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CLEAR CREEK MHP COLLECTION
Pinnacle Real Estate Advisors is pleased to present this opportunity to acquire two income-producing 
manufactured housing communities along Colorado’s I-70 mountain corridor. The Clear Creek MHP Collection 
comprises Western Inn MHP and Empire Junction MHP — 38 combined pads with strong cash flow and 
meaningful upside.

Both communities sit in Clear Creek County, benefiting from proximity to Denver and Colorado’s premier ski 
corridor, constrained new housing supply, and steady workforce demand. All homes are tenant-owned, so an 
incoming owner assumes no park-owned home liability and benefits from a low-CapEx operating model.

The collection offers an immediate, compelling yield — a blended 9.56% as-is cap rate backed by documented 
T12 income. Below-market rents, two vacant lots at Western Inn, and a diversified income mix at Empire Junction 
provide a clear path to additional value.

INVESTMENT HIGHLIGHTS
•	 38 total pads, all tenant-owned homes — minimal CapEx for a new owner 

•	 9.56% blended as-is cap rate — among the strongest yields in the corridor 

•	 Diverse income mix: lot rent, apartment/SFH rent, and a rent-to-own contract

•	 $297,686 T12 gross income at Western Inn; 100% occupancy at Empire Junction 

•	 Below-market rents plus two vacant lots at Western Inn add value-add upside

Clear Creek MHP Collection
Lawson & Empire, Colorado · US-40 / I-70 Mountain Corridor · Denver MSA

Pinnacle Real Estate Advisors is pleased to present this opportunity to acquire two
income-producing manufactured housing communities along Coloradoʼs I-70 mountain
corridor. The Clear Creek MHP Collection comprises Western Inn MHP and Empire
Junction MHP — 38 combined pads with strong cash flow and meaningful upside.

Both communities sit in Clear Creek County, benefiting from proximity to Denver and
Coloradoʼs premier ski corridor, constrained new housing supply, and steady workforce
demand. All homes are tenant-owned, so an incoming owner assumes no park-owned
home liability and benefits from a low-CapEx operating model.

The collection offers an immediate, compelling yield — a blended 9.56% as-is cap rate
backed by documented T12 income. Below-market rents, two vacant lots at Western Inn,
and a diversified income mix at Empire Junction provide a clear path to additional value.

Investment Highlights
38 total pads, all tenant-owned homes — minimal CapEx for a new owner

9.56% blended as-is cap rate — among the strongest yields in the corridor

Diverse income mix: lot rent, apartment/SFH rent, and a rent-to-own contract

$297,686 T12 gross income at Western Inn; 100% occupancy at Empire Junction

Below-market rents plus two vacant lots at Western Inn add value-add upside

$3,850,000
Combined asking price

38 pads
Total pads

2
Properties

$367,895
As-is NOI (combined)

$392,099
Market NOI (combined)

9.56%
Blended cap (as-is)

Information contained in this analysis has been obtained from sources believed to be reliable, however we accept no responsibility for its correctness, and encourage the verification of all information.
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COLLECTION DESCRIPTION
Clear Creek MHP Collection

Lawson & Empire, Colorado · US-40 / I-70 Mountain Corridor

Western Inn MHP
2697 Co Rd 308, Lawson, CO 80436

$2,200,000
Asking price

$199,734
As-is NOI

$220,119
Market NOI

9.08%
Current Cap Rate

68%
Occupancy

$88,000
$/pad

UNIT MIX

TOH lots 17

APT / SFH 6

Vacant 2

Total 25

UTILITIES

Water Private well —
landlord

Sewer Public

Electric Public — tenant

Trash Dumpster —
landlord

Gas Public — tenant

Empire Junction MHP
275 Junction Loop Rd, Empire, CO 80438

$1,650,000
Asking price

$168,161
As-is NOI

$171,980
Market NOI

10.19%
Current Cap Rate

100%
Occupancy

$126,923
$/pad

UNIT MIX

TOH lots 7

RTO 1

APT / SFH 5

Total 13

UTILITIES

Water Private —
landlord

Sewer Septic —
landlord

Electric Public — tenant

Trash Dumpster —
landlord

Gas Public — tenant

�  Green = public / city utility �  Amber = private / landlord-paid · Colorado HB 2021 ROFR: 120-day resident purchase right applies to all MHC properties · Information believed to be
reliable; verify independently.

