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Cherry Creek North Design Advisory Board Meeting Minutes

Date/Time of the
meeting:

Wednesday, March 11, 2026, 8:00 AM

Members Present:

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

CPD Staff:

Olga Mikhailova (Ex-officio)

Design Review / Meeting Minutes:

Meeting Opened

8:00 AM

Approval of
Meeting Minutes

Approval of meeting minutes from February 11, 2026:

Motion: A motion was made by Matt Cecere, was seconded by Ignacio Correa-Ortiz and
passed unanimously.

Approval of meeting minutes from February 26, 2026:

Motion: A motion was made by Matt Cecere, was seconded by Ignacio Correa-Ortiz and
passed unanimously.

Design Development Review(s):

250 Clayton
New Office
Design Phase

2022-PM-693,
2022-UD-0000069

Applicant Presentation:

The applicant team, led by John Murphy (Beck Architects) and Steve Rogers (Broe
Development), presented updates addressing comments from the November 2025 CCN
DAB review. The north five-story volume was retained; while increased opacity and
adjustments were explored, the team determined these changes weakened the overall
composition and maintained that the current approach avoids a “superblock” appearance
while integrating with the central mass.
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The south eight-story volume was refined to distinguish it from the adjacent 200 Clayton
building, including the removal of mullions to create a simpler, more cohesive glass
facade and establish a distinct yet compatible third architectural element.

The pass-through was revised to better define pedestrian and vehicular zones,
incorporating bollards and lighting to enhance safety.

The north plaza open space is designed as a flexible “lingering” area with seating and
landscaping to support public use and adjacent retail activity. The ground-floor retail
maintains a consistent datum to improve pedestrian experience and reduce visual clutter.

Landscape and streetscape improvements include more integrated planters,
incorporating stone walls and concrete seating with wood accents to create defined
seating areas and outdoor rooms, with activation from both the public right-of-way and
adjacent retail.

Staff Comments: Staff asked the Board guidance on three key areas: (1) the
programming and long-term functionality of the proposed narrow south open space; (2)
the design of the 8-story volume facade, specifically concerns regarding reflectivity from
the fully glazed building fagade; and (3) whether the proposed pedestrian/vehicular
interface at the pass-through adequately addresses safety or if alternative solutions
should be considered.

Public Comments: No public comments were offered.

Board Discussion/Comments: The Board offered several considerations regarding the
design:

e The pass-through: The Board supported the use of bollards and lighting but
expressed concern that the bollards may be vulnerable to damage. The Board
suggested exploring design strategies to make them more visible and better
integrated into the public realm.

e The Board also raised concerns about pedestrian safety at the pass-through,
particularly regarding potential blind spots and the need to better balance
pedestrian routing with vehicular visibility. A stop sign was suggested as part of
the future signage package to reinforce pedestrian safety. The Board also
recommended enhancing the pedestrian experience at the entrance adjacent to
the pass-through by using paving patterns that clearly define pedestrian zones
and signal transitions in space.

e Concerns were raised about the scale and detailing of planters and seating
elements along street frontage, noting they appear overly fragmented and
undersized. The Board suggested simplifying these elements to create a stronger,
more cohesive design. Additionally, the Board emphasized the need for careful
detailing of planter construction to address potential drainage and maintenance
issues.

e Regarding the north plaza, questions were raised about the viability of trees
along the north edge due to limited sunlight, with a recommendation to further
evaluate planting strategies.
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e The Board expressed concerns about the width of the south open space and
offered several suggestions on how to activate and improve it, including better
organization, increased transparency (e.g., glazing), and thoughtful design
strategies to enhance the pedestrian experience.

e The Board discussed the design of the revised building facades. While the
approach to breaking up the overall massing was understood, questions were
raised about the visual rhythm between different portions of the facades,
particularly where similar window design patterns are used.

e The Board expressed concern that the building’s predominantly glass facade may
not fully align with the boutique character of the Cherry Creek North district,
noting that it appears overly simplified. The Board encouraged exploration of
alternative facade articulation, including increased detail, greater granularity, and
material variation.

e The Board recommended further study of glazing reflectivity, facade articulation
(including mullion density), entry materials, and landscape design, identifying
these as key areas for continued refinement prior to final approval.

e The Board acknowledged improvements to the project at the ground level and
paseo, but emphasized the opportunity to further enhance the building entry as a
high-touch, signature element through the use of more natural, refined materials.

