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Cherry Creek North Design Advisory Board Meeting Minutes

Date/Time of the
meeting:

Wednesday, April 8, 2026, 8:00 AM

Members Present:

David Morris(chairperson), William (Will) Coffield (vice chairperson), Matt Cecere, Ignacio
Correa-Ortiz, Lisa Mclnroy, Julie Meenan Eck, John Fiechtner, Laurel Raines (advisory
non-voting member)

CPD Staff:

Olga Mikhailova (Ex-officio)

Meeting Opened

8:00 AM

Approval of
Meeting Minutes

The meeting opened with the introduction of two new board members:

e John Fiechtner, a retail representative and store manager at Ballard Designs with
prior experience at Crate & Barrel.

e Julie Meenan Eck, a landscape architect and director at LandDesign, who also
serves on the Denver Planning Board.

Julie replaces Laurel Raines, a long-serving board member whose dedication and
significant contributions have played an important role in shaping the district.

Approval of meeting minutes from March 11, 2026:

Motion: A motion was made by Matt Cecere, was seconded by Lisa Mclnroy and passed
unanimously.

Design Development Review(s):

280 Detroit

Facade
Improvements -
Design submittal
2026-LOG-0001894

Applicant Presentation:

Lauren Page, representing Open Studio Architects, presented proposed fagade
modifications to the existing building associated with tenant improvements for the Four
Seasons Residences sales office.

The project focuses primarily on tenant improvements with limited exterior changes,
including repainting the fagade (maintaining the existing cream-beige color), replacing
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awnings to align with Four Seasons branding, updating the entry light fixture, and
refinishing metal elements in a bronze tone. Existing features such as planters will remain,
and signage will be submitted separately.

Staff Comments: Sarah Kaplan emphasized that Detroit Street is designated as an
event street, so any proposed changes should maintain the intended streetscape rhythm
and overall design character, including coordination of furnishings and other elements.

She noted an existing awning encroachment into the adjacent public right-of-way and
advised that the applicant should coordinate with DOTI regarding permitting and
continue working with DOTI and the BID on other elements located within the public
right-of-way.

Public Comments: No public comments were offered.

Board Discussion/Comments: During the discussion, the applicant provided additional
clarifications, and the Board offered suggestions as noted below:

e Painting will be limited to the interior corner of the facade, not the entire
building, with existing cracks repaired as part of the scope.

e The selected paint color closely matches the existing finish, with slight tonal
adjustments to better align with adjacent areas and create a more consistent
appearance.

e The space will be used by a temporary tenant under a 3-year lease with a 1-year
option (3—4 years total). Awnings will not include tenant-specific branding to
allow for future reuse.

e The board discussed site furnishings, specifically small facade-mounted planters.
The applicant confirmed these will be fully removed, and the facade behind them
will be cleaned and restored due to staining and lack of backing panels. The board
emphasized that removal of existing elements should be followed by complete
repair and finish restoration to avoid leftover marks or incomplete conditions.

e The entry light fixture will be recessed within the entry ceiling and will not be
visible from the street.

e Awnings along 3rd Avenue will retain their existing segmented divisions and be
replaced in kind, despite some drawings suggesting a continuous surface.

e Board members reiterated expectations around fagade consistency and
maintenance, particularly regarding removal and replacement of existing
elements, reinforcing that the resulting condition should appear intentional and
complete.

Motion: Motion was made by Will Coffield to approve the proposed design for 280
Detroit Facade Improvements. The motion was seconded by Lisa Mclnroy and passed
unanimously.

Cherry Creek West
Zone Lot B

Site Design &
Massing

Applicant Presentation:
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2025-PM-368,
2026-UD-00000011

The applicant team presented the proposed massing, architectural design, and ground-
floor activation strategy for the project (Zone Lot B), highlighting how the tower steps
down to engage the street and adjacent context.

It was noted that the overall building composition, including the tower form extending to
the ground, with intentional massing recesses and a 2.5-foot facade setback detail used to
break down long elevations and enhance articulation. The ground floor is designed with a
strong pedestrian focus, featuring recessed retail volumes and active edges along key
streets, including Road R and Clayton Street.

