growth. Construction of new residential housing is being limited by rising construction costs and limited
access to skilled labor. As long as construction companies face limited labor supply and demand for housing
remains elevated, existing home sales will remain high and sales prices will continue to command top dollar.
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Unsold inventory in the Metro Denver region peaked in 2006 at nearly 28,800 homes. By 2015, unsold inventory
dropped to under 5,800, an annualized decrease of more than 16 percent each year.

AVERAGE SALES PRICE EXISTING HOMES
Why is this important?
Housing prices are a function of supply and demand in a community. Several other variables can affect the price
of housing including age of the unit, size of the unit, community amenities, and maintenance.

Data Analysis
In 2007, the average sales price of existing homes in Wheat Ridge was just 73 percent of the Metro Denver
average and 77 percent of the county average. The disparity was a combination of lower demand for homes in the
city, the cityʼs older housing stock, and smaller house size. These factors likely still influence the Wheat Ridge
market, but the price gap has been gradually closing between the city, county, and metro area since 2007. The
average sales price in Wheat Ridge increased at an annualized rate of 4.3 percent from 2007 to 2015, from about
$214,500 to $300,600. The rate in Wheat Ridge was significantly faster than the 2.4 percent rate in the county and
2.2 percent rate in Metro Denver. In 2015, the average sales price in Wheat Ridge was 85.5 percent of the Metro
Denver average and about 89 percent of the county average.
The increase in sales price has been more pronounced for single-family detached homes in the city than for
single-family attached units. The average sales price in Wheat Ridge is just 87 percent of the metro average as of
2015, up from 71 percent in 2007. Over the past five years, the annual growth rate in single-family detached home
prices in Wheat Ridge was about 9.8 percent, well above the 5.9 percent rate in Metro Denver and 5.7 percent rate
in Jefferson County. The average sales price of a single-family detached home in 2015 was $345,900 compared
with $396,500 in Metro Denver and $385,700 in the county.
However, the disparity in single-family attached prices actually increased between the city and metro area. In
2007, the average sales price of a condo or townhome in Wheat Ridge was just 67.5 percent of the metro average,
$126,400 compared with $187,300. As of 2015, the price in the city was just 65.6 percent of the metro average.
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The decrease was largely the result of a steep decline in price in the city from 2007 to 2011. During this time, the
average price in Wheat Ridge declined by 34 percent, while prices in Metro Denver declined just under 10 percent.
Looking ahead, prices in Wheat Ridge will likely gain ground on the price in Metro Denver and surrounding
communities. Home prices in Metro Denver have grown at one of the fastest rates in the nation over the past few
years. As buyers look for better value, Wheat Ridge will likely benefit. Indeed, since 2011 the cityʼs average price
for a single-family attached home has bounced back rapidly, growing at an average annual rate of 16 percent
compared with 8 percent in the metro area and 9 percent in the county. The average price in the city was
$149,800 in 2015.

APARTMENT VACANCY AND LEASE RATES
Why is this important?
It is important that a community have a variety of housing options including rental units. Trends in apartment
vacancy and rental rates can indicate the health of the community rental market. Low vacancy rates and growing
rents will often entice builders to invest in a market. High vacancy rates and low rents may indicate low quality
housing options and low demand for housing in the community. Certain age groups will demand different types
of apartment units and amenities, an analysis of which can help a community plan and approve projects that will
benefit the community.

Data Analysis
Since 2010, apartment vacancy rates in Wheat Ridge have been significantly lower than in the county and metro
area. As of fourth quarter 2015, the 2.6 percent rate in Wheat Ridge is less than half the rate for Jefferson County,
5.3 percent. Vacancy rates for both the city and county are also lower than in Metro Denver overall, which has a
rate of 6.8 percent. The current trend in Wheat Ridge is in marked contrast to the period from 2004 to 2009 where
vacancy rates peaked at more than four percentage points higher than the county rate.

The lower average apartment rent in the city has likely retained many households in the city as well as attracted
others looking for more affordable housing options. Average monthly rent in Wheat Ridge in fourth quarter 2015
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was about $910 compared with $1,270 in the county and $1,290 in Metro Denver. Interestingly, average rents in
Wheat Ridge have grown slower over the past five years than in Jefferson County and Metro Denver. Average
rents generally grow faster when vacancy rates are low and slower when the rate is higher. A possible explanation
for this paradox could be the high percentage of rent-restricted and rent-subsidized housing in the city. An
analysis of apartment units in the city indicates that about one-fifth of the units are either rent-restricted or rentsubsidized. The recession and subsequent swell of rental rates in metro Denver discouraged people from moving
from affordable housing units. Simultaneously, the nature of affordable housing dampened growth in rents.

Another factor is the lower turnover in Wheat Ridgeʼs housing units and the cityʼs long-time residents and senior
households. Data indicate that Wheat Ridge has a higher percentage of households who have lived in their house
for more than 25 years than in Jefferson County and Metro Denver, nearly one-fifth compared with 16 percent and
11.4 percent, respectively. In particular, nearly 6 percent of Wheat Ridgeʼs households have lived in the same unit
for over 45 years, much higher than any of the surrounding communities. In Arvada, for instance, only 3.5 percent
of households have been in the same housing unit for as long.

