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POLAR	STAR	DEVELOPMENT,	LLC	

Polar	Star	Development	and	its	principals,	Gerry	Flynn	&	Jeff	Spanel,	are	experienced	
local	developers	having	successfully	produced	thousands	of	“affordable”	housing	units	
in	the	Colorado	mountain	communi;es.			
	
Eagle	County	projects	include	EagleBend	Apartments	(the	first	affordable	project	in	
Avon),	Kayak	Crossing,	Buffalo	Ridge,	Lake	Creek	Apartments,	River	Edge	Apartments	
and	the	Tarnes.	Gerry	and	Jeff	have	lived	and	worked	here	in	the	Valley	for	over	30	
years	and	both	currently	reside	in	Edwards.		In	addi;on,	Polar	Star	Proper;es	currently	
manages	over	600	affordable	rental	units	in	the	valley,	including	Sylvan	Flats	and	Red	
Table	Apartments	here	in	Gypsum.			



Project	Summary:	
•  The	 project	 will	 be	 located	 on	 the	

undeveloped	por9on	of	the	Stra;on	Flats	
PUD,	which	was	approved	by	Gypsum	in	
2008.	

•  The	 previous	 developers	 invested	 over	
$18	 million	 on	 the	 site	 and	 site	
improvements	but	did	not	 complete	 the	
community.	

•  Of	 the	 339	 approved	 units	 in	 the	
community,	 44	 single	 family	 homes	 and	
28	townhomes	or	duplex	units	have	been	
built	and	sold.		An	addi9onal	16	units	are	
under	 construc9on	 by	 Habitat	 for	
Humanity	 and	 should	 be	 completed	 in	
the	 next	 couple	 of	 years.	 	 Only	 25%	 of	
the	 approved	 un i t s	 have	 been	
constructed.	

•  Polar	Star	intends	to	develop	23	acres	of	
the	 remaining	 site	 as	 garden	 style	
apartments	 and	 another	 8	 acres	 as	 80	
Townhomes,	 along	 with	 parks,	 walking	
trails,	 playground	 areas,	 BBQ	 areas,	 a	
dog	park	and	addi9onal	overflow	parking	
for	both	exis9ng	and	proposed	residents.		

	
	



Exis9ng	Stra;on	Flats	Development	Plan	



Exis9ng	Development	Plan	Phasing	



Add new overflow 
resident parking and 

RV storage 

Establish large 
community park area

Add community paths 
and pocket parks

Remove Woodpecker 
connection remaining 8 
SF Lots and next block 

of 14 SF Lots

Replace 105 units with 
up to 18 garden style 
apartment buildings

Density creates 
fewer building 
footprints and 

more open 
spaces

Proposed	Concept	Development	Plan	



Proposed	Concept	Development	Plan	

•  The	 concept	 plan	 shows	 25	 apartment	
buildings	and	17	town	house	buildings.			

•  Each	 garden	 style	 apartment	 building	
contains	 12	 units	 consis9ng	 of	 studio,	 1-
bedroom	and	2-bedroom	units	and	7	garage	
units.			

•  The	 townhouse	buildings	are	planned	as	4-
plex	and	5-plex	styles	containing	up	to	three	
2-bedroom	units	and	two	3-bedroom	units,	
along	 with	 a;ached	 single	 and	 double	
garage	 units	 for	 the	 2-bedroom	 and	 3-
bedroom	units,	respec9vely.	

•  The	 apartments	 will	 be	 developed	 as	
affordable	units	for	local	housing	under	the	
federal	LIHTC	program.	

•  Roughly	 40%	 of	 the	 units	 will	 target	
households	 earning	 no	 more	 than	 60%	 of	
the	 Eagle	 County	 Average	Median	 Income,	
and	 60%	 of	 the	 units	 will	 be	 rented	 at	
market	rates.	

•  The	 overall	 PUD	 density	 will	 increase	
approximately	171	dwelling	units	(from	339	
to	470),	however,	this	will	not	increase	total	
gross	 square	 footage	 (436,975	 gsf	 as	
approved,	424,050	gsf	as	proposed).			



Poten9al	Impacts	&	Benefits	of	the	PUD	Amendment	Concept	

•  Stra-on	Flats	is	limited	to	14.59	acres	of	outdoor	irriga;on	and	there	is	no	
addi;onal	source	for	irriga;on.		The	new	project	plan	significantly	
increases	the	open	space	and	parklands.	

•  The	mix	of	apartment	types	and	sizes	needs	to	be	analyzed	to	determine	
the	impact	on	water	and	sanitary	sewer	system.	Current	agreements	limit	
the	total	Equivalent	Residen;al	Units	(EQR)	in	Stra-on	Flats	to	319.8.		

•  Apartment	construc;on	will	immediately	trigger	the	SIA	requirement	for	a	
second	access	to	US	Highway	6	(through	Town	Center).	

•  Addi;onal	units	proposed	may	create	impacts	to	schools,	emergency	
services,	recrea;on,	etc.	beyond	that	contemplated	in	the	exis;ng	
Stra-on	Flats	agreements.		

•  Increased	park	space,	overflow	parking	and	fewer	buildings	with	a	quicker	
construc;on	of	final	phases	of	project.		Complete	a	project	that	has	been	
financially	struggling.	

•  A	master	developer	to	maintain	the	new	ameni;es	provided	by	the	
project	(not	individual	homeowner	assessments).	

•  Increased	density	where	it	is	appropriate	and	supported	by	Town	master	
plans	and	policies	(from	7.2	du/acre	to	10	du/acre).	



Thank	you	for	your	9me	-	
Ques9ons?	


