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Cherry Creek North Design Advisory Board Meeting Minutes

Date/Time of the
meeting:

Thursday, November 20, 2025, 8:00 AM

Members Present:

David Morris (chairperson), William (Will) Coffield (vice chairperson), Matt Cecere,
Ignacio Correa-Ortiz, Laurel Raines, Lisa Mclnroy

CPD Staff:

Olga Mikhailova (Ex-officio)

Design Review / Meeting Minutes:

Meeting Opened

8:00 AM

Approval of
Meeting Minutes

Approval of October 8, 2025, Meeting Minutes:
Motion by: Ignacio Correa-Ortiz
Second by: Matt Cecere

Vote: Unanimous in favor, motion passes

Design Development Review(s):

250 Clayton

Office Development
Design Review
Phase — Revised
Design
2022-PM-0000693
2022-UD-0000069

Applicant Presentation: John Murphy, representing Beck Architecture, presented design
updates for the 250 Clayton Office Development. The project team noted that it has been
a long time since the last presentation and that significant updates have been made.
Design changes since the previous review include the following:
e The vehicular mid-block pass-through has been formally approved by the Board of
Adjustment and is now shown as a continuous corridor.
e Retail frontage has been pulled back from the street to improve the pedestrian
zone and allow for canopies.
e The north Private Open Space has been increased by 5 feet in width to enhance
usability and planting opportunities.
e Levels 68 have been stepped back, creating terraces and addressing zoning
requirements.
e Level 7 has been redesigned as a full penthouse volume, replacing the previous
carved-out corner condition.
e The alley facade has been simplified, incorporating a stronger vertical rhythm
with more clearly defined openings.
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e The exterior material on the alley elevation has been revised from stone panels to
a more cost-efficient synthetic stucco system.

Staff Comments: Staff noted that the project began in 2022 and has undergone several
iterations. The Board of Adjustment approved the curb-cut access last summer, with the
condition that it remain publicly accessible and clearly signed. The current Urban Design
submittal does not match the previously approved SDP or BOA package, and due to
noticeable changes in massing, staff cannot confirm zoning compliance. A revised SDP is
required for a comprehensive review to ensure the project still meets build-to
requirements, minimum open space percentages, and maximum building height limits.

Staff requested Design Board feedback on massing, scale, and materials, with particular
emphasis on the proposed vehicular access from the street, which must be designed to be
welcoming to the public.

Public Comments: Brian Klipp, a former CCN Board member and local resident,
expressed continued interest in the project, referencing prior submissions from
December 2022 and noting significant changes in the current design. He highlighted the
project as an exemplary example of collaboration between a committed client, the
architect, and the CCN Design Advisory Board, commending the design process for
fostering high-quality work within the district.

Mr. Klipp emphasized the importance of breaking the building massing into smaller,
legible components to respect the district’s established urban rhythm and praised the
nuanced treatment of glass coloration and fenestration patterns. He reviewed the
landscape and site plans, drawing comparisons to European-style shared pedestrian and
bicycle plazas, and raised concerns about vehicle circulation through the proposed drive.
To mitigate potential conflicts between vehicles and pedestrians, he recommended
incorporating benches, planters, or bollards as subtle buffers, drawing on lessons from
similar urban projects.

Regarding the building design, Mr. Klipp commended the stepped massing and the
expressive top-level penthouse, while noting that some fascia elements appeared heavy
and could be refined to better convey the building’s overall delicacy. He also offered
detailed guidance on materiality, emphasizing careful attention to stone, curtain walls,
and panel joints to ensure both long-term durability and visual quality.

Mr. Klipp further stressed the importance of evaluating the glass color and transparency
of the 8-story volume adjacent to 200 Clayton to ensure compatibility with the
neighboring context while allowing the new building to maintain a distinct identity. He
encouraged subtle design adjustments, including shifts in glass coloration, to break down
the building’s mass and avoid a monolithic impression when viewed from the west.
Overall, he expressed confidence that, with these refinements, the project would be a
distinguished and thoughtful addition to the district.
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Another public comment was provided by Mark Bogar, a long-time district resident, who
expressed general concern over the prevalence of glass buildings in the area, noting a lack
of distinctiveness or architectural character in similar developments.

