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Lowry Planning/Disposition Subcommittee  

Meeting Summary for September 20, 2012 

 

 
Committee members in attendance:  Mary Carr, Gayle Jetchick, Kathleen Ruby, Ann Torgerson, Mary Nell 

Wolff and Chuck Woodward. 

 

Public Attendance: Approximately 15 

 

Presenters: 

Denver Planning Department:  Ellen Ittelson 

Denver Transportation/Public Works:  Justin Schmitz 

Matrix Design Group:  Patrick Chelin 

LRA : Monty Force  

 

INTRODUCTIONS 

The meeting was called to order at 5:10 p.m. by Mary Nell Wolff and introductions were made. 

 

MINUTES 

A motion by Kathleen Ruby with a second by Chuck Woodward was passed to approve the minutes from the 

August 16, 2012 meeting as presented. 

 

DISSCUSSION ITEMS 

 Buckley Annex Planning History (Monty Force) 

Key dates of the planning timeline: 

o 2005 - DFAS/ARPC site announced for closure by the BRAC Commission and became 

law on November 9. 

o 2006 - Buckley Annex declared as excess property.  LRA conducted Federal screening 

process and formed planning task forces. 

o 2007 – Planning meetings take place with public participation. 

o 2008 – Plan submitted in February for Air Force/HUD approval. 

o 2010 – Plan approved by Air Force and HUD in May. 

o 2011 – LRA began negotiations with the Air Force for conveyance of the property. 

o 2012 – Deed transferred from the Air Force to the LRA on May 31  

 

The essential elements of the plan have not changed for 800 residential units made up of approximately 

450 apartments, 120 single-family detached and 230 single-family attached and up to 200,000 square 

feet of commercial/retail space.  LRA staff and consultants felt some adjustments to several streets 

offered improvements for a more cohesive neighborhood.  Those modifications were presented at a 

number of public meetings in spring/summer of 2012.   

 

The plan is in the entitlement process now with the General Development Plan submitted to the Denver 

Planning Department on September 6
th

.  This is only the beginning of numerous reviews and 

opportunity for public comment and not the end of the process.  

 

 General Development Plan Overview, Process (Ellen Ittelson, the Denver Planning Department 

project manager for the GDP process).   

A GDP is defined in a section of the Denver Zoning Code that establishes a workable framework for 

large or phased projects and future implementation.  Reviews look at the land use concept, 



 

 

 2 

transportation, storm water drainage and water quality, utilities and open space.  The transportation 

review includes street, bike and pedestrian networks.  The utility review involves many agencies to 

assure coordination and that there are no conflicts. The GDP is regulatory and must gain approval from 

many City agencies. The GDP is often followed by a rezoning. 

 

Ellen further explained that the GDP process and outreach is done through several phases.  The first 

phase entails pre-application discussions with the applicant about the concept.  There is then a concept 

submittal that then goes through a technical review to determine if the application is complete, which is 

the phase happening currently.  Once that is confirmed, the GDP will be posted on the city’s Planning 

and Community Development website and a public meeting is conducted within 21 to 45 days to gather 

public comment.  If indicated, the GDP is revised based on the public comment and agency review and 

can be revised up to three times.  The final phase is a Planning Board public hearing and a decision from 

the Denver Review Committee. 

 

A drawing was shown of the site plan in the GDP submittal and the areas for single-family detached, 

single-family attached, apartment, commercial and open space/park areas.  The proposed modifications 

to the street system were pointed out. 

o Lowry Boulevard reduced from five to three lanes. 

o Connector roads to the north reduced from seven to five if the berm along First Avenue is 

retained.  Public opinion has been split at 50/50 whether to retain or remove the berm. 

o Southmoor, a curving road south of First Avenue was not necessary so was replaced with 

a greenbelt/open space. 

o Magnolia Street, south of First Avenue, curves into Niagara Street. 

 

 Transportation Planning (Patrick Chelin, Matrix Design Group) 

Preparing the GDP submittal entailed amending the 2007 traffic analysis for the plan modifications and 

evaluating any effects on the 2030 projected traffic. The DRCOG 2030 model focuses on collector and 

arterial level roadways, not local roadways.  It utilizes large blocks of area and projected origins and 

destinations, known as Traffic Analysis Zones and is calibrated for local conditions.  This is the same 

calibration used in the 2007 traffic analysis. 

 

Level of service (LOS) is a grading system used to describe traffic flow and delay in terms of seconds, 

ranging from excellent (A) to very poor conditions (F).  Denver tries to maintain a minimum of LOS D 

Quebec and Alameda dropping to an E.  This change was caused by how the data is interpreted and not a 

change in the data. 