The retail ground floor is approximately 20 feet floor-to-floor, with consistent proportions
across tenants to support flexibility. A secondary 14—16 foot setback supports terraces
and outdoor engagement, reinforcing the layered pedestrian experience.

The project includes an open-air rooftop amenity space, designed to provide light and sky
exposure while breaking down the tower massing. Balconies are incorporated throughout
to add depth and articulation to the fagade.

Elevations along Road R, Clayton Street, and the angled north/west conditions maintain a
consistent design approach, with variations responding to context. The courtyard
condition serves as a key massing break where a formal setback is not present.

The team also presented detailed fagade sections showing retail configurations, canopy
variations tailored to different edges of the building, and repeated architectural rhythms
that maintain proportional consistency across the project.

View studies and massing perspectives illustrated how the building responds to key
intersections and adjacent development, including Nordstrom, and emphasized how the
stepped form opens views and enhances the pedestrian experience.

Sun studies indicated that the site receives more daylight than anticipated, with morning
light on the north side and improved solar access in winter months, particularly within
Confluence and adjacent public areas.

Public Comments: The CCN BID president asked for clarification on whether retail
storefronts are planned along the eastern edge facing Clayton Street, and the applicant
confirmed that they are.

A concern was expressed that this frontage may be difficult to lease due to limited
pedestrian activity, despite the presence of a bike lane, and questioned the long-term
viability of retail in that location.

Another commenter raised a question about flexibility in retail unit sizing, asking whether
adjacent spaces could be combined for larger tenants. The applicant confirmed that while
spaces are currently configured at set sizes to support a diverse mix of uses, suites could
potentially be combined for the right tenant.
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Staff Comments: Staff (Aaron Schultz) noted that activating retail along Clayton Street is
challenging, but emphasized that this is a requirement of the zoning, particularly given its
designation as a Primary Street A north of Road R. While acknowledging the difficulty,
staff reiterated that the intent of the zoning is to ensure a higher level of activation, with
emphasis placed on strong corner conditions and more limited activation along mid-block
portions.

Staff also raised concern regarding the 13th-floor amenity level and how the parapet and
rooftop composition will read from key viewpoints. Additional refinement is expected as
design details are further developed. Mechanical screening at the rooftop was also
highlighted, as it is more visible in renderings than drawings, and has been a recurring
area of board concern regarding rooftop articulation.

At the ground level, staff emphasized the importance of the push-pull facade strategy
along the 20-foot pedestrian zone, noting that while it cannot be fully programmed, it
provides flexibility for outdoor seating and active uses such as restaurant or retail patios,
supporting activation of Confluence in line with UDSGS goals.

Finally, staff noted that Building B significantly engages the gateway condition, with
increased facade openings that improve visual connection and help draw people into the
site, reinforcing the importance of gateway activation within the overall urban design
framework.

Board Discussion/Comments:

e Clayton Lane Activation. Board members acknowledged that retail along Clayton
Lane presents significant leasing and activation challenges due to limited
pedestrian activity and its back-of-house character, particularly compared to
more active streets in the district. While difficult, the frontage may be better
suited for destination or service-oriented tenants such as salons, spas, or
specialty repair or maker-type uses.

e Gateway Corner. Board members discussed the gateway retail corner and
emphasized its importance as a highly visible and experiential location. Concerns
were raised that portions of the retail frontage along the gateway may remain in
shadow for much of the day, potentially impacting its perceived activation.
Suggestions included enhancing canopy design, outdoor seating, and overhead
elements to strengthen comfort and visibility in this key corner condition.

e Canopy Strategy. Board members discussed canopy strategy, noting that while
canopy design is still evolving, the intent is to vary treatments while maintaining
consistency in height (approximately 11 feet). Canopies were identified as an
important opportunity for activation, weather protection, and reinforcing street
character, particularly along Confluence-facing retail edges.

