
 
Colorado Springs Downtown Development Authority 
Board of Directors Meeting 
8:15 a.m. June 14, 2022 
111 S Tejon St Ste 703, Colorado Springs, CO 
               

Meeting minutes 
 
Board members present: Ingrid Richter, Chris Lieber, Darsey Nicklasson, Carrie Bartow, Nancy Henjum, 
Jeff Finn (remote)  
Board members absent: Aaron Briggs, Dave Lux, Jordan Empey, Tony Rosendo  
Staff members present: Susan Edmondson, Chelsea Gondeck, Carrie Simison, Katie Frank, Ana Valdez, 
Jessica Vasquez 
Guests: Pat Rigdon (Mary’s Mountain Cookies), Jane Fredman (DDA board applicant), Sean Campbell 
(FORMATIV), Jeff Jones (FORMATIV, remote), Patrick Stephens (DDA board applicant), Lucas Koski 
(Artspace, remote)  
 
 
Call to order and welcome 
8:26 a.m. Ingrid called the board meeting to order and asked guests Pat Rigdon, Jane Fredman, Jeff 
Jones, and Sean Campbell, as well as new employee Carrie Simison to introduce themselves.  
 
Carrie Bartow arrived 8:31 a.m. 
 
Minutes 
 
It was noted that the board did not meet in May. The board reviewed minutes from the April 12, 2022, 
board meeting. On a motion by Nancy, seconded by Chris, the minutes of April 12, 2022, were 
unanimously approved without change.  
 
Financials 
Board reviewed financials dated May 31, 2022. Susan noted that to date, DDA has received roughly two-
thirds of mill levy revenue for the year, and one-third of personal property ownership tax payments, and 
that expenses and balance sheet are ordinary for this time of year.  
 
Grants 
Katie Frank introduced Pat Rigdon of Mary’s Mountain Cookies, representing the first Retail Incentive 
Grant application the DDA has received since launching the grant program in April. Mary’s Mountain 
Cookies is a cookie franchise started in Fort Collins and has a loyal following across over 19 locations. 
Retired police officer Pat Rigdon and wife Kristy have signed a 10-year lease at 7 S. Tejon St. (site of 
former Starbucks) and intends to open by July 1, 2022. The applicants have requested a Retail Incentive 
Grant in the amount of $50,000. Katie walked the board through the application and eligible expenses 
and complimented the applicant on the thorough application and detailed business plan. Staff 
recommends a grant amount of $15,000, citing low tenant finish costs and the modest degree of retail 
diversification as reasons for the amount.  
 
On a motion by Chris, seconded by Darsey, the board approved a $15,000 Retail Incentive Grant to 
Mary’s Mountain Cookies.  
 
Pat Rigdon left at 8:51 a.m. 
 
 



Cottonwood Center for the Arts Note 
Susan directed the board’s attention to the memo in the packet regarding the ongoing loan Cottonwood 
Center for the Arts. Cottonwood leadership has indicated the ability to pay off some of the loan in the 
near term. General discussion at the March board meeting was supportive of some degree of loan 
forgiveness, noting Cottonwood’s continued accomplishments in operating the arts center and 
enlivening the eastern node of Downtown.  
 
Executive Director Jon Khoury has stated that due to key benefactors, Cottonwood will be able to make 
a $500,000 payment and expects that by the end of June 2022 will pay off its note to the O’Neil Group 
and secure ownership of the property. Susan sought a motion to accept the $500,000 payment from 
Cottonwood and forgive all remaining interest (difference of approximately $389,643). 
 
On a motion by Nancy, seconded by Carrie, the board approved accepting a $500,000 payment and 
forgiving all remaining accrued interest. Carrie then amended the motion to include that the note will be 
forgiven in full if a $500,000 payment is made by November 30, 2022. The motion passed without 
further discussion.  
 