 

The projected 2030 Average Daily Traffic (ADT) generated by the Buckley Annex site is approximately 

9,500 vehicles per day, which is about the same as what the historic use generated.  As compared with 

the 2007 plan for a five lane Lowry Boulevard, a three-lane Lowry Boulevard the 2030 ADT on Lowry 

Boulevard decreased from 17,000 to 13,800.  2030 ADT on First Avenue increased from 5,600 to 6,100 

and increased on Alameda from 35,500 to 38,200. 

 

The traffic analysis concluded that the reduction of Lowry Boulevard from five to three lanes is 

consistent with the goals of the Buckley Annex Redevelopment Plan and has limited effect on 

surrounding roadways and the LOS of surrounding intersections.  The Buckley Annex traffic 

contribution on surrounding arterial roadways at build-out is estimated at between 4% and 12% of the 

total traffic volume. 
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COMMITTEE DISCUSSIONS/QUESTIONS (in standard font, LRA responses in bold and 

CCD/Matrix in italics) 

 

The presentation slides will be posted on the www.lowryredevelopment.org website. 

 

Will there be signalization or signage to accommodate safe pedestrian paths crossing First Avenue for 

students getting to Whiteman Elementary School and for those crossing to the library?  Once there is 

more population on the site and Lowry Boulevard is open a determination can be made for the most 

appropriate method and placement. Denver reviews will factor in that Whiteman is anticipated to serve 

students from Buckley Annex.  There also needs to be coordination with the bike lane and the 

location of library parking being provided at the Buckley Annex site. 

 

Is the change in the LOS downgrading due to an increase in traffic?  The 2030 traffic projections did not 

change; rather the LOS downgrade was due to a change in the methodology used. Denver’s goal is to 

maintain a D or greater at all intersections.  The LOS grades are based on delays for “A” intersections 

of less than 10 seconds to more than 80 seconds for “F” graded intersections. There is a trade off of 

improving traffic flow that might decrease the ability of adequate time for pedestrians crossing at larger 

intersections.  

 

How does the berm on First Avenue factor into how Denver views connectivity or potential 

shadowing/ice issues?  For Denver Planning, retaining the berm is of little consequence because road 

connections are being made.  So retaining the berm or not comes down to public opinion.  As to the 

potential of icing, it is not a factor to the Planning Department as to who clears the sidewalk.  For 

Public Works it is not an issue with two less connector roads, as long as there are new connections 

made.  If the sidewalk is next to homes the homeowner would be responsible for clearing any ice and if 

the sidewalk is under HOA it would still be cleared.  Mary Carr pointed out that if this sidewalk became 

part of the HOA common area maintenance jurisdiction her crews typically clear areas within 12 hours 

of a snowfall. 

 

Would the bike path on First Avenue be one-directional on each side of the street or multi-directional on 

one side of the street?  There is a bicycle planner in Public Works who will review that and make 

recommendation on the most appropriate way to configure. There is consideration of drawing east 

bound cyclists south on Pontiac Street to Lowry Boulevard’s off-street paths to continue east of Quebec.  

 

PUBLIC COMMENT/QUESTIONS (in standard font, LRA bold, CCD/Matrix italics, Committee 

underlined)  

 

Give consideration to the effect of street parking and its impact on trash pick up, safety, etc.  It is too 

early to determine the zoning districts, which gives the parking ratios, but the Lowry Design 

Review Committee might be able to give consideration to more than what is in the zoning code. 

 

It is likely that pedestrians going to the library from the parking area south of First Avenue won’t go to 

the light at First Avenue and Quebec so some form of pedestrian crossing signalization is important. 

 

There are a lot of questions that need to be answered.   A meeting was set with Denver representatives 

where these questions could have been asked, but the LRA cancelled that meeting.  Denver deferred to 

use this forum rather than with multiple other groups and to wait until the GDP had been 

submitted to give them the opportunity to see what was in the submittal.  

 

http://www.lowryredevelopment.org/
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Is Ellen aware that the GDP is not on-line and that on-line items are very difficult to read?  The GDP 

submittal is under technical review to determine that all required documentation is included and it is 

ready for public review.  Once it is certified as a complete submittal, the GDP will be posted on-line. 

Is it possible to have a copy at the LRA for public review?  I’m confident that could be arranged and 

that the LRA would be willing to do that. 

 

Is it the position of the City to allow an LOS grade of “E” to exist at certain intersections, yes or no?  An 

“E” LOS reflects unstable traffic flow and frequent failures with a wait time of up to 80 seconds.  The 

City’s standard is to maintain an LOS of “D” or better (wait of 35-55 seconds) but there are some 

intersections that do not meet that standard.  Sometimes there is a balance at larger intersections to give 

consideration to the time required for pedestrian crossings or to allow the cross traffic adequate time to 

keep all traffic flowing at peak times of day.  There is an overall goal to maintain a “D” or higher, but 

at certain times that goal cannot be met. 

