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Downtown Marriott Hotel Development
Springhill Suites by Marriott & Element by Westin

Development Team:  

Jim DiBiase
Olive Real Estate Group 

Kevin Engelhardt
Hotel Operation Services

Vince Colarelli
Colarelli Construction

Hotel Equities
Hotel Operator



Project Overview



Proposed Area of Redevelopment



Existing Condition of Tejon and Costilla Streets



Project Overview



Tejon Street Elevation



Costilla Street Elevation



Interior Courtyard



1st Floor



2nd Floor



5th, 6th & 7th Floors



8th Floor



Rooftop Restaurant/Bar



Rooftop Restaurant/Bar



• Eliminated apartments on top floor

• Parking garage is 100% public access on a first come, first 
served basis

• Pedestrian streetscape has been enhanced

• Public artwork has been integrated into project design

• Project to participate in future public transportation circular

Design / Project Enhancements



Public Benefit



Public Streetscape & Pedestrian-Oriented Walkways



Public Streetscape



Public Parking



Public Parking



Public Parking Garage 
2 levels underground with 224± spaces

First come, first-served.



Current Downtown Hospitality Parking Scenarios

The Antlers, A Wyndham Hotel
 $8,000/month for lease of existing garage built in mid-20th century

The Mining Exchange, A Wyndham Grand Hotel 
 Agreement with City Parking Enterprise for defined number of spaces
 $75 / month per space

Hilton Garden Inn (Under construction at Bijou & Cascade Avenue)
 Agreement with City Parking Enterprise for 75 reserved parking spaces
 $75 / month per space

Hyatt Place (Proposed at Kiowa Street & Nevada Avenue)
 Project stalled due to lack of parking solution



Urban Renewal Objectives

• Replaces zero-density block with high-density development in CBD

• Provides street activation, plus urban-oriented, pedestrian amenities

• Extends the urban vitality of South Tejon redevelopment

• Creates new, stable employment opportunities for existing residents

• Marriott ‘Springhill Suites’ brand promotes community arts programs



Aligns with CBD needs and community goals

2018 Awards & Recognition
Aon Global Best Employer Award, Aon Hewitt
2018 World’s Most Ethical Companies, The Ethisphere Institute
2018 Most Innovative Companies, Fast Company
Great Place to Work, Corporate Equality Index
Top 50 Companies for Diversity, DiversityInc.
2018 Fortune 500, Fortune
World’s Most Admired Companies, Fortune
100 Best Companies to Work For, Fortune
2018 Workplace Excellence Seal of Approval, Alliance for Workplace Excellence
2018 Health & Wellness Seal of Approval, Alliance for Workplace Excellence
2018 Diversity Champion Award, Alliance for Workplace Excellence
2018 Certificate of Recognition: Best Practices Support Workers of All Abilities, Alliance for Workplace Excellence
2018 Certificate of Recognition: Age-Friendly Employer, Alliance for Workplace Excellence

• Offers solution to public parking shortage within the New South End

• Advances the goals of the Experience Downtown and Destination COS Master 
Plans

• Brings Marriott International brand to CBD



Economic Impact



Expansion of existing tax base

• Creates NEW tax revenue that did not previously exist

• Expands property, sales, income and use taxes for City of Colorado Springs 

• Hotel site + “spillover” effect of surrounding properties

• Secondary sales / “indirect” impact; i.e. restaurants, events, suppliers

• Stimulates growth in related industry clusters; i.e. construction, hospitality

• Provides additional revenue from energy consumption

• Creates long term construction revenues for local market

• Delivers significant outside investment (>$25M) into Colorado Springs



Job growth & wage expansion in City of Colorado Springs
Source: IMPLAN Economic Impact Analysis, Tatiana Bailey, Ph.D. & Summit Economics

• 200-300 direct annual jobs as a direct 
result of construction

• 200 additional indirect jobs supporting 
construction

• $117M in economic impact from 
construction

• 150-175 long term, stable, direct 
permanent jobs, with benefits,  in the City 
of Colorado Springs region as a result of 
operations

• Will create another 60± additional 
indirect jobs supporting operations

• Adds $25M of annual personal income to 
the regional community 



Expands 5th most common industry in Colorado Springs Metro Area

Accommodation & Food Service = 7.6% or ~24,000 total employees
Source: Data USA, US Census Data



Plan to collaborate with local workforce & education 
programs  to offer apprenticeships and employment 
opportunities

• Pikes Peak Workforce Center Apprenticeship Programs 

• Partnering with National Lodging & Restaurant Association

• Catholic Charities – Pre-apprenticeship Culinary Program

• Pikes Peak Community College Culinary Arts Program

• Mt. Carmel – Transitioning Veterans and Military Spouses

• Springs Rescue Mission



City of Colorado Springs
Master Plan Alignment



Project aligns with many objectives of various 
community Master Plans & Economic Development 
Initiatives to:

 Encourage Infill & Mixed Use Redevelopment 
 Improve Regional Economic Growth
 Promote Tourism

 Vision COS
 City for Champions
 Experience Downtown
 2001 Comprehensive Plan
 El Paso County Strategic Plan
 Downtown Form-Based Code
 Colorado Springs Urban Renewal Authority
 Destination COS (Convention & Visitors Bureau)



City of Colorado Springs additional benefits :

 Provides partial public parking solution for New South End redevelopment, 
City for Champions, US Olympic Museum, local employers, future 
construction, etc.

 Increased PPRTA revenue from hotel supports City of Colorado Springs 
long-term transportation initiatives.

 A Marriott-branded, downtown hotel:

 Provides extended-stay, ‘government rate’ lodging for nearby City 
facilities and downtown businesses

 Supports regional tourism, Olympic Museum and City for Champions

 Offers stable, long-term employment opportunities with potential for 
career advancement in a well-respected, international company



Public Cost Sharing via
Tax Increment Financing (TIF)



Qualified Public Improvement Costs



GAP Sensitivity Analysis



Project Request to City of Colorado Springs

 Property Tax:

 Provide 100% Property Tax Increment for 25 Years

 Sales Tax:

 Provide 1.75% Sales Tax Increment for 25 Years



TIF Assistance

Requesting City of Colorado Springs’s participation a public-private 
partnership to reimburse a portion of developer’s qualified public costs 
through TIF.  

City of Colorado Springs’s TIF Funds will help to:

• Redevelop a blighted, yet strategically important downtown corner 
(connecting community, services & tourists to New South End)

• Expand the current tax base for future decades

• Construct a public parking garage in an underserved part of downtown

• Improve pedestrian walkways and streetscapes

• Improve utility corridors and alleyways

• Upgrade aging utility infrastructure

• Display public art



Economic Impact Analysis
Bob Cope, Economic Development Officer



25 Year Economic Impact Analysis



Dedicated Revenue – 1.75% @ 25 Years



City Net Revenue – 1.75% @ 25 Years
No Sunset of Special Fund Taxes



City Net Revenue – 1.75% @ 25 Years
Sunset of Special Fund Taxes



Questions



TIF is essential to this project because:

1. Without parking, Marriott will not brand this project

 Underground parking costs associated with urban hotels are 
extraordinary

 Downtown’s south end lacks adequate street parking

 Downtown’s south end is undergoing a renaissance which poses 
pressure to provide parking

2. Without utility & street upgrades, the project does not work

 Existing utility infrastructure is 100+ years old undersized for future 
growth

3. Without TIF the developer cannot attract equity investment 
and debt financing to deliver a Marriott-branded, community 
asset

 The hotel market is highly competitive, sensitive to economic growth 
cycles, and dependent on proven brands, flags and rewards 
programs.  If not now, when?



Floor Plans