TIF Reimbursement Application 
Susan introduced Sean Campbell and Jeff Jones of FORMATIV, seeking a TIF Reimbursement Agreement 
to support construction of a 214-unit multifamily property at the southwest corner of Cimarron and 
Weber streets. Susan explained that the project puts strong emphasis on street-level engagement and 
varied high-quality exterior materials. It should also be noted that the applicant has paid proper 
attention to growing a sustainable tree canopy as well as the second-story planter box concept for 
additional greenery, which closely aligns with DDA’s goal of supporting an urban tree canopy and 
enhancing streetscapes. The project also includes glazing on all four sides of the property, a high degree 
of resident amenities and roughly a 1:1 parking ratio. The property branding is rooted in local history by 
naming the patriarch of the former property owner, a prominent African American businessman. Staff 
memo recommends a 55 percent reimbursement, which is 15 percentage points above the current cap 
guideline of 40 percent. 
 
Sean Campbell thanked Susan and assured the board that FORMATIV recognizes the growth potential in 
the New South End and that his team is excited that this is their first Colorado Springs project. Utilizing 
an Opportunity Fund, this project will be at least a 10-year hold. FORMATIV is exploring other property 
within Downtown for development, perhaps some of it commercial. 
 
Nancy commented that at a recent City Council meeting, a new ordinance was discussed that would 
incentivize developers if some percentage of the new units met the criteria for affordable housing and 
asked Sean if they would consider that approach. Sean replied that there is a similar ordinance taking 
effect soon in Denver and that he sees the need to incentivize rather than tax, and balance a growing 
community rather than capping growth.  
 
Jeff Finn complimented the project but questioned certain elements of eligible costs including the 
façade and elevator/stair core, which equate to $9.6 mil (or 57%) of eligible costs. Sean stated that 
these figures came from Bryan Construction and he can provide backup if needed. Jeff noted that 
eligible façade elements should be those elements that are extraordinary and not merely every part of 
the exterior including what would be required anyway by code.   
 
The current base cap for residential TIF reimbursement, set at the February board meeting, is 40 
percent, with board discretion to increase that percentage if projects met certain criteria such as 
difficult site, true mixed use, or affordable housing categorization. Staff recommended 55 percent on 
the project, which board members felt was high considering that while project quality is high there are 
not other particularly compelling elements to push beyond the 40 percent guideline. Acknowledging the 



thoughtful touches and overall quality of the project, Jeff recommended 50 percent TIF reimbursement; 
general discussion concurred.  
 
On a motion by Chris, seconded by Jeff, the board voted to approve 50 percent TIF reimbursement for 
225 E Cimarron St., with the following additional terms: 

 Minus 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. 
 Capped at eligible costs noted in the application of $16.76 million. 
 Effective date for base tax year 2021. 
 For the remaining years of the TIF, to 2037 

 
Sean Campbell and Jeff Jones departed at 9:20 a.m. 
 
New business updates and grant updates 
Included in the board packet was a list of Downtown storefront businesses that have recently opened, 
will open, have relocated, or rebranded. Katie briefly touched on the list and noted that 2021 was a 
record-breaking year with 38 storefront businesses opened, and 2022 is pacing well with 26 storefront 
businesses opened.  
 
Also included in the board packet was an update on Building Enhancement Grants. Katie talked through 
the list and noted that CityROCK and 10 E Pikes Peak Ave have withdrawn their applications. Ana will 
remove these from the tracker.  Nancy noted the closure of Epiphany, and Ingrid mentioned that Sun 
Pilates also closed its doors.  
 
Artspace update 
Lucas Koski of Artspace joined the meeting remotely to update the board on Artspace, which is 
proceeding at a rapid pace.   
 
Timeline: The project aims to break ground late September 2022 and, barring weather or supply chain 
issues, could be occupiable as soon as 2024. Other items addressed: 
 

 Bidding & procurement: Artspace will put together a bidding package seeking the best possible 
quality at the best possible price, which need not be the lowest price.  

 Purchase agreement: A few rounds of edits have been made to the purchase agreement, and it 
is currently being reviewed by DDA’s attorney, Lee Jolivet. Approval of the purchase agreement 
will be scheduled for the July board meeting in order to stay on track. 

 Fundraising: Susan welcomed any board contacts for individual donors and announced that a 
small Artspace social hour for potential donors is scheduled for June 23.  

 
Ingrid thanked Lucas for the update and Lucas announced that the Trinidad Artspace is holding a grand 
opening on August 4 and invited the board to attend.  
 
Board meeting was adjourned at 9:54 a.m. 


