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 2022 OPERATING PLAN FOR THE 

USAFA VISITOR’S CENTER BUSINESS IMPROVEMENT DISTRICT 

 

1. PURPOSE AND SCOPE OF THIS DISTRICT 

 

 A. Requirement for this Amended Operating Plan.  The Business Improvement 

District Act, specifically Section 31-25-1211, C.R.S., requires that the USAFA Visitor’s Center 

Business Improvement District (the “District”) file an operating plan and budget with the City 

Clerk no later than September 30 of each year. 

 

 Under the statute, the City is to approve the operating plan and budget within 30 days of 

the submittal of all required information. 

 

 The District operates under the authorities and powers allowed under the Business 

Improvement District Act, Section 31-25-1201, et seq., Colorado Revised Statutes, as amended, 

as further described and limited by this Amended Operating Plan. 

 

 This 2022 Operating Plan is the District’s fifth Operating Plan following its organization 

by the City.  

 

 B. What Must Be Included in the Amended Operating Plan?   Pursuant to the 

provisions of the Business Improvement District Act, Section 31-25-1201, et seq., Colorado 

Revised Statutes, as amended, this Amended Operating Plan specifically identifies (1) the 

composition of the Board of Directors; (2) the services and improvements to be provided by the 

District; (3) the taxes, fees, and assessments to be imposed by the District; (4) the estimated 

principal amount of the bonds to be issued by the District; and (5) such other information as the 

City may require. 

 

 C.   Purposes.  The District’s primary purpose is to provide for the financing, 

acquisition, construction, completion, installation, replacement and/or operation and maintenance 

of the services and public improvements necessary to support the development of a 51 acre 

commercial mixed-use development located near the north entrance to the United States Air Force 

Academy (the “Project”). The Project is located on property owned by the United States Air Force 

(“USAF”) that will be developed by Blue & Silver Development Partners, LLC (the “Developer”), 

through a long term lease arrangement with the USAF as part of the USAF’s Enhanced Use 

Leasing Project.  

 

 The 51 acres underlying the Project (the “Property”) was recently annexed into the City 

and is now located within the boundaries of the City. As further described in the 2018 Amended 

Operating Plan, the District was formed on a smaller parcel of land located within the City. 

Following the annexation of the Property into the City, a portion of the Property (comprised of 

approximately 36.1 acres) has now been included into the District boundaries (the “Inclusion 

Property”).  The remainder of the Property may be included into the District at a later date. 
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 D.  Ownership of Property or Major Assets.  The District may own property or major 

physical assets as part of anticipated development. 

 

 E.  Contracts and Agreements.  In addition to the aforementioned advance 

agreement, the District entered into a site development lease with the USAF.  The District is also 

in the midst of negotiating several other agreements in anticipation of commencing development 

activities including, but not necessarily limited to possible related development agreements, 

revenue sharing agreements, infrastructure funding agreements, and construction contracts. 

 

2. ORGANIZATION AND COMPOSITION OF THE BOARD OF DIRECTORS 

 

 A. Organization.  The District was organized by the City of Colorado Springs, 

Colorado in 2018.  A special election for the District, consisting of debt and related issues and 

questions, was held on November 6, 2018 and all election questions were approved. 

 

 B. Governance.  The District is governed by a board of directors comprised of five 

members.  The current members of the Board of Directors were declared elected following the 

cancelation of the May 5, 2020 regular because there were not more candidates for director than 

offices to be filled including candidates filing affidavits of intent to be write-in candidates.   

 

 C. Current Board.  The persons who currently serve as the Board of Directors are: 

 

1. Vacant 

2. Don Hunt 

3. Tom Markham 

4. Dan Schnepf 

5. Eric Smith 

 

 The Board of Directors will request that the City approve a new board member when a 

qualified candidate for the Board of Directors is identified. 

 

 D. Term Limits.  Term limits were waived by the District’s electors at the District’s 

November 6, 2018, election. 

