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Study Background
The Elyria and Swansea neighborhoods in north Denver will undergo significant change during the next five
to ten years. From the reconstruction of the National Western Center and new commuter rail transit
stations, new investments in infrastructure, housing, and commercial spaces will change the nature of this
neighborhood. Improvements to I-70 through Elyria Swansea have the potential to fix significant
connectivity and land use issues that have hampered growth in the neighborhood. However, the I-70
improvements will also have negative short term impacts in the neighborhood and, if not planned with the
neighbors and businesses in mind, exasperate existing negative conditions such as low housing unit and
population density, physical housing conditions, and neighborhood cohesion.
The health and quality of life of residents during and after construction is a concern that must be addressed
by CDOT, as is the health impacts of the highway on new residents moving to redevelopment sites planned
in the neighborhood.
The Elyria Swansea Housing Task Force has commissioned this study to provide data and recommendations
related to:
• replacement housing for units that will be lost during construction,
• the impact on neighborhood housing prices due to construction activity and planned
redevelopment investments,
• potential sites for replacement housing units,
• the inclusion of affordable, appropriately sized housing units in plans for new construction,
• mitigations options for the environmental impacts on residents during and after highway
improvements,
• best practices for the location and construction of new units to alleviate highway impacts on
housing units and residents, and
• neighborhood improvement features that should be included to mitigate highway construction
environmental impacts
CDOT is in the process of finalizing the Environmental Impact Statement (EIS) for the I-70 East Improvement
project. The Elyria Swansea Housing Task Force plans to inform the EIS and recommendations included in
the EIS using this study.
CSI has worked with many local partners and City agencies to create this study. The Office of Economic
Development has provided information related to specific redevelopment sites, their potential for housing
construction, and plans the City has within the Elyria Swansea neighborhood. The Community Planning and
Development office planning staff has helped incorporate recommendations from the recent Elyria
Swansea Neighborhoods Plan into the recommendations and analysis includes within this study. Habitat
for Humanity of Metro Denver staff have worked with CSI to research various strategies and
recommendations for future action, and the Urban Land Conservancy and Denver Housing Authority have
provided housing construction cost data, and planning guidance for new housing units at various potential
redevelopment sites. Community Resources and Housing Development Corporation (CRHDC) is the agency
responsible for assisting households being displaced by construction with relocation, and provided
demographic information about households they have served. City Councilwoman Judy Montero’s staff
assisted in accessing past highway construction maps and photos, as did the Denver Library Western
History staff.

Community Strategies Institute

4|Page

Elyria-Swansea Housing Replacement and Viability Study

May 2015

Summary of Findings
• They Elyria Swansea neighborhood is one of the lowest density neighborhoods in Denver. Low
density, partially attributed to I-70 running through the neighborhood, has negatively affected the
development of housing and services, and lead to disinvestment and neglect in some areas.
• The demolition of 56 housing units and 21 commercial properties will further reduce density and
negatively impact the desire to revitalize the neighborhoods.
• The cost to replace the 56 housing units alone is estimated at almost $14,500,000. CDOT should
invest this amount of funding into the neighborhood for new replacement housing construction.
• Housing units in the neighborhood are still affordable to households earning approximately 55% of
the Area Median Income (AMI), however prices are rising and planned redevelopment will drive
prices higher. Replacement units should be targeted to households at all income levels, and include
rental and for-sale units affordable to households from 30 – 80% of the AMI.
• There will be significant environmental impacts on existing residents. CDOT should ensure that
appropriate mitigation efforts are made to reduce the health and welfare impacts upon these
residents.
• There are properties located throughout the neighborhood which could be redeveloped and
include replacement housing units. However, redevelopment at most of these sites will take
significant coordination between the City of Denver, the nonprofit and for-profit housing
development community, and neighbors.
• Newly constructed replacement housing should be located in areas least impacted by the highway
when possible, and take advantage of new rail lines and stations being constructed in Elyria
Swansea.
• Construction of housing units that maximize energy efficiency will help low and moderate income
households afford their housing costs.
Map of Elyria Swansea Neighborhoods

(red line is the approximate location of property takings and new highway boundary, blue line is 500 feet
from new boundary, green line is 1,000 feet from new boundary, white polygon is the proposed highway
cover)
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Elyria Swansea Housing Replacement Recommendations
CDOT has published preliminary design alternatives that are currently being evaluated in the I-70 National
Environmental Policy Act (NEPA) process. These preliminary designs could change as the project is
finalized. The following analysis of the impact of construction on the housing inventory within Elyria
Swansea uses the project design documents published by CDOT in March of 2015. CDOT has determined
that a total of 56 housing units will be demolished as part of the reconstruction project. Some of these
units have already been purchased and addresses have been released. CSI has created a total list of units
by address that will be demolished for reconstruction using the NEPA Preferred Alternative design map,
which identifies the properties that will be removed by the project. In addition to the 56 housing units that
will be removed, there are also 21 commercial properties and seven vacant lots that will be purchased by
CDOT.
Removed Housing Unit Characteristics
The following map was created by CSI to show the location of the residential properties being purchased
and demolished by CDOT. Most properties are located north of the highway, between the existing highway
and 47th Avenue.

CSI was able to identify 53 of the 56 units being taken, and has researched the size and bedroom/bath
composition of each property. Some buildings have multiple units within them, and it is very likely that the
three units CSI did not identify are additional rental units within one property. Of the 53 properties CSI
identified, 8 are duplexes with 16 total units. The rest are single family homes. The number of bedrooms
and bathrooms in the units being taken was gathered for as many units as possible, using Zillow.com
property descriptions. The square footage of units was gathered from Denver Assessor’s records. One
concern of the Housing Task Force is the demolition of housing units serving large families or multiple
families. The following table shows the breakdown of units by bedroom type for those properties where
information was available. Thirty-seven percent (37.0%) of units have three bedrooms and 6.5% have four
bedrooms. The average square footage of units is 994 square feet. Most were constructed in the early
1900s, though most of the 8 duplex buildings were constructed in the 1990s.
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Unit
Bedrooms
1 BR Units
2 BR Units
3 BR Units
4 BR Units

Number of
Units

May 2015

Percent
of Units

4
22
17
3

8.7%
47.8%
37.0%
6.5%

CRHDC has only provided relocation counseling services to a handful of households to date. The size of
these households varies greatly from 1 – 11. One household had 11 members and multiple generations
living in the unit. Household incomes of those served have been between 50 – 80% AMI. Each has been
able to purchase a home, though in some cases the household has chosen to purchase mobile homes
within parks with lot rentals. All have relocated outside Denver into southern Adams County.
CDOT provided information about past and future sales of some units, and identified the tenure of the first
25 parcels to be purchased by CDOT. Residents are a mix of owners and renters. Some properties have a
mix of commercial and residential uses at the same address.
Removed Housing Values
While CDOT is required to reimburse individual property owners for the value of their units, there is an
economic impact on the community when the housing stock, and developable land, is taken. The Elyria and
Swansea neighborhoods are one of the most affordable housing markets in Denver, home to many working
class and low and moderate income households. Denver is suffering from an inadequate housing inventory
to serve the number of households living in and moving to our City. Prices are on the rise, and households
trying to find a unit for sale or rent have difficulty securing housing, especially those households at 0 – 80%
of the Area Median Income (AMI). Not only does the reduction in the inventory of homes in Elyria Swansea
reduce the number of households able to live in the area by a 1:1 ratio, the inventory of affordably priced
homes is lost forever. The cost to develop new housing units far exceeds the price that CDOT is paying for
these modest homes.
CSI conducted an analysis of current values for the homes being taken by CDOT, using a valuation database
called RealAVM, which is used by area Realtors® to estimate property value for residential real estate.
RealAVM™ is a CoreLogic® derived value generated by a computer program called an Automated Valuation
Model (AVM), which analyzes sales history, comparable real estate data, proprietary appraisal information
and economic data to arrive at an estimated value. AVM estimates can be used as a baseline for property
value. The program creates a value, and also a range of value, for each property. The following table
shows the addresses of units to be taken, the RealAVM value for the property, the value range, and
characteristics of each unit. Properties are grouped by street. Those highlighted in blue were found by CSI
using the NEPA Preferred Alternative design map. Others have been identified by CDOT.
Using the RealAVM system, CSI estimates the value of units which will be taken by CDOT to be $6,229,189.
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Address
4623 High St.
4626 High St. #A (DUPLEX)
4626 High St. #B
4616 Race St.
4620 Race St.
4626 Race St.
4632 Race St.
4633 Race St. 1 (DUPLEX)
4633 Race St. 2
4640 Race St. 1 (DUPLEX)
4640 Race St. 2
4629 Vine St.
4630 Vine St.
4630 Vine St.
4639 Vine St.
4646 Vine St.
4645 Gaylord St. 1 (DUPLEX)
4645 Gaylord St. 2
4618 Claude Ct.
4619 Claude Ct.
4620 Claude Ct.
4635 Claude Ct.
4637 Claude Court
4638 Claude Court
4638 Claude Court (second unit)
4639 Claude Court
4644 Claude Court
4619 York
4620 York St.
4637 York Street
4608 Josephine St
4612 Josephine St. 1 (TWO
UNITS)
4612 Josephine St.
4603 Columbine St.
4611 Columbine St.
4621 Columbine St.
4600 Clayton Street
4601 Clayton Street
4610 Clayton Street
4611 Clayton Street
4620 Clayton Street
4621 Clayton Street
2825 E. 46th Ave.
4542 Fillmore Street
4605 Fillmore Street
4610 Fillmore Street
4615 Fillmore Street
4620 Fillmore Street
4625 Fillmore Street
4543 Milwaukee St
4625 Milwaukee
Total Value and Square Footage
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Real AVM
158,891
$128,625

