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P ro j e c t  O v e r v i e w  

4525 Palo Parkway 

• 3.216 Acres—Vacant 

• Currently located within Unincorporated Boulder County (in Area IIA) 

• Site is adjacent to Four Mile Creek and Pleasantview Soccer Fields 

• Boulder Valley Comprehensive Plan Land Use Designa4on: Medium     

Density Residen4al (6-14 DU/A)  

• Proposed Project: 100% affordable family housing to be developed by Boul-

der Housing Partners, in partnership with Fla4rons Habitat for Humanity 

• Proposed Units: 44 (35 BHP , 9 Habitat) 

• Requested City of Boulder Zoning designa4on: RMX-2 
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P ro j e c t  H i s t o r y  

Since the fall of 2014, Boulder Housing Partners (BHP) has been      

working closely with the City of Boulder and Fla)rons Habitat for     

Humanity to plan for a new affordable family housing community     

located at 4525 Palo Parkway.  At the 4me of this applica4on, the   

property is s4ll owned by the City of Boulder; however, a transfer 

agreement has been executed to convey the property to BHP in the 

near future.  

The City of Boulder acquired the property from Boulder Valley School 

District in 2006 with the intent of using it for an affordable housing    

development. BHP is proud to have been selected to develop the site 

in  partnership with Habitat.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

City Council has adopted a series of Desired Outcomes for the project 

as follows:  

The City of Boulder and Boulder Housing Partners will work closely in 

concept planning, engaging the community, and developing op�ons for 

the site. Through an open, inclusive and transparent process, the city 

and BHP will iden�fy op�ons that op�mize the following desired out-

comes:  

• Collabora�ve public process from concept planning through final 

development approval;  

• Design that is compa�ble with the exis�ng neighborhood character 

and development pa)erns;  

• 100% permanent affordability with a mixture of ownership and 

rental housing;  

• Mixed-income affordability from very low to moderate income; 

• Housing that is consistent with the land use designa�on and policies 

of the Boulder Valley Comprehensive Plan;  

• Development that accomplishes the following two goals of the  

Comprehensive Housing Strategy: Strengthen Our Current Commit-

ments and Create Diverse Housing Choices; 

• Financial viability and sustainability; 

• Housing designs suitable for families and mul�ple genera�ons; and  

• Energy efficiency and green building prac�ces and outcomes.  

The development of the Palo Park Family Housing    

Project is listed as a priority in the City’s                  

Comprehensive Housing Strategy 2015 Ac�on Plan.   
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C o n c e p t  P l a n  P r o p o s a l  

The Palo Park Family Housing project is a proposed new        

affordable family housing development at 4525 Palo Parkway that 

will be integrated  into the Palo Park and Northfield Commons 

neighborhoods. The site is 3.2 acres and is currently vacant.  

The proposed project consists of 44 new dwelling units in the 

form of triplexes, townhomes, and stacked apartments. Boulder 

Housing Partners will develop and manage 35 rental units, and 

Fla4rons Habitat for Humanity will build nine homeownership 

units. The an4cipated unit mix for the site is: 13 one-bedroom 

units, 14 two-bedroom units, and 17 three-bedroom units.  

The development is focused around a central green space, which 

provides the poten4al for strong community-building. The         

plan offers several ameni4es including a community center, a 

small playground, and community gardens. Many social paths  

currently exist on the site demonstra4ng that neighbors use the 

property to access the creek and adjacent trail system. A footpath 

and a network of sidewalks will be provided as part of the new 

development in order to con4nue this permeability through the 

site.   

There is one proposed access point serving the project. At the   

request of the neighborhood, this access point has been off-set 

from Ridgeway street to the south. We are proposing a one-way 

looped private road through the site which will provide vehicular 

and emergency access.   