 

 E. Advisory Board.  The Board of Directors may appoint one or more advisory boards 

to assist the Board of Directors on such matters as the Board of Directors desires assistance.  The 

Board of Directors shall, upon the appointment of an advisory board, set forth its duties, duration, 

and membership.  The Board of Directors may provide rules of procedure for the advisory board 

or may delegate to the advisory board the authority to provide such rules.  No advisory boards 

have yet been appointed. 
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3. BOUNDARIES, INCLUSIONS AND EXCLUSIONS 

 

The District map is depicted in Exhibit D.  The District does not anticipate any inclusion or 

exclusion requests in the coming year. 

 

4. PUBLIC IMPROVEMENTS 

 

The public improvements that the District may construct, install or cause to be constructed and 

installed include those public improvements the costs of which may, in accordance with the 

Business Improvement District Act, Section 31-25-1201, et seq., C.R.S., lawfully be paid for by 

the District, including, without limitation, the following types of improvements: water, safety 

protection, sanitation, dry utilities, streets, curbs, gutters, culverts, drainage facilities, sidewalks, 

parking facilities, paving, lighting, grading, parks, landscaping and storm and wastewater 

management facilities and associated land acquisition and remediation (the “Public 

Improvements”). 

 

5. ADMINISTRATION, OPERATIONS, SERVICES AND MAINTENANCE 

 

Subject to the limitations set forth above, the District has begun and will continue in 2022 to 

accomplish the design, planning and development of infrastructure that will enable the Developer 

to effectively offer the Project to prospective tenants. 

 

The District will not have any employees in 2022 and will contract with consultants as necessary 

to carry out the District’s basic administration and operations. 

 

6. FINANCIAL PLAN AND BUDGET 

 

 A. 2022 Budget.  The 2022 Budget for the District is attached as Exhibit B.   

 

 B. Authorized Indebtedness. The District held an election on November 6, 2018, 

regarding the District’s revenue and debt authority.  Based upon the election results, the overall 

maximum authorized indebtedness of the District is $565,000,000. Notwithstanding the foregoing, 

the overall maximum indebtedness of the District authorized by the City Council (consistent with 

Resolution 18-21 approved on February 9, 2021) is $90,000,000 (subject to market conditions and 

interest rates).  The proposed issuance of any further debt by the District in addition to the 

foregoing would also require approval by the City Council. 

 

 C. Property Tax and Mill Levy Caps.  The District may impose ad valorem property 

taxes to fund the district’s debt service obligations and operations and maintenance expenses. The 

District may impose a debt service mill levy not to exceed 50 mills and an operations and 

maintenance mill levy not to exceed 10 mills.  The District did not impose either a debt service 

mill levy or an operations and maintenance levy in 2020 for collection in 2021 as all of the property 

within the District is titled to the USAF and thus exempt from ad valorem taxes. 
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 In the future, the District may impose an ad valorem property tax mill levy, establish public 

improvement fees and any other lawful revenue source and use the revenues derived therefrom in 

order to establish a sinking fund to pay for the demolition and restoration of the Property as 

required by the terms of the USAF’s Enhanced Use Lease (“EUL”). 

 

 D. District Revenues. The District anticipates imposing a mill levy in 2022, however, 

as the property within the District’s boundaries has a zero or nominal assessed value, the tax 

revenue the District collects from such mill levy will be none or limited. The Developer will 

facilitate the imposition of public improvement fees (“PIFs”) on all taxable sales, services and 

lodging within the Project, with all revenues associated with such PIFs being pledged to the District 

to fund the District’s debt service, operation and maintenance obligations, and obligations to 

perform the obligations under the EUL that are assumed by the District (“EUL Obligations”).   

