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Summary of Request 
This is a request for a mixed neighborhood development on a 20-
acre infill property.  The plan includes a variety of housing types and 
a neighborhood center comprising a community building with 
upstairs B&B rooms, a mixed-use building with small commercial 
spaces, a place of assembly, and an agriculture support building for 
community gardens and landscape maintenance. 
The plan provides stormwater detention facilities in coordination with 
a larger regional City system, and a natural area buffer along an 
irrigation canal that forms the southwestern portion of the property 
boundary. 
The plan includes two modifications of standards. 

Zoning Map 

 

Next Steps 

If approved, the applicant will be eligible to submit a Final 
Development Plan to finalize engineering and other details and 
record all plan documents; the applicant could then apply for 
construction and building permits. 

Site Location 

The project is located at the current western end 
of both Orchard Place and Plum Street, about 
1/4 mile east of Overland Trail. Parcel #s 
9716200037; 9716200023; 9716200031; 
9716200001. 

Zoning 
Low Density Mixed-Use Neighborhood  
(L-M-N) 
Property Owner 

Polestar Gardens, Inc. 
PO Box 271582 
Fort Collins, Colorado 80521 
 
Pleasant Valley Acres LLC 
2909 W. Mulberry St. 
Fort Collins, Colorado 80521 

Applicant/Representative 

Ken Merritt 
JR Engineers and Planners 
2900 S. College Ave. 
Fort Collins, CO 80525 

Staff 

Clark Mapes, City Planner 
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Staff Recommendation 

Approval of the two Modifications of Standards, 
and the Project Development Plan with one 
condition of approval. 
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1. Project Introduction 
A. PROJECT DESCRIPTION 

The property is a 20-acre pasture and community garden property known for decades as Happy Heart Farm.  The 
site is embedded within surrounding neighborhood development where West Plum Street and Orchard Place 
terminate at the property line.  The property is about ¼ mile east of Overland Trail and is separated from West 
Elizabeth Street by a single-family residential parcel that used to be part of the subject property but was 
separated in a parcel split which allowed the owners to sell the Polestar property. 

Polestar Village has worked closely with the original owners, who still reside in the existing house on West 
Elizabeth.  Those owners commit to dedicating a pedestrian easement across their property to enable a future 
walkway connection to proposed West Elizabeth Bus Rapid Transit Corridor improvements which are being 
worked on by the City.  A letter of intent for the easement is attached. 

The plan extends Plum and Orchard through and across the property.   

144 dwelling units are proposed 
in a variety of two-unit, 
townhome, multi-family, mixed 
use, and single family detached 
housing types, with both 
condominium and rental units 
included; and several modest 
nonresidential buildings 
including a community center, a 
place of assembly, and an 
elderly group home and 
wellness center with a 
caretaker, and an agricultural 
support building in conjunction 
with a community garden.  

These uses are integrated into 
a campus-like neighborhood 
framework with an extensive 
walkway system. 

The property is part of a 
regional floodway and drainage 
path, and the plan provides a 
large regional detention pond in 
collaboration with the City 
Stormwater utility. 

The angled southwestern edge 
of the property is an irrigation 
canal with mature trees, and 
the plan provides natural 
resource buffer landscaping 
along the canal corridor. 

The plan includes two 
modification requests – one for 
the number of parking spaces 
for nonresidential uses and one 
for two building ends facing the 
street without doorways. 

W. Elizabeth  St. 

W. Plum St. 

Orchard Pl. 
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B. DEVELOPMENT BACKGROUND & CONTEXT 
The former Happy Heart Farm was a community supportive agriculture and community events enterprise and 
destination.  It included the house facing West Elizabeth Street, with a “back 20” – the 20-acre field behind the 
house. 

In 2016, the Happy Heart owners brought a conceptual plan to preliminary meetings with the City for a 
neighborhood development called Three Seeds, with a mix of housing, community agriculture, and a community 
center, somewhat similar to Polestar. 

The owners did not proceed but instead decided to split the property and sell the 20-acre portion to the Polestar 
development company. 

Surrounding Zoning and Land Uses 

 North South East West 

Zoning RL LMN RL LMN 

Land Use Rogers Park 
Neighborhood--houses 

 Older single-family 
houses facing 
Elizabeth St. 

