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Figure 3.3-12
Current Employment in Economic Development Study Area

3.3-24 September 2009



Affected Environment, Environmental
East Corridor Final Environmental Impact Statement Consequences, and Mitigation

3.3.2.2 Environmental Consequences

Impacts to economic conditions by the Preferred Alternative are examined for their potential to
encourage various effects including:

e Temporary and permanent changes in business access
Effects on income

Changes in construction employment

Effects on economic base

Effects on property values

Shifts in employment

Effects on tax revenue

3.3.2.2.1 No-Action Alternative

The No-Action Alterative would result in no direct, indirect, or temporary construction impacts to
economic conditions.

3.3.2.2.2 Preferred Alternative

The Preferred Alternative would result in both adverse and beneficial impacts to economic
conditions. There is no difference between the Smith Road Realignment Design Options 1 and
2, the 40th Avenue Design Options 1 and 2, or the New Castle Design Options 1 and 2
regarding economic considerations. Direct and indirect impacts, as well as temporary
construction-related impacts, are described in the following subsections.

Direct Impacts

Direct impacts to economic conditions from the Preferred Alternative would largely affect nearby
businesses and employment. Direct impacts to businesses include the relocation of 49
commercial/industrial businesses, slightly over half of which are in Elyria and Swansea, as
shown in Table 3.3-8. The acquisition of these properties would result in approximately
$601,000 in lost property tax revenue (based on valuation in year 2008).

To estimate the impact on employment, the building square footage relationship to the number
of employees was used. The Denver Economic Development Corporation uses the baseline
values for fiscal and economic impact analyses of 250 square feet per employee for office
spaces, 500 to 1,000 square feet per employee for industrial spaces, and 400 square feet per
employee for retail (P. Silverstein, personal communication, June 18, 2008). Based on these
baseline values, employment losses were estimated using the following values:

e 750 square feet per employee for industrial uses

e 1,500 square feet per employee for warehousing

e 400 square feet per employee for restaurants

e 250 square feet per employee for offices

A survey of businesses that would be relocated as a result of the project was conducted after
the DEIS was published (see Subsection 3.2.2, Environmental Justice). Approximately 60
percent of participating businesses indicated they would relocate. The majority of those (over 60
percent) indicated their desire to remain in the same area. The survey findings suggest that job
estimates based on the building square footage is conservative (i.e., overestimating
employment).

If businesses choose to not relocate, it is estimated that the relocation of 49 businesses would
result in the elimination of up to 813 jobs using the employment estimate methodology
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described previously. It should be noted that a business survey performed as part of the
environmental justice assessment and described in that subsection suggests that these
estimates are conservative and the real figures may be on the order of half of the square-
footage-based estimates. This loss represents less than one-fifth of one percent of the total
employment in Denver. From a regional perspective, this reduction in employment would be a
minimal impact to the economy; however, from a neighborhood perspective, the impact could be
more substantial. For instance, more than half of the estimated job losses (508) would occur in
the Elyria and Swansea neighborhood. Table 3.3-8 shows the neighborhoods where the
estimated job losses would occur.

Table 3.3-8
Estimated Business Relocation and Employment Losses by Neighborhood
Related to the Preferred Alternative

Estimated Business

Estimated Number of | Relocations Due to = lniaieion

Neighborhood Losses Due to the

Workers in the Area the Preferred

e e Preferred Alternative

Northeast Park Hill 13,451 4 99
Stapleton 23,075 0 0
Cole 1,245 1 28
Elyria and Swansea 10,021 28 508
Clayton 1,051 3 115
Five Points 6,458 11 58
Aurora 14,467 2 7
Globeville 7,135 0 0

Source for estimated number of workers: Census Transportation Planning Package, 2005, Part 3 (Journey-to-Work),
T301C1 (Total Workers). Number of workers is estimated for portions of the neighborhoods shown that are within the
project area. Source for estimated job losses: based on building square foot figures from county assessor offices and
the employee-per-square-foot factors described in the text.