Portfolio Summary
Idaho Springs & Empire MHP Portfolio · Idaho Springs & Empire, Colorado

Western Inn MHP
2697 Co Rd 308, Lawson, CO 80436

$2,200,000
Asking price

$199,734
As-is NOI

$220,119
Market NOI

9.08%
Current Cap Rate

68%
Occupancy

$88,000
$/pad

UNIT MIX

TOH lots 17

APT / SFH 6

Vacant 2

Total 25

UTILITIES

Water Private well —
landlord

Sewer Public

Electric Public — tenant

Trash Dumpster —
landlord

Gas Public — tenant

Empire Junction MHP
275 Junction Loop Rd, Empire, CO 80438

$1,650,000
Asking price

$168,161
As-is NOI

$147,563
Market NOI

10.19%
Current Cap Rate

100%
Occupancy

$126,923
$/pad

UNIT MIX

TOH lots 7

RTO 1

APT / SFH 5

Total 13

UTILITIES

Water Private —
landlord

Sewer Septic —
landlord

Electric Public — tenant

Trash Dumpster —
landlord

Gas Public — tenant

�  Green = public / city utility �  Amber = private / landlord-paid · Colorado HB 2021 ROFR: 120-day resident purchase right applies to all MHC properties · Information believed to be
reliable; verify independently.
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WESTERN INN MHP
2697 CO RD 308 
LAWSON, CO 80436

PROPERTY FEATURES
- 25 total units — 17 tenant-owned home lots, 6 apartment/SFH 
units, 2 vacant lots

- Clear Creek County; privately maintained paved roads

- Private well water system — landlord pays; public sewer

- Electric and gas — public utilities, tenant pays

- Trash removal via dumpster, landlord pays

- Adjacent to US-6 and Clear Creek, with I-70 access minutes away

PROPERTY HIGHLIGHTS
- 25 units generating $297,686 in T12 gross income

- Recent lot rent increases to $1,350 in March 2026 demonstrating 
active rent growth

- Diverse income mix of manufactured home lots and apartment/
SFH units 

- Strong T12 NOI of $199,734 with clear upside as remaining 
vacant lots lease up

- Below-market lot rents on existing occupied sites provide 
organic renewal upside
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EMPIRE JUNCTION MHP 
275 JUNCTION LOOP RD 
EMPIRE, CO 80438

PROPERTY FEATURES
- 13 total units — 7 tenant-owned home lots, 1 rent-to-own unit, 
5 apartment/SFH units

- Clear Creek County; privately maintained roads

- Private well water system — landlord pays; private septic 
system — landlord pays

- Electric and gas — public utilities, tenant pays

- Trash removal via dumpster, landlord pays

PROPERTY HIGHLIGHTS
- 100% occupied — stable in-place cash flow with zero lease-up 
risk at acquisition

- Diversified income — tenant-owned lots, RTO contract, and 
apartment/SFH rents

- In-place rents remain below market across all unit types, 
providing a clear and immediate rent growth path

- Exceptional cash-on-cash return of 10.33% at current asking 
price with strong 1.58x debt coverage

﻿ | PINNACLE REAL ESTATE ADVISORS
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LOCATION OVERVIEWLOCATION OVERVIEW

 

 
 

 
 

 

BOULDER

BROOMFIELD

NORTHGLENN

COMMERCE
CITY

DOWNTOWN
DENVER
 45 min

GOLDEN – 30 MIN

LITTLETON DENVER TECH CENTER

AURORA

DENVER 
INTERNATIONAL AIRPORT

BLACKHAWK

IDAHO SPRINGS – 10 MIN

EVERGREEN

WINTER PARK RESORT – 25 MIN

GEORGETOWN – 10 MIN

EMPIRE

LOVELAND SKI 
AREA – 15 MIN

ROCKY MOUNTAIN METROPOLITAN AIRPORT 45 MINUTES
DENVER INTERNATIONAL AIRPORT 1 HOUR 10 MINUTES
EAGLE COUNTY REGIONAL AIRPORT 1 HOUR 40 MINUTES
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LOCATION OVERVIEW

Theobold Park – community park and gathering space.
Empire Visitors Center – a recognizable landmark next to the park.
Empire Dairy King – local favorite.
Empire's Edge Grill and Co�ee Bar – popular café and restaurant.
Joy's Kitchen.
Lady donuts house LLC.
Glenbrook Gallery.
Colorado Country (general store/souvenir shop).
Clear Creek (runs through town and is a great map label).
Berthoud Falls Cascades (just west of town).

