
 
Colorado Springs Downtown Development Authority 
Board of Directors Meeting 
8:15 a.m. August 10, 2021 
Downtown Partnership office, 111 S. Tejon St. Ste. 703 
               

 
Board members present: Jeff Finn, Dave Lux, Nancy Henjum, Ingrid Richter, Jordan Empey (remote), 
Chris Lieber,  Aaron Briggs, Darsey Nicklasson 
 
Board Members Absent: Stella Hodgkins, Carrie Bartow, Tony Rosendo 
 
Staff Members Present: Susan Edmondson, Laurel Prud’homme, Victoria Webb, Ana Valdez 
 
Guests: Ryan Tefertiller; Sarah Humbarger of Living City Ventures; Joe Niebur and Troy Coats of Niebur 
Development; Ryan Lloyd of Echo Architecture; Steven Dix, Cliff Beasley, Tom Rehwaldt, Melissa 
Ricksecker and Bo Chapman, all of Greystar Development (remote); John Heiberger of Kimley Horn 
(remote), Alex Armani-Munn of O’Neil Group 
 
Welcome 
Ingrid Richter called the meeting to order at 8:17 a.m. and roll call was taken. 
 
Minutes 
Board reviewed minutes dated July 13, 2021.  Following a motion made by Jeff Finn, seconded by Dave 
Lux, minutes were approved unanimously without change. 
 
Financials 
Board reviewed minutes dated July 31, 2021.  Susan Edmondson mentioned the general fund is close to 
$1.3 million and TIF Fund is over $1 million.  Expenses are ordinary for the month.  August financials will 
show payouts of TIF reimbursements. TIF is tracking within $1,000 of budget. 
 
TIF application inquiries 
316 N. Tejon Street: Joe Niebur and Troy Coats of Niebur Development provided a first presentation on 
a project seeking approval to pursue an application for TIF reimbursement. The developers intend to 
build 12 resident-owned condominiums on the surface parking area of 316 N. Tejon St. and renovate the 
existing property with two restaurant spaces at street level with office space above. The project intends 
parking of 12 spaces inside a garage for residents and seven to eight spaces outside for tenants of office 
space. They hope to work with neighboring businesses for a central trash area with compactors and 
shared trash bins to clean up the alley and ensure the project can use its full footprint.  
   
Susan commented that a TIF reimbursement may not be the best option for this project, as annual 
payments on condos are extremely difficult; it may be best to pursue a flat payment per unit and 
explore whether TIF on the commercial portion or a grant would be the better option.   
 
Board members commented positively about the project and agreed it meets with the goals of the 
Experience Downtown Master Plan. Following questions and discussion, Jeff Finn moved to authorize 
the project to proceed with submitting a full application, seconded by Chris Lieber and unanimously 
approved.   
 
8:36 am Darsey Nicklasson joined the meeting. 



 
602 S. Wahsatch Avenue: Melissa Ricksecker and Bo Chapman of Greystar Development presented their 
intentions to build a 214-unit multifamily project at the corner of Wasatch and Rio Grande. The project 
will consolidate four parcels of land with two landowners on 1.4 acres.  It will accommodate a parking 
garage with 214 stalls and a dog run. The unit size is estimated at an average of 779 square feet. The 
developers are projected to break ground in June 2022, with completion in summer of 2024. Board 
members asked questions about two small houses adjacent to the project site; developers stated they 
are in communication with those owners but have not reached any terms to acquire. The houses are in 
very poor condition. 
 
Following questions and discussion, board members agreed the project meets with the goals of the 
Experience Downtown Plan. Upon a motion by Dave Lux, seconded by Darsey Nicklasson, board voted 
unanimously to authorize the applicants to pursue a full TIF reimbursement application. 
 
8:55 all visitors depart except for Alex Armani-Munn. 
 
Informational 
Alex Armani-Munn of O’Neil Group Company was introduced to present an overview of the planned 
expansion of Catalyst Campus.  Envisioned as a 10-year plan, the expansion includes significant office 
space,  some residential, several parking structures, public improvements along Shooks Run, and hoped-
for removal of the Costilla Street Rail overpass. Phase 1 of the master plan is set to break ground next 
year with 50,000 square feet of office space in a two-year construction period. The area would be served 
by a new business improvement district and metro districts, and approval processes for those districts 
are coming before City Council. O’Neil Group intends to pursue urban renewal designation for significant 
portions of the eastern flank of Downtown. Susan reminded the board that new BID and Metro districts 
will have some impacts/consequences for overall Downtown management, but not significant; however, 
creation of a new urban renewal area would impact DDA and would need to be negotiated. Following 
discussion and expressions of positivity about the business and job growth supported by O’Neil Group, 
Alex departed the meeting at 9:23.   
 
2022 budget preview 
Susan reminded the board that the 2022 budget hearing is scheduled for 8 am August 31. Susan 
mentioned that major changes to the budget are not anticipated.  There will be an 11% increase in the 
contract for service with Downtown Partnership, following two years of no changes in that contract;  
marketing expenses are budgeted to remain the same at $200,000. Susan will send the budget to board 
to review before the hearing, once revenue projections have been received. 
 
New business 
Susan shared with the board that Downtown is represented on the ad hoc Community Housing Task 
Force, convened by the Colorado Springs Housing & Building Association and also including 
representatives of Pikes Peak Association of Realtors, Colorado Springs Chamber & EDC,  Apartment 
Association of Southern Colorado and the Affordable Housing Collaborative. The group collectively 
agreed to each contribute $5,000 to the Pikes Peak Real Estate Foundation, a separate arm of the Pikes 
Peak Community Foundation that provides predevelopment support for affordable housing initiatives. 
Susan requested the board to approve a $5,000 grant to the foundation, which would be necessity be 
restricted to use on Downtown projects. After a motion by Nancy Henjum, seconded by Chris Lieber, the 
board voted unanimously to approve . 
 
Ingrid requested that representatives of the Pikes Peak Real Estate Foundation present at a future board 
meeting. 



 
Susan shared that DDA will be the official applicant to the state Community Revitalization Grant Fund for 
the Artspace project. This will occur in early fall, with notification before the end of the year. She shared 
that at some point the board will need to approve conditional sale of 315 E. Costilla. 
 
Susan shared a memo regarding the importance of retaining and attracting retail – specifically soft 
goods and similar retail (not food and beverage) in Downtown, and especially large anchor retail, which 
is particularly challenging and upon which the smaller retailers really rely. She shared concepts for retail 
attraction and retention. Board asked questions and agreed that the rare and unique value proposition 
of anchor retail deserves special consideration. Susan was instructed to come back at a future board 
meeting with a more detailed draft application and eligibility proposal. 
 
 


