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Abstract

This study explores gentrification and displacenénulnerable residenthatmay be
happeningn the Denver neighborhoods of Globésiand ElyriaSwansea. Theseighborhoods
contain & underprivileged, mostly Latinsopulation Theyhaveenduredooverty, poorstreet
connectivity, substandasidewalks and lightsandvehicular pollution. A series of public
projectsare planned for these neighborhoadsluding a major expansion to Interstate 70, a
renovation of the National Western Center, aadstruction ohew commuterail lineswith
three new stations in Globeville aktiria-SwanseaThese projectmay stimulate gentrification
with displacemenof underprivileged residenis these neighborhood§hese projects will also
displaceGlobeville and ElyriaSwanseaesidentghroughthedemolition of homes and

businesses irhe way of these projects

Existing literatureshows only a moderate correlation between gentrification and displacement of
vulnerable residents. The literature alsticates there is a correlatibetween public

investments andentrification Specifically,public transit infrastructe is linked with

gentrification andlisplacementOther literature suggestsat collaborative public administration
approaches may be usedotomoteneighborhood revitalizatiom a waythat mitigates

displacenent.

Using methodology from a study of Portlai@regonby Lisa Bates, this studseeks to
determinghe extent to which gentrification may be affecting lé&aille and ElyriaSwansea.
This study used data from the 1990 and 2000 U.S. Census, th@DB8merican Community
Survey(ACS) 5-year data set, and the Housing and Urban Development 2@fhpr€hensive

HousingAffordability Strategy (CHAS)ata set. Geographic Information SystEaiS)



technology was used to examine demographics for the neighborinchdiing ethnicity,
educational attainment, incomes, and housing values overTtimee demographics were used

to classifyneighborhoods based on their state of gentrification.

The resultof this studyindicated thathese two neighborhoods were susd#etio
gentrification, and had populations that were highly vulnerable to displacement. However,
gentrification and displacement were not obseime@lobeville and ElyrisSwanseavith the
existing data sets, which only contained data up to 2062he ober hand, gound observations,
and the planned development of multiple public projects in these neighbosdumust that
rapidgentrification and displacement malyeady have started in the time since the data was

collected

Recommendations inclua®llecing and monitoing currentdemographic data Globeville and
Elyria-Swanseato observe gentrification as it happeAsother recommendation ising
existing data, such as Denvero6s parcels dat a
Modification of the Bates methodology could be done to make gentrification analysis possible at
the census block group levBecause three light rail stations are planned or under construction

in these neighborhoogdthe lasrecommendtion is tostudythe effects of public investments on

gentrification, focusing on public transit.

Future studiesouldanalyz gentrification on a more granular level, using census block groups,
though his would require changintpe data sources and methodologyhétdatasourcessuch
astheDenver 6 s par c prbvele ntdbee tuarensdata that veoteuusedul for

studying gentrification and difgcement



Introduction

Lisa Bates defimgentrification, inher study of Portland, Oregon, as the rise in propettiesa
andthechange in demographic and economic conditions in neighborhoods, when those changes

are part of a shift from lowancome to higheincome households. These changes often are
accompanied with changes in racial and ethnic makeup of a neigbbdrbos r esi dent s arr

businessefBates, 2013, pp.i20).

Gentrification takes place when a neighborhood with lowestdte valuesecomes attractive to
investors and highancome households. Wheratthappens, they start acquiring property, and
outbid current lowemcome residents and businesdaesnany cases, existirrgsidents become
displaced. They are forced to move out of the neighborhood when rents and other costs become
unaffordableTheymove to other neghborhoods with fewer servicasd problems including
concentrated poverty and high crime ratesother casequblic projects, which may initiate
gentrification, or may be caused by demand due to gentrification, nag@igesidents. Fo
examplehomesmaybetaken by eminent domain for highway&nally, someesidents may

remain in the neighborhood but suffer harm to their quality ofWifeen the local cost of living
increases to where it straitigeir resourcesBates, for the purposes of her study, chose to focus

exclusively on displaceme(Bates, 2013, pp.i91).