The BHP buildings located at the north and east side of the central 

green are proposed to be three-story flats. The remainder of the 

buildings on-site will be one and two-stories.  
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S u r ro u n d i n g  R e s i d e n t i a l  U s e s  

Northfield Commons—Single Family Homes along Palo Parkway 

Palo Park Neighborhood (Boulder County) - Single Family Homes Northfield Commons—8-plex Northfield Commons—4-plex 

Northfield  CommonsNorthfield  CommonsNorthfield  Commons   

(RMX(RMX(RMX---2)2)2)   

Palo Park        Palo Park        Palo Park        

(Boulder County)(Boulder County)(Boulder County)   

   

4525 Palo 4525 Palo 4525 Palo 

ParkwayParkwayParkway   
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A rc h i t e c t u ra l  C h a ra c t e r  

The architectural character of the Palo Park project is intended to 

evoke, above all else, a sense of community. The outdoor spaces        

created by the placement of the buildings and other improvements on 

the site are intended to be pedestrian in scale and to connect the     

residents to the environment and to each other. 

There is an inten4onal effort in the design to provide a permeability to 

this development, to maintain a visual connec4on between the         

adjacent neighborhoods of Palo Park to the west and Northfield     

Commons to the south, the Four Mile Creek and greenway corridor to 

the north, and the mul4-use path and play fields to the east. At the 

same 4me, there is an internal focus created within the project         

towards the Village Green; a park-like space surrounded by the higher 

density  structures (which contain the majority of BHP's two-bedroom 

and three-bedroom units in stacked flats ) as well as the three Habitat 

triplexes. This orienta4on was created so that the children living in the 

higher density apartments have a safe and secure place to play outside 

which is immediately adjacent and highly visible from where they 

live. As a complement to this approach to the core of the site, and as a 

gesture to reinforce the exis4ng streetscape along Palo Parkway, 

the development is completed with a series of primarily 2 story     

townhomes which are a mixture of 1BR and 2 BR BHP units. Each of 

these units incorporates an ar4culated front porch and a steep pitched 

roof to complement the scale and rhythm of the exis4ng streetscape 

which is common to so many established Boulder neighborhoods. 

 

The style of the proposed architecture can best be described as a 

blend of tradi4onal farmhouse and contemporary craIsman, a       

character that is sensi4ve to the surrounding community. The design 

of this new development will facilitate strong integra4on and add      

value to the exis4ng neighborhood. Through community engagement, 

the neighbors expressed a strong preference for more saturated earth-

tone colors and natural materials. The materials are modern,           

consis4ng mostly of painted cement board siding and trim with        

accents in synthe4c stone and natural wood. Vinyl windows, painted 

metal doors, a combina4on of asphalt shingle and natural metal 

roofing and painted metal guJers and downspouts round out the list 

of primary exterior components. The landscaping is intended to be  

na4ve, low water use grasses, trees and shrubs.   

BHP and its architect will develop a set of design guidelines intended 

for use by the Habitat For Humanity architect, so that their buildings 

will employ the same 'kit of parts', ensuring that the architectural    

character is harmonious with the BHP buildings presented here.  

There will also be a small number of accessory structures including 

bike   parking shelters, trash enclosures and a small community garden 

shed which will be created from that same 'kit of parts' employed on 

the BHP residences. The end product will be a holis4c design, crea4ng 

a harmonious vernacular that is residen4al in feel, tradi4onal in scale 

and material, and tastefully understated in execu4on as one would   

expect for an affordable housing project built by Boulder Housing   

Partners.  
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A n n exa t i o n  &  P r o p o s e d  Zo n i n g  

The property located at 4525 Palo Parkway is 

within Area II of the Boulder Valley Comprehen-

sive Plan (BVCP), which is described as areas    

currently under county jurisdic4on, where        

annexa4on to the city may be considered if     

proposed development is consistent with policies 

in the comprehensive plan, provides a             

community benefit to the City of Boulder, and 

complies with state annexa4on statutes.   

The land use designa4on per the BVCP is         

Medium Density Residen4al (MR) with a planned 

density of six to 14 dwelling units per acre. The 

proposed project is consistent with this land use              

designa4on.  

