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Downtown Development Authority of Colorado Springs 
Public Hearing and Board of Directors Meeting 
Dec 10, 2019 at 8 am 
111 S. Tejon St., Plaza of the Rockies North Tower, Suite 703 
 

 
Board members present:  Carrie Bartow, Aaron Briggs, Jeff Finn, Jill Gaebler, Dot Lischick, Dave Lux, Jessica 
Modeer, Darsey Nicklasson and Ingrid Richter, Tony Rosendo  
 
Staff:  Alex Armani-Munn, Susan Edmondson, Len Kendall and Ana Valdez  
 
Guests:  Vince Colarelli, Dennis Hoth, Robert Micera,  
__________________________________________________________________________________ 
 
Public hearing call to order 
Ingrid Richter called the hearing to order at 8:15 a.m. She welcomed guests and invited public comment. 
Seeing no public comment, she brought board members’ attention to four resolutions. 
 
Susan Edmondson presented a draft 2020 budget, stating that revenue projections have varied only slightly 
since the draft 2020 budget approved in August. She advised the board to roll over the majority of funds for 
appropriation, resulting in a budget of $3,645,120 in appropriations for 2020, and a remaining fund balance of 
$241,256, with $198,418 of that in reserves.  
 
On a motion by Carrie Bartow, seconded by Jill Gaebler, board unanimously approved the following 
resolutions, attached and made part of these minutes: 

• Resolution 1912-01 to adopt 2020 budget 
• Resolution 1912-02 to appropriate sums of money 
• Resolution 1912-03 to set mill levies 
• Resolution 1912-04 to amend 2019 budget of the Colorado Springs DDA 

 
On a motion by Tony Rosendo, seconded by Jill Gaebler, board moved unanimously to close the public hearing 
and open the board meeting of the DDA. 
 
Welcome 
Ingrid thanked and acknowledged Jessica Modeer for her many years of service to the DDA board. Susan also 
echoed her thanks and noted Jessica’s strong voice of advocacy for retailers. She gave Jessica a bottle of wine 
and note of appreciation. Jessica shared about her new business running estate sales; as she no longer will be 
owning or leasing property within the DDA, Jessica will be departing the board. 
 
Minutes 
Board reviewed minutes dated November 12, 2019, and on a motion by Jeff Finn, seconded by Jill, minutes 
were unanimously approved. 
 
Financials 
Board reviewed financials dated November 30, 2019.  Susan stated that there is nothing out of the ordinary 
that occurred during the month and that staff has refined estimates of when certain grant payments will likely 
be made. She also stated that all TIF reimbursements for 2019 have now been paid. 
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TIF Reimbursement Application 
Urban Living Initiative:  
Susan drew board members’ attention to a memo updating on the Urban Living Initiative, which offered up to 
100 percent TIF reimbursement for qualified residential projects, up to the achievement of 600 units or by 
December 31, 2019, whichever came first. To date, 428 units have qualified, and with the applications before 
the board today, DDA will exceed its goal to accelerate progress toward more housing Downtown. Staff memo 
noted that Susan is recommending 100 percent TIF reimbursement for both applications up for board vote, as 
they are being simultaneously submitted to reach/exceed the initial DDA goal. Susan advised the board that at 
a future point it may determine a different reimbursement goal to incentivize housing, but the initial goal has 
been met, and into the future some incentives could possibly be applied more directly to improved design 
considerations, price points, unique resident amenities, or many other valuable components. Tony stated a 
desire for a larger board discussion soon about what should be the DDA’s next residential goal: With 1,000 
completed or under construction by 2020, and 2,000 by 2025, it is becoming clear that goal is too modest. 
Tony, Jeff and Ingrid were tagged to architect further discussion along those lines. 
 
230 S. Wahsatch:  
Jeff Finn disclosed that he represents the applicant and will abstain from voting. 
 
Applicant Nor’wood Development Group intends to build a 148-unit apartment complex at 230 S. Wahsatch 
Ave., at the southwest corner of Wahsatch and Vermijo. Current mix includes 51 studio, 61 one-bedroom and 
33 two-bedroom. About 3,000 sqf of flexible retail space along Vermijo most likely will be converted to 
additional residential. Applicant is striving for “attainable” housing and anticipates units leasing at or slightly 
below 100 percent AMI. A nearly 1:1 per-unit parking ratio is achieved through 148 stalls. 
 
Project is estimated at nearly $41 million total, with just under $30 million in construction costs. Applicant 
requests 100 percent TIF reimbursement for the remaining years of the TIF (likely to be about 15 years upon 
project completion). The project aligns with Goal 2 of the Experience Downtown Master Plan to provide more 
residential units. The project addresses interaction with the streetscape through significant glazing on both the 
Weber and Vermijo sides. 
 
Board discussed various elements of the project, which will provide attainable housing and vastly improve a 
neglected area. Jeff explained that the development plan has changed slightly since submission to DDA; the 
retail space most likely will convert to residential, and all structured parking will be accommodated on site. 
 