e Podium Setback. The podium setback dimension (approximately 14-16 feet with
a 2.5-foot additional recess) was discussed in detail. The applicant explained that
the dimension results from a combination of factors, including residential tower
planning efficiency (double-loaded corridor organization), structural grid
coordination, column placement through the garage, and the need to balance
tower massing with meaningful outdoor terrace space. The setback also helps
shape usable outdoor areas at the base.
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e Rooftop Articulation. Board members requested clarification on the rooftop
amenity level (13th floor), specifically whether the upper facade enclosure could
be further studied as an open-air condition. The applicant indicated this idea
would be evaluated further, though the current design intention is to maintain
continuity of the fagade.

e Fagade Rhythm. Discussion also addressed architectural expression across the
building. Board members noted a contrast between the more playful and
articulated ground floor (particularly along Confluence), the more restrained and
regular mid-tower expression, and the structured upper levels. While the base
was generally praised for its energy and variation, some concern was raised that
the overall building could feel repetitive or “relentless” in its rhythm at upper
levels.

e Facgade Variations and Hierarchy. Board members emphasized the importance of
strengthening fagade variation and hierarchy through clearer base—-middle—top
differentiation. The applicant noted strategies already in place, including larger
openings and more glass-forward expression at the top, differentiated retail
proportions at the base, and material shifts intended to reinforce hierarchy.

e Loggia Design. Clarification was provided regarding site access and curbside
operations. The project includes a curb cut and designated pull-in area along
Clayton for ride-share and vehicle drop-offs (Uber/Lyft). A recessed area at the
entry (loggia) provides a sheltered waiting area for users transitioning between
vehicles and the building entrance. Some board members noted the loggia more
classical architectural language, including arches, barrel vaults, and traditional
material references such as artisan glass. While this element was appreciated as a
distinctive “entry moment” there was discussion about whether it fully aligns or
conflicts with the broader architectural system.

Overall, the board expressed support for the massing strategy, stepped form, and overall
site planning, particularly the relationship to the gateway and Confluence edges.
However, they encouraged continued refinement of ground floor expressiveness, rooftop
articulation, canopy strategy, and facade rhythm to further reduce monotony and
enhance architectural clarity.

Motion: The motion was made by Will Cofield to approve the site and massing for the
proposed Zone Lot B. The board expressed overall comfort with the site layout and
building massing, while noting that additional design refinements will be required in
future design phases, based on the discussion and feedback provided at the meeting.

The motion was seconded by Julie Meenan Eck and passed unanimously.

Cherry Creek West
Zone Lot D Open
Space

Site Design &
Massing
2025-PM-366
2026-UD-00000010

Applicant Presentation:

The applicant presented the design for the public realm (Zone Lot D), located between
Buildings A and B, emphasizing that this submission focuses on site and massing rather
than detailed design. The space is conceived as a connected sequence of three key areas:
a Gateway at 1st and Clayton, a narrower “Confluence” passage, and an expanded, highly
programmed Market Square.

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

The design prioritizes pedestrian experience, circulation, and activation, with the Gateway
acting as an entry point, the confluence as a transitional movement space, and Market
Square as the main gathering area. The project includes a mid-block connection compliant
with requirements and incorporates an accessory pavilion structure that supports both
the public realm and parking access.

Lighting, materials, and landscaping are intended to enhance safety, comfort, and overall
experience, though detailed elements will be presented in a future design submission.
Tree placement and shading strategies are carefully considered, with limited planting in
constrained area and additional shade solutions planned for the more open Market
Square.

Overall, the concept emphasizes a vibrant, well-connected public space, with further
refinement of design details, materials, and programming to come in later phases.

Staff Comments:
Staff noted the strong overall site programming, particularly the effective approach to
sunlight, balancing winter solar access and seasonal shading.

Staff highlighted the pavilion’s successful integration with the garage exit, improving
pedestrian circulation and aligning with design guidelines by bringing users directly into
the development’s core. It was also noted that prior Board feedback on introducing
daylight into the garage has been addressed through extensive use of glass, with
reflectivity identified only as a minor, design-detail consideration.