Rogers Park 
Neighborhood--houses 

Saddle Ridge Condos 

View of site looking north 
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C. OVERVIEW OF MAIN CONSIDERATIONS IN STAFF’S REVIEW 
Salient issues that were resolved through four rounds of design and review include: 

• A large regional floodway and drainage system crosses the property and the applicants and staff 
collaborated on the solution to re-shape the floodway and create a large regional detention pond consistent 
with a stormwater master plan.  This was a complex technical effort through several plan iterations. 

• A large cottonwood tree beloved by long-time neighbors, is in the alignment where Orchard Place needs to 
be extended westward along the property. The design process resulted in deviating the street edge around 
the tree and eliminating a lot to preserve the tree in a small open space area.  

• The campus-like walkway system was designed through iterations to be complete and convenient.  It 
includes a walkway stub to the property to the south with an easement agreement for future connection to 
Elizabeth Street. 

• The Pleasant Valley and Lake Canal runs along the angled southwest edge of the property and a Natural 
Area Buffer was carefully designed through iterations to improve the existing conditions and mitigate the loss 
of a small wetland vegetation area near the canal.  This buffer corridor will be completely renovated with 
grading, weed eradication, and revegetation.  

 

2. Land Use Code Article 2 – Applicable Standards 
A. PROJECT DEVELOPMENT PLAN PROCEDURAL OVERVIEW 

1. Conceptual Review – CDR210059 
A Conceptual Review meeting was held on July 22, 2021. 

2. First Submittal 
The Project Development Plan was submitted on July 1, 2022. 

3. Neighborhood Meeting  
A neighborhood meeting was held virtually on May 12, 2022. Q&A topics included traffic increase, extension 
of existing neighborhood streets in the area; potential for future street connections to Overland Trail and 
Elizabeth Street through adjoining properties; the uses in the non-residential buildings; the existing large 
cottonwood tree in the alignment of the needed Orchard Street extension; and walkways/trail connections.  

4. Notice (Posted, Written and Published) 
Posted Notice: May 2, 2022, Sign #701. 

Written Hearing Notice: November 2, 2023,  797 addresses mailed. 

Published Coloradoan Hearing Notice: Scheduled for November 5, 2023.  
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B. DIVISION 2.8 – MODIFICATION OF STANDARDS 
The applicant requests two modifications of standards.  One is for the number of off-street parking for some of the 
nonresidential neighborhood center uses; the other is for two apartment buildings with ends facing the street 
without doorways.  

The Land Use Code is adopted with the recognition that there will be instances where a project would be 
consistent with City Plan, but due to unique and unforeseen circumstances would not meet a specific standard of 
the Land Use Code as stated. Accordingly, code standards include provisions for modifications. The modification 
process and criteria in Land Use Code Division 2.8.2(H) provide for evaluation of these instances on a case-by-
case basis, as follows: 

Land Use Code Modification Criteria: 
“The decision maker may grant a modification of standards only if it finds that the granting of the 
modification would not be detrimental to the public good, and that: 

(1) the plan as submitted will promote the general purpose of the standard for which the modification is 
requested equally well or better than would a plan which complies with the standard for which a 
modification is requested; or 

(2) the granting of a modification from the strict application of any standard would, without impairing the 
intent and purpose of this Land Use Code, substantially alleviate an existing, defined and described 
problem of city-wide concern or would result in a substantial benefit to the city by reason of the fact that the 
proposed project would substantially address an important community need specifically and expressly 
defined and described in the city's Comprehensive Plan or in an adopted policy, ordinance or resolution of 
the City Council, and the strict application of such a standard would render the project practically infeasible; 
or 

(3) by reason of exceptional physical conditions or other extraordinary and exceptional situations, unique to 
such property, including, but not limited to, physical conditions such as exceptional narrowness, 
shallowness or topography, or physical conditions which hinder the owner's ability to install a solar energy 
system, the strict application of the standard sought to be modified would result in unusual and exceptional 
practical difficulties, or exceptional or undue hardship upon the owner of such property, provided that such 
difficulties or hardship are not caused by the act or omission of the applicant; or 

(4) the plan as submitted will not diverge from the standards of the Land Use Code that are authorized by 
this Division to be modified except in a nominal, inconsequential way when considered from the 
perspective of the entire development plan and will continue to advance the purposes of the Land Use 
Code as contained in Section 1.2.2. 