Both the south and east property boundaries are 

con4guous with the city limits. The                

neighborhood immediately to the south 

(Northfield Commons) is zoned Residen4al—

Mixed 2 (RMX-2) while the area to the east 

(Pleasantview Soccer Complex) is zoned Public 

(P). The project site is also adjacent to the Palo 

Park neighborhood in unincorporated Boulder 

County to the north and west, where the  county 

zoning is Suburban Residen4al.  Directly to the 

north of the site is the Four Mile Creek corridor 

and associated greenway.  

BHP is reques4ng that the RMX-2 zoning          

designa4on be applied to the subject property to 

provide consistency with the zoning of the   

neighborhood to the south.  The RMX-2 zoning 

designa4on permits a baseline of 10 dwelling 

units per acre, with a density bonus of up to 10 

addi4onal dwelling units per acre for                 

developments that provide permanently      

affordable units. Given the medium-density BVCP 

land use designa4on, and evalua4on of the      

surrounding densi4es, we think that a density of 

14 dwelling units per acre for this site is            

appropriate.  

BHP is reques4ng annexa4on at the 4me of     

concept review, in lieu of with site review,        

because of the 4ming of unique federal and state 

flood recovery funding sources that are targeted 

for the project. Access to $2.5MM in possible 

supplemental funding to the project is con4ngent 

upon zoning verifica4on by the February 1st ap-

plica4on deadline. If BHP is successful at applying 

for these funds, this could reduce the contribu-

4on by the City in the form of affordable housing 

funds for construc4on of the project.  

 

BVCP Land Use Designa4on 

City of Boulder Zoning 
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C o m m u n i t y  B e n e f i t  

The Palo Park family housing project supports both the city's long term 

goals and the objec4ves of the Boulder Valley Comprehensive plan by 

adding significant value to the community. The excep4onal community 

benefit of this project is the provision of affordable housing. The level 

of coordina4on between local, state, and federal  resources required 

to provide a 100% affordable project is extraordinary. This is why there 

are very few fully affordable projects built in Boulder each year.  

The Palo project, as proposed, will be 100% affordable and will provide 

44 new homes to low and moderate income families. The project will 

serve families and individuals earning between 30-60% of the Area  

Median Income. For a family of four, this equates to annual household 

incomes between  $29,820  and $59,640. 

The Palo project is unique in that it will provide both homeownership 

and rental opportuni4es within the neighborhood. Boulder Housing 

Partners plans to develop and manage 35 rental units, and Fla4rons 

Habitat for Humanity will develop 9 homes for purchase. All units will 

be permanently affordable.  

The project will incorporate ameni4es that may be u4lized by the 

neighbors including a community center and playground.  

Another community benefit of this project is that BHP, as developer 

and future manager of the site, can serve as an advocate for the  

neighborhood. Through community engagement, we have heard the 

neighbors iden4fy several issues/concerns that they are currently      

experiencing. Though these issues are larger in scale than our       

affordable housing project, BHP has already begun working with       

appropriate City staff to iden4fy poten4al solu4ons to these problems. 

Some of the ideas that have been discussed:  

• Flood recovery and sediment removal along Four Mile Creek 

• Explore the poten4al for the City to complete a larger traffic and 

parking study for the neighborhood (including Pleasantview Soccer    

Complex)  

• Explore the poten4al of an addi4onal playground in the           

neighborhood (at Pleasantview Soccer Complex) to help mi4gate     

high level of use of exis4ng parks 

• Work with RTD to improve access to public transporta4on 
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C o m m u n i t y  E n ga g e m e n t  T i m e l i n e  

September 2015 
•Planned Neighborhood Concept  Plan Review and BBQ  

 

•Ongoing mee4ngs with neighbors, update of FAQ         

document , regular emails and website updates 
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September 2014 
Neighborhood 

mee4ngs 

 

City Council public  

hearing regarding  

Comprehensive  

Housing Strategy goals 

 

December 2014 
Website launch 

 

Postcard mailing to  

neighbors 
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January 2015 
Focus groups were 

held over four nights 

with 33 par4cipants  

 

February 2015 
City Council public 

hearing to approve 

transfer of land to BHP 
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April 2015 
City Council mee4ng 

to provide update on 

final transfer 

agreement 

  