 

 E. Existing Debt Obligations.  Except as noted, the District does not have any 

existing debt obligations, but expects to issue $90 million in both taxable and tax exempt debt in 

the last quarter of 2021.  The District shall be permitted to enter into an advance and reimbursement 

agreement with the Developer for the purpose of facilitating the funding of the District’s design, 

planning and development of infrastructure that will enable the Developer to effectively offer the 

Project to prospective tenants, and to enable the District to function operationally on its own.  In 

this regard, on December 19, 2018, the District entered into a Facilities Funding and Acquisition 

Agreement (“FFAA”) to repay advances or costs incurred by the Developer for capital 

infrastructure costs.  The District has agreed to repay the Developer for such advances or 

improvements plus accrued interest at the rate of 8.00% from the date of the expenditure through 

the date of repayment.  The repayment is anticipated to come from future bond issuances of the 

District.  The FFAA terminates on December 31, 2048, unless terminated earlier by the mutual 

written agreement of the parties.  Any amount of principal and accrued interest outstanding at such 

time shall be deemed to be forever discharged and satisfied in full.    As of September 15, 2021, 

the following summarizes the pre-development costs anticipated to be reimbursed through the 

Bonds that are further described in Section 6(F) below: 

 

Pre-Development Costs – As of September 15, 2021 (Unaudited and Estimated) 

 

Legal Fees       $  1,645,906.58 

Accounting Fees      $       35,898.94 

Development Applications – City/URA Fees   $     300,827.26 

Architecture/Engineering/Consulting    $  2,333,965.15 

Financial Consulting/Market Studies    $  1,118,788.88 

Insurance       $       31,494.49 

Interest Charges (8% per annum) – Developer Advances $     215,205.99 

Miscellaneous       $       20,864.64 

Total        $  5,702,951.93 
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 Also on December 19, 2018, the District entered into an Operations and Administration 

Reimbursement Agreement (“OARA”) to repay advances or costs incurred by the Developer for 

operations and maintenance costs and additional costs as outlined in the OARA.  The obligations 

of the District to make the reimbursements contemplated in the OARA are and shall become 

irrevocably binding upon the District upon the advance to or on behalf of the District as contemplated 

by the OARA, and shall bear simple interest from the date of advance at the annual rate of 7%.  The 

repayment is anticipated to come from future tax revenues as a result of the imposition by the 

District of its general fund mill levy.  This agreement terminates by mutual written consent and, if 

not terminated earlier, shall terminate on January 1, 2029.  The District shall be obligated to 

reimburse all advances made prior to or after termination, as provided in the OARA, 

notwithstanding such termination.   

 

 F. Future Debt Obligations. Due to unforeseen circumstances resulting from the 

coronavirus outbreak, the District was unable to close on bond issuances that had been approved 

by City Council and scheduled to close in early 2020.  Notwithstanding the foregoing, and subject 

to the constraints specified in this Amended Operating Plan the District remains in the process of 

issuing its combined Series A, and B and C Bonds (the “Bonds”) with the expectation that closing 

will occur in the last quarter of 2021.  Documents fully describing the Bonds have been provided 

to the City consistent with the City Charter and procedures.  The issuances are subject to an 

extension of the City Council’s prior approvals granted in October 2019 and 2020 until December 

31, 2021. 

 

 G. City Charter Limitations.  In accordance with 7-100 of the City Charter, the 

District shall not issue any debt instrument for any purpose other than construction of capital 

improvements with a public purpose necessary for development. As set forth in 7-100 of the City 

Charter, the total debt of any proposed District shall not exceed 10 percent of the total assessed 

valuation of the taxable property within the District unless approved by at least a two-thirds vote 

of the entire City Council. 

 

 H. Non-Default Provisions.  Limited tax general obligation bonds issued by the 

District shall be structured and/or credit enhancements provided such that the bonds cannot default 

as long as the District is imposing the required maximum allowed mill levy. 

 

 I. Privately Placed Debt.  Prior to the issuance of any privately placed debt for 

capital related costs, the District shall obtain the certification of an External Financial Advisor 

regarding the fairness and feasibility of the interest rate and the structure of the debt.  

 

 J. No City Obligations.  The debt of the District will not constitute a debt or 

obligation of the City in any manner.  The faith and credit of the City will not be pledged for the 

repayment of the debt of the District.  This will be clearly stated on all offering circulars, 

prospectuses, or disclosure statements associated with any securities issued by the District 
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7.  MUNICIPAL OVERSIGHT OF DISTRICT ACTIVITIES 

 

 A. Audit.  The District agrees to submit an annual audit to the City Finance 

Department no later than March 1st of each year which is performed by an independent certified 

public accounting firm.  Even if the state grants an audit exemption, the District must submit an 

annual audit as specified above. 