Real AVM Range
$119,236 - $198,726
$100,328 - $156,923

May 2015
Br/B
3 BR 1 b

$123,143
$88,781
$130,446
$80,205
$230,000

$97,283 - $149,003
$70,137 - $107,425
$99,139 - $161,753
$63,362 - $97,048
$167,900 - $292,100

studio, 1 B
3 BR, 1B
2 Br, 1B
2 Br, 1B

$251,000

$188,500 - $313,750

$101,615
$262,000

$80,276 - $122,954
$220,080 - $303,920

3 BR/2 B
3 BR/2B
3 Br, 1 B

$87,067
$168,457
$302,000

$68,783 - $105,351
$131,396 - $205,518
$253,680-$350,320

$152,710
$127,646
$110,601
$117,175
$94,457
$121,460
$121,360
$95,600
$121,360
$238,866
$111,385
$95,700
$118,499

$120,641 - $184,779
$100,840 - $154,452
$87,375 - $133,827
$87,881 - $146,469
$74,621 - $114,293
Not in Public Records
Not in Public Records
$75,524 - $115,676
$95,874 - $146,846
$176,761 - $300,971
$87,994 - $134,776
$75,603 - $115,797
$93,614 - $143,384

$151,048

$110,265 - $191,831

$95,959
$99,056
$138,749
$133,706
$156,416
$131,865
$112,266
$126,629
$128,933
$100,976
$116,700
$125,301
$110,452
$118,963
$115,708
$139,637
$119,506
$168,270
$6,129,189

$75,808 - $116,110
$78,254 - $119,858
$101,287 - $176,211
$105,628 - $161,784
$139,210 - $173,622
$105,492 - $158,238
$94,303 - $130,229
$98,771 - $154,487
$113,461 - $144,405
$75,732 - $126,220
$101,529 - $131,871
$100,241 - $150,361
$88,362 - $132,542
$95,170 - $142,756
$92,566 - $138,850
$111,710 - $167,564
$99,190 - $139,822
$129,568 - $206,972

2 Br, 1B
4 br, 2B
4 Br, 2 B
4 Br, 2B
2 Br, 1B
2 Br, 1B
2 Br, 1B
3 Br, 2B
1 BR/1B
2 Br/1 B
2 Br/1 B
1 BR/1B
2 BR/1B
6 Br/2.5 B
3 BR/1.5 B
2 Br/1B
2 Br/1B
3 Br/1.5 B
3 Br/1.5 B
2 Br, 1B
2 Br, 1B
3 BR, 1B
2 BR/1.5B
2 BR/1B
2 BR1B
2 BR/1B
2 Br/3B
2 BR/1B
3 BR, 1B
3 BR/1B
3 BR
2 Br/1 B
2 Br/1B
2 Br/1B
3 BR/1B
1 BR/1B
3 Br/2B

SF
1,066
1,353
1,353
873
850
626
739
1,040
1,040
1,178
1,178
779
1,353
1,353
1,051
1,387
1,353
1,353
846
808
776
1,406
596
750
750
628
938
3,682
893
848
861
1,258
1,258
662
852
1,491
725
811
625
607
733
1,249
1,214
933
1,272
700
671
833
1,375
588
1,145
52,709
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The cost to replace these units exceeds the value of the units themselves. CSI has prepared the following
estimation of replacement costs for the 56 units being taken by CDOT. The estimation includes the cost of
a 6,000 square foot lot, uses construction cost estimates provided by the Denver Housing Authority, and
unit size data provided by Habitat for Humanity. The estimated cost to replace the 56 units is just under
$14,500,000.
Unit
Size

# of
Units

1 BR
2 BR
3 BR
4 BR

5
27
21
4
56

% of
Units

Land
Cost

8.7%
47.8%
37.0%
6.5%

$98,564
$98,564
$98,564
$98,564

Estimated
Average
SF

Estimated
Cost/SF

Estimated
Construction
Cost

Soft Costs
(10% of
Construction)

Total Per
Unit
Cost

800
900
1070
1150

$150
$150
$150
$150

$120,000
$135,000
$160,500
$172,500

$12,000
$13,500
$16,050
$17,250

$230,564
$247,064
$275,114
$288,314

Total
Units/Cost
$1,122,748
$6,617,027
$5,693,670
$1,052,974
$14,486,419

Elyria Swansea Current Density and Future Potential Density
The Elyria Swansea neighborhoods have suffered from the negative effects of low density for years. The
Elyria & Swansea Neighborhoods Plan notes that the neighborhood has been challenged by the dominance
of the I-70 freeway and highways in the neighborhood, as well as by heavy industrial land uses. The
neighborhood encompasses over 1,600 acres. According to the neighborhood plan, “slightly more than 500
acres of the area is currently industrial, with some limited commercial uses. More than 200 acres consists
of railways, parking and vacant properties.”
Low population and housing unit density creates problems for neighborhoods and residents, including
disinvestment of public and private dollars, access issues for residents trying to get to services and
shopping, and problems attracting new businesses to serve current residents. CSI studies the densities in
Denver census tracts, and determined that the Elyria Swansea and Globeville neighborhoods have some of
the lowest densities in the entire City of Denver. The following maps show 2010 US Census density of
housing units per square mile by census tract in the central Denver area.
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According to the 2013 US Census American Community Survey, Elyria Swansea has a density of 1.18
housing units per acre of land, and 4.15 persons per acre of land. This is under half the housing units
density of the entire City, and one third to one sixth the density of surrounding neighborhoods including
Cole, Clayton, and Five Points. The Highlands, which has been undergoing tremendous change and growth,
has density similar to Five Points, and five time that in Elyria Swansea.
Population

Housing
units

Area in
Square Miles
Total area

Elyria Swansea
Globeville
Cole
Clayton
Five Points
Highlands
Denver

6,940
3,355
5,020
4,655

1,972
1,151
1,794
1,637

2.61
2.07
0.51
0.77

12,858
8,377
619,297

7158
4602
287,785

1.77
1.15
153

Density per Square
Mile of Land
Population
2,659
1,621
9,843
6,045
7,264
7,284
4,048

Housing
units
756
556
3,518
2,126
4,044
4,002
1,881

Density Per Acre
Population

Housing
units

4.15
2.53
15.38
9.45
11.35
11.38
6.32

1.18
0.87
5.50
3.32
6.32
6.25
2.94

As the analysis above shows, and the Elyria & Swansea Neighborhoods Plan point out, it is imperative that
units taken during highway construction be replaced. The negative impact that the highway has had on the
neighborhood has hampered growth, which leads to the conclusion that the housing replacement rate
should be higher than a 1:1 ratio, to help the neighborhood grow and thrive. The Plan states that “without
additional housing, the demand in the market area is insufficient to support many of the services desired by
the neighborhood.”
National research shows that neighborhoods attract resources and amenities as density increases.
Redevelopments that use several principals of good design attract development, shopping, and services.
These principles are included in the neighborhood plan and are:
• Increase density in appropriate locations
• Connect people and places through a complete street network that invites walking and bicycling
and provides convenient access to bus or rail
• Mix uses to create a quality of life where people may choose to live near their work, walk to the
local store, or bike to the library or recreation center
• Place parking in alternative locations to support density and create inviting places to walk, and
• Create great places for people (Local Government Commission, 2003)
Nationally, research suggests that densities of seven units per acre or higher are needed to support a small
corner store, and a supermarket requires 18 units per acre. At densities of 20 units per acre,
neighborhoods can support rail lines. The Elyria & Swansea Neighborhoods Plan and national best practices
recommend constructing new housing units in areas of change, around new transit stations under
construction and planned in Elyria Swansea, and at sites that can be redeveloped for multiple land uses.
The Lincoln Institute, in their publication Made for Walking, studies twelve places made for walking,
including LoDo and the Central Platte Valley in Denver, just southwest of Elyria Swansea. Smart, dense,
design that incorporates transit access, services (banks, retail, health, restaurants, schools), and walkable
streets have led to the renaissance of this area of Denver. It is not the vision of Elyria Swansea residents to
become a LoDo, however, the high housing density in LoDo and the Central Platte Valley are driving
revitalization the area.
While it would take the addition of 3,000 total new housing units at key locations in Elyria Swansea to bring
the housing unit density in the neighborhood to mirror the housing unit density of the entire City of Denver,
Community Strategies Institute
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new development with densities of 25 – 80 units to the acre at key redevelopment sites in areas of change
should be encourages in the neighborhood. Well-designed, high density redevelopments will help reverse
the population declines and disinvestment in Elyria Swansea that has been in part due to historic low
housing and population density. The replacement of units taken from CDOT must be part of housing unit
growth in the neighborhood.
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Current Sales Market Overview in Elyria-Swansea
The housing unit prices in Elyria Swansea have historically been lower than the Denver average prices, and
the area has been attractive to homebuyers with low and moderate incomes. The majority of homes in
Elyria Swansea are modest homes constructed in the early 1900s through the 1959. Almost a third of
housing units were constructed before 1939. Just 10.7% were built between 2000 and 2009, and the US
Census found none built from 2010 to 2013.
Elyria Swansea