THEOBALD PARK EMPIRE
BUS STOP

EMPIRE DAIRY KING

EMPIRE’S EDGE 
GRILL AND 
COFFEE BAR

LADY DONUTS 
HOUSE LLC

GLENBROOK 
GALLERY

BERTHOUD FALLS CASCADES

DOWNTOWN 
IDAHO SPRINGS

GEORGETOWN

BERTHOUND PASS

LOVELAND SKI AREA

WINTER PARK RESORT

2697 CO RD 308

275 JUNCTION LOOP RD
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CONFIDENTIAL Financial Analysis

PHOTO

Western Inn MHP
2697 Co Rd 308, Lawson, CO 80436 · 25 units (17
TOH + 6 APT/SFH + 2 vacant) · Clear Creek County

$2,200,000
$88,000/unit · 9.08% cap (as-is) ·

Loan amount (70%) $1,540,000
Down payment (30%) $660,000
Interest rate 6.50%
Amortization 30 years
Annual debt service ($116,806)
Principal reduction $18,228

Estimated As-Is

INCOME

Lot rent — TOH (17 sites) $161,895
Apt / SFH rent (6 units) $129,443
Home rent / fees / other $6,668
Utility income (net) ($320)
General vacancy —
Gross operating income $297,686

EXPENSES

Property tax $5,972
Insurance $5,000
Utilities / trash / snow $47,843
Repairs & maintenance $19,775
Management (6.0%) $17,861
Professional fees $1,502
Total expenses (33%) $97,953

Net operating income $199,734

Stabilized Market

INCOME

Lot rent — TOH (17 @ $1,350) $275,400
Apt / SFH (6 @ $1,400 avg) $100,800
Home rent / fees / other $2,540

—
General vacancy (15%) ($56,811)
Gross operating income $321,929

EXPENSES

Property tax $6,151
Insurance $5,150
Utilities / trash / snow $49,278
Repairs & maintenance $20,368
Management (6.0%) $19,316
Professional fees $1,547
Total expenses (32%) $101,810

Net operating income $220,119

As-Is NOI

$199,734
Before-tax cash flow $82,928

Debt coverage ratio 1.71x

Cash-on-cash return 12.56%

Total return 15.33%

Cap rate 9.08%

Market NOI

$220,119
Before-tax cash flow $103,313

Debt coverage ratio 1.88x

Cash-on-cash return 15.65%

Total return 18.41%

Cap rate 10.01%

UNDERWRITING ASSUMPTIONS

· Land SF based on Clear Creek County
Assessor

· "As-Is" rental income based on annualizing rent
roll and P&L; provided

· "Market" income based on market rate rent
assumptions

· Market expenses reflect 3.0% increases over
As-Is

· Management fee normalized to 6.0% in As-Is
and Market columns

Information contained in this analysis has been obtained from sources believed to be reliable, however we accept no responsibility for its correctness, and encourage the verification of all information.
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CONFIDENTIAL Financial Analysis

PHOTO

Empire Junction MHP
275 Junction Loop Rd, Empire, CO 80438 · 13 units (7 TOH
+ 1 RTO + 5 APT/SFH) · Clear Creek County

$1,650,000
$126,923/unit · 10.19% cap (as-is) ·

Loan amount (70%) $1,155,000
Down payment (30%) $495,000
Interest rate 6.50%
Amortization 30 years
Annual debt service ($87,605)
Principal reduction $13,248

Estimated As-Is

INCOME

Lot rent (7 sites) $97,519
Apt / SFH rent (5 units) $93,883
Home sales / RTO (T04) $13,358
Late fees / utility income ($128)
General vacancy —
Gross operating income $204,632

EXPENSES

Property tax (est.) $4,500
Insurance $5,012
Utilities / trash / snow $9,253
Repairs & maintenance $3,926
Management (6.0%) $12,278
Professional fees $1,502
Total expenses (18%) $36,471

Net operating income $168,161

Stabilized Market

INCOME

Lot rent (7 @ $1,350) $113,400
Apt / SFH (4@$1,385, 1@$2,100) $91,680
RTO (1 @ $1,295) $15,540
Late fees / misc ($128)
General vacancy (5%) ($11,025)
Gross operating income $209,467

EXPENSES

Property tax (est.) $4,635
Insurance $5,162
Utilities / trash / snow $9,531
Repairs & maintenance $4,044
Management (6.0%) $12,568
Professional fees $1,547
Total expenses (18%) $37,487