TYPE OF HOUSING DEMANDED
Many new apartment buildings in the Metro Denver region have trended toward appealing to the millennial
generation and urban living. This includes new buildings in the Highlands neighborhood of Denver, Westminster,
and communities in proximity to Denver such as Englewood. Many of these buildings have advertised “micro”
units and studio apartments meant to keep units affordable for younger renters. Affordability is a challenge for
young workers who would like an urban lifestyle with amenities and walkable neighborhoods during their first
years of work.
Many of these new buildings are built with neighborhood amenities in mind, located next to trendy restaurants,
taverns, and grocery stores. Another feature of location is proximity to open space within walking distance of the
building.
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Many new apartment buildings appealing to millennials will have amenities such as rooftop decks or sky lounges,
conference centers, outdoor BBQ areas or kitchens, electric car charging stations, and cyber cafes. Some unique
amenities include movie screening rooms, bike repair ships, ski repair, and a golf simulator.
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EMPLOYMENT AND BUSINESSES
Why is this important?
Strong employment growth is an indicator of a healthy economy. Business expansion provides new opportunities
for residents to seek better jobs, upgrade job skills, or change work locations. A growing economy often brings
increased community wealth. Increased wealth attracts new and expanding retail operations thereby increasing tax
revenue so that city services may be improved or maintained and city residents have increased shopping options.
Additionally, a diversified economy is better able to weather economic downturns, perhaps allowing an increase in
overall economic activity despite losses in one sector. An understanding of the composition of the employment
base also helps in establishing industry targets for economic development efforts. As of third quarter 2015, Wheat
Ridge has about 18,900 employees in 1,500 business establishments.

Data Analysis
Wheat Ridgeʼs largest industry by employment is education and health services. The city has deep roots in
healthcare, being home to the Lutheran Medical Center that was founded in 1903 to treat tuberculosis patients.
The education and health services industry sector comprises about 32 percent of the employment base in the city.
The sector in Wheat Ridge employs a share of the employment base over twice as large as in Jefferson County (15
percent) and Metro Denver (13 percent). There are several major employers in the city that account for the
dominance of the sector in the city including the Lutheran Medical Center, the Jefferson Center for Mental Health,
and Kaiser Permanente. The city is also home to several employers involved in assisted living and senior care. The
sector has been a relatively stable sector for the Wheat Ridge economy. Over the past 10 years, employment has
grown at an annualized rate of 1.2 percent each year. While this is far below the rapid pace of growth in the
county and in Metro Denver (5.2 percent and 3.9 percent annual growth, respectively), the sector remained stable
throughout the recession from 2008 to 2011.
Looking ahead, this sector will likely be among the stronger sectors for the city. There has been significant growth
in the number of business establishments in this sector over the past five years. In total, there are about 220
business establishments in this sector in Wheat Ridge, up from 193 in 2010. Growth in education and health
services in the metro region will bolster employment growth at these establishments. Senior care is also expected
to be a growth industry as the population ages.
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Wholesale and retail trade comprises the second largest industry sector in Wheat Ridge. The sector employs about
18 percent of the employment base in the city. This is a larger share than in Jefferson County, with 16 percent, and
in Metro Denver with 15 percent. Retail and wholesale trade has also been one of Wheat Ridgeʼs fastest growing
industry sectors, increasing at an annualized rate of 4.8 percent from the third quarter of 2010 to third quarter
2015. This is a much faster rate than in the county and metro area. In Jefferson County, wholesale and retail trade
expanded at about one percent each year over the past five years and at about 2.4 percent in Metro Denver.
However, the faster than average growth in Wheat Ridge is due in part to resurgent employment after a steep
decline from 2008 to 2010. The sector declined by nearly 11 percent compared with just 6 percent in the metro
area. It took Wheat Ridge until 2014 to surpass its wholesale and retail employment levels of 2005, whereas the
county and metro area had recovered by 2012. Encouragingly, Wheat Ridge appears to have had a boost in retail
employment in 2015 with the addition of several thousand square feet of new space. From 2014 to 2015
employment increased by 6.2 percent with over 200 new jobs.
In contrast to Wheat Ridge, the largest industry sector in both Jefferson County and Metro Denver is professional
and business services. In the county, the sector comprises over 16 percent of the employment base and 19
percent in Metro Denver. In the metro area, the sector has also been one of the fastest growing sectors, growing
at an annualized rate of 4.3 percent from 2010 to 2015. Another large contrast between Wheat Ridge and other
areas of the metro region is the size of the government sector. In Wheat Ridge, government including local, state,
and federal, only comprises about six percent of the employment base. In Jefferson County, government
employees at all levels comprise nearly 15 percent of the employment base and about 14 percent across Metro
Denver.
Over the past five years, Wheat Ridge had contractions in three industry sectors, manufacturing, information, and
transportation, warehousing, and utilities. These sectors are also among the smallest parts of the cityʼs
employment base. The contractions in these sectors over the past few years are in contrast to the county and
metro area. In Jefferson County and Metro Denver, employment in each of these industries increased. The
disparate trend in growth between the city and other areas suggests weakness in the cityʼs companies and
locations as opposed to larger economic forces.
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Overall, employment growth in Wheat Ridge has been competitive with the county and metro area. Over the past
five years, employment in the city has increased at an annualized rate of 3 percent. This is actually faster than the
2.5 percent growth in the county and comparable to the 3.3 percent annual growth rate in Metro Denver.
However, a large part of Wheat Ridgeʼs employment growth has been in low-wage retail trade and leisure and
hospitality jobs. Job increases in higher paid professional and business services, education and health services, and
government sectors are encouraging for the city, but the city has also lost jobs in its two highest wage sectors,
manufacturing and information.