Percent of
Total

Built 2010 or later

0

0.0%

Built 2000 to 2009

211

10.7%

Built 1990 to 1999

45

2.3%

Built 1980 to 1989

65

3.3%

Built 1970 to 1979

128

6.5%

Built 1960 to 1969

168

8.5%

Built 1950 to 1959

372

18.9%

Built 1940 to 1949

426

21.6%

Built 1939 or earlier

557

28.2%

1,972

100.0%

Total

Source: US Census American Community Survey, 2013
The median value of owner occupied homes throughout Denver County was $249,100 in 2013, according to
the US Census American Community Survey. The median value of owner occupied homes in Elyria
Swansea was $116,300, 49% of the Denver County value. The lower prices in Elyria Swansea have allowed
lower income households to become owners, an option not available to them in most other Denver
neighborhoods. However, prices in Elyria Swansea are rising as they are throughout Denver.
Low interest rates, accelerating job growth, and population increases have all combined to push the
housing sales market to continued highs in the past few years. The Denver Metro Association of Realtors
Quarterly Indicators 4th Quarter 2014 provides detailed information about the sales market in the entire
Metro Denver area. CSI has used this, and MLS data for the Elyria Swansea neighborhood, to prepare an
analysis of the current sales market in Elyria Swansea.
Throughout the entire metro Denver area, active listings of single family properties for sale dropped 49.6%
between the fourth quarters of 2013 and 2014. Sold listings increased by 9.6% and median sales prices
rose 10.8%. Attached listings dropped more than single family listings, dropping 51.6%, to only 1,181
throughout the region. Prices for all units have risen over 10% during the past year.
The Association keeps an Affordability Index that tracks the affordability of homes sold during the year.
Since 2009, this index has been dropping. In the past year, the index dropped 12.7% for townhomes and
condos, and 9.9% for single family homes.
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Source: Denver Metro Board of Realtors Quarterly Indicators, 4th Q 2014
The housing market is especially strong in the City of Denver. There were only 756 active single family and
574 active townhomes or condos on the market in Denver in the last quarter of 2014, and a lack of
inventory has frustrated buyers and Realtors®. In Denver, the average sales price of a single family unit was
$385,719, while the median sales price was $310,000. Units sold within 31 days on average during 2014.
Neighborhoods in and near downtown Denver are especially attractive to young buyers and renters,
downtown workers and the rising number of new residents moving to Denver from larger cities who want
to have access to jobs and amenities within walking, biking, or public transportation distance. Five Points
and surrounding areas are experiencing revitalization and gentrification both from young people buying up
existing homes, and through demolition and replacement of older homes with new larger units targeted to
higher income households. A recent study completed for the Downtown Denver Partnership Downtown
Denver: A Magnet for the Future Workforce cities a national finding that 88% of all millennials want to live
in an urban environment. The report goes on to note a Brookings Institute report that “Denver is the
number one city in terms of attracting the future workforce from around the country to live and work.
After the proliferation of suburban development, there is now “pent-up demand” for walkable urbanism. In
fact, 30% of the entire nation (all ages) wants to live in a walkable urban environment, while less than 5% of
the nation’s housing stock is actually located in walkable neighborhoods.”
“CEOs for Cities recently reported that the population of 25-34 year olds with a four-year degree in the
close-in neighborhoods of Downtown Denver grew 25%, while this population decreased by 1% in the rest
of the region during the past 10 years. This is reflective of national trends, where college-educated 25-34
year olds are choosing to live in the close-in neighborhoods of major cities. Since 2000, the number of
college educated 25-34 year olds has increased twice as fast in the close-in neighborhoods of the nation’s
large cities as in the remainder of these metro areas.”
The Downtown Denver Partnership undertakes an annual commuter survey of downtown workers. The
2014 survey showed that downtown workers age 30 and under had the shortest commute time of all
workers, and were also more likely to walk or bike, than other age groups. In all, 29% of all downtown
workers commute less than five miles to their jobs, indicating that they are coming from surrounding
central Denver neighborhoods. The November 2014 Downtown Denver Partnership Economic Update
shows a 4.5% increase in downtown Denver employment from November of 2013, or an increase of 5,100
workers. The number of downtown workers has risen steadily from 2010 through 2014.
Community Strategies Institute
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The November 2014 Economic Update also tracks the housing market in downtown and surrounding
neighborhoods. Most construction has been of rental units. Through November, 1,443 total units were
developed. As of November, there were 189 townhomes under construction or planned in and around
downtown. This includes 73 units in the Curtis Park/Five Point areas, and other south or west of
downtown. The following table, from this report, provides the average price of units sold in the downtown
area in the second quarter of 2013 and 2014. Very few single family homes were sold in these dense urban
neighborhoods, and all downtown sales were of condos or townhomes.
City Center Neighborhoods

Downtown
2Q13

2Q14

Change

2Q13

2Q14

Change

Condos/Townhomes
Total Homes Sold
Ave. Sales Price

169

179

5.9%

341

382

12.0%

$468,122

$479,132

1.7%

$359,833

$353,168

-1.9%

$368

$388

5.6%

$312

$326

4.4%

Ave. Price/sf

Single Family Homes
Total Homes Sold

0

0

--%

104

106

1.9%

Ave. Sales Price

N/A

N/A

--%

$353,834

$438,123

23.8%

Ave. Price/sf

N/A

N/A

0.0%

$254

$305

20.2%

All Homes
Total Homes Sold
Ave. Sales Price

169

179

5.9%

445

488

9.7%

$468,122

$476,132

1.7%

$358,431

$371,622

3.7%

$368

$388

5.6%

$296

$320

8.0%

Ave. Price/sf

Source: November 2014 Downtown Denver Partnership Economic Update
As Elyria Swansea and the River North (RiHo) District become more accessible to downtown workers with
the introduction of new light rail lines running through the neighborhoods, prices, especially for newly
developed units, will rise. According to the ES Neighborhood Plan, residents desire to remain in the
neighborhood and enjoy the improvements that are being developed or planned in the area. Having a
variety of housing options and types, at prices affordable to households in many income ranges is vital to
ensure that current residents can remain in the area.
CSI reviewed all home sales in the Elyria Swansea neighborhood from 2013 – March of 2015 to determine
price and sales trends. As is happening throughout Denver, prices are on the rise and units are selling as
soon as they come on the market. The current average price per square foot for housing units is $150 and
prices have risen 64% from 2013 through March 2015.
Elyria Swansea
2013
Sales

2014

2015 March

42

46

58

Average Sales Price (Dec)

$119,600

$177,390

$196,500

Median Sales Price (Dec)

$123,200

$189,950

$196,500

69

22

5

Days on Market (DOM) Dec
Average Bedrooms

3

3

3

Average Bathrooms

1.5

1.5

1.5

Average Total Square Feet

1,399

1,347

1,150

Average Year Built

1932

1930

1927

Source: MLS Data, CSI
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The type of units sold in Elyria Swansea has stayed constant for the past three years. Units have an average
of three bedrooms, 1.5 bathrooms, and have sizes of around 1,350 square feet. These units would be
considered starter homes or affordable modest housing for low and moderate income households.
The following table analyzes the affordability of the median priced home sold in Elyria Swansea in the first
three months of 2015. While prices have been rising at a rate of almost 30% per year, the median priced
home is still affordable to households with an annual income of $45,000 per year, or 56% of the HUD
median income for Denver in 2015.
HUD 2015 Median Income
35% AMI Median Income/Month
Median Priced Home 2015
Monthly Payment - Median Priced Home
Annual Income Price Affordable To
Percent of AMI

$79,900
$2,330
$196,500
$1,125
$45,000
56%

Source: CSI: assumptions 5% down, 30 year mortgage, 4% interest rate
CSI reviewed units sold from January 2014 to March of 2015. While many have been fixed up or improved,
units sold at prices under $150,000 are extremely small, often in disrepair, and need rehabilitation. Some
may be purchased for the land they sit on, as speculators plan to construct new housing units near transit
stations or other public improvements, or plan to rent units as rental prices continue to rise throughout
central Denver.
As home prices rise in Elyria Swansea and threaten to price out lower income households, neighborhood
advocates could develop a strategy to target a housing acquisition, downpayment and rehabilitation
program for households at 80% AMI or less who wish to purchase homes in Elyria Swansea. An acquisition
and rehabilitation program would have a dual purpose of assisting households in the home buying process,
and making upgrades to the housing stock in the neighborhood. Such a program could help reduce the
number of homes sold for redevelopment. Existing owners could also participate in a targeted housing
rehabilitation program operated by the Denver Urban Renewal Authority (DURA), to make health and
safety repairs to their older homes.
The new Single Family Duplex recommendation for Areas of Stability in Elyria Swansea also offers an option
for current owners or households wishing to buy a housing unit in Elyria Swansea. New development of
accessory dwellings, duplexes, or tandem houses and row houses on existing lots will improve density in
the neighborhood, and have the potential to increase the stock of modestly priced homes in the Areas of
Stability within the neighborhood.
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Mitigation Suggestions for Existing Housing Units Impacted by Highway
Construction
In addition to the 56 housing units that will be removed for the highway right of way, approximately 300
remaining homes will be impacted primarily by noise and air quality issues, during construction and
because of higher traffic volume after construction. The March 15, 2015 revised EIS addresses the
problems with noise and acknowledges that there will be air quality issues as a result of the project, but the
overall impact of the expanded highway will not cause a substantial deterioration of the Metro Air Quality
Standards. The revised EIS is somewhat vague about what the level of decrease in air quality will be in the
neighborhood closest to the new highway section. “Specific analyses for carbon monoxide, volatile organic
compounds, and nitrogen oxides were conducted and analyses show that the No-Action and Build
Alternatives meet the National Ambient Air Quality Standards (NAAQS) and Statewide Improvement Plan
budget.”
The revised EIS addresses in specific terms, what the estimated noise impact might be. “Noise levels vary
between A-weighted decibels (dBA) in the high 50s to low 70s depending on how close the noise receptor is
to the highway. CDOT considers a noise impact to occur when the loudest hour of noise is at or above 66
dBA (for residential dwelling units) or when there is an increase of 10 dBA or more affecting a noise
receptor. Noise levels above the loudest hour, as well as substantial noise increases above 10 dBA, are
expected without the construction of noise walls. The Partial Cover Lowered Alternative impacts 234 to 257
fewer dwelling units than the Revised Viaduct Alternative because of the lowered profile of the highway. To
alleviate noise impacts, noise walls are recommended for all alternatives in the Elyria and Swansea
Neighborhood and for the Build Alternatives in the Montbello Neighborhood.”
Common sense dictates that new emissions of both vapors and particulate matter will increase over time
because of the higher number of vehicles the new highway will accommodate. Mitigation efforts should be
directed at both air quality issues and noise increases. There are a number of methods and practices that
can be utilized to maintain or improve the quality of the living spaces that will remain in the neighborhood
after the construction is completed.
Air Quality mitigation recommendations: In order to minimize the potential for health problems the
interior spaces of the 300 homes should be equipped with a positive ventilation system with HEPA filters in
the circulating mechanism to ensure that there is good air exchange in the homes and that increases in the
particulate level, can be managed by filtration. In order for the system to achieve maximum efficiency and
effectiveness the homes should be thoroughly weatherized with weather stripping, caulking of small gaps in
the building shell and sealing of any penetrations to the exterior that are larger than what can be addressed
with caulking compounds. Window replacement and door replacement or sealing, can also increase the
efficiency of the ventilation system and will be addressed in more detail in the recommendations dealing
with noise.
There are also exterior mitigation items that could be used to both address air quality issues and noise
issues. Heavy plantings of evergreen trees and shrubs can reduce monoxide levels and also filter dust out
of the outside air. For structures that have a view of the highway, heavy plantings can also soften the visual
impact of the structure and auto activity along of the highway.
Noise mitigation recommendations: The Federal Highway Administration (FHWA) has published guidance
on the most effective methods for reducing the noise impacts of highly traveled highways on homes. The
experience with highway generated noise is extensive and over the years, the most cost effective mitigation
actions have been established. The research and literature suggests that the first level of noise reduction
has to do with the construction of the highway itself. Noise walls are an important first barrier in limiting
noise. However, the Federal Highway Administration recommends that noise walls be combined with
Community Strategies Institute
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berms to have a more significant impact on reducing noise levels before those reverberations leave the
highway cut. The FHWA also points to data suggesting that berms enhance safety on the roadway as well.
The Revised EIS only references noise walls without berms. The neighborhood would be better served if
earth berms were constructed and then noise walls erected on the berms. To be effective, the FHWA
recommends that the structure be at least 30 feet in height.
Beyond the issue of noise walls and berms, the most practical and effective methods of mitigating noise
inside of the dwelling units involves two different aspects. They are:
•
•
•

