
Airport Adventures LLC
Owner/Developer

RHAP Architecture
Architect

The Sanitas Group
 

Civil Engineer

Sandi Gibson
Landscape Architect

Trestle Strategy Group
Entitlement Consultant

LIVE
In a thoughtfully designed, 
modestly sized one, two, or 
three bedroom home.

WORK
At home, in a spacious 
on-site studio, or in a co-
working space provided 
for residents.

RIDE
To the bike park, to a store, 
into downtown Boulder, or 
out on the roads for a day 
of cycling.
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Live
Work
Ride VeloPark



Existing site and neighborhood conditions

The land was acquired in April 2016, with initial plans to 
construct a “use by right” 55,000 square foot industri-
al building, up to 40’ of height, with associated surface 
parking. However, after examining Section 9.6 of the 
Land Use code, which allows residential uses in indus-
trial zones under certain specific conditions, the project 
team determined that the parcel could meet all the re-
quirements, without the need for any variances, and so 
began exploring the option of providing housing. The 
resulting project includes 70 residential units with 5 live/
work units, coworking space, and a micro-market conve-
nience story. Unbundled parking is provided at the code 
requirements and includes 70 garage spaces (1 per 
unit).
Multiple site and circulation plans were evaluated during 
the initial project design phase, including positioning the 
driveway between the adjacent Vista Village MHP and 
the proposed residential units. In order to create the most 
appealing views into the project, minimize impacts to the 
neighbors, and reduce overall circulation and paving, 
the circulation was instead placed interior to the site with 
the units facing west and north. This orientation ensured 
the project did not “turn its back” on the neighbors and 
created a desirable interface and buffer between the two 
residential uses. Given the unique sloping topography 
of the site, the buildings also could now be stacked and 
incorporated into the grade so that from many vantage 
points, they appear to be two story structures, with ga-
rages tucked into the sloping grades. 
Although there is no FAR limit on residential units in this 
zone, we elected to include modestly sized one, two, and 
three bedroom units averaging 848 SF. The intent was to 
provide units affordable to middle income earners, by vir-
tue of their size and their surrounding context on Airport 
Road. Based on the findings of the Middle Income Hous-
ing Study commissioned by the City of Boulder, there is 
a high need for such units, in order to reduce commuting 
and to combat spiraling rents and home prices. The ad-
dition of Live/Work units to the core of the site will acti-
vate Airport Road, provide innovative opportunities for 
sustainable living, and support small home businesses.
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A Bicycle Community

The Outdoors

Industrious Living

Collaborative Infill

Key Elements

VeloPark is an innovative, diverse mixed-use housing development, which will activate and enliven a 2.6 acre parcel 
of vacant, industrial zoned land at 3289 Airport Road. The property is ideally situated next to an existing residential 
neighborhood (Vista Village MHP) and in close proximity to the Valmont Bike and Dog Parks and Boulder Airport. The 
proposed use reduces the adverse impact of the commercial and industrial buildings to the east on the residential 
neighborhoods to the west. The buildings will also buffer the existing neighborhood housing from Airport Rd. traffic, 
and will enhance the existing vacant land with substantial landscaping and trees along Airport Rd. VeloPark provides 
a compatible transition between large scale County and private industrial buildings to the east, and small scale 
residential units to the west.

We are excited to propose a project that meets the provisions written into the Land Use Code in 2004, which 
encourage residential uses in industrial zones to create new housing, expanding options for middle income earners 
to live and work in Boulder. 

The project has undergone extensive review with City staff and with neighbors, who have all played a significant role 
in the design of the project. This collaborative process included multiple iterations of building and site layouts, each 
of which refined the design, layout, and use of the project. We had two meetings with our neighbors at which we 
received valuable feedback that was incorporated into the project design. We are grateful for the input received from 
the neighbors and City staff, as the resulting project is an attractive, modern community, which is also compatible 
with the surrounding residential and industrial uses.  

Respect adjacent residential development through thoughtful massing, setbacks, buffers 
and building breaks.

Provide community amenities to support both VeloPark and adjacent residents.

Create high functioning open space to support the live/work and community environment 
envisioned for VeloPark, while creating buffers and pedestrian circulation for the 
neighborhood.

Support City policy and goals through the provision of workforce housing.

Improve the City’s job/housing balance in order to reduce the amount of commercial 
growth, create less expensive housing, and mitigate the impacts of traffic congestion.

Create a livable and “industrious” residential neighborhood that provides a different type of 
living environment than is currently offered in the City.

>
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>

>

>

>

>
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VeloPark is a Live/Work/Ride community 
that thrives and capitalizes on the City’s 
love of bikes and extensive trail network.  

In addition to garages for each residen-
tial unit, additional dedicated, secure 
long-term bike storage, bike wash sta-
tion, and a well equipped bike repair 
room are provided on site. Given the 
proximity to Valmont Bike Park, and the 
immediate connections to bike paths, 
most residents are expected to use bikes 
not only for recreation, but also for every-
day commuting.