Any finding made under subparagraph (1), (2), (3) or (4) above shall be supported by specific findings 
showing how the plan, as submitted, meets the requirements and criteria of said subparagraph (1), (2), (3) 
or (4). 

 

1. Modification to Section 3.2.2(K)(2) Number of Off-Street Parking Spaces 
Overview  
This modification is included for some of the nonresidential neighborhood center uses. 

For purposes of evaluating parking, the site plan cover sheet assigns the following classifications to these 
uses: 

• A mixed-use building with commercial space on the ground floor and bed and breakfast (B&B) use 
upstairs with 6 rental rooms.  The B&B fits the standard for Lodging establishment, subsection 
3.2.2(K)(2)(a). 
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• A group home/wellness center with up to 8 residents plus medical/spiritual wellness space.  The site plan 
assigns the standards for Group Home in 3.2.2(K)(1)(f) and Long Term Care Facility, 3.2.2(K)(2)(a). 

• A place of assembly, with worship/meditation/yoga space and support space.  This fits the definition and 
standards for Places of Assembly. 

• A community facility that building fits the definition of Neighborhood support and recreation facility, which 
is an accessory use in neighborhood development, and has no stated parking requirement. 

• An agriculture support building.  This is also an accessory building and has no stated parking 
requirement. 

The site plan shows a total of 38 spaces required for these uses, and 28 spaces provided.  The request is to 
address the calculated shortfall of 10 spaces.  

Summary of Applicant Justification  
The applicants’ modification request is attached.  It emphasizes the overall approach to the whole 
development as a pedestrian-focused residential campus.  Its neighborhood center uses are oriented and 
intended to serve residents, few of whom are likely to bother trying to drive to the center and park, particularly 
on an occasion when parking demand is higher than for typical everyday living in the neighborhood.  The 
request notes that that the standards apply citywide to uses that cater to the public, with more users 
presumably arriving by vehicle. 

It further explains several reasons why this unique overall development has ample parking for all its uses. 

Staff Findings 
Staff finds that the granting of the modification would not be detrimental to the public good and that the 
request satisfies criteria (1) and (4) in subsection 2.8.2(H): 

A. The modification meets criterion (1), “equal or better”, because the uses are oriented to residents, 
who can easily access the neighborhood center without driving and parking.  The standards apply 
citywide to uses that cater to the public.  The streets in the plan provide ample parking for any 
occasions when the assigned parking spaces might be full.  A larger parking lot would displace 
beneficial building uses and landscape spaces with unnecessary paving, detracting from the plan.   

B. The modification meets criterion (4), “nominal and inconsequential” when considered from the 
perspective of the entire development plan because the calculated shortfall of 10 spaces is offset by 
ample parking on the streets in the development which can accommodate any occasions when 
people would be driving to events that fill up the off-street parking.  The available parking on the 
streets that is not included in residential calculations comprises 13 spaces on Plum and 42 spaces on 
Orchard, which provide a “cushion” for the whole development including the neighborhood center. 

The plan will continue to advance the purposes of the Land Use Code as contained in Section 1.2.2, 
including:  

• 1.2.2 (F) encouraging patterns of land use which decrease trip length of automobile travel 
and encourage trip consolidation. 

• 1.2.2 (G) increasing public access to mass transit, sidewalks, trails, bicycle routes and other 
alternative modes of transportation. 

• 1.2.2 (I) minimizing the adverse environmental impacts of development. 
• 1.2.2 (J) improving the design, quality, and character of new development. 
• 1.2.2 (L) encouraging the development of vacant properties within established areas. 
• 1.2.2 (N) ensuring that development proposals are sensitive to natural areas and features. 
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2. Modification of a Standard for Street-Facing Facades – 3.5.2(D)(2) 
This standard for residential development requires that buildings with 4 or more dwelling units must have a 
doorway facing adjacent neighborhood streets (could be secondary patio doors.) The intent is to avoid 
impersonal blank ends of multi-unit buildings, often with only utility meters as the most prominent feature, 
along neighborhood streets. A doorway indicates the presence of people as an animating architectural 
feature. 