Acoustical Architectural Design
Acoustical Construction
Barriers both along the highway and on adjoining parcels

Acoustical Site Planning: Because the existing homes are already situated, there is little that can be done
utilizing acoustical site planning. However, depending on the lot and spacing of the home on the site, there
may be the opportunity to use walls and fences to further reduce the level of reverberation contacting a
given house. Again heavy plantings of evergreen trees and shrubs will help absorb ambient noise. This
consideration will be more important in planning new construction and replacement housing in the
neighborhood.
Acoustical Construction: This technique is the most relevant item for the existing housing. Acoustical
construction can have the greatest impact in improving the livability of the existing housing. Positive
ventilation is one aspect of the rehabilitation techniques that are used to lessen the house’s exposure to
the ambient noise surrounding the home. This technique works because if the home is tightly sealed from
the outside, there will be less chance for noise or contaminants to infiltrate the building shell. A positive
ventilation system can also provide noise masking. Instead of hearing highway noise and trucks honking,
the inhabitants may hear the sound of a low voltage fan circulating air through the home.
In keeping with the logic of isolating the indoor living space from the outside environment, is the use of air
conditioning to cool the house. With Global Warming, Denver summers have become hotter and in order
to keep outside noise from coming in through windows, it is recommended that air conditioning be
installed so that occupants can keep the windows closed during summer months. This residential
modification is not without drawbacks because air conditioning expenses for electricity can equal the costs
of heating in the winter. It would be advisable that for households on fixed and limited incomes that they
be subscribed to a solar garden that could offset the increased costs of electricity for air conditioning
systems. The economic impact of adding air conditioning to a household budget may be more than that
household can absorb.
Windows and doors are the greatest venues for allowing external noise into the living environment. The
houses in the impact area, between the 500 foot line or the 1,000 foot line are of mixed construction.
Some homes are old brick homes, some frame, with multiple additions and modifications added over the
years. There is no single template that could be used for window or door replacement. One of the most
effective retrofit techniques for existing housing is to replace windows with acoustically sealed double pane
windows. The window industry provides acoustic products that are effective at limiting noise through
window openings. The preferred method is to install acoustically sealed windows that have double pane
glass, preferably with a 5/8 inch spacer bar between the two panes of glass. This extra dead air space helps
limit the noise transmission through the glass panes. Equally important to the window composition is the
installation. Special sealing flanges need to be used and it is important that the installation be completed
meticulously to ensure the best possible seal. On walls which directly face the noise source, it is
recommended that the windows be fixed pane units however, there are acoustically rated opening
windows that can be opened if the configuration of the house demands it. For some of the older homes
that will have to gain approval from the State Historical Preservation Office, SHPO, the replacement
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windows may need to be customized to fit the existing openings and to maintain the look of the original
fabric of the structure. If possible, opening windows should be installed on the wall surfaces that don’t
directly face the source of the noise.
All exterior doors should be replaced with solid core doors with acoustically deadening weather stripping.
In cases where the door and jamb needs to be replaced, foam insulation should be used to fill voids
between the frame and door jamb. On some of the older historical homes, those exterior doors should be
solid core wood doors to match the construction style of the home.
There are a number of other noise mitigation measures related to construction techniques but most of
them are more effective for new construction. Because the existing housing was built over an extended
period of time, it is difficult to generalize on construction methods for retrofitting homes. If indoor air
quality modifications are made, along with building shell modifications in the form of new doors and
windows, most homes will enjoy a lower level of noise and air quality threats than what they experience
presently with the existing highway configuration.
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Financing Models for New Development Sites
Residents of Elyria Swansea expressed a desire to maintain affordable housing as “neighborhood
investments and new development projects crate greater diversity in housing, services, and employment.”
In order to increase density in Elyria Swansea to levels high enough to attract desires services such as a
grocery store, new housing units must be constructed at key sites throughout the neighborhood. The ES
Neighborhood Plan identifies Areas of Change in Elyria Swansea. Most of the neighborhood falls into this
category, as three new rail stations come online, the National Western Center is redeveloped and I-70
reconstruction is completed.
The Housing Task Force asked CSI to identify potential redevelopment sites throughout the neighborhood
with the potential for development of a variety of housing types, and including affordable housing options.
CSI has identified seven sites with potential for redevelopment. Some are single sites where smaller
numbers of housing units can be constructed. Other site are large, or assemblages of multiple sites, where
a mix of housing types, or housing and commercial development, could be constructed. The following
profiles of each site are very preliminary, and meant only to show the potential for redevelopment in Elyria
Swansea, and a rough estimate of the cost to construct housing units on each site.
Many of these sites were identified in the Elyria Swansea Neighborhood Plan as potential redevelopment
opportunities. Denver Planning and Community Development staff assisted in identifying other sites
included in this analysis, which are all beyond 1,000 feet of I-70. The number of estimated units that can be
constructed on each site is based on current and proposed zoning, height restrictions, types of units
allowed at each site, the size of the site, and estimates of construction types. Estimates are very
preliminary. It is possible that more units could be constructed at each site, or less, depending upon the
type of housing planned, unit sizes and planned density at each site.
CSI relied upon Denver Planning and Community Development staff assistance to determine rough
densities at each site, the Urban Land Conservancy and the Denver Housing Authority for rough
construction, site improvement, and “soft” cost estimates (financing, design, etc), tap fees are estimated
using Denver Water and City of Denver tap fees for 2015. Demolition costs were estimated using a Building
Journal.com demolition cost estimator for the Denver metro area.
These seven sites have development potential for over 600 housing units. The Denver Public Schools (DPS)
bus barn site is a former landfill, which needs significant remediation before any commercial or residential
structures can be built on it. It is unclear whether housing construction could be allowed on the site after
remediation and the cost to clean up the site. The site, however, has the best access to the new transit
station at the National Western Center, and is called out for TOD development in the neighborhood plan. If
development does occur at the site, a mix of uses including housing should be considered.
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Site
48th and Race
Denver Public Schools Bus Barn
Columbine Street
Denver Housing Authority Site
Focus Points
Market Lead
Mobile Home Park

May 2015

Potential
Units
405
unknown
45
11
20
100
50

The following map shows the location of each site.

One concern of the Housing Task Force is to ensure that as new development is planned in the
neighborhood, newly constructed units are large enough for the households who currently live in the
neighborhood, and the multi-generational households who call Elyria Swansea home. CSI has used the
Habitat for Humanity average unit mix of two, three, and four bedroom units, as well as average units sizes
constructed by Habitat, as the basis for unit sizes. Adjustments to unit sizes, based on the most common
unit sizes for new price restricted rental units being built in the Denver area, were made for dense rental
construction.
Community Strategies Institute
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Elyria-Swansea Site Analysis
48th and Race Site

Address
Cross Streets
Site Size
Site Zoning
Distance from I-70
Proposed Height Restriction
Proposed Density
Number and Types of Units
Current Ownership
Site Assessor's Value

4800 Race Street, 4800 Vine Street
Race Street Between 48th and 49th Avenues
264,550 sf, 6.07 acres (5.07 net land area)
I-B, UO-2 proposed Transit Oriented Development
Just beyond 1,000 feet (green line)
Five to eight story (8 story for affordable housing)
Approximately 82 dwelling units/acre
Approximately 414
Being purchased by the Urban Land Conservancy
Value from sale of $5,500,000