People routinely work in a neighborhood other than their neighborhood of residence. Journey-
to-work data evaluated for census tracts in the study area and by neighborhood indicate that
approximately 11 percent of jobs located in Elyria and Swansea are held by persons living
within the study area, and approximately 3 percent are held by persons living in Elyria and
Swansea. The business survey findings confirmed the employee residence trend with more than
90 percent of businesses indicating that their employees primarily lived in the Denver
metropolitan area, but not in the same neighborhood that the business was located.

Another direct economic impact from the Preferred Alternative would be the jobs created from
the construction of the project. In addition to construction jobs from direct expenditures, the
expenditures for the Preferred Alternative would generate jobs and income in other sectors that
either supply goods and services to the sectors directly affected (e.g., maintenance of
construction vehicles) or benefit from workers spending their wages in the local area (e.g., retalil
trade). This cascading economic activity, which is estimated using economic input-output
models, is referred to as the indirect and induced impact. The PCEA estimated that construction
expenditures of $3.8 billion over 7 years for the entire FasTracks system (in 2006 dollars) would
create 2,171 construction jobs, representing about $217 million per year in wages and benefits.
The PCEA estimated that the construction expenditures would also create about 5,000
additional jobs in the Denver region for all industries not directly involved with construction of the
FasTracks system. Based on the same factors, and assuming a two-year construction schedule
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for East Corridor, the upfront construction expenditures of about $730 million for the East
Corridor Preferred Alternative (excluding ROW and vehicle purchases and in 2006 dollars)
would create about 1,460 construction jobs and an associated $146 million per year in wages
and benefits. Table 3.3-9 highlights the additional jobs, personal income, and tax revenue
estimated to be generated by the project.

Indirect Impacts

Construction expenditures for the Preferred Alternative would generate jobs and income in other
sectors due to the cascading effects of economic activity and linkages between sectors in the
region. Based on the factors in the PCEA, the construction of the Preferred Alternative is
expected to generate an additional 3,360 indirect and induced jobs. This number, however,
does not include the potential for TOD-induced employment. Regional interest and policies
regarding TOD suggest even higher employment levels, as supported by anecdotal evidence.
Table 3.3-9 highlights the additional personal income and tax revenue expected to be generated
by the Preferred Alternative from indirect and induced jobs.

Table 3.3-9
Direct and Indirect Economic Benefits from
Preferred Alternative Construction

Additional | Average Salary | Total Revenue | Tax Revenue
S B Jobs (2006) (millions) (millions)

Direct Construction Employment 1,460 $52,713 $77.0 $2.4
Indirect/Induced Employment* 3,360 $48,133 $162.0 $5.0
Total $239.0 $7.4

Source: Based on calculations from the PCEA.

* Excludes additional employment induced by TOD. Also does not show job losses due to business displacements,
which are summarized in Table 3.3-8.

Note: Tax revenue based on 3.1 percent effective state income tax rate. Job numbers are based on a calculation
assuming a two-year construction schedule.

An additional indirect impact from the Preferred Alternative would be the increase of population
and employment anticipated around the stations. Within 0.5 mile of the Preferred Alternative
stations, population and employment are predicted to increase dramatically. Table 3.3-10 and
Table 3.3-11 summarize these anticipated changes.

Another indirect impact includes changes in land value caused by the Preferred Alternative.
Properties adjacent to the alignment are not expected to experience property value impacts
because they are already near existing freight railroad facilities. The inclusion of the Preferred
Alternative would do little to amplify negative or positive effects in these areas. In non-freight
adjacent areas, such as Pefia Boulevard, the Preferred Alternative would be in existing
transportation ROW and would not bisect existing developed land. Changes in land values are
not expected in this area.
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Table 3.3-10
Change in Employment within 0.5 Mile of Preferred Alternative Stations

Employment Percentage Change
(2005-2030)
38th/Blake 3,413| 5,007 5,629| 6,579 46.7 12.4 16.9 92.8
Colorado 3,436 3,976| 4,185 4,506 15.7 5.2 7.7 31.1
Central Park 567 | 3,936| 5,248| 7,255 594.2 33.3 38.2| 11,1795
Peoria 4,186| 5,222 5,625| 6,241 24.8 7.7 11.0 49.1
40th/Airport 645| 2,950| 3,848| 5,220 357.4 30.4 35.7 709.4

Source: Derived from DRCOG data (2005).
Note: Population estimates were produced by DRCOG at the TAZ level. This information was processed further to
reflect the 0.5-mile buffer areas around each proposed station.