Motion: Motion was made by Will Coffield to approve the 250 Clayton design
submittal, with the condition that the applicant perform further study and evaluation of
the following items: addressing Board comments related to glass reflectivity; further
refinement of fagade articulation (including mullion patterns); enhancements to the front
entry design; and revisions to the south open space in response to comments received
during the meeting.

The motion was seconded by Ignacio Correa-Ortiz and passed unanimously.

Cherry Creek West
Zone Lot A

Site Design &
Massing

(2™ presentation)
2025-PM-367
2026-UD-000018

Applicant Presentation:

The applicant provided additional information in response to prior Board comments,
noting that the focus at this stage has been on supplementing the submittal rather than
implementing design changes. They indicated that any subsequent design modifications
will be informed by feedback received during this review.

The additional information included expanded site context illustrating how the project
integrates with Cherry Creek North, the CCN shopping center, and surrounding public
realm areas. The team also provided more detailed plans with dimensions for streets,
sidewalks, bike lanes, and planting areas, along with shadow studies, enlarged building
elevations, and wall sections to better communicate the proposed massing and
articulation.

The design emphasizes a “gateway” condition at the corner of the site, featuring a
rounded building edge intended to create a welcoming transition and draw pedestrians
into the development and mid-block connection (“confluence”), where active retail and
outdoor seating are concentrated.
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Refinements to the facade focused on strengthening the distinction and relationship
between the podium and tower elements. The design introduces variations in depth and
projection, with portions of the podium extending outward along key pedestrian
frontages. In contrast, other areas incorporate recessed conditions, using the depth of
glazing systems and framing elements to create a more articulated transition between the
podium and tower.

Additional detail was provided on the facade system, including the use of vertical fins and
mullions to establish rhythm and scale. The fins are proposed to have approximately 10-
inch projections and vary in orientation depending on facade exposure. The design also
incorporates horizontal reveal elements, expressed through subtle changes in glazing tint
and interruptions in the fin system, to further break down the building mass and
introduce visual relief.

The applicant also presented renderings with shadow studies enabled to illustrate the
building’s massing, articulation, and pedestrian experience from multiple viewpoints,
including key street frontages and internal circulation areas.

Public Comments: No public comments were offered.

Staff Comments: Staff (Aaron Schultz) noted that the applicant addressed prior Board
comments related to the interaction between the proposed cycle track along First Avenue
and the project, with dimensions and relationships clearly illustrated in the updated
plans.

Staff also observed that the applicant provided enhanced detail regarding the facade,
particularly the vertical fins, which were previously difficult to interpret. The revised
submittal better communicates these elements and their role in defining the building’s
massing and overall composition.

Overall, staff indicated that the submittal reflects and responds to the primary items
identified in the previous meeting minutes, with additional clarity provided through the
updated materials.

Board Discussion/Comments:

e The Board expressed concern regarding the size and programming of the open
space at the corner, noting that it appears to function primarily as circulation
space. Members questioned whether it is sufficiently activated as a meaningful
public space and encouraged the applicant to explore additional uses,
programming, and spatial strategies to better engage the area.

e Board members also raised questions about building access and entry points into
the open space, particularly along First Avenue, noting the challenges of the high-
traffic, high-noise environment. The Board suggested that additional buffering
and clearer pedestrian connections could improve usability and comfort, while
strengthening the relationship to adjacent retail and building entries.

e Additional comments focused on facade articulation and massing. While the
Board acknowledged the improved level of detail, it noted that portions of the
building still read as a continuous, monolithic mass, particularly along the longer
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facades. Members recommended further differentiation between facade types,
increased articulation, and clearer distinctions between the base and upper levels
to better respond to the building’s scale.

The Board emphasized the importance of the corner condition as a primary
pedestrian gateway and highly visible location within the district. Members noted
that this area presents an opportunity to establish a strong architectural identity
and sense of arrival.

The Board encouraged further study of the massing and architectural expression
at this location, including how the building’s form, setbacks, and facade
articulation respond to the corner. Members suggested exploring increased
vertical and horizontal articulation, greater transparency, and more pronounced
material or volumetric shifts to better define the corner.