Site Current Conditions:
The site is currently used by a construction supply company. The property is being acquired by the Urban
Land Conservancy in 2015 for redevelopment. A Phase I and Phase II environmental assessment were
completed and found the site to be free of contaminants. Currently, both Gaylord and Vine Streets end at
48th, but redevelopment of the site will include extending these streets through the site from 48th to 49th
Avenues. There is a large industrial building (56,849 square feet) on the western half of the site (Block 1)
that will require demolition.
Site Challenges:
The site will require some demolition and clearing to prepare for construction of housing and commercial
spaces. The eastern edge of the site will be adjacent to the Eaton Metal Products yard, where they store
large metal containers. This use and the views from the eastern edge of the site will need to be considered
when designing housing and commercial buildings on East Block (Block 2).
Community Strategies Institute
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Site Opportunities:
The site was identified in the new neighborhood plan as a transit oriented development (TOD) site, because
of the proximately to the new National Western Center Station light rail station on the North Metro Line,
which will be located at 49th Avenue and Brighton Boulevard. The station will be within a 10 minute walk
from the site. The National Western Stock Show is in the middle of a massive redevelopment planning
effort, which will dramatically change the historic site, and should attract more employers and developers
to the area. This redevelopment effort and the plans for large amounts of public investment in the area,
the new Elyria Swansea Neighborhoods Plan, and the addition of the North Metro light rail line, promise to
spark redevelopment around the 48th and Race site. Residents living in new housing constructed at the site
will enjoy excellent light rail access to downtown Denver, or to the north metro area, and have the
opportunity to transfer to any other rail line in the metro Denver area. The site also have easy bus and
driving access to downtown and central Denver.
Other Considerations:
The Urban Land Conservancy assumes that Vine Street will pass through the site upon redevelopment, and
that Gaylord Street will also be built on the eastern edge of the site. The industrial use of the site to the
east will continue to function in concert with development of Phase I on the western half of the site. There
are no plans for Eaton Metal Products to move from their sites along York Street between 48th Avenue and
49th Avenue.
The ULC has not completed any formal site planning, and will not complete a formal site plan until they
have conducted a process with the neighborhood, the City, and ULC staff to determine the best mix of
housing and commercial space at the property. A very rough estimate of the total number of units which
could go on the site is 414 units, with a density of 82 dwelling units to the acre. These numbers will most
likely change as the planning process is completed. ULC also anticipated that up to 25,000 square feet of
commercial space could go on the site for offices.
The breakdown of units that could be constructed on this site has yet to be determined. Using very general
construction cost estimates provided by DHA, the total cost to construct approximately 405 two, three and
four bedroom housing units on the site could be $88,887,000, or approximately $219,474 per unit. This
cost included land, site work, and unit construction of a variety of units, from apartment buildings to row
homes.
Site development costs, construction costs, and soft costs are estimated using data provided by DHA, and
tap fees are estimated using Denver Water and City of Denver tap fees for 2015. Demolition costs were
estimated using a Building Journal.com demolition cost estimator for the Denver metro area.
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Bedrooms
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Size

cost/s.f.

Total Cost/Unit

Total Cost

Four story elevator

31

2

850

$200

$170,000

$5,270,000

Four story elevator

42

3

1,070

$200

$214,000

$8,988,000

Four story elevator

31

4

1,150

$200

$230,000

$7,130,000

Row Homes

3

2

900

$200

$180,000

$540,000

Row Homes

4

3

1,070

$200

$214,000

$856,000

Row Homes

3

4

1,150

$200

$230,000

$690,000

5,7, 8 story buildings

87

2

850

$200

$170,000

$14,790,000

5,7, 8 story buildings

117

3

1,070

$200

$214,000

$25,038,000

5,7, 8 story buildings

87

4

1,150

$200

$230,000

$20,010,000

$205,709

$83,312,000

Total Unit Cost

405

Land Cost

$5,500,000

Land Clearance Cost
Total Development Cost

$75,000
$219,474
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Elyria-Swansea Site Analysis
DPS Bus Barn Site

Address
Cross Streets
Site Size
Site Zoning
Distance from I-70
Proposed Height Restriction
Proposed Density
Number and Types of Units
Current Ownership
Site Assessor's Value

4850 Brighton Boulevard
48th Avenue to 49th Avenue, between Brighton Blvd and High Street
287,906 sf, 6.6 acres
I-B, UO-2, proposed Transit Oriented Development
Just outside 1,000 feet
Five story
Approximately 55 – 75 dwelling units to the acre
The site could have a mix of three to five story apartments and
townhome style
DPS recently transferred ownership to Wells Fargo
$1,473,400

Site Current Conditions:
The site is currently vacant. The Denver Planning Department has indicated that the site has significant
environmental issues that need to be dealt with before it can be used for new development or commercial
or residential buildings. The current parking lot and buildings were constructed on an old landfill. The cost
and required mitigation could preclude construction of residential units. A formal environmental
assessment has not yet been conducted at the site, and the extent of contamination has not been provided
for this analysis.
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Site Challenges:
The environmental issues at the site are a challenge that may not be overcome to develop housing units,
though commercial or other development may be allowed after remediation.
Site Opportunities:
The site is directly across the street from the soon to be developed National Western Center Station light
rail station on the North Metro Line, which will be located at 49th Avenue and Brighton Boulevard. The
neighborhood plan calls for the site to be a Transit Oriented Development site, with land use that correlates
to the function of mass transit systems. The site “should provide housing, services, and employment
opportunities for a diverse population in a configuration that facilities pedestrian and transit access.” (Elyria
Swansea Neighborhoods Plan) The site is also directly west of the 48th and Race site recently purchased by
the Urban Land Conservancy, and upon which is planned new residential and commercial development.
Other Considerations:
This site is the closest to the new National Western Center Station and in an area that will be transformed
during redevelopment of the National Western Stock Show and developing of the light rail station. It is a
key site for these redevelopment efforts, and the inclusion of housing at such key sites is important to
maintain the mixed uses of the TOD site. More research into the remediation required and the cost to do
so should be completed to determine if housing can be included at the site.
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Elyria-Swansea Site Analysis
Columbine Street Infill Site

Address(s)
Cross Streets
Site Size
Site Zoning
Distance from I-70
Proposed Height Restriction
Proposed Density
Number and Types of Units
Current Ownership
Site Assessor's Value

Community Strategies Institute

Assemblage: 4470 Columbine Street, 2600 E. 46th Avenue, 4560
Columbine Street
th
Columbine and Elizabeth Streets Between 45 and 46th Avenues
107,975 s.f., 2.48 acres
Special PUD Zoning, suggested Mixed Use area
Adjacent to Cover
Three Story
CPD estimates 25 – 37 units/Acre
Three story row houses or flats
Two private corporations and one private family
$1,101,900
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Site Current Conditions:
The redevelopment site is made up of three separate light industrial sites that are currently in use, and
owned by three different owners. 4560 Columbine Street is owned by a roofing company, Formula
Enterprises. It is possible to acquire only two of the sites, 4470 Columbine Street and 2600 E. 46th Avenue,
and leave the auto repair shop on 4650 Columbine Street where it is. However, this property is directly
adjacent to the cover, and will have some of the nicest street-scaping and open space in the neighborhood.
The site is within the Traditional Residential Area identified in the Elyria Swansea Neighborhood Plan, and is
identified as an Area of Change in the plan. Currently, the site faces the elevated section of I-70. There are
residential units on the west side of Columbine Street, and along Thompson Court and the alley on the east
side of Elizabeth Street. To the south of the parcel are more single family and attached homes.
Site Challenges:
The site currently has multiple operating businesses located on it. A developer will need to assemble two
or three parcels, clear the site of buildings and materials, and construct housing units once the I-70 highway
reconstruction is complete, or during completion of the “cover”. A developer at this site will need to
follow the CDOT plan for the “cover” closely to ensure that plans for open space and street amenities along
46th Avenue are completed as suggested and planned.
Site Opportunities:
This site directly faces the CDOT proposed “cover”, which will be 1,000 feet in length, and cover the
highway between Columbine Street and Clayton Street. The neighborhood plan recommends that the
cover be an extension of the Swansea Elementary School playground and fields, to provide a mix of
amenities for residents of the neighborhood. The plan for the cover includes park and open space.
Other Considerations:
This site has been identified in the Neighborhood Plan as a potential in-fill site for new housing units.
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Development Potential Proforma:
The following simple proforma estimates the number of units that could be built on the site by unit type
and size, and estimates the total cost to construct units at the site. The proforma assumes that on the front
acre of land, facing the “cover”, three story flats would be constructed, with a density of 35 units per acre.
On the back 1.5 acres of land, the proforma estimates a density of 25 units to the acre for duplex and triplex units. The land cost is estimated from current listings and sale of land in the neighborhood. Site
development costs, construction costs, and soft costs are estimated using data provided by DHA, and tap
fees are estimated using Denver Water and City of Denver tap fees for 2015. Demolition costs were
estimated using a Building Journal.com demolition cost estimator for the Denver metro area.
Unit Type

# of Units

Bedrooms

Three story Flats

11

2

Three story Flats

14

Three story Flats

Size

cost/s.f.

Total Cost/Unit

Total Cost

800

$150

$120,000

$1,320,000

3

1,070

$150

$160,500

$2,247,000

10

4

1,150

$150

$172,500

$1,725,000

Three story duplex/Triplex

13

2

900

$150

$135,000

$1,755,000

Three story duplex/Triplex

18

3

1,070

$150

$160,500

$2,889,000

Three story duplex/Triplex

14

4

1,150

$150

$172,500

$2,415,000

80
Total Unit Cost

$12,351,000

Land Cost

$755,825

Site Development Costs

$1,040,000

Tap Fees

$649,638

Land Clearance Cost

$50,000

Soft Costs
Total Development Cost

$2,881,900
$221,605
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Elyria-Swansea Site Analysis
Denver Housing Authority Site

Address
Cross Streets
Site Size
Site Zoning
Distance from I-70
Proposed Height Restriction
Proposed Density
Number and Types of Units
Current Ownership
Site Assessor's Value

4301 Elizabeth
Columbine and Elizabeth Streets between 43rd and 44th Streets
55,140 s.f., 1.27 acres
E-TU-B, single family residential, 2.5 story maximum
Most of the site is 1,000 feet from the highway
2.5 stories
4,500 s.f. per unit
10 – 11 units, 2.5 story duplex or tandem units
Denver Housing Authority – four parcels
$181,400

Site Current Conditions:
The site is made up of four vacant parcels owned by the Denver Housing Authority.
Site Challenges:
The site is in good shape and appears ready for development.
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Site Opportunities:
The site is one block from a City park, a block from frequent bus routes on Josephine Street, and within a
few blocks of bus routes on York Street and Steele Street. Light rail is approximately .7 miles to the east of
the site, and is within walking distance at 40th and Colorado. The green line in the photo, above, shows the
estimated 1,000 foot distance from the new highway edge. Most of this site is outside that distance.
Other Considerations:
The following simple proforma provides a cost estimate for building 11 housing units on this site. The
proforma uses construction cost and site development costs averages provided by DHA, and an estimated
land cost created using current sales and listing data for vacant land in the Elyria Swansea neighborhood.
Tap fees are based upon 2015 Denver Water and City sewer tap fees per unit. The total estimated cost per
unit is $229,077.
Unit Type

# of Units

Bedrooms

Size

cost/s.f.

