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Colorado Mountain Community to Get 
Modular-Built Affordable Housing
BRAD STANHOPE, SENIOR EDITOR, NOVOGRADAC

Gypsum, Colo., has an affordable housing problem that’s exacerbated by its 

location, weather and labor costs.

“The stories here are happening in so many 

places,” said Gerry Flynn, a partner in Polar Star 

Development. “It’s unbelievable the number of 

people who are displaced and have no place to go. 

There are people in the winter who live in their cars 

and work full-time jobs.”

Gypsum is 6,300 feet above sea level in the 

Colorado mountains and is affected by rapidly rising 

construction prices.

Polar Star Development is doing something about 

it, building the Spring Creek Apartments as the first 

part of a two-phase development in the city of 6,500 

residents, 25 miles west of Vail, Colo. An investment 

of $12.6 million in equity from 4 percent low-income 

housing tax credits (LIHTCs) plays a key role in 

financing the $41 million development.

The 150 garden-style apartments will be open to 

residents this spring and summer.

“I’m really excited for a number of reasons,” said 

Anthea Martin, senior vice president at Bellwether 

Enterprise, which provided a $20.6 million Fannie 

Mae loan to the property. “We’ve been working on it 

since 2017 and have a decade-long history of working 

with the developer on other deals. We’re excited 

because it’s a unique, beautiful site, surrounded 

by mountains, but most importantly, it provides 

affordable housing in an area that is in desperate 

need of it.”

It was a long time coming.

Path to Development
As chief financial officer for Vail Resorts in the 1990s, 

Flynn inherited dealing with the ongoing problem of 

housing for seasonal workers at the ski resorts.

“Housing is a chronic issue in the Vail Valley, as it is 

in most resort communities,” Flynn said. “After I left 

the ski company, I joined a group in Denver doing 

mountain housing projects.”
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Flynn, with expertise in financing, and his partner Jeff 

Spanel, a civil engineer, completed several housing 

developments in the area, including a LIHTC property. 

A previous developer planned what was then called 

Stratton Flats and navigated through entitlements, 

site work and a few homes before the Great Recession 

hit and everything stopped. Eventually, the Denver-

based bank brought in another homebuilder to try to 

complete the development, an effort that ended with 

44 single-family homes built and other sites sold to 

Habitat for Humanity.

Barely 80 of a planned 339 units of housing were 

completed when Flynn and Spanel took control.

Drastic Need
In Eagle County, there’s limited land available for 

development. Growth has migrated to the west–and 

Gypsum is as far as you can go to the west before 

entering Glenwood Canyon, a scenic, protected area. 

“A lot of development has occurred along the I-70 

corridor, where several ski resorts are,” Flynn said. 

“The problem is that the federal government owns so 

much land that each 

county functions as an 

island. It is difficult to 

draw workers from 20 or 

30 miles away because of 

physical obstacles and lack of reliable transportation. 

The shortage of private land in Eagle County relates to 

80 percent being public lands. Most people live at lower 

elevations in the river valleys. The scarcity of private 

land has left very little for affordable housing. Most is 

gobbled up for higher-end development.”

Jeremy Rietmann, town manager for Gypsum, said 

Gypsum addressed the housing shortage in a unique 

way.

“As a community, we deal with it differently than 

neighboring communities,” Rietmann said. 

“Countywide, there is a lot of use of housing policy tools, 

like deed restrictions and other things. We are more 

of the mindset of adding supply, even though we’re 

somewhat constrained because land prices are higher 

and construction and labor costs have risen.”

That led to some difficult conversations in the 

community about the need for multifamily housing, 

discussions that ended up bearing fruit.

“There is such a need for rent-restricted housing,” Flynn 

said. “We looked at demographics for the 700 units we 

already manage in the Valley and 35 to 40 percent of 

our residents would qualify for 60 percent AMI [area 

median income] units. We already have a built-in 

market to tap. All of our properties have waiting lists 

continued on page 3

Image: Courtesy of Spring Creek 
Apartments LLC
Stratton Flats is a single-home 
development adjacent to where 
the Spring Creek Apartments will 
be built in Gypsum, Colo.
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and at the typical rate of turnover, those wait lists could 

be four or five years.”

There is one problem for developing, though: long, cold 

winters.

Modular Construction
While Gypsum is about 2,300 feet lower than Vail, it’s 

still more than a mile above sea level–meaning plenty 

of cold, snowy weather. Add to that a rapidly increasing 

price for labor.

Flynn said “stick-built” construction in Eagle County 

used to cost 25 percent more than Denver, but now it’s 

50 percent more.

The answer? Modular construction. The homes are 

being built in Idaho and shipped to Gypsum, where 

they are assembled on-site.

For the financing partners, this is new.

“This is our tax credit team’s first modular project,” said 

Sean Creedon, director of acquisitions at Berkadia, 

which syndicated the LIHTCs. “We toured modular 

production facilities, visited modular construction sites 

and looked at the project holistically. From permitting 

to design to construction and chain-of-title, there was a 

lot of fact-finding that needed to be done. We provided 

additional diligence to assure our investors were 

comfortable and well-informed throughout every step 

of the process.” 

