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TO:  City Council Neighborhoods and Planning Committee 
FROM: Theresa Lucero, Senior City Planner 
DATE:  October 9, 2014 
RE: Official Zoning Map Amendment Application #2014I-00045 
 6900-7100 East 1st Avenue 
 Rezoning from O-1 to G-RH-3 with waiver 
 
CPD Recommendation 
Based on the criteria for review in the Denver Zoning Code, Staff recommends approval for 
Application #2014I-00045 for a rezoning from O-1 to G-RH-3 with a waiver. 

 
Request for Rezoning 
Application:     #2014I-000045 
Location: 6900-7100 East 1st Avenue 
Neighborhood/Council District: Lowry Field / City Council District #5 
RNOs: Crestmoor Park (2nd Filing) Homes Association;  

Crestmoor Park Neighborhood Association;  Denver 
Neighborhood Association, Inc.;  Inter-Neighborhood 
Cooperation;  Lowry Community Master Association;  
Lowry United Neighbors;  Mayfair Park Neighborhood 
Association;  Mayfair Residence Condominium Association 

Area of Property:   Approximately 2.5 acres, 109,031 SF 
Current Zoning: O-1:  (A Denver Zoning Code zone district with a limited 

use list that include civic and public uses, limited group 
living, limited commercial and some industrial uses.  No 
maximum height, except when within 175’ of a protected 
zone district where the height is limited to 75’.  The only 
form standards are for setbacks.)   

Proposed Zoning: G-RH-3 with a waiver:  General Urban Neighborhood 
Context – Row House – 3 story maximum height - with 1 
waiver to reduce the number of stories allowed from 3 to 
2.5 stories and to change the maximum height from 30 to 
35 feet.  

Property Owner(s): Lowry Redevelopment Authority (LRA) - a quasi-
governmental, nonprofit entity created by the cities of 
Denver and Aurora in 1994 to redevelop the former Lowry 
Air Force Base 

Owner Representative: Robert J. Gollick, Inc. 
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Summary of Rezoning Request 

• The subject property is part of the larger 70-acre Buckley Annex property, which was the 
last remaining parcel of land to be transferred by the Department of Defense to the 
Lowry Redevelopment Authority (LRA) at the former Lowry Air Force Base.  The Buckley 
Annex property, including the subject property, is vacant except for two, 2-story existing 
structures near the intersection of 1st Avenue and Quebec Street.  One of the existing 
structures is an office building and the other is a maintenance building.  

• The property owner is requesting a rezoning to entitle the land for future redevelopment 
of the site consistent with adopted city plans and a General Development Plan approved 
in 2013.  The LRA will be the master developer of the site, as it has been for the rest of 
Lowry, and will sell land to residential and commercial developers for vertical 
construction. 

• The proposed rezoning for the subject site is for G-RH-3 with a waiver or General Urban 
Neighborhood Context – Row House – 3 story maximum height - with one waiver which 
waives the right to the current DZC height standard of 3 stories and 30 feet, and 
substitutes a reduced number of stories allowed to 2.5 stories, and changes the 
maximum height from 30 to 35 feet for all allowed structures.   

• The exact language of the waiver is attached to the application form.   
• The following table summarizes the waiver, by comparing the standard G-RH-3 height 

regulations: 
 

 

 
G-RH-3 

Proposed 
G-RH-3 Zone District  

with Waiver 
HEIGHT (All 
Structures) 

3 stories/30 feet 2.5 stories/35 feet 

   
 

 
Waivers to a New Code District – Implications: 
Waivers are enabled by Section 12.4.10.6 of the Denver Zoning Code and allow for an applicant 
to waive certain rights or obligations under the proposed zone district.  This application 
requested such a waiver to conform in height with approved a G-RH-3 zone district approved in 
the core of the Buckley Annex property. 
 

• The Buckley Annex applications allow consideration of what future additions may be 
needed for the Denver Zoning Code.  Specifically, where there are Areas of Change 
combined with plan recommendations for lower-intensity residential land uses such as 
single-unit or duplex, how can a better urban form be achieved?  CPD considers the 
redevelopment of Buckley Annex a case study within a larger effort to research and 
understand whether other parts of Denver have this condition and may need this same 
type of zoning. 

• It is important to note that the variations in building height requested in the subject 
waiver is achievable under the Denver Zoning Code but only when there is an existing 
neighborhood pattern that the new infill development is trying to imitate (typically, 
development that occurred pre-1956).  Section 12.4.5 of the Denver Zoning Code states 
“Administrative Adjustments” may be granted to adjust building height and bulk to allow 
new development to be more compatible with the existing built pattern on the block.  For 
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the subject property, the Administrative Adjustment is not available because there is no 
existing built block pattern.  The “block” is vacant. 