 

Why are you relying on five year old data of traffic counts and not updating with 2012 counts?  The 

DRCOG 2030 data is based on traffic volumes in 2030, so new traffic counts wouldn’t alter those 

projections.  Those 2007 counts were used as a base and then escalated to 2030.  We have to be able to 

compare apples to apples.  Have you gone back to the Air Force days and reviewed the impact of that 

traffic?  Why not get some actual counts from 2012 rather than going back five years? Lowry Vista used 

actual counts for their projections.  There is no value in doing that because those factors are already 

built into the 2030 projections. 

 

All of Denver is impacted by developing areas and urban infill areas will see more traffic.  Are you 

trying to use traffic objections to say you want to limit development?  If we are a juncture of heavier 

traffic where is the vision for mass transit?  What do you want that you are not seeing in this plan?  How 

about light rail along 6
th

 Avenue and forward thinking.  Again, what do you want?  I want smart growth 

and more open space.   There is approximately 19% of the area in the plan as open space and at 

Lowry there is approximately 800 acres of open space.  No where else in Denver has anything 

comparable to that.  Development impacts everyone.  Making major changes to the 2007 approved 

plan would be a very difficult and drawn out process with many ramifications.  Monty made several 

changes to the plan without public input so it must still be open for changes.  The proposed roadway 

modifications were brought forward at public meetings and with what was felt to be positive 

results to the street grid.  They will be under review by Denver and if Denver wants more 

information from the LRA to make a determination that will be done.  Denver will also be giving 

opportunity to the public for further comment on all aspects of the plan.  
 

Would there be consideration of using a traffic circle at Lowry Boulevard and Pontiac for continuous 

flow but a slowing mechanism?  Traffic circles are loved by some and disliked by others.  Analysis 

shows that there are several factors that are dependent upon each other, such as the cycling of lights 

used with other mechanisms to slow traffic.  Traffic circles are not being considered for this area.   

 

Back to the previous comments, are the 2030 projections altered if the baseline infrastructure has 

changed, such as at Alameda and Quebec?  Were the projections made prior to any development at 

Lowry and how is the model validated?  The 2030 projections are made by Denver Regional Council of 

Governments (DRCOG) and they update and validate their data all the time based on any new 

information available.  This model is used all over the metropolitan area as a reliable tool for planning 

growth areas. In fact, there are indications that vehicle average daily trips traveled in 2012 are actually 

less that the projections. 
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Is there a game changer that would influence Denver’s decision to agree to the reduction of Lowry 

Boulevard from five to three lanes?  Because the LOS grades for intersections in the area remained the 

same there would have to be other factors that would sway that decision.  At this point it appears to be 

acceptable to reduce the number of lanes on Lowry Boulevard without major impact. 

 

Are there ways to avoid insufficient parking by attracting non-car owners as apartment residents?  As 

part of the 2007 plan all forms of transportation were looked at as a multi-modal plan to encourage 

pedestrians and bike use as alternative transportation.  RTD currently has three routes through the Lowry 

area and are one of the 29 agencies who will review and comment on the GDP.  The design guidelines 

for the Buckley Annex are a work in progress, but there could potentially be an inclusion for more 

parking review than required under the city’s zoning code. 

 

Connectivity to the north is important.  Open space should be useable and the open space of the berm 

along First Avenue becomes a liability to the LCMA.  Some of the road changes would result in front-

loaded garages and that is not in the spirit of past development at Lowry.  A bike path along First 

Avenue should be thought of as a transportation route and biking should not be looked at as just a leisure 

activity.  It is known that Denver has standards for how close together signals can be placed, but it is a 

must to give consideration to pedestrians crossing First Avenue to access the west entry of the library. 

 

Is there a purpose to keeping the First Avenue berm and how would the drainage caused ice be handled?   

Is there any savings in infrastructure costs by saving the berm?  When one walks along First Avenue 

or enters the proposed development there is an aesthetic appeal to having the hill and mature trees 

there, and retaining the berm also carries forward the unique history of the site.  Any structure, 

whether a house or the berm would create shadowing and the potential of ice.  Runoff could be 

handled through a drainage system. There is probably a slight increase in infrastructure costs by 

keeping the berm.  Those costs are under study now. 

 

What is the cost of taking some 2012 traffic counts?  The cost is probably around $600 per intersection.  

This can be discussed with Denver GDP reviewers to see if they need any additional data. 

(Editorial note: cost would be approximately $30,000)  

 

Are there ways to improve an LOS “E” grade to a “D”?  Sometimes there are measures that can be 

taken to improve an intersection.  The issue is to find the right balance to move all modes of traffic. 

 

I would like to see a continuation of marked bike paths on Lowry Boulevard east of Quebec.    

 

ADJOURNMENT 

 
The meeting adjourned at 6:45 p.m. 