The Denver neighborhoods of Globeville and ElBisansea male facinggentrification, with
displacement of vulnerable residents, due to upcoming investments, including the redevelopment
of the National Western Center, the expansion of Interstate 70, and the construction of three new
FasTracks commuter rail lines. While tee@svestments may result in a welcome improvement

in the economy of these neighborhoods, many of the present residents may not share in the new



wealth. Gentrification may cause these residents to be displaced from Globeville and Elyria
Swansea, or harm tinguality of life. Residents that are displaced may end up in areas of
Denver or its suburbs that suffer from concentrated poverty, high crime, and poor public services

such as schools. Residents that are not displaced may suffer from harm to thgioglifdias

their income and resources are strained.

Globeville and Elyria-Swansea
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Globeville and Elyria-
Swansea face significant
challenges due to
gentrification. These two
North Denver
neighborhoods are
home to low-income,
less-educated Latino
residents, who are
vulnerable to
displacement caused by
gentrification. Public
projects, including an
expansion to |-70,
renovation of the
National Western
Center, and three new
RTD commuter rail lines,
may stimulate
gentrification in these
neighborhoods.

Neighborhoods

Elyria-Swansea

Globeville

Current state of Globeville and Elyria-Swansea

Globeville and ElyriasSwansea&urrently haver5 percentand 82 perceritatino populations
respectivelyResidents in these neighborhoods also havesthssation on average than other
residents of Denveil.o be specific92.8% of Globeville residents, and 89.5% of Eh8laansea

residents do not (ManestaRoplation Centerp20ldlee degr ee



neighborhoodsre plagued by high levels of povenyith 78.2% of households in Globeville,
and 71.9% in ElyrisBwansea living below 80% of HURdjusted Median Family Income

(HAMFI) (U.S. Department of Housing andlan Development, 2012)

The neighborhoods are divided by Interstate highways 25 and 70, leaving areas of these
neighborhoods poorly connected with each otResidents have health problemigh as asthma
because of pollutignncluding ozonefrom vehicles on-70 andl-25 and nearby industrial
operationsThe neighborhoods also have poorly maintained streets and infrastriittere.
neighborhoodsurrentlyhave ndull-servicegr ocery st ores, maklsong t hem
while there are some ga in the neighborhoodsgsidentdeel theyhave few opportunities for
exercise They feel unsaféecause of car and trucknd trairtraffic related to nearby industrial
operationsandtheyalsofearhigh crime rategeventhoughpropertycrime rateséll in 2014)
because many areas have poor street lighfihgse problems may contribute to health issues in
these neighborhoodsb®sity and relatethedical issuesccur at a higher rate here than in other
Denver neighborhood€verall, life expectancynithese two neighborhoods is 3.5 years shorter

than the Denver averag@rmijo & Hook, 2014)

Denver Environmental Health Impact Assessment

The Denver Department of Environmental Health releadddalth Impact Assessment (HIA) of
Globevilleand ElyrisSwansea i n 2014 t i Planeing AffettoHealtNie i gh b or
Gl obevi | | e an dhisdbcymentavasSisefal fosuaderstanding the state of

Globeville and ElyriasSwansea before amentrification took place. locuments multiple
environmentahealth problemsand other health problems in those neighborhoods. In addition, it
documents many of the general povesiated challenges that residents of Globeville and

Elyria-Swansea facdroblems include air pollution frometffic on Interstates 25 and 70, as well
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asodors from nearby industrial operations that cause-$&ort health effects and create
impressions o residents of heavy pollution. They also incliafgh levels of noise phltion

from highway traffic, freigpt trains and industrial plants. Also, there largering perceptions of
contamination from historic industrial operations such as lead smelting, even though soil in the
areahas mostly been cleaned up. There is algeneral lack of trees and green infrastructure

(Armijo & Hook, 2014)

Additionally, the study states that connectivity and mobility are hampered by disconnected roads,
poor quality sidewalks, raibad tracks, and other physical barriers, which limit opportunities for
physical activities such as walking, biking, or jogging. Many areas of these neighborhoods have
no sidewalks, or bus stop benches. TracH traintraffic in the neighborhoodsom neaby

industrial sitecausea safety hazard to pedestrians and cyclists, especially childaescieols.

Many residentslo not own or have access to vehicles, which forces them to relybbic
transportation, while infrastructure such as sidewalksbasdtopbenches, armadequate

(Armijo & Hook, 2014)

New Investments May Be Triggers for Potential Gentrification

Several public projects are currently in the planning stages for the Gleksewl Elyria
Swansea neighborhoods. These projects may trigger a wave of investment in the two

neighborhoods that may lead to gentrification and displacement.