 
• Summary Background 

 
The following is a summary of the Buckley Annex history.   

• 1970s - 2005 - The subject property was home to the Air Reserve Personnel Center and 
Denver Center of the Defense Finance and Accounting Services, with some 3,000 
employees.   

• 1993 – Lowry Reuse Plan created and adopted by the city 
• 2000 – Denver’s Comprehensive Plan 2000 adopted and Lowry Reuse Plan re-adopted 

as supplement by the city 
• 2002 – Blueprint Denver adopted by the city 
• 2005 - Department of Defense-Air Force announced closure of Buckley Annex (the 

subject site) 
• 2008 – Buckley Annex Redevelopment Plan completed by LRA as required by the 

Department of Defense (not adopted by the city) 
o LRA created a conceptual Redevelopment Plan following a public planning 

process  
o As described in the Redevelopment Plan “The Department of Defense 

recognizes a local redevelopment authority as the entity responsible for creating 
a redevelopment plan for closed facilities before property is transferred for 
development. The Office of Economic Adjustment (OEA) designated the LRA to 
manage the public process for the redevelopment plan and ultimately deliver a 
plan that balances the needs of the community, the Air Force and future 
developers.” 

o The Redevelopment Plan was submitted to the Secretary of Defense and the 
Secretary of Housing and Urban Development.   

o The Redevelopment Plan provided a framework for land use and transportation 
including residential areas, mixed use areas, building height limitations, a new, 
connected street grid, and parks and open spaces. 

• 2011 - Property completely vacated by the Air Force 
• 2012 - Air Force completed transfer of the property to the LRA 
• 2013 – Buckley Annex General Development Plan approved by the City and recorded. 

(Reception Number 2013077511) (Planning Board recommended approval to DRC; 
DRC approved GDP.  DRC = Community Planning and Development, Parks and 
Recreation, and Public Works). 
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Existing Context  
 
 
 

Existing 
Zoning 

Existing Land 
Use 

Existing Building 
Form/Scale 

Existing Block, Lot, 
Street Pattern 

Site O-1 Vacant surface 
parking No Structures Regular grid and 

modified grid pattern 
of streets and 
rectangular blocks;  
Streets north of 1st 
Avenue interrupted 
south of 1st Avenue 
by Buckley Annex 
superblock. 
Vehicle parking to 
the side or rear of 
buildings (alley 
access), and 
structured.  
 

North R-2-A with 
waivers Rowhouse 

1st Avenue – 2-story 
rowhomes, consistent 
rear setback from 1st 
Avenue 

South O-1 Vacant surface 
parking No Structures 

East O-1 

Vacant non-
residential 
structure & 
surface parking 

Two 2-story non-
residential structures 

West U-SU-A with 
waivers Vacant  No Structures 

 
 

 

1 
2 

3 

4 
5 

6 

7 
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1- Mayfair Neighborhood, Single unit detached, 1-
1.5 story NW if subject property 
 
 

2 Lowry West Neighborhood, Single unit attached, 2 
story, rear-facing homes on 1st Avenue north of 
subject property 

 
3 Subject Property 

 
4 Lowry Mixed Use Town Center, 1-5 story, east 
across Quebec Street 
 

 

5- Buckley Annex non-residential structure, 2 story, 
directly east of subject property 
 

 

6 Vacant property, south of subject property 
 

 

7 Vacant property west of subject property 
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Criteria for Review / Staff Evaluation 
The criteria for review of this rezoning application are as follows: 

a)   DZC Section 12.4.12.15 
“The City Council may approve an official map amendment (rezoning) application for 
property located within an approved GDP area, taking into consideration the 
approved GDP.” 

b)   DZC Section 12.4.10.13 
1. Consistency with Adopted Plans 
2. Uniformity of District Regulations and Restrictions 
3. Public Health, Safety and General Welfare 

c)   DZC Section 12.4.10.14 
1. Justifying Circumstances (also referenced in Section 12.4.10.1) 
2. Consistency with Neighborhood Context Description, Zone District Purpose 

and Intent Statements 
 

a) Buckley Annex General Development Plan – 2013 
 

In 2013, the City approved a general development plan for the entire 70-acre site known as 
Buckley Annex.  The subject property for this rezoning application is within the Community 
Park Mixed-Use Center subarea.  This subarea description states: 
“Intent:  The Community Park Mixed-Use Center serves as a community-wide gathering 
place that is defined by a significant community park and plaza; new opportunities for park-
side retail; and multi-family and single-family residences that look onto the park and plaza.  
The area for additional library parking shall also be provided in the northeast corner of this 
subarea to support the existing Schlessman Library at the intersection of 1st Avenue and 
Quebec Street and to create synergy between the library users and the new mixed-use 
center.  Along the frontage of Lowry West Neighborhood, single family attached housing is 
anticipated before stepping up to higher density residential and mixed-use developments. 
Land Use:  Mixed use (residential, retail, office, civic).  This area includes a community park 
that should serve as a gathering place for the Lowry Community.  
Height:  Maximum 5 stories with maximum height of 3 stories and 2.5 stories along 1st 
Avenue and a maximum height of 3 stories along Quebec Street between Archer Place and 
Lowry Boulevard.  
Urban Design: 