WAGES
Why is this important?
Wages are an important indicator of the wealth-generating capacity of the community. High wage jobs help
attract qualified, well-trained employees and households to the area. Wages represent the occupational skills and
mix of industries in a community. Higher skill jobs and competitive industries command higher wages while a
large quantity of low skill jobs and less productive industries drag the average wage down. The average annual
wage in Wheat Ridge as of third quarter 2015 was $47,900.
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Average Annual Wages by Sector, Third Quarter Reference
Wheat Ridge

All Industries Total
Natural Resources & Construction
Manufacturing
Wholesale & Retail Trade
Transportation, Warehousing, Utilities
Information
Financial Activities
Professional & Business Services
Education & Health Services
Leisure & Hospitality
Other Services
Government

2010

2011

$45,070
$44,400
$57,300
$37,650
$46,260
$66,240
$46,580
$48,550
$52,540
$16,490
$38,240
$34,060

$49,080
$44,070
$61,290
$39,760
$44,450
$76,880
$44,520
$53,650
$60,120
$17,470
$40,680
$37,470

2015

5-Year
% Change

$48,320 $47,530 $46,520 $47,910
$42,090 $42,760 $46,040 $48,840
$52,860 $55,190 $58,110 $58,610
$40,330 $41,660 $42,460 $43,580
$42,020 $44,950 $41,250 $49,160
$77,820 $140,640 $114,040 $110,450
$50,670 $45,580 $41,020 $47,970
$54,710 $50,340 $51,590 $54,660
$59,920 $57,160 $53,790 $53,370
$16,900 $17,300 $18,000 $19,170
$37,370 $38,530 $41,560 $44,690
$41,300 $44,000 $42,910 $47,340

1.2%
1.9%
0.5%
3.0%
1.2%
10.8%
0.6%
2.4%
0.3%
3.1%
3.2%
6.8%

2012

2013

2014

Jefferson
County
5-Year
%
Change
1.9%
3.5%
3.0%
2.5%
2.3%
3.2%
5.2%
1.6%
0.1%
2.7%
1.5%
1.4%

Metro
Denver
5-Year
%
Change
2.4%
3.3%
1.5%
2.6%
3.1%
3.2%
3.5%
2.6%
0.6%
3.4%
2.2%
2.3%

Note: Totals may not sum due to rounding.
Source: Colorado Department of Labor and Employment, Quarterly Census of Employment and Wages.

Data Analysis
Since 2010, as Metro Denver started to recover from the negative effects of the recession on employment and
wages, wage growth in Wheat Ridge was slower than in surrounding communities. From 2010 to 2015, average
annual wages increased at about a 1.2 percent annual pace compared with 1.9 percent growth in wages in
Jefferson County and 2.4 percent growth in Metro Denver. There were only a few sectors where wage growth in
the city outpaced Metro Denver, wholesale and retail trade, information, other services, and government. Several
sectors had wage growth much slower than the Metro Denver. Wheat Ridgeʼs manufacturing wages grew at an
annual rate of just 0.5 percent compared with 1.5 percent in the metro region and 3 percent countywide. Wheat
Ridgeʼs wages for financial activities grew 0.6 percent each year from 2010 to 2015 compared with robust 3.5
percent annual growth in Metro Denver and 5.2 percent in Jefferson County.
Workers in Wheat Ridge only earn about 83 percent of the average annual wage earned by employees in the
Metro Denver region. The disparity in wages is a result of the mix of industries and occupations in the city. For
example, a large part of the cityʼs manufacturing base is for glass bottles and paper that are among the lower tech
manufacturing industries and have lower average annual wages compared with industries such as computer and
electronic product manufacturing. Most of the average wages paid in Wheat Ridgeʼs industry sectors are lower
than in Metro Denver. Nine of the 12 industry sectors in the city have a lower average annual wage than the metro
area. The largest disparity is in financial activities where the average annual wage in Wheat Ridge is over $30,000
less than the average in Metro Denver. Many of the financial sector jobs in Wheat Ridge are for local bank
branches and jobs at businesses such as pawnshops.
People employed in Wheat Ridgeʼs education and health services sector earn more on average than in Metro
Denver. The average annual wage in the sector as of third quarter 2015 was about $53,400 compared with $47,600
in Metro Denver. However, wage growth has been stagnant in this industry over the past five years. In Wheat
Ridge, the average annual wage for education and health services rose at an annualized rate of just 0.3 percent
from 2010 to 2015 and growth was just 0.6 percent in Metro Denver. Despite Metro Denverʼs rapid growth in
employment in this sector, there is a large and growing supply of healthcare workers. The pace of growth in the
health care labor supply has likely kept pace with the demand for employment in the sector. Indeed, based on one
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indicator, the rate of occupational saturation2, or the number of applicants for a particular field as a percentage of
jobs for the metro area, many health care fields have stable or oversaturated workforces. Healthcare support jobs
in particular, which includes phlebotomists, occupational therapy, nursing assistants, and medical assistants, have
adequate labor supply to meet demand.
Wheat Ridgeʼs highest paid industry sector is information. The average annual wage in this sector was about
$110,500 as of third quarter 2015, much higher than the $93,800 average in Metro Denver. However, this sector
only employed about 110 people in the city in 2015 and has declined considerably since 2010. The industry
sectorʼs employment has declined by more than 65 percent from 325 jobs in 2010.