First, the Colorado
Department of Transportation
is planning to expand
Interstate 70 through Elyra
Swansea. Currently, the
highway is builtupona six
lane viaduct through the
neighborhods. Itis

overloadedwith traffic, and in

TheDenverChannel.com. poorstructuralcondition. The
expansion would replace the viaduct with a
level, and build a four acre landscaped cawxar the highwayear Swansea Elementary School.
The plan also calls for addj feeder lanes and toll lanes, which would make the expansion a
total of 24 lanes wide, and require the demolition of dozens of homes that are near the present
highway(U.S. Department of Transportation, Federal Highway Administration & Colorado

Department of Transportation, 2014)



Second, the City and County of Denver is planning to redevelop the National Western Center in
Elyria-Swansea, home of the National Western Stock Show. The current building®ands

are deteriorating and need renovation. The plan would replace the Denver Coliseum with a new
10,000 seat arenand
replace several other
buildings in the complex
with new and larger
facilities. The plan also
calls for waterfront
improvements alonthe

South Platte River by

moving rail lines away
from the river, and Figure 2: Renderinghof renovated I;lz;ltioal eéter.n Centér frdm 'i’héDeverChann
creating new recreational spaces th&re National WesterCenterwould be transformed into a
facility that would be opeall yearfor a variety of events, and attract over alioril new visitors

each year(City and County of Denver, 2015b)

Finally, the Regional Transportati@istrict (RTD) plans to builchew commuter rail lineas
part of its FasTracks programite North Metro Rail Linethe East Rail Line, and the Gdlae.
The North Linewould run from Union Station through Commerce City, Thornton and
Northglenn. It would include a statiam Elyria-Swanseat the renovated National Western
Center.The East Line is planned to run from Union Station to Denver InterratAirport, with
a stop at Globeville. The Gold Line is planned to run from Union Station to Wheat Ridgea

station in Globevild Ci ty and County of Denver, Mayor 0s
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While these pulc projects would bring welcome economic activity to Globeville and Elyria
Swansea, the resulting gentrification could also cause displacement of existing residents, and
cause increases in the local costs of living that could harm the quality of lésidéntsAlso,

the construction would requipiblic takingof a substantial number of homasd businesses,
which woulddirectly cause displacement of residents. For example;tBeekpansion would
require the demolitioof an estimated 53 residentj@operties, depending on final
implementation, as well as up to 16 businesses angbrafihorganizations in ElyricBwansea

(U.S. Department of Transportation, Federal Highway Administration & Colorado tDegyer

of Transportation, 2014, pp. 541 5.5/11).

Literature Review

J. John Palen and Bruce Londd®84)edited the booksentrification, Displacement, and
Neighborhood Revitalizatiorn it, they identified five frames for explaining the phenomenon of
gentrification: demographiecological, sociocultural, politicaconomic, community network,
and social movementBalen and.ondon also noted from their review of the literature existing
at the time that gentrification was only loosely correlated with displacement. This may have
changed in the decades since their book was authored, but it illustrates that georirdivet
revitalization ofneighborhoodsnay not alwaygsome at the expense of vulnerable existing

residents.

LisaBateq2013)aut hor ed a study, AnGentrification and |
equitable inclusive development strategy in the contexeafig r i f ihe wsédiGeograpbic S
Information System (GIS) techniques to create metrics to measurdigainn and

displacement in Portland, Oregon. She then illustrated her results using a series of maps.



Bates classified tractas her study based on three measures: vulnerability, demographic change,
and housing market conditions. A tract was classHigtiaing a morevulnerablepopulationif

its population had higher &n average numberrs the categoriesf renterspr racial or ethnic
minorities Bates studied black or Africamerican individuals in her study, while Denver,
Latinos in GlobevilleandElyria-Swanseavere the minority that appeared to be most

vulnerable) Bates also classified tracts as having vulnerable populations when thegdpe
whodon ot have ba cdifeolseholdssathatdéoger than 80% of HUAdjusted

median hcome(Bates, 2013)

Batesclassified tracts as having undergone gentrificatiased demographic change if the share
of homeownergirew (relative to the percentage of homeowners in the city as a wihae)
populdion of white people increasealverage education attainment increased, orageer

household income increased.

