
 
Colorado Springs Downtown Development Authority 
Board of Directors Meeting 
8:15 a.m. November 08, 2022 
111 S Tejon St Ste 703, Colorado Springs, CO 
               

Meeting minutes 
 
Board members present: Ingrid Richter, Aaron Briggs, Troy Coats, Laura Neumann, Chris Lieber, Jordan 
Empey, Dave Lux (remote), Jeff Finn, Nancy Henjum 
Board members absent: Carrie Bartow, Patrick Stephens 
Staff members present: Susan Edmondson, Chelsea Gondeck, Carrie Simison, Austin Wilson-Bradley, 
Ana Valdez, Jessica Vasquez 
Guests: Ryan Tefertiller (city), Ryan Thomson (remote), Lucas Koski, Artspace (remote), Cliff Beasley 
(remote)  
 
 
Call to order and welcome 
8:17 a.m. Ingrid called the meeting to order and welcomed new board members Laura Neumann and 
Troy Coats.  
 
Minutes 
The board reviewed minutes from the October 11, 2022, board meeting. On a motion by Jordan, 
seconded by Chris, the minutes of October 11, 2022, were unanimously approved without change.  
 
Financials 
The board reviewed financials dated October 31, 2022. Susan stated that October was a standard month 
and most of the revenue for the year has been received. Previously discussed at board meetings was to 
make an additional payment in 2022 on the United States Olympic and Paralympic Museum grant, which 
would make the final payment due in 2023.  
 
Nancy moved to make an additional grant payment ($66,667) to the United States Olympic and 
Paralympic Museum in 2022, thus ending the grant commitment in 2023 rather than 2024. Jeff 
seconded, and the motion passed unanimously.  
 
Governance 
With Darsey Nicklasson’s departure from the board, an open seat on the Downtown Review Board 
representing the DDA remains. Troy Coats has agreed to serve in this role.  
 
Jeff moved to appoint Troy Coats to the DDA seat on the Downtown Review Board, seconded by Ingrid. 
The motion passed unanimously.  
 
Old Business 
Artspace update Susan introduced Lucas Koski of Artspace to provide an update on the project. Lucas 
walked the board through the capital budget summary, which includes the following highlights: 
 
• First Mortgage $3.4M loan at relatively competitive interest rates for the market 
• El Paso County Housing Trust Fund Loan, $500,000 
• Grants totaling $9.5M 
• Sales and use tax waiver (3% on construction costs) which will allow the project to apply for 
Department of Housing gap financing source, $1.75M  
• Local philanthropic sources, 50-60% raised of total goal 



• American Rescue Plan Act, $5M grant awarded to Downtown Partnership 
• Low Income Housing Tax Credits provide $10.7M in equity 
• Bond fees, tax credit fees, minimum developer fees, etc increase cost per unit 
• Final cost per unit is slightly over $377,000  
 
Parties anticipate closing on the property by the end of 2022 and beginning construction in Q1 2023. 
The board thanked Lucas for the in-depth look at the budget and shared their excitement for the 
project.  
 
Lucas left at 8:50 a.m. 
 
CS Fire Department code update At the October meeting, CSFD presented proposed updates to fire code 
to obtain a letter of support from the board. Dave had concerns about administrative supervision 
stalling projects, while Jeff was more concerned about the requirements regarding EV charging stations. 
As the code changes only apply to Direct Current Fast Charging (DCFC) tier 3 charging stations (more 
commonly used at gas stations rather than residential garages) those concerns were satisfied. Out of 
property owner’s control is residents charging multiple micro mobility Li-ion batteries in their units, but 
landlords can state in the lease that it is prohibited.  
 
Jeff moved to support CSFD’s code changes as presented at the October meeting. Nancy seconded and 
the motion passed unanimously.  
 
Michelle’s sign 
At the September meeting, the board approved a grant of $30,000 to Munchies Diner LLC to support 
exterior improvements to the property at 122 N. Tejon St., the former site of Michelle’s diner. At the 
time, it was unclear if the Munchies business would be permitted to use the historic Michelle’s sign in its 
business name. Because of legal threats, Munchies will not be using the Michelle’s name and thus the 
sign will be removed. The owner of the property, who is the legal owner of the sign, has stated she 
would be willing to donate the sign to any party willing to restore it and display it for the community. 
The Pioneers Museum Acquisitions Committee considered acquisition of the sign but decided against it, 
due primarily to the incredible size and weight of the sign and thus the difficulty of the museum to 
either store or display it. 
 
Susan recommends that the board authorize staff to pursue formal acquisition of the sign to be restored 
and display is publicly as a form of public art. Costs could range from $8,000 to $20,000 to properly 
restore the iconic sign.  
 