LABOR FORCE, EMPLOYED, AND UNEMPLOYED
Why is this important?
The labor force is the measure of the number of people living in the community that are 16 years old and over,
civilians, and ready and willing to work. Companies today want to know that a community offers a large pool of
workers from which to draw. Labor force data represents employment characteristics by place of residence.

Data Analysis
The Metro Denver region has experienced consistent and positive growth in the labor force during the economic
recovery since 2010. The labor force in the metro area grew at an annualized rate of 1.2 percent from 2009 to
2015, increasing by over 113,000 people, from about 1.54 million to 1.65 million in 2015. In stark contrast, the
labor force in Wheat Ridge has contracted over the same time, shrinking at an annualized rate of 1.2 percent from
about 17,600 to under 16,400. Metro Denver has benefited from large net in-migration of young workers that
have helped offset the first baby boomers who have aged out of the workforce. The decline in Wheat Ridge likely
For more information reference occupational saturation tables compiled by the Arapahoe/Douglas Works!
Workforce Center. http://www.adworks.org.

2
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represents the quickly aging population in the city and a failure to attract young workers. In addition, the city may
still be impacted by the recession that resulted in discouraged workers who later exited the labor force and never
came back.

The labor force is comprised of employed and unemployed individuals. Employed residents in Wheat Ridge are
still well below the peak in 2008 of about 16,700. As of 2015, the number of employed residents is about 15,600.
Wheat Ridge experienced three years of employment declines in the wake of the recession, from 2009 to 2011.
While resident employment has increased since 2012, the pace has been much slower compared with the Metro
Denver region overall. Since 2012, the number of employed residents in Metro Denver increased by an annualized
rate of 2.6 percent each year compared with 1.7 percent in Wheat Ridge. Fortunately, the cityʼs number of
unemployed has fallen from a high of about 1,700 in 2010 to about 700 in 2015.

UNEMPLOYMENT RATE
Why is this important?
The unemployment rate is the percentage of the labor force without a job. There will always be some
unemployment due to seasonal factors, workers between jobs, recent graduates looking for work, and others. The
unemployment rate provides information on how well Wheat Ridge is doing in providing jobs for the workforce.

Data Analysis
Looking broadly, the most recent recession pushed the Metro Denver regionʼs unemployment rate to a peak of
8.5 percent in 2010, but the area recorded improvements over the last five years. In 2015, the unemployment rate
fell to 3.6 percent, its lowest rate since 2007. The metro region tied for the second lowest unemployment rate of
the 51 largest metropolitan areas based on data for December 2015.
The trend in Jefferson County since 2004 has closely followed the metro area overall, typically just one or twotenths of a percentage point below the metro average. However, unemployment in Wheat Ridge since 2004 has
often trended between one and two percentage points above the county and metro rates. Unemployment in
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Wheat Ridge peaked in 2010 at 10.5 percent, over two percentage points higher than the county rate. In 2015, the
rate for the city was 4.4 percent, higher than the 3.5 percent rate in the county and 3.6 percent rate in the metro
region. A concern for the city is not only the higher than average unemployment rate, but the simultaneously
shrinking labor force. One should keep in mind that the unemployment rate reflects individuals that are actively
seeking work and can be impacted by discouraged workers leaving the labor force.

COMMUTING PATTERNS
Why is this important?
Commuting patterns indicate whether a community is providing a sufficient mix of housing and job opportunities.
A lack of job opportunities may necessitate the need for longer resident commutes. Conversely, a community
could suffer from discontinuity if it has a mix of jobs that are unattainable or unavailable to residents, creating a
community where many people may work in a city, but not be as invested in its amenities and residential options.

Data Analysis
Data indicate that across Metro Denver, about 31 percent of people worked in their place of residence. In
Jefferson County, about 20 percent of people worked in their place of residence. However, in Wheat Ridge only 6
percent of its residents were employed in the city. The vast majority of Wheat Ridgeʼs employed residents
commute outside of the city for jobs. Unfortunately, the percentage of residents who work in Wheat Ridge has
declined since 2005. In 2005, about 8.3 percent of residents were employed in the city. The share declined steadily
before reaching a low of 5.1 percent in 2012. The percentage has rebounded to 6.2 percent, but is well below the
peak of 8.7 percent reached in 2006. In contrast, the share of people who worked in their place of residence in
Metro Denver increased since 2005, from 29.2 percent to 31.4 percent. The share also increased for Jefferson
County, from 18.9 percent to 20.3 percent.
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Most of Wheat Ridgeʼs residents work in the city and county of Denver, nearly 30 percent as of 2014. The city and
county of Denver is followed by Lakewood where about 12 percent of residents work. Six percent of residents
work in Wheat Ridge, 4.2 percent work in Aurora, 3.8 percent work in Arvada, 3.1 percent work in Westminster,
and 2.7 percent work in Golden. Together these communities account for about 62 percent of employed residents
in the city. At a county level, about 60 percent of Wheat Ridge residents work in either Jefferson County (31
percent) or the city and county of Denver (29.5 percent). Another 11 percent work in Arapahoe County, 9.7
percent work in Adams County, and 19 percent work in all other locations.