June 2015 
Neighborhood  

Visioning Workshop 

and Online Survey  

with 41 par4cipants 

S
P

R
I

N
G

 
2

0
1

5
 

  

June—July 2015  
Property Walkabouts   

with neighbors with 

more  than 30 

par4cipants 

 

July 2015 
Concept Plan Open 

House  with 20 

par4cipants 

Review of 3 concept  

alterna4ves 
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BHP has a very strong commitment to neighborhood engagement. Over the past year, BHP has been working closely with residents of the 

surrounding neighborhoods to iden4fy their greatest concerns answer ques4ons, and work together to design a conceptual plan for the 

site. Below is a list of community engagement events that have occurred. We have engaged neighbors through 25 mee)ngs, dozens of 

phone conversa4ons and hundreds of emails with neighbors. It is our inten4on to con4nue to collaborate with the community throughout 

the predevelopment and development process.  
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C o m m u n i t y  E n ga g e m e n t  

Neighborhood Design Priori)es Incorporated Into Concept Plan:  

• Provide a buffer to the creek and floodplain and protect natural           

resources. 

• Provide a buffer to the single family homes to the west. Minimize        

ac4vity and parking on the west.  

• Ensure design compa4bility with surrounding neighborhood. 

• Create streetscape along Palo Parkway to match exis4ng neighborhood. 

• Incorporate sufficient parking for residents on-site. 

• Locate higher density  housing towards the northeast. 

• Provide access to the site that is off-set from Ridgeway Street. 

• Provide permeability  through site and access to the creek for neighbors.  

• Provide playground and community gardens as ameni4es for residents.   

 

Demographics of Par)cipa)ng Neighbors: 

(Data from the Neighborhood Visioning Workshop and Online Survey)   

 

 

Northfield 

Commons, 

63%

Palo Park, 33%

Other, 5%

Less than 5 

years, 41%

5-10 years, 42%

More than 10 

years, 17%

Where do you live?  

How long have you lived in this loca)on? 
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S u s t a i n a b i l i t y  

One of the primary goals of BHP’s newly           

implemented Strategic Plan is minimizing our  

environmental impact. This goal calls for          

consistent and innova4ve improvements to the 

BHP porSolio and prac4ces regarding                

environmental impact.   

BHP is a na4onal leader in sustainability within 

affordable housing, and we are constantly striving 

to reduce our overall    consump4on of resources. 

Our organiza4onal goal is to become the first Net 

Zero Housing Authority in the country. To date, 

BHP has installed almost 1 megawaJ of solar pv 

across our porSolio. We have partnered with Eco 

Cycle to maximize our waste diversion rates. Our 

waste diversion goals are in sync with the City 

and County efforts to be near zero waste by 

2025. BHP was awarded a Boulder Energy Grant 

which will help us accelerate our resident         

engagement pertaining to energy use. Staff has 

partnered with the City of Boulder Water         

department on a pilot program to sub meter    

several proper4es with real 4me meters. All of 

these efforts have led to significant resource and 

costs savings as well as a great opportunity to 

engage with  residents around  water                

conserva4on. BHP staff intends to explore the 

applica4on of all this knowledge and experience 

to the development of Palo Park. 

Habitat has also made a commitment to being a   

leader in building sustainable and energy-efficient 

affordable homes for hard-working families. They 

seek ongoing partnerships with programs and 

cer4fica4ons, such as LEED for Homes, ENERGY 

STAR, and Indoor airPLUS.  

 

Techniques and Strategies for Environmental 

Impact Avoidance, Minimiza on, or Mi ga on 

Beyond complying with the City of Boulder’s 

Green Points program, this project will fulfill the 

requirements of the Enterprise Green              

Communi4es (EGC) program.  This program helps 

to bring the health, economic, and environmental 

benefits of sustainable construc4on to affordable 

housing development, and is a requirement of 

receiving Low Income Housing Tax Credits. These      

standards address the project  holis4cally, and 

focus on integra4ve design, loca4on and       

neighborhood fabric, site improvements, water 

conserva4on, energy efficiency, materials, 

healthy living environment, and opera4ons, 

maintenance, and resident engagement.  

