
 
Colorado Springs Downtown Development Authority 
Board of Directors Meeting 
8:15 a.m. September 13, 2022 
111 S Tejon St Ste 703, Colorado Springs, CO 
               

Meeting minutes 
 
Board members present: Jeff Finn, Carrie Bartow, Patrick Stephens, Jordan Empey (remote), Dave Lux 
(remote), Aaron Briggs (remote), Chris Lieber (remote) Nancy Henjum (temporarily, remote)  
Board members absent: Ingrid Richter 
Advisory members present: Peter Wysocki, Ryan Tefertiller 
Staff members present: Susan Edmondson, Chelsea Gondeck, Carrie Simison, Ana Valdez, Jessica 
Vasquez 
Guests: Matt Dockter (Norwood), Sarah Humbargar (Greystar), Cliff Beasley (Greystar), Melissa 
Ricksecker (Greystar) Todd Rehwaldt (Greystar), Chuck and MaryAnn Thomas (Michelle Got Munchies)  
 
 
Call to order and welcome 
8:18 a.m. Carrie Bartow sought a motion to open the Downtown Development Authority public hearing 
for the purpose of 2023 budget review and acceptance. On a motion by Jeff seconded by Jordan, DDA 
board entered into public hearing.  
 
Originally presented in draft form at the August board meeting, Susan presented the 2023 budget 
summary, TIF Fund, and Mill/Operating Fund, noting that only the summary budget is submitted to the 
city, and that very few changes had been made from the August draft. Projected revenue into the TIF 
fund is up by roughly $200,000, although at least half of that is likely committed through a 
reimbursement contract to a completed multifamily project. 
 
On a motion by Jeff, seconded by Patrick, the Downtown Development Authority’s 2023 budget was 
approved as presented.  
 
The board reviewed the contract for service with Downtown Partnership, which increased slightly from 
2022.  
 
On a motion by Jeff, seconded by Jordan, the Downtown Development Authority contract for service 
with Downtown Partnership of Colorado Springs was approved as presented.  
 
The board reviewed the 2023 Operating Plan.  
 
On a motion by Jeff, seconded by Carrie, the Downtown Development Authority 2023 Operating Plan 
was approved as presented.  
 
On a motion by Jeff seconded by Patrick, the Downtown Development Authority board’s public hearing 
closed and the board meeting commenced.  
 
Minutes 
The board reviewed minutes from the August 9, 2022, board meeting. On a motion by Jeff, seconded by 
Patrick, the minutes of August 9, 2022, were unanimously approved without change.  
 
 
 



Financials 
The board reviewed financials dated August 31, 2022. Susan highlighted a revenue item in the general 
fund for $500,000 and announced that DDA received the lump sum payment from Cottonwood Center 
for the Arts, which releases them from the note obligations, and Cottonwood now owns their building 
debt-free. Susan thanked Patrick and O’Neil Group for their support of Cottonwood that has led to this 
level of independence for the nonprofit. On a motion by Jeff, seconded by Patrick, the financials dated 
August 31, 2022, were accepted unanimously.  
 
Governance 
Susan announced that Tony Rosendo and Darsey Nicklasson have resigned from the board, and the 
notice of board openings was posted on the website and shared in the Downtown e-newsletter. At the 
October board meeting, a new vice chair will need to be elected, as Tony previously held that role. 
Darsey’s departure also opens the position of DDA representative on the Downtown Review Board, 
which will need to be filled by the October board meeting. Aaron and Ingrid’s terms will end in 2023, 
which will create two additional openings. Susan asked interested parties for vice chair or DRB 
representation to reach out to her. She asked board members to immediately send in recommendations 
of board candidates to fill the two open seats. 
 
Grants 
122 N Tejon St.  
Susan introduced Chuck and MaryAnn Thomas, owners of Munchies. The Thomases have secured a 
lease on the property at 122 N Tejon St, known as the former Michelle’s restaurant and candy shop. The 
restaurant closed in 2007, and the property was sold in 2010 and has remained mostly vacant and in 
disrepair the past 15 years.  
 
The Thomases intend to operate the business as Michelle Got Munchies, a restaurant/diner similar to 
the original format with pastries/ice cream up front and dining further back, and with a liquor license. 
Munchies began operations as a food truck in October 2019 and added a brick-and-mortar location on 
Wahsatch for the past one and a half years. That location has just closed to move to the Tejon Street 
site. 
 
The applicants request a grant of $50,000, and total eligible costs total $35,200 to include an awning, 
masonry, brickwork repair, drainage repair, signage restoration and more. Total improvement costs for 
the building exceed $200,000 and Susan noted that the Thomases are not only financing these 
improvements but are putting a significant amount of “sweat equity” into the project. Staff 
recommends a $30,000 grant to offset exterior improvement costs.  
 
A key component of the lease and this grant is the iconic “Michelle” sign currently on the building. The 
sign remains in the ownership of the building owners, and the business owners propose restoring the 
sign with a separate “Got Munchies” sign incorporated. However, this is currently in flux, as the family 
ownership of the former Michelle’s business have claimed a copyright around the “Michelle” name in 
the cursive font, though they do not own the sign itself. This issue has not yet been settled legally and 
the Thomases will update Susan on progress and outcome. The applicants/business owners may go 
forth with the Michelle Got Munchies name, but it is possible that the signage may not incorporate the 
original sign with the scrolly lettering, but that it would still be a tin-type sign with different font used. 
The board request that any new signage be brought to them for input prior to installation. Ryan urged 
the applicants to coordinate with Kurt Schmidt at the City to ensure they adhere to sign code.  
 