A Bicycle CommunityLive
Work
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Short Term Bike Storage 
(Outdoor Racks) 32

Long Term Bike Storage 
(2 Per Private Garage) 140

Long Term Bike Storage 
(Secured Storage) 70

Bike Wash Station
(Outdoor)
Bike Repair Station
(Lower Level)



VeloPark transforms a vacant parcel 
of land by adding low profile hous-
ing surrounded by green space. 
Ample 20+ foot landscape setbacks 
surround the residential units and 
create a green buffer of trees, grass-
es, and perennials. 

• Common spaces with modern 
seating and gardens are provid-
ed outside the live/work units to 
foster opportunities for working 
outdoors, and to encourage inter-
active social encounters.

• A meandering gravel path has 
been thoughtfully designed to 
connect to more formal sidewalks 
and link together several informal 
gathering areas around the pe-
rimeter of the site. 

• The site’s open space and land-
scaping has been adjusted to 
increase privacy from Airport Rd. 
by adding a low protective berm 
and plantings.

• All ground level units include pri-
vate yard areas, with low fencing 
and attractive plantings.

45%
Open Space

The OutdoorsLive
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Activated 
Areas

Highly Amenitized 
Areas

Private Areas Yards
Patios

Passive Areas

Buffers
Detention Pond
Pocket Parks
Landscape Setbacks



Residential
1-Bedroom 41 59%
2-Bedroom 21 30%
3-Bedroom   3   4%
2-Bedroom Live/Work Units   3   4%
3-Bedroom Live/Work Units   2   3%

With housing shortages reaching critical proportions 
across the City, we focused our design and planning on 
providing housing to support the industrious lifestyle of 
moderate income earners of Boulder. The opportunity 
to live, work, and ride was the inspiration for the 
architectural style and choice of amenities at VeloPark.  

• Residential units have been carefully designed to be 
large enough for comfortable living, but small enough 
to maintain affordability. Averaging around 850 s.f., 
these one, two, or three bedroom homes include 
private yards on the ground level, balconies on the 
upper levels, and spectacular views of the foothills to 
the south and west.

• Live-work units are located in the central building on 
the site. The 600 square foot work spaces on the first 
floor open to common outdoor open space areas 
with retractable clear glass doors, allowing residents 
to have workshops, studios, and small home 
businesses below their living space. 

• In order to reduce the need to commute to a separate 
office, a large co-working conference/support space 
has been created near the site entrance, adjacent to 
the micro-market. This will provide open work stations 
for residents to support on-site collaboration, as well 
as a private conference room for business meetings.   
This space can also be used for community events, 
small birthday parties and other gatherings. 

• A micro-market convenience store has been 
provided as a neighborhood amenity, stocking basic 
necessities, food, drinks, and coffee. The store 
will be open to the public during business hours, 
and VeloPark residents will have 24 hour key card 
access. This market will reduce the need for short car 
trips to other stores for small item purchases. 

• A dog and bike washing station is included on the 
lower level just beneath the micro-market store. 
A secure bike storage and repair room, in the 
basement level underneath the co-working space, 
provides a safe option to store bicycles, as well as 
a workbench and tools to make minor repairs before 
heading out on a ride.

Industrious LivingLive
Work
Ride

LIVE WORK
Main level 600 s.f. open studio work spaces, 
with upper level 2 bedroom units.
CO-WORKING SPACE (Main Level)
Multiple wi-fi enabled work stations and private 
conference room.
BIKE REPAIR ROOM (Below Grade)
Tools and workbench for all basic repairs.
DOG AND BIKE WASHING STATIONS
Power wash provided for bikes and outdoor 
shower for pets.
MICRO-MARKET (Main Level)
Convenience store stocked with everyday 
necessities and local brands.
BIKE STORAGE (Below Grade)
Secured bike cages and tools/workbench for all 
basic repairs.
RESIDENTIAL UNITS
Well designed, modestly sized units with private 
yards or balconies.



This small retail market will provide coffee, snacks, and 
basic living goods, reducing the need to travel by car to 
stores more than a mile away and creating an activated 
space at the entrance to the project.
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Previously Submitted Buildings C & D Currently Proposed Buildings C & D

The proposed use provides a compatible transition between large scale County and private industrial buildings to the 
east, and small scale residential units to the west. In collaboration with the City and our future neighbors, we made 
multiple improvements to the project.

All of the third floor 2 bedroom units on the western facing 
buildings were reduced in size to 1 bedroom, and the 
setbacks from the west increased between 12-20’. Density 
was transferred to the central portion of the site, changing 
a one-story central building into two-story live/work units. 
The change in setbacks and careful arrangement of 
buildings on the sloping grade creates the appearance of 
two-story facades from almost all sides of the site. 

Through thoughtful commercial architectural elements, 
including storefront glass, roll up commercial garage 
doors, transparent work spaces, and activated modern 
outdoor landscape design, this site will support the 
industrial vibe of the area and will create a compatible 
transition to the residential neighborhood to the west. 



LIVE WORK RIDE
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