Two such buildings have ends facing Plum Street without doorways -- the two northernmost multi-family 
buildings -- one being a 6-plex and one a 5-plex. 

Summary of applicant justification: 

The applicants’ modification request is attached. It explains why the request is not detrimental to the public 
good; and meets criteria (1) and (4) – “equal to or better than” and “nominal and inconsequential from the 
perspective of the whole plan”. 

It explains that: 

• The side facades are visually interesting with quality design, materials, & windows. 

• The two buildings are only two out of 28 buildings units in the plan, involving two of the 144 units in 
the plan. 

• Applicants and staff agree that Final Plans will show whether electric meter banks must be placed on 
the ends; and if so, they will be screened with architectural fencing to complement the buildings. 

Staff Findings: 

Staff finds that the granting of the modification would not be detrimental to the public good and that the plan 
satisfies criteria in subparagraph (4), “nominal and inconsequential” under Section 2.8.2(H) governing 
modification requests. 

Detriment to the public good 

The two building ends are a negligible proportion of the building frontage along the streets. 

The building design does not consist of impersonal blank utilitarian walls but rather consists of windows, 
quality materials, and articulation consistent with the quality design character of the building fronts. 

Therefore, the two buildings contribute to visual interest along the street. The elevation of the ends of the 
buildings is shown below, in two of three possible color schemes, so the two ends will vary in that regard. 
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For background behind the standard, a Design Manual that accompanies the Land Use Code has a “This” 
“Not This” example and explanation for the standard. The intent for what to avoid is shown below. 

  

 
Applicants and staff will ensure that any meter banks will be screened and integrated architecturally if they 
prove necessary on these building ends in final plans. 

Criterion (4), “nominal and inconsequential”. From the perspective of the entire development plan, the two 
building ends facing Plum Street without doorways are nominal and inconsequential for reasons stated above 
and do not affect the purposes of the Land Use Code in Section 1.2.2.  
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3. Land Use Code Article 3 – General Development Standards 
A. DIVISION 3.2 - SITE PLANNING AND DESIGN STANDARDS 

Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff Findings 

3.2.1  

Landscaping 
and Tree 
Protection 

3.2.1(D) – Tree 
Planting 
Standards 

3.2.1(D)(1)(c) – 
Full Tree 
Stocking 

3.2.1(F) – Tree 
Preservation 
and Mitigation 

 

The standards of this section require development plans to demonstrate a 
comprehensive approach to landscaping that enhances the appearance and function 
of the neighborhood, buildings, and pedestrian environment.  

• The plan includes two different types of landscaping, both thoroughly 
developed:  

- an elaborate, highly maintained campus landscape setting to integrate the 
varied buildings, outdoor spaces, and the walkway system in the developed 
neighborhood portion of the plan; and  

- detailed restoration of a Natural Habitat Buffer Zone along the entire west 
edge of the property and the large regional stormwater detention pond with 
multiple specialized seed mixes for the gradations of topography from 
wetland to upland. 

Specific components include: 

• An inventory of the 115 existing trees on the property.  35 trees are to remain; 
and mitigation for trees to be removed is accounted for.  Perhaps the #1 
concern of existing neighbors was the fate of a large cottonwood tree located 
within the alignment of the extension of Orchard Place.  A special solution 
was found to retain this tree with a deviation in the street edge design and a 
small open space outlot: 

 
 

 

 

 

 

 

 
 

• Tree plantings around the buildings, walkways, and parking lots. 

• Street trees in irrigated turfgrass parkways along the streets. 

• Mulched planting beds around buildings. 

• Natural area buffer landscape restoration and landscaping, starting with 
eradication of existing smooth brome grass and weeds. 

• Detention pond landscaping. 

• Community garden spaces and edible landscape beds in several locations 
throughout the campus neighborhood area. 

Complies 

Existing large cottonwood 
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3.2.2 – Access, 
Circulation and 
Parking – 
General 
Standard 

This standard requires that development projects accommodate the movement of 
vehicles, bicycles, pedestrians, and transit throughout the project and to and from 
surrounding areas safely and conveniently and contribute to the attractiveness of the 
neighborhood. In compliance, the PDP includes the following: 

• The plan has an elaborate framework of walkways linking all parts of the 
campus-like development. 