Wheat Ridge Commuting Patterns, 2014
Where Residents Work by
City (2014)
Share
29.5%
Denver
12.3%
Lakewood
6.2%
Wheat Ridge
4.2%
Aurora
3.8%
Arvada
3.1%
Westminster
2.7%
Golden
2.5%
Boulder
35.8%
All Other
100.0%
Total

Where Residents Work by
County (2014)
Share
31.0%
Jefferson
29.5%
Denver
10.7%
Arapahoe
9.7%
Adams
4.3%
Boulder
3.0%
Douglas
2.5%
El Paso
1.4%
Broomfield
7.9%
All Other
100.0%
Total

Source: U.S. Census Bureau, OnTheMap Application and LEHD OriginDestination Employment Statistics.

An alternative method of evaluating a communityʼs commuting patterns is analyzing where employees of an area
live, or its labor shed. For instance, in Jefferson County, only 20 percent of residents work in the county (commute
shed), yet 41 percent of employees in the county live in Jefferson County (labor shed). This pattern is indicative of
Jefferson Countyʼs position as a suburb in the metro region and its largely residential character. Yet, it also
indicates that many employees of the county are able to find adequate and desirable housing options in the
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county, and find it a good place to live. Comparing the labor shed in Wheat Ridge to other Jefferson County
communities, only Golden has a lower percentage of employees who live in the city. In Arvada, 19 percent of the
cityʼs employment base live in the city. Lakewoodʼs labor shed is 16 percent and nearly 12 percent in Westminster.
In Wheat Ridge, only 5.7 percent of employees in the city live there, meaning most find housing outside of the
city.
In order to know how to attract employees working in the city of Wheat Ridge to live in the city, it is useful to
know where workers are choosing to live. Based on 2014 data, the largest percentage of Wheat Ridgeʼs
employment base are living in the city and county of Denver, an estimated 15.6 percent. Another large share lives
in Arvada, about 11.5 percent. Arvada is followed by Lakewood (9.1 percent) and Westminster (6.1 percent). Wheat
Ridge ranks fifth with an aforementioned 5.7 percent. The city can appeal to these workers by encouraging the
types of housing and amenities found in these surrounding communities.

Wheat Ridge Labor Shed,
2014
Where Workers Live by City
(2014)
Share
15.6%
Denver
11.5%
Arvada
9.1%
Lakewood
6.1%
Westminster
5.7%
Wheat Ridge
4.6%
Thornton
4.3%
Aurora
1.9%
Broomfield
41.2%
All Other
100.0%
Total
Source: U.S. Census Bureau, OnTheMap
Application and LEHD Origin-Destination
Employment Statistics.
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In commercial real estate markets, like most markets, prices are heavily influenced by supply and demand
characteristics. The supply of space is often forecast in advance due to the time it takes to complete projects and
bring finished space to market. Demand for space is heavily influenced by other market indicators such as
employment levels, business activities, investment levels, and the state of the overall economy. When the
economy is on an expansionary path, the demand for commercial real estate space increases for reasons such as
rising consumer demand for goods stored in warehouses, business expansions, company formations, and new
industry creations. The opposite is true in economic contractionary periods, when vacancy rates rise due to
company closures and reduced consumer demand.

OFFICE MARKET
Why is this important?
Office vacancy rates are a leading indicator of economic activity. Declining office vacancy rates put upward
pressure on lease rates. Low vacancy rates reduce location choices for businesses. The availability of adequate and
affordable office space allows existing companies to expand and helps attract new companies to the area. Wheat
Ridge has about 1.4 million square feet of office space in 123 buildings.

Data Analysis
Based on vacancy rates and average lease rates, the office market in Wheat Ridge has been robust for the past
two years. Historically, vacancy rates in Wheat Ridge have been lower than Jefferson County overall and metro
Denver. In first quarter 2004, Wheat Ridgeʼs office vacancy rate was 12.9 percent, over one percentage point lower
than Jefferson Countyʼs rate of 14.2 percent. In 2004, Wheat Ridgeʼs rental rate was also lower, about $12.30 per
square foot compared with $14.40 per square foot in Jefferson County. However, since 2004, the vacancy rate gap
has widened significantly between Wheat Ridge and the county. As of first quarter 2016, the vacancy rate in
Wheat Ridge is half the rate in Jefferson County, 6.5 percent versus 13 percent. Wheat Ridgeʼs vacancy rate is also
significantly lower than Metro Denverʼs rate of 9.4 percent. The recession likely pressured companies into lower
cost Class B and C spaces that dominate the Wheat Ridge market. Currently, only 4.3 percent of the rentable
building area in Wheat Ridge is considered Class A office space. Class B space comprises 61 percent of the cityʼs
market and Class C space comprises 35 percent. Class A office space commands higher rents and comprises a
much larger share of the Metro Denver and Jefferson County markets, 35 percent and 22 percent, respectively.
The older office space in Wheat Ridge is also a factor in the lower rents characteristic of the past 10 years in the
city. The average age of office buildings in Wheat Ridge is 47.7 years, older than in Jefferson County (39.9 years)
and Metro Denver (46.6 years). The largest percent of Wheat Ridgeʼs office space was built in the 1970s, about
one-third. Wheat Ridge also experienced robust office development in the 1980s, about 29 percent of its current
rentable building area. Less than 10 percent of the cityʼs space was built from 2000 to 2009, and none after 2010.
The last new office building in Wheat Ridge was built 10 years ago in 2006.
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Interestingly, in first quarter 2016, the average lease rate in Wheat Ridge surpassed Jefferson County for the first
time, averaging $17.60 per square foot compared with $17.00 in the county. The cityʼs proximity to Downtown
Denver, the completion of the Gold Line along I-70, and other factors have brought office vacancy in the city to
historic lows and have had upward pressure on rents.