Finally, Batesused housing valuation as a variable to foendentrification metric. She
classified neighborhoods as being adjacent if the neighborhoods are next to amas tha
undergoing gentrification. She classified them as accelenatieg home values were
appreciated rapidly, compared to eityde rates between decennial census or ACS dateSéets
classified them as appreciated if they had high values in recergadatand lower values in

previous data setselative toP o r t |nmeediad @ppreciation rate

Batesds methodology created a final classific
denote the regionds st agleTypdl, EadynType 2, Dynamact i on :
Late, and Continued Los§.hi s st udyé6és met hodol ogy is based s

it to Denver and its neighborhoods Globeville and Efgveansea.
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Bates basedome ofther work on a journal article by LanEeeemar(2005)in Urban Affairs
Reviewtittedid Di s pl acement or Succession? Residenti al
Nei ghborhoods. 06 Freeman was concerned with di
the forcing out of poor or struggling residents of a gentrifying neighborhood, from succession,

which is the normal turnover of housing as people move from home to home for mundane

reasonsHe found that gentrification only had a modest correlation with displacement, and that

in many cases, changeshame ownership and residence were dugrdmaryhousing turnover

Like Palen and London, Freeman observed that gentrification did not always come with

displacement for existing residemtger the long term

Freemands methodol ogy used variables | ater us
attanment, percentages of minorities in population, median income, and housing values. His
choice of variables was intended to distinguish displacement due to gentrification from normal

housing turnove(Freeman, 2005)

Bates and Freemands methodol ogies attempted t
present during gentrification, which would include appreciating property values, landlords

evicting tenants or refusing to renew leases so they could sell their properties to developers, and

so on.Marianne Goodlan{2015)wrote an article for the Colorado Independent describing

another form of displacemender article tells the story of Marta Gonzales. Gonzallesg with

aloft he ot her residents of Denverdéds Auraria nei
1974 wten the City and County of Denver took them by eminent domain, to convert the
neighborhood into the Auraria Higher Education Center campuwdBes stated that Auraria

residents only received a fraction of the value of their homes in compensation, llbedvmae

values plummeted after the city announced its plans to take them by eminent domain. Gonzales

11



and other #fAdispl aced Aur-dayplaastsredevalopghe Sadional er ne d
Western Center and expandQ will displace current residés of Globeville and Elyria
SwanseaGonzal esd6s story is an example of public,

force of law, instead of market forces, causes vulnerable residents to be forced from their homes.

Marian Zuk, Ariel Bierbaum, KareGhapple, Karolina Gorska, Anastasia Loukaifideris,
Paul Ong, and Trevor Thomé&015)also researched the effects of public investment on

gentrification and G@Gantsfigdtiamdespeeement, and the Roleofr pape

Public Investment: A Literature Review. They found t hat asadquirddough m

on how much public investment played a role in gentrification, they did fatdotiblic

investment wasinked with gentrification. Specifically, they found that investments in public
transit lines were associated with gentrificatibhey notel that affluent residents moving into
gentrifying neighborhoods were attracted to public transit infrastructure, such as light rail or
commuter rail lines, because they wanted to avoid difficult commutes that required driving on

congested roads.

While thisstudy is focused on displacement due to gentrification, some of the literature
demonstrates some other negative consequences of gentrifigatioh thisstuda nd Bat es 6 s
study donot measuréWhittle, Palar, Hufstedler, Seligman, Frongillo and We{261.5)

released a study titled AFood insecurity, <chr
Bay Area: Anexampe of structwural violence in United
documents some of the negative effects other than displacement that gentrification may have on
anée ghborhoodds r esi depedapk livingiwith HV/ASDS widohpaved 0 ¢ u me n t
endued food insecurity, because rising rents have left them without enough money to

consistently afford nutritious food when they had to subsist on disability benefits. Study

12
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participants reported that they have endured periods of insufficient food, andispertaunger.
They also reported concerns of negative health effects from a poor diet, exacerbated by
HIV/AIDS. Participants also reported being forced to steal food, exchange sex for food, sell

controlled substances, and depend on aid from friends, faantlycharities.