Additionally, the Board recommended celebrating the corner as a key entry point
through stronger architectural gestures, improved pedestrian connectivity, and
enhanced ground-level activation, reinforcing the relationship between the
building edge and the public realm.

Further comments addressed facade elements, including mullion patterns, fins,
and overall glazing composition. The Board encouraged additional refinement to
increase depth, relief, and visual interest, including adjustments to fin depth,
mullion spacing, and material articulation to better enhance facade performance
and reduce the perceived scale of the building.

Finally, the Board noted that while the submittal provides improved clarity,
further study and refinement are encouraged in future submittals, particularly
regarding massing transitions, facade articulation, open space activation, and the
treatment of key corners and pedestrian interfaces.

Motion: Motion was made by Matt Cecere to approve the Cherry Creek West Zone Lot
A Site Design & Massing with the following conditions:

The applicant shall further study and refine the northeast corner massing,
particularly at the ground and lower levels, to better emphasize and strengthen
the gateway condition.

The applicant shall refine the parapet articulation and enhance the differentiation
between different types of fagcades to improve the overall architectural
expression.

The applicant shall further study facade articulation, specifically the treatment of
facade slots, with consideration for increased depth and potential recesses to
enhance visual relief and massing expression.

The applicant shall provide additional study of overall fagcade articulation,
including increased depth and consideration of solar control strategies, such as
the use of horizontal and vertical mullions.

The motion was seconded by Ignacio Correa-Ortiz and passed unanimously.

Community Planning and Development
201 W. Colfax Ave., Dept. 205 | Denver, CO 80202
www.denvergov.org/CPD
p. 720.865.2915

311 | POCKETGOV.COM | DENVERGOV.ORG | DENVER 8 TV



” DENVER

THE MILE HIGH CITY

2415 E 2™ Ave
Mason's Famous
Lobster Rolls
2024-L0G-0006710

Applicant Presentation:

Kari Edwards presented the signage proposal for Mason’s Famous Lobster Rolls at 2415 E
2nd Ave in Cherry Creek North, including a storefront sign above the entry and a double-
sided blade sign on the east elevation. The blade sign will be aluminum with red and black
branding, routed acrylic lettering, and spot lighting, while the storefront sign will be an
aluminum sign with a raised acrylic logo mounted above the door. The applicant
confirmed that only the blade sign will be illuminated.

Staff Comments: Staff noted that the signage proposal complies with zoning
requirements. The application has undergone multiple reviews to ensure alignment with
urban design guidelines and has been refined in collaboration with the applicant.

The tenant sign is supported as appropriately scaled, visually engaging, and responsive to
the pedestrian environment, with its placement above the entry reinforcing human scale.
The blade sign provides clear identification at the corner and uses a consistent graphic
strategy. The proposed spotlights enhance wayfinding and add visual interest. Staff
confirmed ongoing coordination with zoning to ensure compliance and implementation of
any required adjustments.

Public Comments: No public comments were offered.

Board Discussion/Comments:

e The Board raised concerns regarding the projecting (blade) sign, noting that such
signs are typically not permitted without a Comprehensive Sign Plan (CSP). While
staff indicated there is no CSP on record, there is documentation suggesting a
projecting sign may have been previously reviewed and approved at this location,
though the electronic records are incomplete. The Board requested further
research and confirmation of any applicable CSP or historical approvals, including
input from the applicant.

e Board members expressed concern that the sign appears oversized for the
location and questioned whether it aligns with prior approvals or current
guidelines.

e Additional comments focused on design details, including exposed conduit,
mounting elements, and overall integration with the building, with a preference
to conceal mechanical components and improve design refinement.

e A question was raised regarding whether the proposal reflects existing conditions
or introduces a new sign. It was noted that the sign is already installed, and the
application is seeking formal approval for the existing sign.

Motion: Motion was made by Will Coffield to deny the proposed design submittal for
Mason’s Famous Lobster Rolls, with a recommendation that the applicant resubmit a
revised design package addressing the Board’s feedback. Specifically, the resubmittal shall
include documentation of any applicable CSP and revisions to the design to conceal
conduit and fasteners. The revised submission may be provided for electronic review.

The motion was seconded by Matt Cecere and passed unanimously.
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Informational Next regular CCN DAB meeting will be held on April 8

items:
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