Source: CoStar Realty Information, Inc.

INDUSTRIAL MARKET
Why is this important?
The availability of industrial space allows for the expansion and relocation of primary employers. Primary
employers are those companies that bring new dollars into the community as their goods and/or services are sold
to customers outside of the region. Manufacturing companies are the classic example of primary employers. Other
industrial uses, such as warehouse and distribution, research and development, and other flex space users also
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bring diverse employment opportunities to the residents of the community. Wheat Ridge has about 2.6 million
square feet of industrial space in 110 buildings.

Data Analysis
The industrial market in Wheat Ridge has mirrored the broader county and metro area markets. Industrial vacancy
rates in the metro area are at historic lows. Cannabis grow operations and an improved economy triggered
growth in the manufacturing sector, leading to increased demand for inventory and production space. Vacancy
rates are lower still in the county and city markets. In first quarter 2016, the vacancy rate in Jefferson County was
just over 1 percent and was about 1.3 percent in Wheat Ridge. A large percentage of the Jefferson County market
is located in Wheat Ridge. As of first quarter 2016, nearly 13 percent of Jefferson Countyʼs industrial space is
located in Wheat Ridge.
The average lease rates in Jefferson County and Wheat Ridge have also remained close. The price in Wheat Ridge
since 2004 has typically been within 10 percent above or below the price in the county. In first quarter 2016, the
gap widened slightly to about 14 percent above the county, $8.38 per square foot in Wheat Ridge and $7.37 per
square foot in Jefferson County.

Source: CoStar Realty Information, Inc.

Wheat Ridge has a larger stock of newer buildings than Jefferson County and Metro Denver. The average age of
industrial buildings in Wheat Ridge is 34.7 years compared with 37.6 years in Jefferson County. In contrast, the
average age in the Metro Denver region is 42.1 years. Similar to office space, a large amount of construction took
place in the 1970s and 1980s in Wheat Ridge, nearly 50 percent as of first quarter 2016. About 18 percent of the
market has been built since 2000. About 62,500 square feet of space has been added since 2010.
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RETAIL MARKET
Why is this important?
Sales tax is Wheat Ridgeʼs largest revenue source. Cities need to create attractive retail opportunities to encourage
retail spending by residents, businesses, and visitors. Retail shopping options are often seen as an important
amenity for city residents. The 2005 neighborhood revitalization strategy noted that Wheat Ridge needed updated
retail options in order to be attractive to strong households. At the time, many residents felt poorly served by the
cityʼs retail since most properties were old and poorly maintained. At a more general level, retail activity is an
indicator of consumer demand and confidence in the economy, especially when analyzed at the metro level.
According to analysts, development in the Metro Denver retail market is strongly tied to the growth of the areaʼs
housing market; as residential supply increases in suburban markets, retailers are drawn to the strengthening
ancillary submarkets. Wheat Ridge has about 2.4 million square feet of retail in 240 buildings.
The 2005 neighborhood revitalization strategy noted a strong desire to update the cityʼs retail. The emphasis on
retail was seen as a way to update the cityʼs image and help attract new households to the city. The city wanted to
rebalance retail options away from motor vehicles and health care to create a community atmosphere where
people could find good dining experiences and shopping options.