Total Cost/Unit

Total Cost

2.5 story duplex/tandem

3

2

900

$150

$135,000

$405,000

2.5 story duplex/tandem

5

3

1,070

$150

$160,500

$802,500

2.5 story duplex/tandem

3

4

1,150

$150

$172,500

$517,500

Land Cost

$330,840

Site Development Costs

$143,000

Taps

$91,010

Soft Costs
Totals

Community Strategies Institute

$230,000
11

$229,077

$2,519,850
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Elyria-Swansea Site Analysis
Focus Points Site

Address
Cross Streets
Site Size
Site Zoning
Distance from I-70
Proposed Height Restriction
Proposed Density
Number and Types of Units
Current Ownership
Site Assessor's Value

2501 E 48th Avenue
48th and Columbine
106,506 sf, 2.45 acres (9,696 sf building on remainder of site),
remaining is approximately 99,506
R-1, Single Family Duplex
More than 1,000 sf (green line)
2.5 stories
4,500 sf of land per unit
Approximately 18-20 duplex or tandem units
Focus Points Resource Center
$239,600 (land)

Site Current Conditions:
The site is owned by Focus Points Resource Center, a nonprofit provider to low income residents of the
neighborhood. The site is behind their current building, and is clear. The site abuts the rail line that travels
through the Swansea neighborhood. The surrounding uses are well tended single family homes, the
Swansea Park and ball fields, and a Catholic church.
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Site Challenges:
The biggest challenge at this site is the railroad tracks, which run directly along the northwest boundary of
the site. Any developer would have to mitigate noise at the site in order to use public subsidy for
development. A noise study has not yet been conducted, but mitigation could be costly. Directly west of
the site, across the railroad tracks, is Eaton Metal Products, an industrial site where the company
manufactures vessels and tanks, and utilizes its proximately to the railroad for shipping products to
customers.
Another challenge at the site it the site shape. A site plan developed by an architect will need to be
developed to determine how many units could fit onto the site.
Site Opportunities:
The site could be used to construct low income housing for residents, who in turn, could utilize services at
Focus Points. The nonprofit is mission driven, and could be a partner in development of housing units. The
site is more than 1,000 feet from the highway, in a quieter and nicely maintained residential area of the
Swansea neighborhood.
Other Considerations:
The site does not have the same access to new rail lines that some other have, but residents could easily
walk to the high frequency bus lines running along Steele Street and 48th Avenue.
Zoning at this site requires less density than other sites under consideration, but the developer can build
tandem units or duplexes on lots that are at least 4,500 square feet in size. Development at this site will
most closely resemble the current housing inventory, and the units that are being taken by CDOT.
There is an empty lot adjacent to the Focus Points site to the southwest (4790 Josephine Street). This site is
owned by a private individual and also abuts the railroad tracks. However, if noise issues can be abated, the
9,700 square foot lot could be developed and an additional four units (two duplex or tandem units) could
be added to a housing project.
The Our Lady of Grace Parish Catholic Church directly east of the Focus Points site has two very large
parking lots. If the Archdiocese of Denver, the owner of the parcel, were willing to sell the lot to the west of
the church building, there may be room for an additional eight to ten housing units. The church parcel
(including the area with a 16,324 square foot building), is 91,024 square feet in size and currently has very
low density.
The following simple proforma estimates the number of units that could be built on the Focus Points site
only by unit type and size, and estimates the total cost to construct units at the site. The land cost is
estimated from current listings and sale of land in the neighborhood. Site development costs, construction
costs, and soft costs are estimated using data provided by DHA, and tap fees are estimated using Denver
Water and City of Denver tap fees for 2015.
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# of Units

May 2015
cost/s.f.

Total Cost/Unit

Total Cost

2.5 story duplex/tandem

5

2

900

$150

$135,000

$675,000

2.5 story duplex/tandem

10

3

1,070

$150

$160,500

$1,605,000

2.5 story duplex/tandem

5

4

1,150

$150

$172,500

$862,500

Total Unit Development Cost

20

Bedrooms

Size

$3,142,500

Land Cost

$594,000

Tap Fees

$157,610

Infrastructure Costs

$260,000

Soft Costs

$419,000

Total Development Cost

Community Strategies Institute

$228,656

$4,573,110
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Elyria-Swansea Site Analysis
Market Lead Site

Address
Cross Streets
Site Size
Site Zoning
Distance from I-70
Proposed Height Restriction
Proposed Density
Number and Types of Units
Current Ownership
Site Assessor's Value

Community Strategies Institute

3600 E. 41st Avenue, 4001 Monroe Street, 4016 – 4190 Madison Street
40th – 41st Avenues, Madison to Monroe Streets
Assemblage of 11 parcels, 219,910 sf, approximately 5.0 acres total
Mix of I-MX-3, I-A, I-O,UO-2, E-SU-B, C-MU-10
Beyond 1,000 feet
3 story (all but the southeast corner, which is 5 story)
If rezoned to E-MU-3 3 story multi-unit residential, 25 – 37 units/acre
If 4 acres are developed, approximately 100 – 140 units
10 owners, including the Union Pacific Railroad
$2,202,100
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Site Current Conditions:
Currently, two of the sites are owed by the Burlington Northern Railroad, and are called the “Market Lead”.
The City of Denver is negotiating with the railroad to purchase the sites, which are abandoned and would
need massive in-fill to bring them to grade. The sites have a total of five zoning codes, ranging from mixed
use allowing heights of 3 and 10 stories, to urban edge single unit, and light industrial.

Site Challenges:
This site has three major challenges. The first is the acquisition and preparation of the two Burlington
Northern sites by the City of Denver. Currently the Lead runs from 40th to 44th Avenues. Assuming that the
purchase is completed, the sites will create a transition between two areas of the Swansea neighborhood
and a connection to the light rail station which will open at 40th and Colorado. Missing streets will be reconnected through currently vacant land to create a more cohesive neighborhood.
The second site challenge is the large number of parcels and owners. The entire site is shown to illustrate
development opportunity to the west of the station, but it is not necessary to acquire all 11 parcels to
develop housing in the Market Lead area. A housing developer or developers could acquire fewer parcels,
for instance the parcels between 41st and 42nd Avenues along Madison Street, and construct housing units.
The third site challenge is the mix of zoning, some of which does not currently allow residential uses. The ESU-B parcels allow only development of single family homes. The four parcels with the MU and MX zoning
designations would allow construction of denser residential units. The I-O and I-A properties surrounding
the light rail station have a mix “from heavy manufacturing, general and custom manufacturing, warehouse
distribution and other commercial services” according to the Neighborhood Plan. The impact of these
Community Strategies Institute
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businesses on residential units will be “truck noise, noise, odors and visual quality issues.” A zoning change
would be required to construct housing units on these sites.
Site Opportunities:
The site will have excellent access to the light rail station at 40th and Colorado Boulevard, the new East Rail
Line, and to new TOD development around the station, including jobs at existing and future light industrial
and other commercial enterprises in the area. The Elyria Swansea Neighborhood plan includes the station
area plan, and calls for a mix of commercial, industrial, and residential uses around the station. The plan
suggests adding residential units in areas such as the parcel in this analysis that lies between 40th and 41st
Avenues along Monroe Street. There will be a new pocket park at 41st and Monroe on the Market Lead,
and the plan also suggests transitioning from the low density housing located to the west of the Market
Lead site to higher density residential units to the east, closer to the station.
Other Considerations:
The development of these parcels assumes that all current owners will want to sell properties, including
owners of operating businesses and owners of single family homes. Plans for the Market Lead site may end
up including commercial spaces and office space or other commercial uses. The following proforma
assumes that four acres at the site would be developed with three story apartments or condominiums.
The following simple proforma estimates the number of units that might be built on the site, and estimates
the total cost to construct units at the site. The land cost is estimated from current listings and sale of land
in the neighborhood. Site development costs, construction costs, and soft costs are estimated using data
provided by DHA, and tap fees are estimated using Denver Water and City of Denver tap fees for 2015.
Demolition costs were estimated using a Building Journal.com demolition cost estimator for the Denver
metro area.
Unit Type

# of Units

Bedrooms

Size

cost/s.f.

Total Cost/Unit

Total Cost

3 story flats

30

2

850

$300

$255,000

$7,650,000

3 story flats

40

3

1,070

$300

$321,000

$12,840,000

3 story flats

30

4

1,150

$300

$345,000

$10,350,000

Total Unit Cost

100

$30,840,000

Land Cost

$2,209,831

Demolition Cost

$100,000

Tap Fees
Total Development
Cost

$213,080
$331,498
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per unit

$33,149,831
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Elyria-Swansea Site Analysis
Longview Mobile Home Park Redevelopment Site

Address
Cross Streets
Site Size
Site Zoning
Distance from I-70
Proposed Height Restriction
Proposed Density
Number and Types of Units
Current Ownership
Site Assessor's Value

