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This summarizes why we support upda�ng Greenwood Vil-
lage’s Comprehensive Plan to add the Orchard Sta�on 
subarea.* 

 To improve traffic on Orchard at I-25 

 To avoid hodge-podge redevelopment 

 To obtain public benefits, e.g., pedestrian connec�vity 

from Landmark to Orchard and light rail, public open spac-

es, and a visionary approach characterized by excep�onal 

dis�nc�on 

 To ensure the city’s ability to fund large capital costs else-

where, such as the Belleview Corridor & I-25 improve-

ments that include Quebec 

 To secure the city’s financial future by significantly increas-

ing sales tax and property tax genera�on from this area 

that ribbons I-25 

Orchard Sta�on Parcels 

The subarea encompasses a ribbon of 9 parcels along the west 
side of I-25, plus 13 acres of vacant and adjacent to Land-
mark’s south side.  These 10 parcels cover about 44 acres. 

Except for the a�rac�vely remodeled eBags building, the 
structures that extend further south along I-25 consist of 
1970s vintage lower grade commercial office widely agreed to 
be in need of redevelopment, plus the 10 acres at the corner 
of Orchard & I-25 on which the old “Beau Monde” shopping 
center was built, and which later became the now closed 
“Marilyn Hickey Ministries.” 

The city es�mates that these 10 parcels represent over 2.2 
million square feet of commercial office redevelopment po-
ten�al based on exis�ng zoning, even if no change is made. 

Three Years Ago 

A�er a long period of inac�vity in this area, in 2014, city staff 
reported receiving serious proposals and credible inquiries 
within the area.  The largest parcels of interest were: 

Why Have an Orchard Station Subarea* 

*Although each of us serves on Greenwood Village City Council or Planning & 

Zoning, this summary is offered in our individual capaci�es as private ci�zens. 



Land South of Landmark - Over 13 acres 
 

 
 
“Beau Monde” – Marilyn Hickey Ministries – Orchard Road Christian Center - Over 10 acres 
 

 
 
Holding Development at Bay: Working on a Subarea Plan 
 
City Council agreed with City Manager Sanderson’s suggestion that planning staff ask interested parties 
to hold off while the city worked on putting better foundations in place to mitigate traffic rather than 
worsen it, as well as better ideas to secure public benefits and a coordinated approach to achieve the 
kind of distinction for which the city is known. 
 
The Opportunity 
 
By temporarily holding off redevelopment interest, the city’s opportunity was to set the stage to achieve 
benefits intended to: 
 

 improve traffic; 
 

 inspire coordinated open space such as parks and networked public plazas; 
 

 achieve pedestrian connectivity from Landmark to Orchard and light rail; 
 

 coordinate uses off of light rail; and 
 

 inspire an environment of exceptional design and architectural distinction. 
 
The Risk 
 
Without fixing the plan, the city was -- and remains -- at risk for: 
 
 hodge-podge re-development of less distinction than desired; 

 



 a lost opportunity to obtain public and civic benefits; 
 
 commercial-only redevelopment that has the greatest contribution to rush-hour congestion; and 

 
 a reduced quality of redevelopment that experts advise cannot succeed in this marketplace without a 

residential component. 
 

Mixed Use 
 
Mixed use is a development model that produces a better traffic profile than the current plan.  Leaving 
the plan “as is” consigns us to commercial office redevelopment and its increased traffic generation.  
Office-only redevelopment concentrates traffic at rush hours whereas mixed use – especially 
coordinated with rail – produces a lower contribution to rush-hour traffic. 
 
The “live-work-dine” environment made possible by mixed-use at rail has the greatest modern appeal to 
employers in site selection and is likewise desired by a segment of empty-nesters who wish to downsize 
to active, walkable environments. 
 
Although the Comprehensive Plan for the I-25 Corridor calls for mixed use, amendments after 
Landmark’s completion had the effect of taking mixed use away.  By now, however, Landmark enjoys 
wide popularity and has become a strong financial generator for Greenwood Village. 
 
Expert Consultants:  Traffic, Land-Use, and Economic Development 
 
The 2015 City Council authorized the city’s engagement of three consulting firms to assist professional 
staff, Council, and Planning & Zoning as they worked to determine how to improve traffic and achieve 
GV-signature distinction.  The professional disciplines engaged were traffic, land-use, and economic 
development. 
 
The Subarea Draft:  Recommended by P&Z, Revised by City Council 
 
After extensive study and many public meetings, on October 18, 2016, the Planning & Zoning 
Commission voted to recommend that City Council adopt the subarea.  On March 20, 2017, City Council 
voted to adopt the further revised subarea plan now being submitted to voters for the final decision. 
 
Traffic:  Where the Effort Began 
 
The effort to curate the best plan for Orchard Station began with traffic. 
 
Orchard & I-25 
 
Trips in and out of the area around Orchard light rail concentrate on Orchard Road & I-25.  With 
Arapahoe and Belleview improvements underway and planned, the city turned to the location where 
the traffic impact would occur – Orchard Road & I-25.  The city analyzed (a) where and how to improve 
the flow on Orchard Road on both sides of I-25, from Quebec to Yosemite; (b) projected the kinds of 
uses and blends of uses that would work best to minimize traffic while achieving high-end distinction; 
and (c) estimated cost and potential funding sources. 



 
Other Traffic Improvement Efforts 
 
While the primary location affected by traffic from the proposed Orchard Station area would occur on 
Orchard’s connections to and from I-25, the city has already established partnership and funding in the 
work to improve traffic on Belleview (which includes Quebec).  At Belleview and I-25, GV took the lead 
in moving forward on the Environmental Assessment (EA) that is necessary because improvements 
involving the I-25 bridge at Belleview require federal process.  The package of improvements in the 
Corridor Plan are projected to cost $70 million.  Once the EA is completed (2017-18), local partners, 
including GV, would have the option of pressing forward with local improvements.  While the 
importance for GV is undeniable, cost estimates for local improvements without awaiting federal 
funding range from $12 million to $26 million. 
 