Data Analysis
Since the 2005 neighborhood revitalization strategy was published, retail in Wheat Ridge and along its periphery
increasingly distinguishes the city. In recent years, one notes a stark contrast in Wheat Ridge and its neighboring
communities, in particular to the north of Wheat Ridge along Kipling and Wadsworth and east of Wheat Ridge
along 38th Avenue. Starting in the mid-2000s, large retail projects in Arvada and the Highlands were constructed
just outside the cityʼs borders. Lakewood completed large redevelopment projects along Wadsworth at around
the same time, including Belmar and 6th Avenue. In contrast, Wheat Ridge has noticeably older buildings and
much of its retail is located in aging strip malls.
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The city has projected robust growth in retail sales tax revenue for 2016, an estimated 8 percent based on the
2016 budget document. Recent retail market conditions support the robust projection. In the past year, retail
vacancy rates in Wheat Ridge have fallen well below the countywide rate, 3.4 percent compared with 5.9 percent
as of first quarter 2016. The vacancy rate is low compared with Metro Denver as well. The first quarter 2016 rate in
Metro Denver was 4.8 percent. Despite an additional 44,500 square feet of space added in the Wheat Ridge
market in 2015, strong absorption has led to a falling vacancy rate.
Retail lease rates have consistently increased in Wheat Ridge over the past three years after bottoming in 2012
and 2013. Average lease rates in Wheat Ridge have generally been lower than the county average and several
years into the economic recovery, Wheat Ridgeʼs average lease rate was well below the county. In 2013, the
average lease rate in Wheat Ridge was over $3.30 per square foot lower than in Jefferson County, $10.23
compared with $13.54. Old buildings and small businesses that generally command lower rents characterize
Wheat Ridgeʼs market. However, in 2015, Wheat Ridgeʼs average lease rate rose above the county rate and
continued to increase while the rate in the county remained mostly level. From first quarter 2015 to first quarter
2016, Wheat Ridgeʼs lease rate increased 4.3 percent compared with less than 1 percent in Jefferson County. Over
the same time, the average lease rate in Metro Denver only increased by 2.7 percent.

Source: CoStar Realty Information, Inc.

A possible explanation is the trend of build-to-suit properties for commercial fast-food chains and retail
properties. In this building model, retail companies will contract with a developer to build a building to spec, but
rather than take ownership of the building will enter into long-term lease agreements with the developer. The
developer in turn will often sell the agreement and payment stream to real estate trusts or other holding
companies. The ultimate result of this is rents in the market that may be more reflective of construction financing
and investment property than market rates for retail.
Despite robust construction activity in the Wheat Ridge market since 2000, a period in which about 27 percent of
the cityʼs space was built, the overall stock of retail buildings in the city is older than in the county and metro
region. The average building age in Wheat Ridge is 45.9 years as of first quarter 2016 compared with 37.9 years in
Jefferson County and 42.3 years in the metro region overall. The city experienced robust growth in the 1970s and
1980s in which about 37 percent of its retail space was built.
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RETAIL SALES BY INDUSTRY
Why is this important?
Retail sales account for a large part of the nationʼs total economic output and are a useful indicator of overall
consumer health. Thus, retail sales are an important indicator of the health of the local economy. Retail sales
generate sales tax revenue, Wheat Ridgeʼs largest revenue source. It is critical that these revenues increase along
with the communityʼs growth in order for the city to provide necessary services. Retail trade industries and food
and drinking services, which are subsets of total retail sales, generated over 70 percent of the taxable sales in
Wheat Ridge, or those sales subject to the cityʼs retail sales tax. As of 2015, taxable retail sales eclipsed $446.6
million.

Data Analysis
Based on city data, most of the cityʼs taxable retail sales are generated in food and beverage stores, restaurants,
and drinking places. Food and beverage stores comprise 41 percent of the cityʼs taxable retail sales, and food and
drinking services comprise 14.5 percent. General merchandise stores are another large category of taxable retail
sales, about 21 percent in 2015. All other groups of retail generate six percent or less of the cityʼs taxable retail
sales. Motor vehicles and parts dealers generate about 6 percent, building stores and nurseries generate about 5
percent, sporting goods and hobbies about 4 percent, and miscellaneous stores including marijuana, about 3
percent.
Wheat Ridgeʼs fastest growing industry was for taxable sales at retail and medical marijuana establishments,
classified among miscellaneous retail stores. Marijuana accounted for about $11.8 million in taxable sales in 2015.
Taxable sales for marijuana increased at an annualized rate of about 62 percent from 2010 to 2015. Therefore,
miscellaneous retail as a whole increased at an annualized rate of 14.2 percent from 2005 to 2015. In 2015, taxable
sales for miscellaneous retail totaled $13.6 million.
Based on the 2005 neighborhood revitalization strategy, the city wanted to improve its image by upgrading its
retail options. Part of this growth was through food and drinking services options. The document provided a
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vision of upscale dining options and local bakeries and coffee shops that would help create a fresh community
atmosphere. However, since 2005, the food and drinking services sector has had slower than average annual
growth in employment compared with the Metro Denver region and slower growth in taxable sales. The trend was
exacerbated by effects of the recession in Wheat Ridge, as well as by a slow recovery. Looking at the past five
years of Colorado Department of Revenue data from 2009 to 2014, retail sales for food and drinking services only
grew about 2.5 percent each year in the city. Comparatively, sales in Metro Denver increased about 7 percent each
year over the same time.
Two categories of taxable retail sales have declined over the past five years in Wheat Ridge, motor vehicles and
parts and electronics and appliance stores. Taxable sales in motor vehicle and parts dealers have been up and
down since 2005. City taxable sales peaked in 2008 at $35.7 million, but declined significantly in 2009 and 2010.
Sales remained stagnant in 2011 and fell again in 2012 and 2014. The industry regained some momentum in 2015,
increasing 11 percent; however, sales remained well below their peak at $28.5 million in 2015.
Taxable sales at electronics and appliance stores remain a small and shrinking portion of the Wheat Ridge retail
market. Sales declined at an annualized rate of 6.6 percent each year from 2010 to 2015. In 2015, the industry was
the cityʼs smallest source of taxable sales at just $3.8 million, less than 1 percent of the cityʼs total taxable sales.
Overall, taxable retail sales in Wheat Ridge have increased nearly five percent each year since 2005.