Several groups have worked to alleviate the negative effects of gentrification, including
displacement. Maureen Kennedy and Paul Leo(20d1)wrote a white paper for PolicyLink
with several case studies, gmvideda tenstep strategy that cities could use taage
gentrification andnitigateits effects.Their goals are to promote equitable development. They
seek to replacdisplacinggertrification with equitable revitalization of neighborhoods and
communities. Their steps to improve the eesults of gentrification can be summarized as
follows: understanthe gentrification dynamics in the communignticipate gentrification
pressuresorganize stakeholders, develaghared vision anichplementatiorplan for growth

and revitalization, implementing poli@ndregulatory fixesmaximize public resources,
improve the public education system, prepare groups to negotiate, and createnoeuens

equitable negotiationsan take place

The National Trust for Historic Preservatitias also worked on alleviating displacement due to
gentrification.Alexander Padravrote ina pair of article$i Mi ni mi zi ng t he Effect
Gent r i f(ROd5a)and(@0igb) for Main Street America about his efforts in Shaw Main

Streets to saveesident angmall businessaa Washington D.Cthat were vulnerable to
displacementPadr o6s ef f or t s wikisgs with &fdrdablenhousiegyresultang n e w
in little or no displacement of residengsdditionally, over 170 small businesses have opened in

the Shaw neighborhood, providing jobs and economic growth for the neighborhood. Shaw Main

A

Street 6s githlized the reighbatheacs, witheut diminishing its character as a historic

13



African American community. Shaw Main Street was also able to save several historic small
businesses, including Wandaé6és Hair Studi o, fr

retail space after renovation.

Purpose and Methodology

This study explores gentrification in Globeville and El@&aansea, using dapaimarily from
the20082012American Community Surve§ACS), the 2000 and 1990 United States Census
datasetand t he U.S. Department of omMmwdhensiveg and Ur |
HousingAffordability Strategy (CHASXata setwhich in turn, is based on 202812 ACS

data The methodology is bad onLisa Bate® s  sot gendrification in Portland, Oregonhib
methodologyclassifies regions (all the data required for the study was available at the census

tract leve) into six categories that denotetkegi onés st age of gentrificae

Type 1, Early: Type 2, Dynamic, Late, and Continuedd.

Becawseseveral newublic projectsare in the planning stageacluding the 470 expansion, the
renovation of the National Western Center, and the constnuat the RTD FasTracks raihks,

a new wave of investment and redevelopment could corine taeighborhoods of Globeville

and ElyriaSwansea. While economic revitalization is welcome, there are concerns as to whether
this revitalization could manifessayentrification that causesplacement of the

neighborhoodcurrent residestandharme® t her resi dentsé quality of

UsingBate® s met hodol ogy, the aut h-Swanseatadeiermmel G| o b
which of six categoriedescribe their state of geritdation.The methodologysesthreetypes of
measuremesto classify tracs. vulnerability to displacement, demographic changed, a

housing market appreciatigBates, 2013)
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Vulnerability

A tract is assigned a vulnerability score from zero to four, with one added to the score under the

following conditions.

1 The number ohouseholds that are renters is greater than thewiity average, minus
the margin of error (MOE)-or Denver, théhreshold $ 50.24%.
1 The percentage of the population that is Latino is greater than theidegyaverage,
minus the MOEIn Denver, the treshold is 31.77%.
1T The percentage of the population that has
greater than the citwide average, minus the MOIEhe threshold for Denver is 61.06%.
1 The percentage of households with income less than 80% HfibBeadjusted median
family income is greater than the cityde average, minus the MOEhe threshold for

Denver is 49.33%.

A tract is classified as vulnerable if it has a vulnerability score of three or four.

Demographic Changes

A tract is classified asaving experienced demographic change related to gentrification and

displacement ithree ofthe followingfour conditions are true.

1 The share of homeowners has increased ifaordecreased lest)an the citywide rate
of increase in homewnership, minushe MOE.In Denver, this threshold 2.961%
( De n v e-wideshonweiowngrship rate fell between 2000 and 2012.)

1 The population of white people has increased more than thwicigyrate of change,

minusthe MOEDenver 6s threshold number is 0.253%

15



1 Theshare of the popul ation with a bachel or 6:
the citywide rate of change, minus the MOEhe Denver threshold was 6.144%.