Community Strategies Institute

Assemblage: 5225 Adams Street, 5200 Steele Street, 5220 Steele
Street
nd
rd
Between 52 Avenue and 53 Avenue, Steele Street to Adams Street
101,997 sf, 2.34 acres
I-A, UO-2, overlay district, light(special) industrial
Well beyond 1,000 feet
2 story currently, proposed 3 story
Minimum 3,000 lot
Approximately 50 – 72 units
Two owners, one for mobile home park, and one for SW corner
$325,600
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Site Current Conditions:
Most of the site is currently the Longview Mobile Home Park. The park has approximately 55 older,
occupied mobile homes located on it. Most are in poor condition and it does not appear that any could be
moved to another park. No investigation into how many residents own their units vs. rent their units has
been conducted. Development costs will have to include relocation of current residents. One barrier to
using federal funds for relocation is determining the legal status of some residents, which will have to be
determined during the predevelopment phase of any proposed project. Federal housing funds cannot be
used to relocate residents who are not legal citizens. The southwestern corner of the site is owned by an
individual, and has a single family home located on it, as well as many junk cars and debris. This parcel
could be excluded from redevelopment, though visually, clearing the junk from this yard would improve the
site and the neighborhood.
Site Challenges:
This site is currently residential in use, but is zoned for light industrial use. The I-A Light Industrial District
zoning calls for employment areas that are generally compatible for adjacent residential or mixed use
commercial zone districts. The zoning code states that “no new residential use may be established in the IA Zone District in order to promote a stable employment base for the city. Accordingly, I-A zoned areas
serve as a land use buffer between more residential areas and more intensive industrial areas.” In order to
construct new residential units on this site, it would have to go through a rezoning process.
Currently, there are approximately 55 older mobile homes in the park. These households would need to be
relocated from the site in order to construct any new housing. The owner of the lot at the southwest
corner has a large number of junk cars in the back portion of the lot that would need to be removed.
Two blocks west of the site is the railroad. A noise study would need to be conducted to determine if
mitigation is necessary for railroad noise if Federal funds were used to construct housing units at the site.
Site Opportunities:
The site is located directly north of the Swansea Neighborhood Park, a one block sized green space in the
Swansea neighborhood. The site is surrounded on the north, east and west by light industrial businesses,
but is within a block of residential streets made up of single family homes.
The neighborhood plan calls for allowing three story buildings at the site.
Other Considerations:
The following simple proforma estimates the number of units that could be built on the site by unit type
and size, and estimates the total cost to construct units at the site. The land cost is estimated from current
listings and sale of land in the neighborhood. Site development costs, construction costs, and soft costs are
estimated using data provided by DHA, and tap fees are estimated using Denver Water and City of Denver
tap fees for 2015. Demolition costs were estimated using a Building Journal.com demolition cost estimator
for the Denver metro area. Relocation costs of $35,000 per household are based upon recent relocation
costs for residents of another trailer park in Denver where affordable housing will be constructed.
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Unit Type

# of Units

Bedrooms

May 2015
Size

cost/s.f.

Total Cost/Unit

Total Cost

2.5 story duplex/tandem

15

2

900

$150

$135,000

$2,025,000

2.5 story duplex/tandem

20

3

1,070

$150

$160,500

$3,210,000

2.5 story duplex/tandem

15

4

1,150

$150

$172,500

$2,587,500

Land Cost

$562,000

Site Development Costs

$650,000

Taps

$379,610

Soft Costs

$1,043,000

Relocation Costs
Clearance/Demolition
Costs

$1,750,000

Totals

Community Strategies Institute

$30,000
50

$244,742

$12,237,110
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New Housing Location Criteria to Mitigate Environmental Impacts

The map above represents the areas along the highway that will be most highly impacted by noise and air
quality concerns. Presently the EIS references mitigation efforts along the 500 foot band running north and
south of the new highway course. In order to provide the highest quality of living space for replacements
units, sites which are either beyond the 1,000 foot impact line or at least only partially within that zone will
be the most desirable sites for new development. Those sites that are further away from the highway will
require less attention to sound buffering and air quality measures.
There are other environmental considerations that could direct development to one or more of the sites
highlighted earlier in this report. The DHA site and the 48th and Race site are larger parcels out of the 1,000
foot zone that could rank high. Some of the more important locational considerations to lessen
environmental impact on new development are discussed below.
•

•

•

Connections to existing development and infrastructure-since the sites are in a developed area,
the ability to connect new housing to the existing system of roads, utilities, and circulation paths
will be important to lessen construction expenses and provide some continuity with existing
development. The E-S Neighborhood Plan outlines improvements for the existing infrastructure to
accommodate new development and provide better pedestrian and auto circulation in the
neighborhood.
Compact development- the existing density in most of the neighborhood is low compared to other
Denver neighborhoods. New development should exceed existing densities by a factor of at least
three times in order to make cost effective use of the land and to provide a level of density to
support other neighborhood services and businesses. Compact development also provides the
opportunity to provide landscaped open spaces both to buffer development from surrounding
uses, and provide outdoor space to residents and neighbors.
Access to Public Transit-ideally new development should be located within .5 mile walk distance to
bus or light rail lines that offer frequent service both during the week and on weekends. Most of
the sites profiled above, have good access to either future light rail or frequent bus service.
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Preservation and access to open space- for larger more dense developments, there should be
adequate space to have green, non-paved space on the grounds of the residential complex for
walking and play space for children. Otherwise, for smaller developments there should be close by
access to parks and open space such as bike trails, walking paths and other outdoor amenities.
Connectivity to community services and amenities-preferred sites should have good existing or
planned connectivity so that residents can walk or bike to take care of basic routine daily activities
such as shopping, business services, support services, etc.
Access to community economic resources- some development locations will offer good access to
local employment and space for small businesses. Development sites that lack access may be able
to incorporate some space in the development plan for such employment options as day care
centers, small retail spaces and office space.
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Best Practices for New Housing Construction to Mitigate Impacts of
Highway in Proximity to Residential Developments
The best way to mitigate the obvious impacts of a major highway running through an established
neighborhood is through new construction. The FHWA offers four basic ideas on creating new living spaces
that lessen the detractions associated with a high traffic expressway close by.
These four approaches are listed below:
•
•
•
•

Acoustical site planning
Acoustical architectural design
Acoustical construction
Barriers

Acoustical site planning: There are several sites within the Elyria Swansea neighborhood that are good
prospects for replacement housing to mitigate the impact of losing 56 housing units to the highway
reconstruction of I-70. Other sections of this report have provided details on the opportunities. But an
important consideration for new constructions is how to limit the impact of both noise and air quality on
any new construction that is placed in the neighborhood that is going to be further impacted by the I-70
corridor.
Even for sites that are outside of the 1,000 foot limit or the 500 foot limit, there are good site planning
techniques that can make the new dwellings more livable and more appealing to the market. For some
sites at the north boundary of the neighborhood that will be close to the National Western Complex light
rail line station, good design techniques can help mitigate the impact of trains running through the
neighborhood on the Northern boundary. New multi-family buildings should be sited in such a way as to
create an enclave. Parking areas should be located around the perimeter of the development site. When
possible, a minimal number of windows should be situated directly exposed to the sources of noise. Any
supplemental structures such as equipment buildings, parking structures should be placed on the perimeter
of the site.
Buildings themselves can be noise shields and site plans that arrange the buildings around a courtyard can
provide significant noise shielding as well as to prove a private outdoor space in a courtyard that allows
residents to have their own green space in a relatively quiet environment. The benefits of noise shielding
are enhanced by taller buildings. Two or three story buildings can help created a reservoir of quietness on
the courtyard side of the complex.
In the case of single family detached development, it will assist in reducing surface noise by using cluster
housing designs and zero lot line configurations that can facilitate the placement of open space around the
perimeter of the development, particularly facing the noise source. This benefit can also be enhance with
the addition of heavy plantings of evergreens and shrubs that provide more oxygen and noise buffering
qualities to the perimeter of the site. Parking and other lower functional uses can be placed on the
perimeter to assist in moving the dwellings as far from the source of noise as possible. The actual finished
grades of the site can also help deflect and absorb noise by adding berms, hills and plantings that don’t
leave a clear exposure between the noise source and the dwelling units.
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A design using cluster development to buffer residences from noise source.
In the case of multi-family, attached housing, building configurations that create an interior courtyard and
use the building shells as further sound barriers can be effective at limiting noise. The courtyard can be a
heavily landscaped area that provides a public space with a lower noise level than is present in the public
spaces of the surrounding neighborhood. Placing ancillary uses such as parking, utility buildings and
storage spaces along the perimeter of the site facing the noise source can also lower reverberation before
the sound waves contact the dwelling units. The use of berms and heavy landscaping can also assist in
deadening noise levels before they penetrate the interior of the site.

The illustration above show a design that has a courtyard that is open on the side of the property that does
not face the highway. Depending on planned densities, the courtyard could be closed on all sides.
Community Strategies Institute
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Acoustical architectural design: When dealing with new construction, the opportunities for designing the
improvements around environmental issues are great. There are a number of design techniques that make
good building sense and will also make the new construction product more impermeable to the
environment challenges that the neighborhood will still face in spite of efforts to minimize negative
highway impacts. Whatever new construction occurs, the homes/apartments/condos should be built with
2x6 walls on 24 inch centers to allow more deadening insulation. The windows should be double pane
acoustic units with 5/8 air gap to ensure the quietest building envelope penetrations. Solid core doors
should have the best sound deadening insulation and weather stripping. As the development budget
allows, exterior walls should be built of the densest materials that are affordable such as brick veneer,
synthetic stone or stucco. Interior air handling should follow the same guidelines as outlined in the section
dealing with housing rehabilitation issues. Depending on proximity to the highway, one story homes may
be preferable to taller units because once the sound bounces above the sound walls, it may go over the top
of lower profile homes and have less impact.
Another design consideration is to place smaller windows on the outside perimeter of the outside buildings
and use larger windows facing the courtyard so that light is adequate but the window area exposed to
sound vibration is minimized. All windows should be meticulously sealed with sound deadening materials
to ensure that the designed minimums are realized. Even though swamp cooling is less costly from an
electricity consumption perspective, air conditioning should be installed so that in the hotter summer
months, residents don’t have to open windows to achieve good air circulation. All of the residences which
will receive air handling mitigation, should be connected a solar garden so that electricity charges for
cooling don’t throw the family budget into a tailspin.
Barriers: On-site landscape barriers can also be used to break up sound waves and provide more
interesting topographic features to site conditions. Berming and creating mini-hills and valleys in
conjunction with surface drainage ponds can help break up the flow of noise and even pollutants to the
site.
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Construction Features to Maximize Environmental Design
The contemplated replacement housing represents a great opportunity to improve the neighborhood and
also provide environmentally friendly dwellings to the neighborhood housing stock. There are
considerations beyond building housing that is desirable and also does a better job of lessening the impacts
of the highway that have plagued the neighborhood and the housing stock from the previous I-70
construction. The neighborhood has suffered from disinvestment and low property values since I-70 was
built, 50 years ago. Building practices and technology has changed since that first highway project and it is
important that the housing stock in Elyria Swansea be seen as reflecting the best practices available to
builders and consumers in 2015.
Because of the environmental challenges the enlarged freeway will create, the fist level of design
consideration should have to do with the factors that can lessen the environmental degradation posed by
the highway. Three of the Federal Highway Administration recommends should be incorporated in any
development plans for replacement housing in the impacted area:
•
•
•