― Build-to lines and pedestrian entrances along Lowry Boulevard and Pontiac Street 
― Ground-floor active uses 
― Parking located to the side and/or the rear of buildings or structures 
― Buildings and uses will also be oriented to the active park 

 
On the following map the yellow highlight identifies the location of the Community Park 
Mixed-Use Center subarea and the subject property is located with a red circle. 
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The proposed rezoning is consistent with this subarea intent language.  The G-RH-3 with 
waiver allows single and multi-unit land uses with form standards for row house structures, 
with on-street pedestrian entrances required for each dwelling unit and with a maximum 
height of 2.5 stories.  These land uses and building form standards implement the GDP land 
use and urban design recommendations.   

 
b)  DZC Section 12.4.10.13 
 

1. Consistency with Adopted Plans 
 

The following adopted plans apply to this property: 
• Denver Comprehensive Plan 2000 
• Lowry Reuse Plan (1993, re-adopted 2000) 
• Blueprint Denver (2002) 

 
Denver Comprehensive Plan 2000   
This rezoning is consistent with many Denver Comprehensive Plan strategies, including:  
• Environmental Sustainability chapter, Strategy 2-F:  “Conserve land by promoting infill 

development with Denver at sites where services and infrastructure are already in place” 
(p. 39). 

• Land Use chapter, Strategy 1-H:  “Encourage development of housing that meets the 
increasingly diverse needs of Denver’s present and future residents in the Citywide Land 
Use and Transportation Plan” (p. 58). 

• Land Use chapter, strategy 3-B:  “Encourage quality infill development that is consistent 
with the character of the surrounding neighborhood; that offers opportunities for 
increased density and more amenities; and that broadens the variety of compatible 
uses” (p. 60). 
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• Denver’s Legacies chapter, Strategy 4-A:  “Preserve, enhance and extend the pattern 
and character of the primary street system, including the prevailing grid, interconnected 
parkways, detached sidewalks and tree lawns” (p. 99). 

• Neighborhoods chapter, Strategy 1-E:  “Modify land-use regulations to ensure flexibility 
to accommodate changing demographics and lifestyles.  Allow, and in some places 
encourage, a diverse mix of housing types and affordable units, essential services, 
recreation, business and employment, home-based businesses, schools, transportation 
and open space networks” (p. 150). 

 
The proposed rezoning within the General Urban Neighborhood Context reinforces the street 
pattern goals.  The proposed zoning will enable residential housing types to meet needs of 
Denver’s present and future residents.  
 
The Lowry Reuse Plan – 1993, 2000 
The Lowry Reuse Plan adopted in 1993 did not anticipate any change in use to the subject 
property from the Air Force land uses.  It specifically stated in its “Planning Assumptions” that 
“The Defense Finance Accounting Service and Air Reserve Personnel Center (DFAS/ARPC) 
and the 21st Space Command Squadron will continue to operate in cantonment facilities at 
Lowry after closure” (p. 3-1).  However, in 2005, the Air Force announced that it would be 
closing these facilities.  Since the Lowry Reuse Plan did not anticipate any land uses other than 
Air Force ones, it is not applicable to the changed circumstances now present at the site.  
 
Blueprint Denver – 2002  
The proposed rezoning is consistent with Blueprint Denver.   
 
According to the 2002 Plan Map adopted in Blueprint Denver, this site is designated an Area of 
Change and has a future concept land use of Employment.  As to the Employment land use 
concept, the Plan was adopted prior to the closure of the Air Force land uses and therefore is of 
limited applicability. 

 

 

2002 Blueprint Denver Map 
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Blueprint Denver Area of Change  
The subject site is designated as an Area of Change.  In general, the goal for Areas of Change 
is to channel growth where it will be beneficial and can best improve access to jobs, housing 
and services with fewer and shorter auto trips.  Areas of Change provide Denver with the 
opportunity to focus growth in a way that benefits the city as a whole (p. 127).   
 