 

 B. SID Formation.  The District affirms that it will provide an Amended Operating 

Plan and seek prior approval of City Council prior to formation of any Special Improvement 

District within its boundaries in the future. 

 

 C. City Authorization Prior to Debt Issuance. In accordance with the City’s Special 

District Policy, the District has obtained the City Council’s prior approval of the District’s issuance 

of up to $90 million in debt granted through Resolution 18-21 approved on February 9, 2021 and 

in effect until December 31, 2021.  The standards for City approval were consistent with the City’s 

Special District Policy along with its coincident approval of the District’s Amended 2021 

Operating Plan. 

 

 D. Public Improvement Fees. The District expects to utilize revenues derived from 

public improvement fees (PIFs) on all taxable sales and lodging and certain services within the 

Project to fund the District’s debt service, operation and maintenance obligations and EUL 

obligations.   

 

 E. Condemnation. The Colorado Revised Statutes do not authorize BIDs to use 

powers of eminent domain.  The exercise of eminent domain authority by any City-authorized 

district is also specifically prohibited without express prior City Council approval. 

 

 F. Concealed Carry Prohibition. Although the Colorado Revised Statutes do not 

currently provide this authority, in no case shall the District adopt or enact an ordinance, resolution, 

rule or other regulation that prohibits or restricts an authorized permittee from carrying a concealed 

handgun in a building or specific area under the direct control or management of the District. 

  

8. 2022 ACTIVITIES, PROJECTS AND CHANGES  

 

 A. Activities.  The District will carry out administration and operations activities as 

necessary to comply with all applicable statutory and City-imposed requirements for business 

improvement districts. 

 

 B. Projects and Public Improvements.  The District does anticipate financing, 

starting and continuing construction activities in connection with Public Improvements in 2021and 

2022.  A description of improvements is attached as Exhibit F. 
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 C. Summary of 2022 Activities.  

 

Boundary changes: It is not anticipated that the District will include any additional property 

into its boundaries in 2022.  

 

Changes to board or governance structure: Not anticipated for the upcoming year. 

 

Mill levy changes: The District did not impose a mill levy in 2021 but anticipates imposing 

a mill levy in 2022. 

 

New, refinanced or fully discharged debt: It is anticipated that the District will issue debt 

by the close of 2021. 

 

Elections: The District was scheduled to hold an election of directors on May 5, 2020.  

Because there were not more candidates for director than offices to be filled (including 

candidates filing affidavits of intent to be write-in candidates) at the close of business on 

the sixty-third day before the election, the regular election to be held on May 5, 2020 was 

canceled and the current directors were elected to their current seats on the board.  There 

remains one vacancy on the board.  The next election is scheduled to occur in May 2022. 

 

Major changes in development activity or valuation: Development within the Property is 

anticipated to continue in 2021, 2022 and beyond.  

 

Ability to meet current financial obligations: Other than as described above the District 

does not have any current financial obligations. It is anticipated that the District’s 

operations will continue to be funded by the Developer. 

 

9.   DISSOLUTION 

 

The District may be dissolved under the conditions of Section 31-25-1225, C.R.S. Perpetual 

existence is not contemplated at this time. Upon dissolution of the District, all of the District's 

property must be transferred to, or at the direction of, the City. 

  

10. CONCLUSION 

 

It is submitted that this Amended Operating Plan and Budget for the District meets the 

requirements of the Business Improvement District Act and further meets applicable requirements 

of the Colorado Constitution and other law.  It is further submitted that the types of services and 

improvements to be provided by the District are those services and improvements which satisfy 

the purposes of Part 12 of Article 25 of Title 31, C.R.S. 
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 EXHIBIT A  

Director and Other Contact Information 

 

BOARD OF DIRECTORS: 

 

1. Vacant 

 

2. Don Hunt 

105 Sunset Drive, P.O. Box 224 

Frisco, CO 80443 

303-378-2650  

dhunt@anteronet.com 

 