On a motion by Carrie, seconded by Tony, board voted unanimously to provide 100 percent TIF reimbursement 
for residential on the project, with eligible expenses capped at $6,552,378 million per the application and 
subject to the following considerations:  

• Minus required School District 11 reimbursement 
• Minus increment on DDA’s 5 mills 
• Minus treasurer’s collection fee 
• Administrative fee of 5 percent for first five years of agreement, scaling to 2.5 percent thereafter 
• Effective date for base tax year 2018 
• Eligible cap could grow with submission of costs for landscaping; staff is given flexibility to review and 

approve 
• Street trees must be part of streetscaping 

 
Jeff abstained from voting. 
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225 E. Cimarron St.: 
Susan introduced Bob Micera and Dennis Hoth of DB Partners, applicants, and Vince Colarelli, general 
contractor on the project. Applicant DB Partners Inc. intends to build an 81-unit apartment complex at 225 E. 
Cimarron St., at the southwest corner of Cimarron and Weber. Proposed mix includes six studio, four “small 
one-bedrooms,” 63 one-bedrooms, and eight two-bedrooms. The six-story building will have a parking ratio of 
1.22, accommodating 99 parking stalls on the first two floors. The building is six stories. Private rooftop patios 
will offer a feature not yet seen in Downtown. Starting rents range from $1,783 for a studio to $2,588 for a 
two-bedroom. 
 
Construction timeline targets groundbreaking in summer 2020 and completion by fall 2021. 
Project is estimated at just over $24 million total, with about $18 million in construction costs. Applicant 
requests 100 percent TIF reimbursement for the remaining years of the TIF (likely to be about 15 years upon 
project completion). 
 
The project meets Goal 2 of the Experience Downtown Plan by providing more residential. Susan applauded 
the applicants, who are based in Arizona but have an extensive background in development in several states, 
including Colorado, for being among the first out-of-state developers to invest in Downtown in this market 
cycle.  
 
Staff memo expressed concerns about the lack of engagement and pedestrian-engaging design on the east 
(Weber Street) façade, with a to-be-determined mural planned for much of a large wall. Not shown in 
renderings but intended for the east wall are Juliet balconies on the units. Staff memo also expressed concerns 
about the cost estimation of the project, with high estimates for the at- or above-grade parking and too-low 
estimates for landscaping/streetscaping. Staff memo recommends 100 percent TIF reimbursement, as the 
project qualifies under the Urban Living Initiative, but better cost estimates to determine eligible expenses, 
and better project design to address Weber is highly desired. 
 
Darsey sought further discussion about the wall along Weber Street, which will soon become a highly active 
street with SPRING and other development occurring there. Ryan Tefertiller advised that the project likely will 
seek two warrants before the Downtown Review Board: relief from the minimum glazing along Weber, and the 
need for density bonuses to achieve the unit mix. 
 
Robust board discussion ensued about how to ensure better street-level engagement, particularly on the 
Weber Street side, while acknowledging that the project nevertheless meets criteria for 100 percent TIF 
reimbursement. Jeff noted that glazing is occurring along Cimarron, which is more of a traffic street than a 
people street, and perhaps some adjustments could be made. He also noted the complexity of making a corner 
lot engaging on all sides and still financially feasible. He thanked and applauded the applicants for being among 
the first out-of-state investors into Downtown. 
 
Further discussion ensued about determination of eligible costs. Jeff noted that if the applicant had been 
further along in providing a true, refined cost estimation, this matter would be a non-issue for board 
consideration. 
 
On a motion by Dave Lux, seconded by Carrie, with an amendment by Aaron, board voted unanimously to 
provide 100 percent TIF reimbursement on the project, with the following considerations: 

• Minus required School District 11 reimbursement 
• Minus increment on DDA’s 5 mills 
• Net of treasurers collection fee 
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• Administrative fee of 5 percent for first five years of agreement, scaling to 2.5 percent thereafter 
• Capped at eligible costs to be determined of $6,640,324, per the application, subject to refined cost 

estimates submitted on the entire project, improved streetscaping/landscaping, and public art review, 
to be reviewed by staff 

• Effective date for base tax year 2018. 
 
 
Key initiatives 
PikeRide bike share: Susan informed the board that PikeRide has received its own 501c3 determination from 
the IRS and is beginning a process that should take a few months of extracting itself as a program of 
Downtown Ventures and becoming its own independent 501c3. Susan reminded the board that DDA made a 
zero-interest line-of-credit to Downtown Ventures to support launch of the program. $250,000 of that 
$500,000 has been paid back, and Susan shared that the remaining $250,000 is unlikely to be recouped by 
much if at all. Susan requested that the board reassign the remaining $250,000 loan from Downtown Ventures 
to PikeRide’s new legal entity. On a motion by Ingrid, seconded by Jeff, board voted unanimously to do so. 
 
ArtSpace: Susan shared a spreadsheet documenting all costs associated with the ArtSpace project, to include 
the development contract, purchase of 315 E Costilla, legal fees, due diligence fees, and ongoing property 
management fees – as well as which costs are being borne by the Operating Fund and the TIF Fund. Board 
described the document as helpful. Ingrid informed that in discussions with ArtSpace, Susan and Ingrid have 
proposed that the upcoming $300,000 trench of payment to ArtSpace be divided into two $150,000 payments, 
with one due by end of 2019, and that certain due diligence expenses be deducted from the total payment; 
this includes 50 percent of what would have been the broker commission, which was provided pro bono.  
 
 