Acoustical site planning (discussed in previous section)
Acoustical Architectural Design (discussed in previous section)
Acoustical Construction

Acoustical Construction: An acoustically designed structure needs construction techniques and materials
that implement the vision of the acoustical design. The units should incorporate tight construction that will
meet LEED H, Denver HBA Green Built or Enterprise Green Communities standards. The use of caulking,
tapes and envelope sealing techniques will allow less noise penetration. The tight structures will need a
positive ventilation system that ensures healthy interior air. Depending on the proximity of the structure to
the highway, ventilation systems should have HEPA filtration for both intake air and recirculation. The use
of thicker exterior walls and high R-value floor and ceiling insulation will also deaden sound waves before
they impact the interior living environment. All penetrations through the building envelope should be
meticulously sealed to prevent noise filtration. All exterior doors should be acoustically rated. Air
conditioning as opposed to swamp cooling, should be used so that it is not necessary to have open
windows for circulation of conditioned air. However, because many residents of the new construction will
have limited incomes to pay utilities, the use of high level energy saving construction details, as well as
incorporating PV panels or solar gardens should be incorporated into the construction and operating
proforma of attached housing.
Denver Homebuilders Association Green Built, Enterprise Green Communities, LEEd H and other
environmentally friendly building practices: Beyond the specific considerations for creating the most
comfortable living environments for new housing in the neighborhood, the replacement housing and any
new construction added to the neighborhood should epitomize the best practices in energy efficient,
environmentally sustainable design and construction. New construction could follow the Denver HBA
checklist for Green Built Certification. This checklist covers 175 items that give architects and contractors
options on how to earn at least 75 points of the checklist values included, to earn the Green Built
designation. For affordable housing, having the flexibility to meet the threshold of 75 points through
various options is important because development budgets don’t always allow the use of every green built
feature that has been promulgated. These items offer options on foundation construction, framing, energy
efficiency, choice of interior finish materials with less out gassing of organic compounds, and long term
building sustainability.
The Enterprise Green Communities, 2015 criteria, is more comprehensive and takes into consideration
factors which also have to do with community level questions such as proximity to transit, community
walkability, healthy living and other items. The Enterprise model offers 81 different factors that developers
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and builders can incorporate to achieve a certified rating as a Green Community building. The Enterprise
criteria is the most comprehensive and requires a development team with high capacity that is also focused
on building construction but also the broader community development needs of the surrounding
community.
The LEED Housing( Leadership in Energy Efficiency and Design) criteria occupies a middle ground between
the Homebuilder approach and the Enterprise Green Communities criteria. Because the LEED H system
represents a middle of the road approach, it may be the most practical for the possible development
activities in the neighborhood.
The LEED rating system assigns points for various project features and amenities. The point system awards
points for how well the project measures on eight major components. The point ratings provide a different
level of certification. The LEED Certified project must score from 40-49 points; the LEED Silver certification
requires 50-59 points, the LEED Gold rating requires 60-79 points and the LEED Platinum rating must exceed
80 points. Typically, many residential projects are rated at the LEED Silver level. The eight major evaluation
categories include: Location and Transportation; Sustainable Building Sites; Water Efficiency; Energy
Efficiency and Atmosphere; Material and Resources; Indoor Environmental Quality; Innovative Techniques;
Regional Priority as a demonstration project. The LEED scorecard, with the specific point values for
individual items is included on the following page.
Because of the need for tight structures in some neighborhood locations, the LEED approach would work
well to create quiet indoor environments while addressing the many other facets of sustainable
development techniques including energy and water conservation measures to lower operating expenses
and maintain the quality of the new housing. The interesting feature of any of the Green Building
approaches is that they all use an itemized a point system for targeting dollars to the items in a
development that are deemed most essential. All three systems rely on the use of outside evaluators to
assess points on the various scales. In general the outside evaluators will examine the details relating to
the following:
•
•
•
•
•
•
•

Transit accessibility
Energy efficiency
Water efficiency
Resource efficiency
Indoor Air quality
Lot design for proper climate exposure and noise mitigation
Homeowner, resident education programs for maintaining and living in a sustainable buildings

As the various development plans move forward on any of the Elyria Swansea sites, funders, investors and
developers should concur on a criteria that provides both flexibility and practicality for Green Built
Development. There are successful examples in the Denver area of the application of the various criteria
that could be used.

Community Strategies Institute

46 | P a g e

Elyria-Swansea Housing Replacement and Viability Study

Community Strategies Institute

May 2015

47 | P a g e

Elyria-Swansea Housing Replacement and Viability Study

May 2015

All new construction should incorporate the following certifications from third party sources:
•
•
•
•
•
•

Energy efficiency
Water efficiency
Resource efficiency
Indoor Air quality
Lot design for proper climate exposure and noise mitigation
Homeowner, resident education for maintaining and living in a sustainable building

The LEED-H certification program directs point values to specific construction and architectural details to
homes that represent the most environmentally friendly products in the market. The following is a chart
showing the considerations and options that LEED homes are rated on.
The new homes and apartments created as part of the replacement housing effort in Elyria Swansea should
earn a rating of at least 50 points which would qualify them for the LEED Silver rating. If the homes achieve
this rating, they will be eligible for preferential mortgages that will allow purchasers to qualify for more
mortgage financing than if they were purchasing a conventional older home that doesn’t meeting this
standard.
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Neighborhood Improvement Features to Mitigate Highway Impacts
The issues of noise and air quality impacts have been covered in earlier sections of this report. While the
draft EIS addresses the advantages of Sound Walls on reverberations coming from the highway and it also
recommends the Covered Alternative which should help with noise and the visual impact of a larger
structure looming over the neighborhood. It will be necessary for through planning and infrastructure
design to be completed to improve conditions in the neighborhood for the remaining residents and new
residents. The ES Neighborhood Plan addresses many of the items that will need work in order to improve
the neighborhood on several fronts. The Plan offers a good blueprint for the basic outcome of
strengthening the neighborhood structure so that the neighborhood is defined by its unique culture,
history, public facilities and quality of life. The Plan recommends strategies and best practices that have
been used in other communities and have been provide to reduce the impacts of highways. If this vision
can be achieved then, the neighborhood will have a unique identity and appeal and will no longer be
defined solely by the presence of I-70.
The neighborhood improvement features that have been envisioned center around four key concepts:
Create a Connected Elyria Swansea:
•
•
•
•
•
•

By reducing surface transit conflicts with the railroad line
Build a complete street network
Improve existing street connections
Create a walkable neighborhood, with green spaces and a green pedestrian network
Create a bike friendly neighborhood
Enrich transit options and access

Build a Healthy Elyria Swansea
•
•
•
•
•
•
•

Improve environmental quality by clean up and redevelopment
Improve environmental quality by adding tree canopies throughout the neighborhood
Improve multi-modal connectivity
Increase housing efficiency through weatherization, rehabilitation, and energy efficient
construction
Increase access to goods and services
Enhance community safety
Improve mental health and well-being

Create a Unique Elyria Swansea
•
•

Showcase the history and cultural legacy of the neighborhood by revitalizing some of the significant
cultural and historical institutions such as the National Western Center
Place on display the unique cultures by creating venues and public spaces for event and special
activities

Build a Strong, Environmentally Resilient Elyria Swansea
•
•
•
•

Establish a balanced land use strategy that embraces jobs, housing, transit, public life
Provide storm drainage and water quality management system that enhance natural landscape and
provides green space for residents
Integrate a diverse park system that provide connectivity throughout the community
Improve access to housing, jobs, services and education
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These strategies are supported by national guidelines and standards for development of healthy, strong,
neighborhoods. The Enterprise Community Partners Green Communities Criteria now includes a Healthy
Living and Environment section, stressing the importance of the four main concepts and strategies listed
above. The Lincoln Institute of Land Policy, in multiple publications, including Made for Walking: Density
and Neighborhood Form, stress the “Five Ds and a P” when planning for walkable, connected, low-carbon
neighborhoods. These are: diversity, density, design, distance to transit, destination accessibility, and
parking. These six considerations are also included in the ES Plan recommendations. By creating a denser,
connected neighborhood, the reduction in vehicle travel helps create a low-carbon neighborhood. While
one third of carbon dioxide emitted in the US each year comes from vehicles, up to 41% comes from
commercial and residential structures (EPA, 2012, Made for Walking). Rehabilitation of existing homes in
Elyria Swansea to reduce energy consumption, and construction of new LEED green buildings will help
reduce the carbon footprint of Elyria Swansea and offset the environmental impacts of I-70.
The LEED for Neighborhood Development (LEED-ND) criteria lays out standards for designing
neighborhoods that require fewer resources and result in lower impact on the land and natural systems in
the neighborhood, concentrating on where development happens, and how it is developed. Projects
located in redevelopment urban sites, such as Elyria Swansea, are encouraged through the Smart Location
and Linkage criteria, which emphasized development in proximity to transit and density. The standards also
encourage mixed uses and housing types, walkable, safe and connected streets, continuous sidewalks, and
street trees.
The neighborhood plan offers a comprehensive vision that addresses the multitude of items that have been
addressed in order to move the neighborhood from a blighted area to a neighborhood that offers local
residents a unique quality of life within an urban setting. The ES Neighborhood Plan can be used as the
planning tool to formulate the best use of public and private investment that will be funneled into the area
to accommodate the largest road project in the State. Some of the items outlined in the Plan will benefit
from the funds and technical expertise utilized on the I-70 project. As CDOT planners integrate the new
highway design into the existing topography, there will be opportunities to use the ES Plan as guidance on
how to deal with issues like connectivity, transit access, storm drainage, housing replacement, landscaping
to mitigate noise, etc.
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