• Existing attached sidewalks on streets in adjoining development are extended 
through the plan with today’s detached sidewalk standard. 

• Neckdowns with crosswalks are included in Plum Street to highlight the 
importance of the walkway system. 

• Walkways are stubbed to enable useful connections to and through adjoining 
properties. 

• Parking is provided in alley-like drives throughout the plan. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Complies 
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3.2.2(C)(4) 

Bicycle Parking 
Space 
Requirements 

Residential: A standard requires one bicycle space per bedroom for multi-family 
dwellings, for a total of 76 bicycle spaces required. Requirements include both 
“enclosed bicycle parking” and non-enclosed fixed bicycle racks, with at least 60% 
enclosed (covered), so 46 enclosed spaces are required out of the 76 total. Locations 
must be convenient and easily accessible to building entrances and walkways. 

• In compliance, the PDP greatly exceeds the requirements with 67 enclosed 
spaces and 120 outdoor fixed racks totaling 187 spaces. 

• Locations are distributed throughout the plan.  
Nonresidential: Standards are based on a chart of uses.  Staff finds a total 
requirement of 13 spaces for Place of Assembly, Lodging Establishment (for the 
B&B), and Health Facilities (for the Long Term Care and Wellness Center). 

• In compliance, the PDP greatly exceeds the requirements with 51 spaces 
including 11 enclosed spaces. 

Complies 

3.2.2(C)(6,7) 

Direct On/Off-
Site Access to 
Pedestrian and 
Bicycle 
Destinations 

These standards require that the on-site/off-site pedestrian and bicycle circulation 
system be designed to provide for direct connections to major pedestrian and bicycle 
destinations, including, trails, parks, schools, Neighborhood Centers, Neighborhood 
Commercial Districts, and transit stops that are located either within the development 
or adjacent to the development. 

• The plan provides a crucial walkway stub to the south which will be extended 
across the intervening house property to Elizabeth Street if and when a future 
City capital project builds a sidewalk along Elizabeth.  A major effort in the 
plan review process resulted in a commitment by the owner of the intervening 
property to provide the needed easement.  

• Another useful connection is provided in the northwest portion of the site, with 
a walkway stub to the west that allows access to a path along the abutting 
detention/natural area, which connects north to the alignment of Orchard 
Place and is used by people walking in the larger neighborhood. 

Complies 

Section 
3.2.2(K)(1)(a) & 
(b)  

Residential 
Parking 
Required 

These standards require a minimum amount of parking for residential development of 
various housing types.  For attached and multi-family dwellings the requirement is 
based on bedrooms.  For single detached units the requirement is based on lot width. 

A detailed chart on the site plan cover sheet shows the required parking for 14 
different unit types.  The total required parking is 278 spaces. 

• The plan exceeds this minimum requirement, with 291 spaces available off-
street and along Plum Street internal to the plan. 

Complies 

Section 
3.2.2(K)(2)  

Nonresidential 
Parking 
Required  

The site plan shows a total of 38 spaces required for these uses, and 28 spaces 
provided.   

• The modification request above in this report explains the compliance 
finding the calculated shortfall of 10 spaces. 

Complies via 
Modification 

3.2.2(K)(5) – 
Handicap 
Parking 

Handicap parking is required as a ratio of spaces in parking lots.  The plan provides 
off-street parking in various private alleys with portions of the alleys configured as de 
facto parking lots.  

• The plan provides 17 handicap-accessible spaces distributed throughout in a 
manner that exceeds minimum requirements for the parking lot areas. 

Complies 
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3.2.4 – Exterior 
Site Lighting 

The purpose of this Section is to ensure adequate exterior lighting for the safety, 
security, enjoyment, and function of the proposed land use; conserve energy and 
resources; reduce light trespass, glare, artificial night glow, and obtrusive light; protect 
the local natural ecosystem from damaging effects of artificial lighting; and encourage 
quality lighting design and fixtures.  

Lighting standards are limits on the total quantity of light measured in lumens; 
detailed technical ratings for fixtures; and light trespass (spillover) across property 
boundaries. 

• The plan shows limited, strategic lighting at walkway junctions.  There is zero 
spillover anywhere near any property boundaries.  The development will rely 
mostly on building lighting, which will comply with the standards as part of 
building permits. 