Berkadia has an in-house manufactured housing group 

that was available to the team as an internal resource. 

Creedon said Berkadia has consultants at both the 

manufacturing facility in Idaho and in Colorado.

“One of the challenges was the learning curve that 

comes with being at the forefront of modular,” said 

Thai-An Ngo, vice president of underwriting at 

Berkadia.  “We’re committed to the research that went 

in to understanding the nuances of modular and are 

equally committed to educating our partners and 

investors. As syndicators, we are continually evolving 

and responding to changes in the LIHTC program in 

order to provide affordable housing across the country.” 

If not for the lowered costs due to modular, this project 

may not have come to fruition for the residents of 

Gypsum. Flynn said modular construction has some 

definite advantages.

“I think you get more consistent and better-quality 

construction,” Flynn said. “It’s in a controlled 

environment–an assembly line. Every station has 

its own construction specialty and units move from 

station to station.”

The original plan was to begin construction in July 

2019, but the transaction didn’t close until early 

October. Although prototypes were built prior to 

closing, foundations and site work pushed well into the 

winter months.

“It’s not impossible,” Flynn said. “You have to overcome 

weather with ground heaters and thermal blankets.”

Homes began coming to the site in January and the 

plan was to have the entire housing stock on-site by late 

February. The five 30-unit buildings will be erected in 

February and March, after which completion work will 

begin.

“We’ll get people moving in as early as May or the first of 

June,” Flynn said. “We hope to deliver units from late 

May until late August.”

Spring Creek Apartments
Spring Creek Apartments is the first phase of a 

multiphase development on a 45-acre tract that 

will include a mix of one-, two- and three-bedroom 

Novogradac Journal of Tax Credits 

 

 M
arch 2020

3

LOW
-INCOM

E HOUSING TAX CREDIT



This article first appeared in the March 2020 issue of the Novogradac Journal of Tax Credits. 

© Novogradac 2020 - All Rights Reserved

apartments for residents earning 30 percent to 60 

percent of the AMI. 

“If we were having this conversation 10 years ago, you’d 

think ‘modular’ and think box,” Martin said. “That’s 

completely changed. The design has transformed and 

they are now aesthetically appealing and blend in with 

other developments. For residents, you get increased 

efficiency because it’s being built in a warehouse. It’s 

built and insulated to a much higher standard than 

stick-built projects.”

Once the full complex is completed, there will be 461 

apartments, townhouses, duplexes and single-family 

homes. There will be a clubhouse and park facility 

with a leasing office, community room, business center 

and fitness center. There will be community gardens 

and walking trails that connect to the Eagle County 

multiuse trail system.

The second phase won’t likely be a LIHTC development. 

“It looks like Phase 2 will be workforce housing, which 

is the next segment in need,” Flynn said. “That’s 60 

percent AMI up to 120 percent AMI. At 120 percent 

AMI in Eagle County, you still may not be a homebuyer–

you’re likely a renter by necessity.”

For Gypsum, the benefits go beyond additional housing.

“I think the benefit for Gypsum is for many years we 

haven’t had a downtown area that has community 

gathering spaces,” Rietmann said. “This isn’t an instant 

panacea, but it’s a step, by increasing density. We’re 

seeing more diversity of housing in the community. 

Traditionally, it’s been single-family homes, but there’s 

not enough product to allow different lifestyles.”

Financing
Bellwether Enterprise provided a $20.6 million Fannie 

Mae loan as the biggest piece in the transaction, followed 

by the $12.6 million of LIHTC equity syndicated by 

Berkadia into a multi-investor fund.

Other financing included a $1.2 million subordinate 

loan from the Colorado Department of Housing, a $3 

million subordinate land note, contributions from 

Eagle County Housing Authority and more. ;

continued from page 3

Novogradac Services Contact
Thomas Stagg, CPA
Thomas.Stagg@novoco.com
425-453-5783

Spring Creek Apartments

FINANCING

  $20.6 million Fannie Mae M.TEB forward loan through 
Bellwether Enterprise with a rate of 3.3 percent

  $12.6 million in low-income housing tax credit equity 
syndicated by Berkadia through a multi-investor fund

  $3 million subordinate land note
  $2.6 million deferred development fee
  $1.2 million subordinate loan from Colorado 
Department of Housing

  $500,000 Eagle County assistance subordinate loan
  $272,000 net operating income during construction

continued on page 5
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Notice pursuant to IRS regulations: Any U.S. federal tax advice contained in this article is not intended to be used, and 
cannot be used, by any taxpayer for the purpose of avoiding penalties under the Internal Revenue Code; nor is any such advice 
intended to be used to support the promotion or marketing of a transaction. Any advice expressed in this article is limited to 
the federal tax issues addressed in it. Additional issues may exist outside the limited scope of any advice provided – any such 
advice does not consider or provide a conclusion with respect to any additional issues. Taxpayers contemplating undertaking a 
transaction should seek advice based on their particular circumstances. 

This editorial material is for informational purposes only and should not be construed otherwise. Advice and interpretation 
regarding property compliance or any other material covered in this article can only be obtained from your tax advisor. For further 
information visit www.novoco.com.
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