
 
Colorado Springs Downtown Development Authority 
Board of Directors Meeting 
8:15 a.m. March 8, 2022 
111 S Tejon St Ste 703, Colorado Springs, CO 
               

Meeting minutes 
 
Board members present: Jordan Empey (remote) Carrie Bartow (remote) Dave Lux (remote) Aaron 
Briggs, Jeff Finn, Chris Lieber, Nancy Henjum, Stella Hodgkins, Ingrid Richter, Peter Wysocki 
Board members absent: Darsey Nicklasson, Tony Rosendo  
Advisory members present: Ryan Tefertiller 
Staff members present: Susan Edmondson, Katie Frank, Chelsea Gondeck, Jessica Vasquez 
Guests: Eric Phillips (3Es Comedy Club) Sean Campbell (Formativ, remote) Alison Nestel-Patt (Formativ, 
remote) Matt Dockter (Norwood) 
 
 
Call to order and welcome 
8:19 am Ingrid Richter called the board meeting to order.   
 
Minutes 
The board reviewed minutes from the February 8, 2022, board meeting. On a motion by Chris, seconded 
by Stella, the minutes were unanimously approved without change.  
 
Financials 
The board reviewed financials dated February 28, 2022. Susan noted that there was not much to report, 
both Mill & TIF accounts sit at roughly $900,000, and this is the low point before the payments start 
coming in again. Susan noted that D11 revenue is down from what was budgeted because the Mills are 
lower, and the revenue decrease was not reflected on the tracker, but a new process is in place to check 
in with different districts to get a better idea of mills set for the following year in order to make the 
budget projection more accurate. Another payment was made to Artspace, and there is one remaining 
payment to make of $150,000.   
 
TIF- First Presentation: 225 E. Cimarron 
Susan introduced Sean Campbell and Alison Nestel-Patt of Formativ. Formativ is presenting a residential 
project for TIF grant consideration and joined the meeting remotely. 225 E. Cimarron is the site for a 
planned seven-story 214-unit residential project; the developers intend to use an Opportunity Fund in 
their financing. The project is described as a highly-amenitized residential space geared toward young 
professionals (to include co-working space) that is scheduled to break ground September 2022.  
 
Ryan relayed to the board that the development plan, plat, and application have been submitted to the 
planning department, and that this project will go before the Downtown Review Board for two reasons: 
1) Density bonus points were used to exceed the four-story maximum height restriction in that area; and 
2) A building height warrant is sought because generally with bonus points a builder could only go up to 
six stories and conversion of the mezzanine level space to closed rooms essentially makes the building 
seven stories.  
 
Formativ reps assured the board that they are planning a robust greenscape program on the exterior of 
the building and plan to landscape as much as possible to enhance what is currently a barren corner of 
Downtown.  



Overall, the board agreed that Formativ’s project meets the general goal of the Experience Downtown 
Master Plan. On a motion by Ingrid, seconded by Jeff, the board voted to allow Formativ to move 
forward with a full TIF Grant Application for 225 E. Cimarron. 
 
Sean and Alison left the meeting at 8:42 a.m. 
 
TIF- First Presentation: 312 Vermijo 
Susan introduced applicants Jeff Finn and Matt Dockter of Norwood Development Group. Applicants are 
seeking a TIF Grant for 123-unit residential project VIM II, located at 312 Vermijo. This project is 
adjacent to Norwood’s VIM, a 154-unit residential project located at 322 Vermijo, and the two buildings 
will ultimately be connected by a walkway/bridge 16 feet above the alley.  
 
Jeff stated that VIM II intends to meet a demand for Downtown living but will deliver apartments with 
rents lower than those of 333 ECO and The Mae and appeal to a different audience, with a vibrant 
exterior painted with murals. Of the 123 units, the range is 83%-114% of 2021 AMI, classifying the 
project as attainable housing.  
 
Jeff noted that in order to meet the density of the project, plans are to construct the building to the 
property line and single-load the north corridor. Considering that code will not allow windows on walls 
that are at the property line, the neighboring property to the north will experience a view of a six-story 
blank wall. Jeff admitted that while not ideal, it was the best configuration for the situation and 
attempts to contact the neighboring property were not successful.  
 
Chris asked Jeff how TIF grants directly correlate to affordability factor and Jeff replied he could prepare 
an analysis.   
 
On a motion by Nancy, seconded by Aaron, the board voted to allow Norwood to move forward with a 
full TIF Grant Application for 312 Vermijo (VIM II). Jeff abstained from the vote.   
 
Incentives 
Susan brought the board’s attention to the job incentive memo in the board packet. An analysis of the 
staff and wages reports submitted for jobs created in 2021 at Formstack and BombBomb shows that 
neither company is eligible for job growth incentive payments this year, and Bluestaq’s reports have not 
been submitted yet.  
 