Additionally, Blueprint Denver plan text identifies specific goals for Lowry as an Area of Change 
(Page 22).  Specifically, it describes that these large vacant development sites offer “… the 
potential to create new neighborhoods that embody the best characteristics of Denver’s 
traditional residential areas.”   

 
Blueprint Denver also proposes strategies for Areas of Change, including  
“addressing edges between Areas of Stability and Areas of Change, addressing compatibility 
between existing and new development and infill and redevelop vacant and underused 
properties” (p. 23).   
 
The proposed rezoning is consistent with the Area of Change planning goals because the G-
RH-3 with waiver zone district creates the potential to create a new infill neighborhood that 
includes characteristics of Denver’s traditional neighborhoods with a waiver that addresses the 
edges between the Area of Change and the Area of Stability.  The waiver allows for building 
heights similar to what would be allowed for existing established neighborhoods.  

 
Blueprint Denver Future Land Use - Employment 
The subject site has a future land use concept of Employment.  This land use concept describes 
a need for special attention to design, screening and buffering is necessary when near districts 
that include residential uses (p. 39).  Subsequent rezoning applications for other parts of 
Buckley Annex will focus on the Employment recommendation and in accordance with the 
approved Buckley Annex GDP.   
 
The proposed G-RH-3 with waiver rezoning provides special attention to design, specifically by 
providing a land use and building height transition from adjacent established single-family Areas 
of Stability to the subject property.  This provides for a compatible infill plan that responds to 
adjacent neighborhoods. 
 
Blueprint Denver Future Street Classifications 
The Blueprint Denver future street classification for 1st Avenue is Residential Collector.  
Residential Collector streets provide a balance between mobility and land access for residential 
development. 
 

2. Uniformity of District Regulations and Restrictions 
 
Because the proposed zoning is G-RH-3 with a waiver it is a unique zone district and is 
therefore uniform with itself and the remainder of Buckley Annex.   
 

3. Public Health, Safety and General Welfare 
 
The proposed rezoning furthers the public health, safety, and general welfare of the City 
primarily through implementation of the City’s adopted land use plan and the Buckley Annex 
General Development Plan. 
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c)  DZC Section 12.4.10.14 
 

1. Justifying Circumstance 
 
Denver Zoning Code Section 12.4.10.14.A.4 states a rezoning may be justified when the land or 
its surrounding environs has changed or is changing to such a degree that it is in the public 
interest to encourage a redevelopment of the area or to recognize the changed character of the 
area. 
 
The change or changing condition in this case is the closure of the Air Force facilities at Buckley 
Annex in 2011, and the subsequent sale of the property by the Department of Defense-Air 
Force to the Lowry Redevelopment Authority (“LRA”) in 2012.  Recommendations in 
Comprehensive Plan 2000, Blueprint Denver, and the Buckley Annex General Development 
Plan provide policy support for a substantial public interest in encouraging redevelopment of the 
area to meet citywide planning goals for Areas of Change, as well as to meet more specific 
planning goals for the Buckley Annex adopted after its sale to the LRA. 
 

2. Consistency with Neighborhood Context Description, Zone District Purpose and 
Intent Statements 

 
Neighborhood Context:  The requested G-RH-3 with waiver zone district is within the General 
Urban Neighborhood Context.  This neighborhood context is characterized by multi-unit 
residential uses located along local and residential arterial streets.  It consists of a regular 
pattern of orthogonal block shapes, detached sidewalks, and the presences of alleys.  
Residential buildings have consistent orientation and setbacks.  There is a balance of 
pedestrian, bicycle and vehicle reliance with a greater access to the multi-modal transportation 
system.   
 
Zone District General Purpose:  Residential zone districts within this neighborhood context 
promote and protect higher density residential neighborhoods; reinforce desired development 
patterns in existing neighborhoods while creating standards for new neighborhoods; and provide 
standards for buildings to orient to the street, access from the alley and have high lot coverage 
and shallow front yards. 
 
Zone District Specific Intent:  Specifically, G-RH-3 allows for urban house, duplex and row 
house building forms not taller than 3 stories (2.5 stories with the proposed waiver).   
 
The proposed rezoning is consistent with the above intent language.  The base G-RH-3 zone 
district provides a land use and building form that promotes higher density similar to the density 
of existing Lowry development.  The proposed waiver allows for a height standard which 
accommodates a new neighborhood within an Area of Change, and allows an acceptable 
transition to an existing neighborhood.   
 
Additionally, the requested zoning implements the neighborhood context vision for streets, 
blocks, alleys and sidewalks as set forth in the Buckley Annex GDP.   
 
CPD Recommendation 
Based on the analysis set forth above, CPD staff finds that the application meets the requisite 
review criteria.  Accordingly, staff recommends approval. 
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