3. Tom Markham 

tommarkham66@gmail.com 

 

4. Dan Schnepf 

2435 Research Parkway, Suite 300 

Colorado Springs, CO 80920 

719-238-4888 

 

5. Eric Smith 

2435 Research Parkway, Suite 300 

Colorado Springs, CO 80920 

719-338-2388  

eric_smith@matrixdesigngroup.com 

 

LEGAL COUNSEL: 

 

Matt Dalton 

Spencer Fane LLP 

1700 Lincoln Street, Suite 2000 

Denver, CO 80203 

303-839-3800 

mdalton@spencerfane.com 

 

 

 

mailto:mdalton@spencerfane.com
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EXHIBIT B 

District Budget 2022 

 

GENERAL FUND 

 

 
 

 

 

2020 2021 2022

Actual* Estimated Proposed

Beginning Fund Balance -$                        -$                        7,272$                  

REVENUES

Property Taxes

District Property Tax -$                        -$                        -$                      

District PILOT Revenue -$                        -$                        -$                      

Specific Ownership Taxes -$                        -$                        -$                      

Treasurer's Fee -$                        -$                        -$                      

Developer Advance -$                        110,000$               135,000$             

Net Investment Income -$                        -$                        -$                      

Intergovernmental Revenue -$                        -$                        -$                      

Total Revenues -$                        110,000$               135,000$             

Total Funds Available -$                        110,000$               142,272$             

TRANSFERS OUT

Debt Service Fund -$                        -$                        -$                      

EXPENDITURES

Accounting -$                        35,000$                 35,000$               

Audit -$                        -$                        7,500$                  

Contingency -$                        5,000$                    10,000$               

District Management/Consultants -$                        -$                        15,000$               

Dues and Membership -$                        413$                       500$                     

Insurance -$                        2,315$                    2,500$                  

Legal -$                        60,000$                 60,000$               

Miscellaneous -$                        -$                        2,500$                  

Total Expenditures -$                        102,728$               133,000$             

ENDING FUND BALANCE -$                        7,272$                    9,272$                  

Tabor Reserve -$                        3,082$                    3,990$                  

* No Business was conducted by the District as of September 30, 2021.

GENERAL FUND
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CAPITAL PROJECTS FUND 

 

 
 

 

 

 

 

 

2020 2021 2022

Actual Estimated Proposed

Beginning Fund Balance -$                        -$                        60,570,336$        

REVENUES

Interest Income -$                        37,500$                 225,000$             

Net Investment Income -$                        -$                        -$                      

Bond Issuance* -$                        89,640,000$          -$                      

Total Funds Available -$                        89,677,500$          225,000$             

EXPENDITURES

Bond Issue Costs -$                        3,571,987$            -$                      

Capitalized URA Admin Fee -$                        183,624$               -$                      

Developer Reimbursement 1,800,000$            

Capital Outlay -$                        6,600,000$            42,700,000$        

Total Expenditures -$                        12,155,611$          42,700,000$        

TRANSFERS OUT

Debt Service Fund -$                        16,951,553$          -$                      

Total Expenditures and Transfers Out -$                        29,107,164$          42,700,000$        

ENDING FUND BALANCE -$                        60,570,336$          18,095,336$        

* Sources for the Bond Issuance include $1.2MM in LART Proceeds and $2.5MM in collected RTA Funds

CAPTIAL PROJECTS FUND
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DEBT SERVICE FUND 

 

 
 

 

  

2020 2021 2022

Actual Estimated Proposed

Beginning Fund Balance -$                        -$                        16,419,289$        

Interest Income -$                        10,000$                 97,500$               

RTA Funds -$                        372,327$               416,319$             

Net Investment Income -$                        -$                        -$                      

Intergovernmental Revenue -$                        -$                        -$                      

Total Revenues -$                        382,327$               513,819$             

TRANSFERS IN

General Fund -$                        -$                        -$                      

Capital Project Fund -$                        16,951,553$          -$                      

Total Funds Available -$                        17,333,880$          16,933,108$        

EXPENDITURES

Paying Agent Fees -$                        5,000$                    5,000$                  

Contingency -$                        500$                       500$                     

URA Collection Fee -$                        -$                        -$                      

Debt Service Bond Interest -$                        909,091$               4,040,400$          