Board Discussion/Comments:
David Morris noted his prior involvement with this project and excused himself from
participating in the design review discussion. Ignacio Correa-Ortiz was asked to chair the

meeting in David Morris’s absence.

The vehicular mid-block pass-through

Board members asked about the purpose and community benefits of the
proposed vehicular passage. The applicant explained that it maintains a
connection through the alley, alleviates blockages, and was developed in
consultation with neighbors to support both current and future density.

It was noted that the current design of the connection feels more like a straight-
through pass compared to previous, more articulated versions of this connection.
The Board expressed concern about whether the proposed design would create a
meaningful urban experience rather than functioning solely as a pressure-relief
feature.

The design team discussed the primary entrance and its connection to the valet
and lobby, noting that wings have been stepped back around entry points,
including the valet door. The project is exploring adding more glazing along the
right side of the pass-through to make the space feel more engaging and
encourage drivers to slow down. The design team emphasized the need to
balance visibility, accessibility, and circulation to create a safe and pleasant
experience without making vehicles feel rushed through the space. It was clarified
that the alley is not intended to be designed as a pedestrian thoroughfare and is
not programmed to accommodate public circulation.

The team noted that the pass-through is intended to slow traffic rather than
serve as a raceway.

The Board requested that the project team provide additional drawings and
renderings of the pass-through to allow for a more thorough evaluation of the
design and the experiences this pass-through will offer.

Private Open Space

The discussion focused on the quality and functionality of the proposed Open
Spaces. It was noted that while the proposed north Open Space along the street is
successful, the alley-side areas of that Open Space feel more like pedestrian
passages rather than meaningful gathering spaces. Concerns were raised about
whether it creates a compelling urban experience.

It was emphasized that Private Open Space should offer distinct experiences,
such as places for relaxation, small gatherings, or activities, rather than
functioning merely as circulation corridors.
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Questions were raised regarding the proposed mural on the 200 Clayton building
and its visibility, with the observation that not every space needs active
programming.

The north Open space design and geometry , including angled pavers, was seen
as potentially enhancing pedestrian circulation, while the south Open Space
design was constrained by a no-build zone.

The Board requested that the project team provide additional details and
renderings of the proposed Open Spaces to allow for a more thorough evaluation
of the design.

Building Design

The discussion raised concerns about the extensive glass curtain wall, which spans
over 300 linear feet. While the design of the building is elegant, Board members
noted it may feel visually monotonous and “relentless.” Suggestions included
breaking up the fagade through variations in tint, reflectivity, coding, or
volumetric patterns to create more visual interest, while keeping the solution
simple and avoiding overly complex detailing.

The board asked questions regarding garage access and parking, including
whether the project would be fully valet or include self-parking. The project team
explained that a second entrance to the garage was added to improve access, but
access from the alley or pass-through was not feasible due to programmatic and
ramp design constraints. Some parking spaces will be stacked, while others will
not, and all spaces will be reserved. The team acknowledged that residents and
visitors may develop habitual entry patterns over time.

The Board noted that the rhythm and articulation of the facade models in
previous schemes were more engaging, particularly with respect to relief and
projections that could break reflections on the west-facing side. Concerns were
raised about solar gain on the street-facing facade.

The 8-story volume on the right was questioned for its unresolved termination
and lack of clear design resolution. The Board suggested that this volume,
particularly at the intersection of the cube forms, could be strengthened to create
a more defined hierarchy, even if it slightly departs from the overall campus-style
composition.

The Board member commented on the glass volume, noting that the 5-story glass
box appeared visually “floating” and disconnected from the rest of the building.
They suggested that this volume could be made more opaque or better aligned
with the punched window pattern to establish a stronger architectural connection
with the overall composition.