Ryan questioned if the family would seek legal action for any public placement of the sign, to which 
Susan replied that a written agreement would be drafted for both the family and the sign owner to 
clearly outline ownership, placement, and maintenance.  
 
The board supported acquisition and restoration, citing fond memories of Michelle’s and the positive 
impact that the project will have on the community, which undoubtedly loves this piece of Downtown 
Colorado Springs history.  
 
Nancy moved to authorize Downtown Partnership staff to seek possession and restoration of the 
Michelle’s sign with written statement from both the property/sign owner and the family of the former 
Michelle’s restaurant. Chris seconded, and the motion passed unanimously.  
 
 
 
 



AdAmAn Alley 
Chelsea shared a presentation on AdAmAn Alley, which continues to make progress ahead of the 
scheduled November 29 grand opening celebration. Chelsea explained the following components of the 
project:  

• Pedestrian enhancements to include textured concrete, pavement with a representation of 
Barr Trail, drainage upgrades, and traffic pattern changes.  
• Trash consolidation transitioned 20+ individual garbage cans to two compactors on one 
service contract.  
• Place name alley entry arch sign that will connect the historic Carlton and Hibbard buildings 
• Public art throughout that include playful vibrant representations of cairns by artist Kim 
Carlino, a vinyl mural of the Frozen Five by Troy DeRose, the recently completed mural by Zane 
Prater, the child staring in wonder by El Mac (which will also be activated by light art elements), 
A Walk in the Woods, in which photos will be stitched together in the hallway leading to Hafa 
Adai, a trailhead sign, and a vinyl mural of fireworks on the side of the CAB where a new parklet 
will be built.  
• Light art elements will include an LED firework display in the alley entry (above the arch sign) 
and projection mapping over the El Mac mural.  

 
The board shared their enthusiasm about the project, thanked Chelsea for her hard work, and look 
forward to the grand opening on Nov. 29.  
 
Environmental Sustainability Plan 
Chelsea called up a presentation on the Environmental Sustainability Plan, currently titled “Footprint for 
the Future,” which was a special project that was suggested at the Fall All-Board session.  
Chelsea briefly touched on the five sectors where the Downtown family of organizations can make 
impact -- areas to implement, lead, partner, or influence. These areas are the built environment, the 
natural environment, mobility, business operations, and education, marketing, and advocacy. Within 
each sector, this plan identifies the challenges and current conditions, establishes a goal, and addresses 
opportunities for action followed by strategies and metrics for success. The full plan will be presented to 
each board in early 2023 for approval and adoption.  
 
New Business 
All Boards Session reflections 
Susan asked for feedback on the recent All Boards Strategy session, which was largely informational with 
updates on key initiatives, and presentations by Linda Weise regarding City Auditorium revitalization, 
and Pam Shockley-Zalabak and Sally Hybl regarding the Drake Task Force’s work to envision the future 
the site.  
 
The board commented that the information was helpful and provided more insight on the day-to-day 
work of Partnership staff.  
 
Nancy left at 9:36 a.m. 
 
Holiday marketing and broadcast campaign 
Carrie presented an update on holiday marketing and the broadcast campaign after showing the board 
the 30-second commercial that will air through the end of the year. The broadcast campaign accounts 
for the largest ad spend but is funded primarily through an Economic Development Driven Mission grant 
from El Paso County. Other general repeat holiday marketing includes Gazette print and online, a Small 
Business Saturday sticky note, Independent print online, e-newsletter, gift guide trivia game, and gift 



card giveaway, Sunny 106.3 takeovers and live remotes, KRDO takeover, COPPeR online and newsletter 
ads, and KRCC underwriting.  
 
New this year is a SpringsMag.com holiday gift guide, KRXP radio, Gazette targeted e-newsletter and 
paid social media campaigns. Nontraditional marketing includes Shop Local Win Local, holiday coupon 
book, and holiday and character strolls. Reduced by sponsorships and the El Paso County grant, total 
holiday marketing will be around $65,800 (exact total updated at the end of the year).  
 
Tenant ownership strategy 
As previously discussed in board meetings, is the need, desire and strong economic value provided to 
Downtown when tenant retailers/restaurateurs can own their properties. This is a situation that was far 
more viable for previous generations but is becoming far more challenging for younger generations that 
wish to plant their business long-term into Downtown.  
 
Ideas to create a program could include loans, grants, subordinate mortgage positions, purchasing a 
property to serve as a small business ‘incubator’, etc. Staff is aware of at least one two timely 
opportunities for reputable Downtown tenants to acquire real estate and invited board discussion on 
the topic. Austin has volunteered to spearhead this initiative should the board think it worthwhile. The 
board agreed with the positive impact that property ownership by younger generations would have 
Downtown and welcomed recommendations at a future meeting.  
 
Board meeting was adjourned at 9:54 a.m. 