• Final Plans will include a summary table with a few additional technical 
ratings to match code terminology. 

Complies 

Section 3.2.5 – 
Trash and 
Recycling 
Enclosures 

The purpose of this standard is to ensure the provision of facilities compatible with 
surrounding land uses, for the collection, separation, storage, loading and pickup of 
trash, waste cooking oil, compostable and recyclable materials. 

• Adequately sized, conveniently located, accessible and fully screened trash 
and recycling enclosures are provided throughout the plan. 

Complies 

 

B. DIVISION 3.3 - ENGINEERING STANDARDS 
 

Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff Findings 

3.3.1(C) – 
Public Sites, 
Reservations 
and 
Dedications 

This standard requires the applicant to dedicate rights-of-way for public streets, 
drainage easements and utility easements as needed to serve the area being 
developed. 

• The project includes a subdivision plat that provides right-of-way for 
extension of W. Plum Street and Orchard Place expansion, and a complete 
framework of easements for drainage, access, and utilities throughout the 
plan. 

Complies 

 

C. DIVISION 3.4 - ENVIRONMENTAL, NATURAL AREA, RECREATIONAL AND CULTURAL 
RESOURCE PROTECTION STANDARDS  

Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff Findings 

3.4.1 – Natural 
Habitats  

The purpose of this Section is to ensure that when property is developed consistent 
with its zoning designation, the way in which the physical elements of the 
development plan are designed and arranged on the site will protect the natural 
habitats and features both on the site and in the vicinity of the site, to the maximum 
extent feasible. 

Complies 
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It applies when development is proposed within 500 feet of an identified natural 
habitat or feature. In this case, the Pleasant Valley and Lake Canal runs along the 
southwest edge and serves as a wildlife corridor, with riparian forest along part of its 
extent.  A small area of wetland vegetation exists in a low spot near the southern part 
of this corridor.  In the plan below, north is to the left. 

 
 

 

 

 

 

 

 

 

 

 

 
 

The colored area along the southwest edge of the site is the NHBZ landscape plan including 
wetland mitigation.  

The code requires establishment of natural habitat buffer zones (NHBZs) surrounding 
natural resources. The general buffer distance for both irrigation canals and wetlands 
<1/3 of an acre is 50 feet from the top of bank or wetland edge. That 50-foot 
dimension may be varied if certain qualitative performance standards are met in the 
development plan.  Those performance standards are in Section 3.4.1(E). 

An Ecological Characterization Study (ECS) was done for the site as required to 
evaluate habitat values and make recommendations regarding protection and 
enhancement.  The ECS is attached. 

The main findings of the ECS are that the site is highly disturbed by its history of 
agricultural operations and is predominately vegetated with non-native grasses and 
weeds.  Wildlife value of the field is low. 

The greatest habitat features are the small wetland area and riparian forest along the 
canal in the southern portion of the site. 

The wetland and associated riparian forest provide some minor wildlife benefits, 
though those benefits are limited due to its small size and low structural or functional 
diversity. 

The ECS recommends weed management to eradicate existing weeds in the buffer 
zone, followed by re-seeding with native grasses and other plants. 

• The PDP includes a detailed landscape restoration and enhancement plan for 
the buffer zone that was carefully developed through multiple rounds of 
design and review with collaboration between applicants and staff. 

• The minimum required area for the NHBZ based on a 50-foot wide buffer 
from the canal would be 71,230 s.f.  The area provided is 75,860 s.f.  The 
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existing 2,520 sq. ft. wetland area is mitigated with a 4,609 sq. ft. wetland and 
total of 17,716 sq.ft. of buffer area. 

• The plan includes grading and tailored seed mixes to establish a new wetland 
area which mitigates the filling of the existing small wetland. 

• Extensive tree planting augments the existing riparian trees along the canal. 

3.4.7 – Historic 
and Cultural 
Resources 

This section applies if there are any historic resources within the area of adjacency of 
a proposal. The area of adjacency is measured at 200 feet in all directions from the 
perimeter of the development site. 

There are no historic resources on the development site. There is a potentially historic 
property abutting on the south -- the farmhouse, which was split off from the Polestar 
property, at 2820 W. Elizabeth.  But in any case, the designs for the project within the 
Historic Influence Area meet the design requirements of LUC 3.4.7(E), Table 1, 
Column A.  As a result, the historic survey requirement was waived and the property 
at 2820 W Elizabeth remains unevaluated but was treated as Eligible for the purposes 
of this project review. 