Total Expenditures -$                        914,591$               4,045,900$          

ENDING FUND BALANCE -$                        16,419,289$          12,887,208$        

DEBT SERVICE FUND
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EXHIBIT C 

District Boundary Legal Description 

 

 

 

See Attached 
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EXHIBIT D 

District Boundary Map 

 

  









 

 

 
DN 6216938.1  

 

EXHIBIT E 

Description of Improvements 
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Business Improvement District Work (BID Work) and Reimbursable Costs 
USAFA Visitors Center Business Improvement District 

Summary of BID Infrastructure Improvements 
 
Grading and Erosion Control 

 Sitewide grading and erosion control.  Grading includes sitewide retaining walls. 
 
Utility Work 

 12” offsite water main from TrueNorth Commons/North Gate roundabout to Struthers Road. 

 8” offsite water main from TrueNorth Commons/North Gate roundabout to Bass Pro Shop. 

 8” onsite gravity sewer main within North/South Spine Roadway on either side of North Gate 
Boulevard with connection to new onsite lift station. 

 8” onsite water main within North/South Sine Roadway on either side of North Gate Boulevard. 

 8” onsite water mains within development parcels to meet water main looping requirements 
including stubs for building connections. 

 Sanitary sewer lift station located between hotel and office parcel just west of common hotel 
and office roadway. 

 Sanitary sewer force main from lift station to CSU sanitary sewer manhole located south of the 
new Powers Boulevard Interchange and east of I-25. 

 
Roadway Work and Stormwater 

 Roadway improvements (curb and gutter, asphalt, signage, striping, sidewalks, etc.): 
o North Gate Boulevard including roundabout (access to development). 
o North/South Spine Roadway north of and south of North Gate Boulevard roundabout 

providing access to Visitors Center, Hotel and Office. 

 Storm sewer, temporary BMPs and permanent BMPs, including underground detention, within 
the overall development. 

 Sidewalks within the overall development, as necessary, to promote sitewide walkability. 

 Access roadways to New Santa Fe Trail for maintenance and emergency response. 
 
Other District Work 

 Pedestrian bridge across North Gate Boulevard from Hotel to Visitors Center including 
abutments and adjacent plazas. 

 Monument signage. 

 Landscaping and street lighting along North Gate Boulevard and along North/South Spine 
Roadway, as required. 

 Lightning within development, as needed, for security. 

 Sitewide aesthetics including, but not limited to, landscaping, irrigation, exhibits, furnishings, 
plazas, art, static displays, fountains, etc. 

 Trailhead improvements on Visitor Center parcel. 

 USAFA Visitors Center and associated site improvements. 

 Sitewide parking to serve overall development, as required. 

 Other public improvements as allowed by Colorado Revised Statutes. 
 
BID Infrastructure Improvements – Paid for by BID and Constructed by Colorado Springs Utilities 

 Temporary electric to site, if required. 
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 Primary electric and gas extensions from Polaris Point (east of I-25) to TrueNorth 
Commons/North Gate Roundabout. 

 Primary electric and gas extensions within the development as required. 
 
BID Infrastructure Improvements – Paid for by BID and Constructed by Telecom Companies/Others 

 Fiber optic connections to site including backbone infrastructure. 
 

Schedule 

 

Final design for infrastructure has been completed and infrastructure construction will commence shortly 

after bond closing.  Grading will commence in November 2021, with utilities following in December 

2021and roadway improvements beginning in May 2022.  Pad sites will be delivered to sub area 

developers in January 2022.  Trunk infrastructure (grading, utilities and roadways) will be completed in 

2022.  The remaining BID improvements will be completed in 2023.   

 

Schematic design for the Visitors Center has been completed.  Upon funding, design development and 

final construction documents for the Visitors Center will be completed in 8 months.  Visitor Center 

construction is expected to commence in the 2nd quarter of 2022 and conveyed to the USAFA in June 

2023.   

 

 