The memo sought a board vote on the annual allocation of $20,000 to Kinder Morgan. Jeff moved to 
approve the $20,000 allocation to Kinder Morgan, and seconded by Chris, the motion passed without 
further discussion.   
 
Loans 
Katie Frank introduced Eric Phillips, owner of 3E’s Comedy Club. 3E’s is seeking a small business relief 
loan from DDA in the amount of $24,071 to cover 50% of operating costs for two months. The timing of 
its opening, pandemic related setbacks, and especially unanticipated deferred rent payments that are 
now due immediately has put 3E’s in a situation of imminent concern.  
 
Eric assured the board that he is committed to the success of 3E’s, is currently organizing a comedy 
festival in Colorado Springs, and is hopeful for the future of the club as they are seeing many new 
patrons. He is also in the process of securing an SBA loan to help alleviate accrued debt.  
 



Considering 3E’s is a destination venue Downtown, and that Eric has financed nearly $500,000 in tenant 
improvements, the board was in favor of granting the loan.  
 
On a motion by Nancy, seconded by Stella, the board granted 3E’s Comedy Club a small business relief 
loan in the amount of $24,071, repayable according to the updated loan terms on the memo.  
 
Eric Phillips left the meeting at 9:20 am 
 
Grants 
Restroom 
 
Susan had been prepared to seek informal board approval of a grant to support installation of a modern 
urban restroom in Acacia Park. After the board packet was sent out on Friday March 4, Susan was made 
aware that CDBG funding for the restroom will not take place this year, and construction of the 
restroom is likely 1.5-2 years out, so no board authorization is sought at this time.  
 
Retail incentive grant 
 
Katie and Susan directed the board to the retail incentive grant memo in the board packet. At the 
January planning session and subsequent discussions, board members expressed support for a grant 
program that would incentivize storefront retail/restaurant/services to diversify the customer 
experience Downtown.  
 
Grants are between $10,000 and $50,000 and can be used for tenant improvements, marketing, 
business equipment, signage, and more. Grantees must produce a signed lease of a minimum of three 
years, and the request can be considered alongside or apart from a Building Enhancement Grant.  
 
Katie prompted conversation on elements of grant eligibility before seeking approval to move forward. 
The board was complimentary of Katie’s thorough program plan and application form, and feedback was 
positive.  
 
Chris asked if discussions have already occurred with businesses that would potentially benefit from a 
retail incentive grant, to which Katie replied that yes, over time, a retail incentive grant could have 
tipped the scale for one business or another opening up Downtown, and it all really depends on the 
business and what properties are available at any given time.  
 
The board was assured that applicants would provide an application that highlights the required 
diversification and applications would be thoroughly vetted just as staff would a Building Enhancement 
Grant request. Katie commented that this grant program will be especially helpful because it can 
address some tenant improvement items that she often receives requests for that fall outside of 
Building Enhancement Grant eligibility.  
 
On a motion by Stella, seconded by Jeff, the board approved establishing a Retail Incentive Grant 
program that adheres to the requirements, eligibilities, and considerations stated in the application.  
The Retail Incentive Grant program will be announced on April 7 at State of Downtown Report Release. 
 
Tree canopy grant 
 
Chelsea directed the board to the Tree Canopy Grant Program memo in the board packet. She explained 
that extensive research was conducted to create a grant program to supplement or match funds up to 



$12,000 for properties within the DDA that contribute to creating a robust urban tree canopy.  Chelsea 
consulted with City Forestry, Engineering, and the BID crew with insight from Parking Enterprise to vet 
the proposed structure of the grant program and ensure that the planting area enhancements will 
support a flourishing tree canopy.   
 
Susan noted the need to ensure any new large projects built downtown have a thoughtful plan for their 
tree wells and landscaping to sustain healthy tree/plant growth over time.  
 
On a motion by Stella, seconded by Chris, the board approved establishing a Tree Canopy Grant program 
that adheres to the requirements, eligibilities, and considerations stated in the memo.  
 
Public safety improvement fee 
 
Susan updated the board on Public Safety Impact Fees, which will significantly impact the cost of new 
development and revitalization of existing properties (including affordable housing) not just Downtown 
but citywide. The proposal was moving forward relatively swiftly, but after concerns were raised about 
how the fees would be implemented, it was decided to put off for 90 days to further analyze the 
impacts.  
 
Energy efficiency grants 
 
Susan provided an update on the status of an energy efficiency grant program: Stella has met with Katie 
and Chelsea and they are currently revising the grant application form. Susan anticipates having it ready 
for review by the April board meeting.  
 
Nancy and Peter left the meeting at 9:40 am, Ryan and Matt left at 9:41 am 
 
Final Notes 
 
At 9:42 am, Ingrid sought a motion to enter closed executive session. On a motion by Chris, seconded by 
Stella, the board voted to enter closed executive session.  
 
At 10:12 am, the board emerged from closed executive session and the meeting was adjourned.  
 