For the Palo Park project, BHP has hired a         

sustainability consultant (YR&G) to help ensure 

that the project meets the requirements of both 

Green Points and EGC programs. YR&G has also 

joined the design team to help the project 

achieve BHP’s goal of near net-zero energy     

consump4on.   

This project site is adjacent to the Four Mile 

Creek, and associated habitat. BHP does not plan 

to develop within the floodplain, or wetland  

buffer areas. Neighbors have  expressed concern 

over firefly habitat, so BHP has completed a    

natural resources assessment. This assessment 

has been provided to the City for review.          

Development of this site is not expected to      

impact the firefly habitat.  

 

 

 

 

 

 

Techniques and Strategies for Prac cal and 

Feasible TDM techniques  

BHP strives to educate residents so that taking 

the bus, riding a bike or taking some other form 

of alternate transporta4on is as convenient as     

driving a car. Current BHP transporta4on         

programs include Eco Passes at many of our sites, 

discounted B-Cycle Memberships, reduced cost 

Ego Carshare memberships, and a strong         

partnership with Community Cycles. We are    

constantly exploring partnerships to help educate 

residents and staff, reduce car trips and therefore 

decrease emissions.  

BHP has already begun exploring the poten4al for 

bike and car-sharing programs at or near the Palo 

site. It is an4cipated that residents of this project 

will be provided with Eco Passes for a minimum 

of 3 years.  Addi4onally, the project has direct 

access to the City’s extensive trail  system which 

will encourage bike commu4ng.  

Through community engagement, we heard a 

repeated request from neighbors to                   

accommodate adequate parking for the residents 

on-site and a concern that overflow parking will 

contribute to exis4ng conges4on in the          

neighborhood. For this reason, we are not             

reques4ng a parking reduc4on for the project at 

this 4me.  
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C o n c l u s i o n  

Project Team 

Developer: Boulder Housing Partners 

Development Partner: Fla4rons Habitat for Humanity 

Architect: STUDIO Architecture 

Preconstruc)on Contractor: Deneuve Construc4on 

Outreach Consultant: Trestle Strategy Group and               

Ayre and Associates 

Sustainability: YR&G 

Civil Engineer: ScoJ, Cox, and Associates 

Boulder Housing Partners 

Founded in 1966, Boulder Housing Partners (BHP) is the housing authority for the 

City of Boulder. Our goal is to make living in Boulder possible and affordable,        

regardless of income. We are commiJed to fostering a healthy sense of community 

in every property we develop. 

We build, own and manage 33% of the total inventory of affordable housing in   

Boulder, making a strong contribu4on to City Council's goal that 10% of all housing is 

permanently affordable. We ac4vely seek opportuni4es to grow our housing        

inventory. BHP provides assistance nearly two thousand households through five 

housing programs.In all of our work, Boulder Housing Partners strives to provide 

homes, create community and change lives.  

Fla)rons Habitat for Humanity 

For over 20 years, Fla4rons Habitat for Humanity has served the Boulder Valley 

school district and the City and County of Broomfield. This Habitat affiliate is part 

of a global, nonprofit housing organiza4on operated on Chris4an principles that 

seeks to put God’s love into ac4on by building homes, communi4es and hope.  

Fla4rons Habitat for Humanity  is dedicated to elimina4ng substandard housing 

locally and worldwide through construc4ng, rehabilita4ng and preserving homes; 

by advoca4ng for fair and just housing policies; and by providing training and    

access to resources to help families improve their shelter condi4ons. Habitat for 

Humanity was founded on the convic4on that every man, woman and child should 

have a simple, durable place to live in dignity and safety, and that decent shelter in 

decent communi4es should be a maJer of conscience and ac4on for all.  

Thank you for taking the 4me to review and consider this Concept 

Plan and request for Annexa4on. We look forward to working with 

City staff, Planning Board, and City Council to make this project a 

reality. Our goal project is to create a well-integrated community 

that will provide permanently affordable, safe, and healthy homes 

for future Boulder residents.   