The project team should consider the Board’s comments regarding how to break
down the large building and clarify each component. The project team should
then determine the best approach, taking into account design intent, budget
constraints, and the needs of the end users, while addressing the Board’s
feedback accordingly.
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e Questions were raised regarding the roof decks, specifically the feasibility of
accommodating trees given the required soil depth. The board noted that adding
soil and trees could impact parapets, railings, and safety measures, and
emphasized careful consideration of detailing to ensure occupant safety.

Streetscape
e The Board discussed the design of benches and plantings along the site, noting
that earlier presentations showed both simplified stone benches and more
organic, sculptural options integrated with planting. The project team is still
evaluating these options to create variety and soften the pedestrian experience.

Motion: A motion was made by Ignacio Correa-Ortiz to continue this case, and the
motion was unanimously approved by all attending Board members .

Prop 123
Expedited Reviews
for Affordable
Housing Projects

Fritz Clauson, City Planner with Community Planning and Development, presented an
overview of the 2025 “Mini Bundle” of text amendments, focusing on aligning city
regulations with state mandates and incentive programs, including Proposition 123. The
Mini Bundle proposes procedural improvements to streamline reviews and approvals for
affordable housing projects and include the following:

e Prop 123 Expedited Review: Establishes a 90-day fast-track review process for
projects that meet affordability criteria Qualifying projects are automatically
opted in but may choose to opt out. The process ensures timely approval while
maintaining design standards, with staff conducting design reviews in lieu of
formal recommendations from the Cherry Creek North/West, and Downtown
Design Advisory Boards.

e Urban Design Standards and Guidelines: Adjustments allow flexibility in the
review process without requiring formal board recommendations, supporting
compliance with the 90-day timeline.

e Other Mini Bundle Updates:

o Wireless telecommunications — minor modifications to existing facilities
exempt from zoning permits.

o Accessory dwelling units — removal of owner-occupancy requirements for
Denver Housing Authority properties; clarifications on where ADUs are
allowed.

o Site development plans — approval period extended from 18 to 30
months without needing formal extension requests.

Caeli Hill, Project Coordinator for the Affordable Housing Review Team, explained that the
city is piloting the Prop 123 expedited review process.

Board members discussed potential ways to provide design feedback during the
expedited process, potentially before a project is submitted for formal SDP, emphasizing
the importance of continued engagement to ensure high-quality outcomes that benefit
the neighborhood and district. The Board expressed strong support for participating in
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workshops and pilot program feedback, highlighting the value of their review in
protecting public interests.

The public review period for the Mini Bundle is open through December 14th. Planning
Board and City Council approvals are scheduled for January and February 2025, with a
required public meeting on Urban Design Standards set for January 29th.

201 Fillmore |Street
Level Facade
Modifications —
Design Review
Phase Submittal
2022-PM-402, 2025-
UD-0000030

Applicant Presentation: The applicant team, represented by Liz Graves of Nelson
Partners, presented the project updates in response to feedback from the previous CCN
DAB review, providing additional details on facade treatments, transparency, and back-of-
house screening. Key updates included:

e Facade Infill: Bronze panels proposed at the back-of-house areas along 2™
Avenue to screen millwork and equipment, matching existing materials, while
maintaining glass transparency above.

e Fireplace: Relocated to the center of the patio for a fully open pass-through
design, with cement plaster finish in Sherwin-Williams Grizzle Gray. Utilities and
structural constraints over the parking garage necessitate a knee wall for the gas
line.

e Patio Railings and Planters: Tube steel railings in dark gray Sherwin-Williams Iron
Ore with flush-mounted planters are now shown on the drawings.

e Lighting: Festoon lighting proposed to enhance ambiance. Renderings provided
for both daytime and nighttime views, with and without railings, umbrellas, and
planters to illustrate design intent.

Staff comments: Aaron Schultz addressed the Board’s earlier concerns about
maintaining a free and clear pedestrian walkway where umbrellas or patio seating are
proposed. He clarified that all patios are located on private property, with only minimal
umbrella encroachment into the right-of-way. Along 2nd Avenue, an existing grade
change requires the raised patio, and approximately seven feet of pedestrian walkway is
maintained—consistent with the originally approved SDP. Schultz emphasized that this
grade condition is existing and not a newly introduced element.