RETAIL SATURATION & LEAKAGE
Why is this important?
An analysis of retail sales per capita can help a community identify areas where the retail market may be
saturated, or where the community may be losing retail activity to other communities. Retail categories with large
amounts of leakage may present an opportunity for developers to invest in a community as well as ways to
encourage more local spending, thereby bolstering sales tax revenue. Developments targeted in retail categories
with higher levels of sales leakage may avoid the problem of cannibalization wherein a business may merely steal
customers from other community businesses rather than growing the level and quality of retail establishments.

Data Analysis
Wheat Ridge is well served by several categories of retail. On a square foot per capita basis, Wheat Ridge has a
higher density of retail than both the county and Metro Denver region. In 2014, Wheat Ridge had an estimated
74.6 square feet of retail per capita, compared with 60.1 square feet in Jefferson County and 53.2 square feet in
Metro Denver. Based on retail sales data tracked by the Colorado Department of Revenue, Wheat Ridge had an
estimated $24,520 in sales per capita in 2014, well above the county with $16,420 per capita and Metro Denver
with $17,640 per capita.
Wheat Ridgeʼs higher concentration of retail is partly explained by the large motor vehicle dealers in the city, as
well as gas stations and miscellaneous stores, including marijuana dispensaries. Wheat Ridgeʼs location along I-70
has attracted businesses that benefit from proximity to major transportation corridors such as auto dealers,
recreational vehicle dealers, truck stops, and gas stations. The city also has a high concentration of miscellaneous
stores that includes pet stores, used merchandise, marijuana dispensaries, and tobacco stores.
Wheat Ridge also has a higher than average concentration of food and beverage stores. Large grocery stores in
the city and the presence of a large liquor store along I-70 on the western edge of the city likely attract shoppers
from surrounding communities into the city. Based on data from the Colorado Department of Revenue, the
average food and beverage stores sales per capita in Metro Denver was about $3,030 in 2014. In Wheat Ridge
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sales per capita were more than twice that amount at $7,140, indicating the city is a destination for many
shoppers in surrounding communities.
Wheat Ridge also has close to average retail sales per capita for food and beverage services and sports and hobby
stores. Retail sales per capita for food and beverage services in the city are about 94 percent of the Metro Denver
average, indicating some capacity in Wheat Ridge for more restaurants and drinking establishments. Sports and
hobby store sales are about 136 percent of the Metro Denver average indicating the market is well served.
There are several categories of retail that may be under-represented in the city. Based on city taxable sales data,
there are no furniture stores in the city. The county also has a lower amount of sales per capita for furniture stores
than in Metro Denver, only about 58 percent of the Metro Denver average. This may be an area of opportunity for
the city since surrounding areas in the county may also be underserved. Wheat Ridge is also underserved by
electronics and appliance stores with only 67 percent of the sales per capita of Metro Denver. Other underserved
categories are building and nursery stores and clothing stores. Data indicate that sales per capita for building and
nursery stores is just 71 percent of the Metro Denver average and clothing sales are only 45 percent. Wheat Ridge
also has a much lower level of non-store retail establishments.
A retail sales per capita analysis of communities surrounding Wheat Ridge indicate that the Golden and Lakewood
communities are well served by retail in nearly all categories, the exception being non-store retailers in Lakewood.
Westminster has overall retail sales per capita close to the Metro Denver average, about 95 percent. However,
Arvada is underserved in several categories including furniture, electronics and appliances, food and drinking
services, health and personal care, clothing, sports and hobby, miscellaneous stores, and non-store retailers.

Retail Sales Per Capita by Industry, 2014
Industry
Retail Trade:
Motor Vehicle / Auto Parts
Furniture and Furnishings
Electronics and Appliances
Building Materials / Nurseries
Food/Beverage Stores
Health and Personal Care
Service Stations
Clothing and Accessories
Sporting/Hobby/Books/ Music
General Merchandise/ Warehouse
Misc. Store Retailers
Non-Store Retailers
Total Retail Trade
Food / Drinking Services
TOTAL

Metro Denver

Jefferson
County

Arvada

Golden

Lakewood

Wheat Ridge

Westminster

$3,590
$620
$520
$1,130
$3,030
$780
$850
$850
$560
$2,280
$940
$320

$3,170
$360
$430
$940
$3,360
$610
$950
$710
$480
$2,640
$700
$220

$370
$170
$230
$1,130
$3,930
$490
$1,180
$110
$240
$3,260
$470
$90

$21,260
$500
ND
ND
$7,350
$800
$1,610
$690
$1,340
ND
$2,050
$1,400

$6,370
$510
$720
$1,090
$2,620
$850
$940
$1,620
$680
$1,850
$810
$150

$5,450
$300
$350
$810
$7,140
ND
$2,690
$390
$760
ND
$1,970
$180

ND
$500
$380
ND
$2,260
$380
$750
$1,290
$480
$4,850
$490
$100

$2,210
$17,670

$1,870
$16,450

$1,620
$13,290

$3,750
$46,520

$2,520
$20,740

$2,080
$24,520

$2,190
$16,710

Note: Sales by industry may not add to totals due to rounding and data suppression.
Source: Colorado Department of Revenue.
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