The board welcomed the investment that the Thomases are making to the iconic property and 
commended their commitment and passion for this location.    
 



On a motion by Jeff, seconded by Jordan, the board approved a Building Enhancement  
Grant of $30,000 to Michelle Got Munchies for exterior improvements.   
 
TIF applications 
First presentation: Colorado & Sierra Madre:  
Susan introduced Sarah Humbargar of Greystar Development for a first presentation for consideration 
of TIF reimbursement for The Apartments at Sierra Madre, a multifamily complex on a 2.3-acre site 
(almost a full block; Colorado to the north, Sahwatch to the east, Sierra Madre to the west, Cucharras to 
the south; bisected by a public alley). The board has previously discussed that this site calls for more 
than a standard residential proposal and deserves significant density, quality materials, attractive 
design, and/or mixed-use applications.  
 
Sarah provided an overview of Greystar Development and noted that they have been active in the 
Downtown Colorado Springs market since 2020 and have brought forward three projects, all of which 
are actively under construction, all are OZ capital projects, and all have been awarded TIF 
reimbursement. These projects total $255 million in investment with 805 units.  
 
Greystar’s preliminary concept is 366 units (studios, one, two, and three bedrooms) with average rents 
of $1,900 for a studio and $3,700 for a three-bedroom unit. The project will consist of two buildings 
connected by a pedestrian bridge, roughly 8,000 SF of ground level commercial/flex space, and rooftop 
amenities and Sarah noted that thoughtful street-facing elements have been a primary focus during the 
design phase.  
 
Regarding the Colorado Avenue bridge underpass, Sarah stated that Greystar could potentially obtain a 
revocable permit to activate that space, enhancing a gateway area and increasing safety and comfort of 
residents and pedestrians.  
 
Jeff requested that Greystar and Norwood (as neighboring property owners) coordinate on 
streetscaping and access points to ensure cohesive development along Cucharras.  
 
Sarah stated that Greystar is aware that the TIF program has shifted in availability and that the current 
standard for residential projects is 40%. Given the unique nature of the site and topography, that the 
project will deliver commercial space, and that streetscape design and overall integrity of the project is 
top of mind, Greystar seeks a higher level to honor the site, and requests percentages similar to their 
three previous projects (65% - 75%).  
 
On a motion by Jeff, seconded by Patrick, the board approved allowing Greystar to move forward with a 
full TIF application for the development at Colorado and Sierra Madre.  
 
Sarah left at 9:15 a.m. 
Nancy arrived remotely and left between 9:15 a.m. and 9:45 a.m. 
 
Full presentation: 312 E Vermijo:  
Susan introduced Jeff Finn and Matt Dockter of Norwood Development Group, who represent the TIF 
application for VIM II, located at 312 E Vermijo and currently the densest project to date Downtown. 
This project complements VIM I, which will begin leasing at the end of 2022. Jeff shared that Norwood’s 
vision for VIM (I and II) is to create smaller units and provide residents the essentials of urban living at 
attainable rents (attainable defined as between 80% and 120% of AMI).  
 
The six-story project includes two levels of wrapped structured parking, 122 units (30 studio, 72 one-
bedroom, and 20 two-bedroom), two courtyards, a swimming pool and hot tub, fitness center, a 



coworking space, and a sixth-floor amenity deck. VIM II will connect to VIM I via a pedestrian bridge on 
the second floor.  
 
The total project cost is estimated at $46 million, with about $34 million in construction cost. Per-unit 
cost averages $377,188, which Jeff notes is significantly higher than costs to build VIM I as construction 
and materials costs have risen.  
 
Norwood is requesting 100% TIF reimbursement for VIM II for the following reasons: 1) The project’s 
attainable rents which will target the workforce and young professionals that desire the urban lifestyle 
but cannot afford the current offerings Downtown 2) VIM I was awarded 100% reimbursement in 2019, 
and Norwood views VIM II as the second phase of VIM I, not a separate project 3) Since TIF policy terms 
include deductions for School District 11’s reimbursement, the increment on DDA’s 5 mills, treasurers 
collection fee, and administrative fees, Jeff estimates that the net reimbursement on 100% is actually 
only a 72% reimbursement.  
 
Nancy, Peter, Jordan, Dave, and Aaron left between 9:20 a.m. and 10:00 a.m. 
 
Carrie asked if because the higher reimbursement is tied to the developers’ intent to keep rents in the 
80 to 120 percent AMI range, would DDA require the applicant to submit annually a verification of rents 
for the year prior. While calculating TIF percentages for each building separately is more cumbersome, it 
is made slightly easier because the buildings are separate parcel numbers.  
 
Near the end of the presentation and discussion, several remote board members exited the meeting and 
at voting time, only three board members remained. The remaining members did not think it prudent to 
vote at this meeting and a separate meeting solely for the purpose of determining TIF reimbursement 
percentage will be scheduled.  
 
Final remarks  
Time at the September board meeting did not allow for presentation of the Environmental Sustainability 
Plan, so that item will be tabled for a future board meeting.  
 
Board meeting was adjourned at 10:10 a.m. 