Overall, staff expressed no major concerns with the massing and indicated the proposal is
well resolved at this conceptual stage, with future review focused on design details.

Public Comments: No public comments were offered.

Board Discussion/Comments:

The Board discussion focused on balancing an active, connected public realm with clearer
spatial definition, landscape integration, and comfort across the gateway, confluence, and
Market Square.

e Extent of hardscape versus green space. The Board was supportive of the
concept and sequencing of spaces but raised consistent concerns about the
extent of hardscape versus green space, particularly in the gateway and
confluence. Members emphasized that the current design reads as too
pavement-heavy and encouraged stronger landscape structure, containment, and
moments of pause to establish identity and improve the pedestrian experience.

e Confluence planting strategy. The confluence planting strategy was a key topic.
The applicant explained constraints including shallow soil depth over garage
structure, limited light, and utility conflicts, which limit tree planting viability.
Staff confirmed minimum forestry standards will be required but encouraged
going beyond minimums where possible. The Board suggested exploring
alternatives such as larger shrubs used as tree substitutes, movable planters, and
more intentional soil volume allocation in planters and perimeter zones.

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

e Gateway Design. Several members noted the space lacks a strong sense of arrival
and is overly open, with concerns that key elements (including a tree placement
blocking a primary entry) weaken clarity and circulation. The Board
recommended repositioning planting islands, introducing stronger containment
through landscape or built edges, and reducing uninterrupted paving to better
define the entry experience before transitioning into the confluence.

e Market Square. The Market Square was generally well received as a flexible,
programmable space, but concerns were raised about heat exposure and lack of
permanent shade. While the applicant proposed a combination of trees, movable
planters, and temporary or flexible shade structures, the Board encouraged
exploring more robust integrated shade solutions while acknowledging limits on
tree planting over the garage structure.

e Pavilion Structure. The pavilion structure was highlighted as a key architectural
and wayfinding element, with strong support for its role in organizing garage
access and marking arrival. However, members emphasized that its success will
depend on refined detailing, including weather protection, comfort, transparency
versus enclosure, and how it performs at night. Lighting strategy and “night edit”
were repeatedly identified as critical for defining the space after dark.

The Board emphasized the importance of balancing connectivity and containment.
Connectivity refers to providing clear, intuitive pedestrian movement through the site,
with open and continuous pathways that allow people to easily move between the
gateway, confluence, and Market Square without obstruction or confusion. Containment
refers to the need to define and shape these same spaces so they feel like distinct
“places” rather than one continuous expanse of paving. This should be achieved through
the use of landscape, building edges, planting, and furnishings to create spatial
boundaries, moments of pause, and a stronger sense of arrival, comfort, and identity
within each zone.

The next submittal is expected to provide greater detail on planting design, soil depth
strategies, shading, lighting, materiality, and programming to further resolve this balance
and strengthen the character of each space.

Motion: The motion was made by David Morris to approve the project to allow it to
move forward, with conditions tied to additional design development and detailing in the
next phase.

The conditions include:

e Increasing and better integrating green space throughout the project, as the
current design is perceived as too heavily paved and lacking sufficient landscape
presence.

e Strengthening the sense of containment and arrival at the gateway, with a clearer
definition of space rather than an open, pass-through condition.

e Introducing more varied and layered planting within the confluence, moving away
from a purely linear or circulation-driven space and instead creating
interruptions, softness, and visual interest through landscape elements.
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e Incorporating permanent shade elements within Market Square to ensure the
space remains usable and comfortable even without temporary shading devices.

e Enhancing layering of landscape and architectural elements between circulation
zones and building edges to improve pedestrian comfort and reinforce human-
scale experience at the ground level.

e Ensuring that lighting, planting, and shading strategies are further developed to
reinforce these spatial qualities across the site.

The motion was seconded by Matt Cecere and passed unanimously.

Informational
items:

It was announced that the next regular monthly meeting will be on May 13, 2026
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