1 Median household income has increased nfmreecreased les#)an the citywide
average ratef changeDenver 6s t-B6edh 6l d(BDasaver ds medi s

income, adjusted to 2012 dollars, fell from 2000 to 2012.)

A tract will also be classified as having experienced demographic change if two of the above

conditions were met, if the two krditions were:

1 The population of white people has increased more than thesicigyrate of change,
minus the MOE.
T The share of the population with a bachel o

the citywide rate of change, minus the MOE.

Housing Market Conditions

A tractébés home value ratio is defined as the
city-wide median home value. It will be classified as low or moderate if it is in the bottom three

quintiles of home value ratios, and clagsifias high if in the top two quintiles.

Appreciation rates will be classified as low or moderate if they are in the bottom three quintiles,

and classified as high if they are in the top two quintiles.
A tract will be classified aadjacentif:

9 It has a lowor modeate 2012alue ratio.

1 It has a low or moderate appreciation rate.

16



1 It touches the boundary of least one tract with high 201/alue raticand/or a high

2000-2012appreciation rate.

A tract will be classified aacceleratingif:

9 It had a low or moderatg012value.

1 It has a high 200@012appreciation rate.

A tract will be classified aappreciatedif:

i It has alow or moderate 1990 value ratio.
1 It has a high 2012alue ratio.

1 It has a high 199Q@012appreciation rate.

Tract Classification

Based on the vulnerability, demographic change, and housing market conldiisifications
the tracts of Globeville and Elyri@wansea were classified into one of the following categories

based on the data.

1 Susceptibletracts are tractdhat are adjacent to higralue or highappreciation tracts,
but still have low or moderate home values and appreciation rates.

1 Early: Type 1 tracts have high appreciation rates over the past decade, but still have low
or moderate home values. Populatiothiese tracts are classified as vulnerable, but no
gentrificationrelated demographic changes have occurred yet.

1 Early: Type 2 tracts are adjacent to higfalue or highappreciation tracts, but still have
low or moderate home values and appreciation ratesy have populations classified as

vulnerable, and have experienced demographic change indicative of gentrification.

17



1 Dynamic tracts have high appreciation rates over the last decade, but still have low or
moderate home values (they are classified adexatieg). Demographic changes
indicative of displacement have taken place, but the tract still has a vulnerable
population.

1 Late tracts have had low or moderate home values in 1990, but experienced high
appreciation rates over the last two decades, awdhage high property values. They
have experienced gentrificatioalated demographic change, but still have a vulnerable
population.

1 Continued Losstracts have had low or moderate home values in 1990, but had high
appreciation rates over the last two dbesg and now have high property values. They no
longer have abovaverage levels of vulnerable populations, and have experienced high
levels of demographic changes over the previous two decades. Remaining vulnerable

households may be at risk of displacemen

18



Results

UsingB a t aypofbgy, Globeville and ElyriaSwansea can be classified as Susceptible

neighborhoodsbased on data from 201Roth Globeville and ElyrigcBwansea have vulnerable

populations that are stronglgflected in the data. First, both neighborhoods have a high number

of Latino residentsas seen in Figure &lobeville has a population of 75.36% Latino residents,

while ElyriaaSwansea has an 81.79% Latino population, compar8dl.77% for Denver as a

whole.The neighborhoods also ke high percentage of rentéisgure 4) with 60.6% of

Gl obevi | | e 6rentedy anch®93% df Elyri®@Sgw a n s e a d comparednvéhs

49.59% for Denver as a whole. The two neighborhoodshaige less educated populations

Figure 3

Percentage of Latino Residents in Denver

1la Sources: Esni. MERE, DeLome, USGS, Intermap, increment P Comp.,
“AtEMAINRCAN, Esnt Japan, MET), Esrl Ghina {Hong Keng), Esrl (Thailand),
TomTom, Mapmylndia. & Opén Streethdap contributors, and the GIS User
Commun ty

This map shows the
percentage of residents with
Latino or Hispanic ethnicity for
each Denver census tract, as of
2012. The tracts are colored by
quintile.

Globeville and Elyria-Swansea
are highlighted with green
borders.

Sources: American Community
Survey, 2008-2012 5 year data
set, National Historical
Geographic Information
System, ESRI.