Table 3.3-11
Change in Population within 0.5 Mile of Preferred Alternative Stations

Population Percentage Change

Stations Entire

Period
(2005-2030)
38th/Blake 3,183| 4,879| 5,887| 7,984 53.3 20.7 35.6 150.8
Colorado 1,354 1,879| 2,197| 2,851 38.7 16.9 29.8 110.5
Central Park 266| 1,326| 1,940| 3,228 398.5 46.3 66.4| 1,113.5
Peoria 911 986| 1,029| 1,123 8.2 4.4 9.1 23.3
40th/Airport 80 778| 1,181 | 2,027 872.5 51.8 716| 2,433.8

Source: Derived from DRCOG data (2005).

The impacts of TOD, which would occur around transit stations, on land values are not readily
guantifiable. Research in this area is often speculative and anecdotal. The general consensus is
that TOD has beneficial effects on land values and property tax revenues. Of the statistically
significant studies conducted, conclusions are often marked with caveats and attribute results to
unique regional factors. Nevertheless, several sample findings may offer insight as to the
indirect impact of TOD on land values:

e Rents increase 15 percent for properties in walking distance of stations (Cervero, 1996).

e Commercial-retail property value within 2,500 feet of a station increases 7 percent with
every 250 feet closer to the station (Cervero & Duncan, 2002).

e There is no increase in commercial property value near suburban stations, whereas
urban stations saw increases (Ryan, 1999).

e Land values increase 28 percent near rail stations (Cervero & Duncan, 2002).

e Retail and office land value increased 30 percent near stations and retained 100 percent
occupancy while rents increased 20 percent (Weinstein & Clower 1999).

o 0.25-mile station adjacency commanded a retail premium of 3.3 cents per square foot
compared to comparable properties not adjacent to stations (Weinberger, 2000).
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e (0.25- to 0.5-mile station adjacency commanded a retail premium of 6.4 cents per square
foot compared to comparable properties not adjacent to stations (Weinberger, 2000).

Temporary Construction Impacts

The temporary road closures and detours necessary for construction of the Preferred Alternative
may have temporary impacts on access to businesses, especially in the vicinity of the grade
crossings, roadway realignments, and stations. Construction activities would be phased over
time so that disruptions would be localized. As construction progresses, road closures and
traffic detours would change to accommaodate construction needs and minimize traffic
congestion. Specific road closures and traffic detours will be determined during the construction
process.

3.3.2.3 Mitigation

Table 3.3-12 summarizes the impacts to economic conditions by the Preferred Alternative and
mitigation measures.

Table 3.3-12
Economic Conditions Impacts and Mitigation Related to the Preferred Alternative

Direct Impacts e  Follow the Uniform Act.

e Loss of approximately $601,000 in annual
property taxes from commercial/industrial
properties.

e Relocation of 49 businesses and potential
loss of up to 813 jobs; however, the majority
of these businesses plan to relocate in the
same general area.

e  Addition of approximately 1,460 jobs as a
result of construction and operation of the
East Corridor.

Indirect Impacts e No mitigation required.
e Loss of indirect jobs due to displacement of
businesses.

e  Benefit of 3,360 indirect jobs as a result of
the project.

e  Benefit of additional indirect jobs as a result
of TOD.

e  Benefit of high-density, mixed-use
development as a result of TOD.

) Increased land values around stations as a

result of TOD.
Temporary Construction Impacts e  Create a construction management plan that
e  Temporary changes to access to businesses includes:

around stations, roadway realignments, and o Clear signage and direction for

at roadway crossings. alternative access to businesses.

e Coordination with local groups, business
districts, communities, and jurisdictions
using a variety of media (e.g., radio,
flyers, advertisements, and website),
where appropriate.

e Temporary access provided during
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Table 3.3-12
Economic Conditions Impacts and Mitigation Related to the Preferred Alternative

Impacts Mitigation

normal business hours, where possible.

o Necessary permits obtained by
contractors.

¢ Traffic maintenance plans to maintain
access and circulation.

e Plans to minimize impacts to bus routes.
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