Aaron Schultz provided clarification regarding the proposed fireplace. He noted that the
fireplace is part of the Open Space and that a previously proposed storage area in this
location has been removed. The footprint of the fireplace does not count toward the
minimum Open Space requirement. Schultz agreed with the applicant that the new
fireplace location, along with the proposed seating on both sides, extends the functional
and usable space, enhancing activation of the area. He stated that, in his professional
judgment as an urban design reviewer, the proposal aligns with the intent of the Zoning
Code and the Cherry Creek Urban Design Standards and Guidelines.

Public Comments: No public comments were offered.

Board Discussion/Comments:
e A Board member raised a concern regarding the catenary lights, noting that the
sag could create a clearance issue. The poles are 9 feet 6 inches tall, and the lights
must maintain a minimum height of approximately 8-8.5 feet to meet ADA
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requirements. The applicant noted that the lights are shown at 8 feet 10 inches
and are installed on an aircraft cable to maintain proper clearance.

A Board member asked for clarification on the materials for the screening along
2" Avenue panels, noting difficulty distinguishing between building base
materials and tenant-specific elements in the renderings. Ken Roberts explained
that no new materials are being proposed for the retail portion; the building will
retain the existing dark granite stone from the core shell package, and the bronze
metal panels (PPG) will be used on the ground-floor.

A Board member raised concerns that Hank’s patio umbrellas extend into the
right-of-way and suggested using more rectangular umbrellas to reduce
projection while maintaining functionality.

A Board member noted inconsistencies in the post base plates across the
renderings, with some base plates appearing larger or different than others. The
applicant clarified that the renderings still show the old square base plate for
illustration purposes, but the final design will use a consistent rectangular base
plate.

A Board member raised a concern regarding the planters on the patios, noting
that some appear to hang over the walkway and into the right-of-way, potentially
causing water drip. The team agreed to review planter placement to ensure
safety and proper management.

Additionally, the Board commented on the patio planters, noting that while
defining the patio edge is important, the planter height shown in the renderings
may visually block the space and appear close to a pedestrian’s eye level. The
Board suggested reviewing the planter height to ensure comfort and maintain
positive interaction between the patio and the public sidewalk.

The Board members discussed the challenge of the raised platform proposed to
house the gas line supplying the outdoor fireplace. Several options were offered
to better integrate this platform into the overall patio design, including the
possibility of designing it as a seating bench.

Motion: A motion was made to approve the submittal design for Henry and Hanks,
including the design for the outdoor patios, with the following conditions:

1.

Planters: Redesign the planters’ width and mounting on the supporting railing
system to address the Board’s comments.

Umbrellas: Replace the proposed round umbrellas with rectangular umbrellas to
minimize encroachment into the pedestrian walkway and right-of-way, ensuring
the design and clearance height meet DOTI standards.

Festoon Lights: Ensure the festoon light mounting height provides adequate
clearance. Provide detailed design information for the connection of the festoon
lights to the building and confirm that the poles supporting the lights are
integrated with the patio railing system.

Base Plates: Confirm that the base plate locations for the railings follow the edge
of the raised patios and check and ensure that the base plates are mounted
directly to the structural slab.

Fireplace: Provide design details for the bench at the fireplace.
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Next Step: The revised design could be provided electronically to the CCN DAB for final
review and confirmation that the raised comments have been addressed.

2" and Clayton
Cherry Cricket Review of the submitted design will be performed at the next CCN DAB meeting.
Restaurant - Design
Phase - Revised
Submittal
2023-PM-357,
2024-UD-0000015

Applications for the open positions have been posted, and Board members are
encouraged to reach out to anyone who may be interested in these opportunities.

Informational

items: The Board will also be reviewing and updating its Bylaws to align with current practices

and improve efficiency in CCN Board operations.

Meeting adjourned at 10:15 AM.
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