Map layout: Douglas Holland

Latino Residents
1.6% - 7.5%

| 75%-13.9%
B 14% - 30.8%
B 3i3%-571%
B 57 3%-875%
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Denver Households That Are Rented

This map shows the
percentage of households
Hendersor whose occupants rent, rather
[ than own their homes, by
census tract, as of 2012. The
’ tracts are colored by quintile.

Globeville and Elyria-Swansea
ter Thornton are highlighted with green
Heights borders.

Sources: American Community
Survey, 2008-2012 5 year data
T set, National Historical
Geographic Information
System, ESRI.

Map layout: Douglas Holland

Residents that Rent

7.2% - 28.5%
28.6% - 42.2%
42.3% - 54.4%

54.5% - 68.9%

Sources: Esri, HERE, DeLorme, USGS, Intermap, increment P Corp.

"#INRCAN, Esri Japan, METI, Esri China (Hong Kong), Esri (Thailand),
TomTom pmy| . © Open tMap s, and the GIS User
Community

il ik

69% - 100%

Figure 4

(Figure 5) with 92.8% of Globeville residentsot having achieved b ac hel or 6s
with 89.52% of ElyriaSSwanseabés resident s. Finally, t
of the HUD-adjusted median family income (HAMFI, which w&is7,800 for the Denver
AuroraBroomfield MSA as of December 11, 2012) w&s2P6 for Globeville, and 71.91% for
Elyria-Swansea, compared with 49.33% for all of Der{(mezdian incomes are shown in Figure
6). Globeville and ElyriaSwansea met all four of the thresholds required to classify them as

vulnerable tracts.

While the datdrom the US. Census, ACS, and CHAfBovides evidence thatvulnerable

populationlives in Globeville and Elyricswanseait does not indicate that there is evidence of
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Denver Residents Without Bachelors Degrees

Scources: Esri. HERE, DeLorme. USGS. Intermap, increment P Carp.,
fenniaINRCAN, Esn Japan, P;-‘ET.L Esfi China iHang Kong), Esri {Thaiand),
A >

TomTom, M. ¥ Ope

Community

and the GIS User

This map shows the
percentage of residents that
have not attained a bachelor's
degree or higher. by census
tract, as of 2012. The tracts are
colored by quintile.

Globeville and Elyria-Swansea
are highlighted with green
borders.

Sources: American Community
Survey, 2008-2012 5 year data
set, National Historical
Geographic Information
System, ESRI.

Map layout: Douglas Holland
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Figure5

gentrificationrelateddemographichanges in thee neighborhoods. First, in Globeville, the

percentage of homeowners fell from 62.68% to 39.39%. The percentage of white residents rose

from 16.

97 % t

0]

19. 3 %.

The

percentage

with bac

the median household incomd feom $32,147 to $23,750 (in 2012 dollars.) In ElyBavansea,

the percentage of homeowners rose from 39.4148 103%. The percentage of white residents

f

el

slightly

from 9.

9 %

t

(0]

9.

7%. The

percent a

3.38%t0 10.48%. Finally, the median household income in Elyria Swansea fell from $42,321 in

2000 (in 2012 dollars) to $32,390. In the case of Globewiig; one of the four thresholdgas

met to indicate that gentrificatienelated demographic change waswdag. In ElyriaSwansea,

two of the four conditions were met, which again fell short of the quantitative criteria.
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Figure 6

In Denver, the median home value was $79,000 in 1990 ($138,775 in 2012 dollars.) It rose to
$165,800n 2000 ($221,061 in 2012 dollars), and finally to $246,300 in 2012. The final metric
compares median home prices in Globeville and Efgriensea to the Denver prices above,

using ratios. In Globeville, thesawhotewas of t he
0.5696 in 1990, 0.5621 in 2000, and 0.5558 in 2012. In all three cases, the median home prices

fell into the bottom two quintiles of home prices, and middle quintiles in terms of appreciation
(Figures 711). In ElyriazaSwansea, the ratio ofdoal pr i c e s -wide mBdamwasr 0S C i
0.6126 in 1990, 0.5863 in 2000, and 0.4803 in 20EXher Globeville noElyria-Swansea

showed elevated levels of home value appreciation in the period of 1990 through 2012, when

compared with the rest of Denvélowever, an adjacent neighborhood, Five Points, did show
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