At Arapahoe & I-25, the city partnered with CDOT, Arapahoe County, Centennial, and other funding 
partners in the extensive work now underway.  At a price tag of $66 million (all funding sources 
combined), the capacity gains will be substantial by the time of completion expected by the summer of 
2018. 
 
Orchard & I-25 – as distinct from the interchange areas of Belleview and Arapahoe -- can be improved 
without involving the federal government.  This is because capacity can be gained without I-25 bridge 
reconstruction. 
 
The revised subarea adopted by Council and submitted to voters specifically requires that any 
development proposal demonstrate that it will “improve traffic.” 
 
Council will ensure this is done by: 
 

 Requiring any development plan to demonstrate that it will improve traffic, not just mitigate 
traffic. This can’t be accomplished if redevelopment is done on a piecemeal basis;  

 

 Allowing an appropriate blend of uses that work together to reduce rush-hour traffic; and 
 

 Generating synergy among uses to coordinate with light rail. 
 
Schools 
 
Dr. Harry Bull and Dr. Scott Siegfried, Superintendent and Associate Superintendent of the Cherry Creek 
School District, met with city officials to process in a public study session what impact the proposed 
Orchard Station would have on schools.  Their remarks included information about school funding, class 
sizes, facility planning, and interface with local jurisdictions. 
 
Key to the discussion, these officials conveyed that the high-end residential anticipated at Orchard 
Station would generate very few students. The District furnished written information at the city’s 
request, which included this essential point: 
 

CCSD estimated an annual impact on schools to average 25 students.  Based on available 
capacities at Greenwood Elementary, West Middle, and Cherry Creek High schools, they 



could easily accommodate new students resulting from the residential component of 
development anticipated to occur [within the proposed Orchard Station subarea]. 

 
Height 
 
The subarea protects against undue height, requires separation, and view plane modeling:  
 

 No building may exceed Landmark height. 
 

 Building setbacks, height and mass must be appropriately designed for the Village setting and 
provide good transitions between land use intensity. 

 

 The impacts of the height and massing of new buildings shall be considered in development 
proposals in the subarea. 

 

 In order to fully understand and appreciate view impacts, proposed development shall be 
required to model the impacts of the development on properties within the view plane from 
multiple vantage points.   

 

 Taller buildings should be separated from one another to avoid the appearance of a wall of 
buildings adjacent to I-25. 

 

 Development adjacent to Landmark residences should preserve existing views.  
 
Economics 
 
A mixed use redevelopment scenario for Orchard Station would enhance the city’s financial strength for 
generations.  It would significantly increase and support the Village’s all-important sales tax base, which 
is the city’s primary revenue source.  It would also increase property values in and around the 
redeveloped area, thus boosting long-term values that determine property tax generation. 
 
Speaking to the economic impact of mixed use, the city’s highly respected Community Development 
Director, Heather Vidlock, advised, “It is not true that the residential area will add costs.”  She explained 
that all the access roads within the subarea already exist, that there are no new city streets to maintain, 
that water and sewer expansions, including new taps, will be responsibility of others.  She further 
explained, “Residential is not in a vacuum,” but rather “part of the blend of services for commercial, 
retail, and residential.” 
 
In April 2016, City Finance Director Shawn Cordsen provided a conservative estimate of what Orchard Station 
mixed use redevelopment could be expected to produce, net of the cost of services and benefits that the city 
would provide.  This estimate indicated “$11.7 million in one-time development related revenue” and “an 
ongoing net annual surplus of $2.2 million.” 
 



Open Space / Distinction  
 
The subarea would have the effect of extending the requirement that redevelopment provide a 
minimum of 30% open space. The following elements further ensure GV-signature distinction: 
 

 “Orchard Station should be unique when compared to other light rail stations along the Denver 
RTD system in terms of both user experience and visual character.” 

 

 “All aspects of the built environment should be of the highest quality to ensure that the subarea 
is reflective of Greenwood Village design values.” 

 

 “The greatest emphasis ... should be found in a network of great public spaces, streetscapes, 
parks, plazas, and greenways.” 
 

 “Parking structures shall be underground where possible and provide adequate capacity for all 
uses.” 

 
Environment 
 
The subarea includes these measures reflecting environmental consideration: 
 

 “Ensure that new development is designed in a manner that is respectful of and compatible with 
the natural environment.” 

 

 “New development is encouraged to use sustainable development technologies.” 
 

Conclusion 
 
The Orchard Station subarea plan is a carefully crafted and extensively vetted update to the city’s 
comprehensive plan that will give the city the opportunity and tools to lead redevelopment and curate 
the area for excellence rather than suffer a piecemeal approach and lost opportunities. 
 
The subarea requires redevelopment to improve traffic conditions rather than merely accommodating 
them on a per-parcel basis.  The city began this effort by determining where and how traffic can be 
improved in tandem with a cohesive approach.  
 
Allowing the type of high-end mixed use envisioned by the subarea plan will reduce rush-hour 
congestion by inspiring redevelopment proposals that coordinate off of the existing light rail and fund 
comprehensive improvements in advance.  The old plan freezes the city into a commercial-only, 
uncoordinated approach without benefits. 
 
Finally, the subarea plan embraces an array of specific and strategic measures that are well-designed 
and coordinated to inspire excellence, as well as a sound financial future for Greenwood Village 
residents from this relatively small but important venue. 
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