Net operating income $171,980

As-Is NOI

$168,161
Before-tax cash flow $80,556

Debt coverage ratio 1.92x

Cash-on-cash return 16.27%

Total return 18.95%

Cap rate 10.19%

Market NOI

$171,980
Before-tax cash flow $84,375

Debt coverage ratio 1.96x

Cash-on-cash return 17.05%

Total return 19.72%

Cap rate 10.42%

UNDERWRITING ASSUMPTIONS

· Land SF based on Clear Creek County
Assessor

· "As-Is" rental income based on annualizing rent
roll and P&L; provided

· "Market" income based on market rate rent
assumptions — lot rent at $1,350/pad

· Market expenses reflect 3.0% increases over
As-Is

· Management fee normalized to 6.0% in As-Is
and Market columns

Information contained in this analysis has been obtained from sources believed to be reliable, however we accept no responsibility for its correctness, and encourage the verification of all information.
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DISCLAIMER
This confidential Offering Memorandum, has been prepared by Pinnacle Real Estate Advisors, LLC (“Pinnacle REA”) for use by a limited number of qualified 
parties.  This Offering Memorandum has been provided to you at your request based upon your assurances that you are a knowledgeable and sophisticated 
investor in commercial real estate projects and developments.  Pinnacle REA recommends you, as a potential buyer/investor, should perform your own 
independent examination and inspection of the property described herein as Empire Collection and of all of the information provided herein related to the 
Property. By accepting this Offering Memorandum, you acknowledge and agree that you shall rely solely upon your own examination and investigation of 
the Property and you shall not rely on any statements made in this Offering Memorandum or upon any other materials, statements or information provided 
by Pinnacle REA or its brokers.

Pinnacle REA makes no guarantee, warranty or representation about the completeness or accuracy of the information set forth in this Offering Memorandum.  
You are responsible to independently verify its accuracy and completeness.  Pinnacle REA has prepared the information concerning the Property based upon 
assumptions relating to the general economy, its knowledge of other similar properties in the market, and on other market assumptions including factors 
beyond the control of the Pinnacle REA and the Owner of the Property.  Pinnacle Real Estate Advisors make no representation or warranty as to either the 
accuracy or completeness of the information contained herein, and the information set forth in this Offering Memorandum in not intended to be a promise 
or representation as to the future performance of the Property.  Although the information contained herein is believed to be accurate, Pinnacle REA and the 
Property Owner disclaim any responsibility or liability for any inaccuracies.  Further, Pinnacle REA and the Property Owner disclaim any and all liability for 
any express or implied representations and warranties contained in, or for any omissions from, the Offering Memorandum and for any other written or  oral 
communication transmitted or made available to you.  Pinnacle REA shall make available to you, as a qualified prospective investor, additional information 
concerning the Property and an opportunity to inspect the Property upon written request.  

This Offering Memorandum and the contents are intended to remain confidential except for such information which is in the public domain or is otherwise 
available to the public.  By accepting this Offering Memorandum, you agree that you will hold and treat Offering Memorandum in the strictest confidence, 
that you will not photocopy or duplicate it, or distribute it.  You agree you will not disclose this Offering Memorandum or its contents to any other person or 
entity, except to outside advisors retained by you and from whom you have obtained an agreement of confidentiality, without the prior written authorization 
of Pinnacle REA.  You agree that you will use the information in this Offering Memorandum for the sole purpose of evaluating your interest in the Property.  
If you determine you have no interest in the property, kindly return the Offering Memorandum to Pinnacle REA at your earliest convenience.

One Broadway Suite A300
Denver, CO 80203
303.962.9555
www.PinnacleREA.com



CONTACT US FOR MORE INFORMATION
DAVID BAROCAS

SENIOR ADVISOR
303.669.2475

DBAROCAS@PINNACLEREA.COM

ANDY MONETTE
VICE PRESIDENT

714.330.1436

AMONETTE@PINNACLEREA.COM

COREY SANDBERG
VICE PRESIDENT

303.407.9784

CSANDBERG@PINNACLEREA.COM

MORGAN WHEELER
DIRECTOR OF TEAM OPERATIONS

303.529.3762

MWHEELER@PINNACLEREA.COM

One Broadway Suite A300 | Denver, CO 80203 | T: 303.962.9555 | www.PinnacleREA.com

2697  CO  RD  308 ,  L AWS O NS,  CO  80436

CL E AR  CREEK  MHP  COLLE CTION  |  38  TOTAL  PADS

WEST ERN INN  MHP

275  JUNCTION  LO O P  RD,  E MPIRE ,  CO  80438EMP I R E  JUNCTION  MHP