Staff found that the project components that lie within the Historic Influence Area, 
specifically the Agricultural Building and the closest townhomes, comply with the 
design compatibility requirements of 3.4.7(E), Table 1, Column A. Staff analysis 
considered similar scale, massing and articulation, roof forms, lack of visibility from 
Elizabeth, exterior materials, and window patterns. 

Complies 

 

D. DIVISION 3.5 - BUILDING STANDARDS 
Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff Findings 

3.5.1(A) and (B) 
– Building 
Project and 
Compatibility, 
Purpose, and 
General 
Standard 

The purpose of this Section is to ensure compatibility of new buildings and uses with 
the surrounding context. Absent any established character, the standard requires that 
new buildings set an enhanced standard of quality for future projects or 
redevelopment in the area. The standards in this section complement the more 
specific requirements in Section 3.8.30 for multi-family development, and in Article 4 
for the LMN zone.  

Overall, staff finds that the design of the PDP is compatible with the existing context 
surrounding the site, which includes residential development from different eras in 
different styles. 

• The plan’s collection of multiple building types demonstrates a high degree of 
variation within a distinct unifying overall vocabulary.  

• The design provides visual interest at a human scale consistent with the 
pedestrian orientation of the overall plan.  The design vocabulary includes hip 
and gable roofs with 5/12 pitch; lap siding; porches and balconies; and details 
including shaped privacy walls with latticework, varied exposure of siding, 
and differently colored doors. 

• Color shades are common residential colors, and they vary dramatically 
within the unifying overall order to distinguish different dwelling units within 
buildings and highlight design features. 

Complies 
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• Buildings are mostly two stories with some three story portions and a few 3-
story apartment buildings which use secondary roofs to divide the mass into 
proportions that express the base, middle and top. 

Staff finds no compatibility issue with this neighborhood development in the context of 
the larger neighborhood development in the general area. 

The vocabulary is demonstrated below with just a few of the approximately 16 
different residential building designs, with additional differences in exact color 
schemes.  An image of the focal community building is included. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Planning & Zoning Commission Hearing - Agenda Item 10 
Polestar Village #PDP220010 

Thursday, November 16, 2022 | Page 16 of 23 

Back to Top 
 
 

3.5.2- 
Residential 
Building 
Standards 

These standards are intended to promote variety, visual interest, and pedestrian-
oriented streets in residential development. Development projects containing 
residential buildings shall place a high priority on building entryways and their 
relationship to the street. Pedestrian usability shall be prioritized over vehicular 
usability. Buildings shall include human-scaled elements, architectural articulation, 
and in projects containing more than one (1) building, design variation. 

• The plan exemplifies the intent of each of these points. 

 Complies 

3.5.2(D)(1) – 
Orientation to a 
Connecting 
Walkway 

3.5.2.(D)(2) 
Street-Facing 
Facades 

This section requires that every front facade with a primary entrance to a dwelling unit 
faces a connecting walkway with no primary entrance more than two hundred (200) 
feet from a street sidewalk. A primary entrance may be up to three hundred fifty (350) 
feet from a street sidewalk if the primary entrance faces and opens directly onto a 
connecting walkway that qualifies as a major walkway spine. 

Additionally, a standard requires each multifamily building with four or more units to 
have at least one entrance facing the adjacent local street. 

• All buildings comply, except for two buildings with four or more units that do 
not have doorways facing the street.  These are the two northernmost 
buildings along Plum St. 

• As discussed previously in the staff report, a modification to 3.5.2(D)(2) is 
included. 

Complies / 
Modification 
Requested  

3.5.3(C)(1) – 
Orientation to a 
Connecting 
Walkway 

This section requires that a main entrance to a commercial or mixed-use building 
must open onto a connecting walkway with pedestrian frontage, with no intervening 
vehicular use area. 

• The buildings comply, facing onto a walkway with pedestrian frontage leading 
directly to and from Plum Street. 

 
Complies 

 

E. DIVISION 3.6 - TRANSPORTATION AND CIRCULATION 
This Section is intended to ensure that the transportation network of streets, alleys, roadways, and trails is in 
conformance with adopted transportation plans and policies established by the City. 

Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff Findings 

3.6.2 – Streets, 
Streetscapes, 
Alleys, and 
Easements 

 

This Section requires transportation network improvements for public health, safety, 
and welfare, with requirements in accordance with the Larimer County Urban Area 
Street Standards and requires necessary easements for utilities and access. 

• The plan extends the streets that currently terminate at the property 
boundaries in conformance with standards. 

• The plan includes a subdivision plat that dedicates needed ROW and 
easements. 

Complies 
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Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff Findings 

3.6.3(F) – Street 
Pattern and 
Connectivity 
Standards 

This Section requires development plans to connect and extend streets that are 
stubbed to the boundary of the plan by previous development.  
 
The plan extends Plum Street and Orchard Place through the site, with Orchard 
stubbed to the western boundary for further extension in any future development. 
Existing development to the west limited the ability to continue Plum beyond this 
subject property. 
 

Complies 

3.6.4 – 
Transportation 
Level of Service 
Requirements 

This Section contains requirements for the transportation needs of proposed 
development to be safely accommodated by the existing transportation system, or 
that appropriate mitigation of impacts will be provided by the development to meet 
adopted Level of Service (LOS) standards. 

• A Traffic Impact Study was reviewed and accepted by staff.  The 143-page 
study is attached.  It concludes that no operational concerns related to levels 
of service were identified. 

• Pedestrian facilities are mostly adequate in the area surrounding the Project 
site, which is primarily residential. Bicycle lanes are present along nearby 
major streets. Sidewalks and crosswalks are proposed as part of the Project. 

• Local streets within the Project site will have detached sidewalks on both 
sides. 

• Crosswalks will be installed at neck-downs in the street to promote safe 
pedestrian crossings. 

• Sidewalks along Orchard Place will provide access to the existing path along 
the canal west of the site. 

Complies 

3.6.6 – 
Emergency 
Access 

This Section requires access for emergency vehicles and services. 

• The project has been reviewed by Poudre Fire Authority (PFA) and meets the 
needs and requirements for emergency access. 

Complies 

 

F. DIVISION 3.7 - COMPACT URBAN GROWTH 
Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff 
Findings 

3.7.3 – 
Adequate 
Public Facilities 

The proposed project provides adequate service design for water, wastewater, storm 
drainage, fire and emergency services, and electric facilities. There are no special 
needs or requirements necessary to serve the development. 

Complies 
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G. 3.8.30 MULTI-FAMILY AND SINGLE-FAMILY ATTACHED DWELLING DEVELOPMENT 
STANDARDS 

The standards in this section apply to all multi-family developments that contain at least four (4) dwelling units 
and single-family attached developments that contain at least four (4) dwelling units where there is no 
reasonably sufficient area for outdoor activities and useable outdoor space on an individual per lot basis. This 
section is intended to promote variety in building form and product, visual interest, access to parks, 
pedestrian-oriented public or private streets and compatibility with surrounding neighborhoods. 

Applicable Code 
Standard 

Summary of Code Requirement and Analysis  Staff Findings 

3.8.30(B)(1)(2) 
(3)(4) – Mix of 
Housing Types  

A complete range of the permitted housing types is encouraged in a neighborhood 
and within any individual development plan, to the extent reasonably feasible, 
depending on the size of the parcel. A minimum of two (2) housing types is required 
on any development parcel sixteen (16) acres or larger. 

• The plan greatly exceeds the standard and exemplifies aspirations in the 
comprehensive plan which are the basis for the standard.  Nine housing 
types are provided which correspond to types recognized in the standard. 
Plus there are additional variations within several of those types involving 
garages/no garages, and side-by-side vs over/under. 

Complies 

3.8.30(C) – 
Access to a 
Park, Central 
Feature or 
Gathering Place 

At least ninety (90) percent of the dwellings in all development projects containing two 
(2) or more acres shall be located within 1,320 feet (¼ mile) of either a neighborhood 
park, a privately owned park or a central feature or gathering place that is located 
either within the project or within adjacent development, which distance shall be 
measured along street frontage without crossing an arterial street. 
 
A privately owned park would have to be at least 10,000 sq. ft. 

• Rogers Park, a City Neighborhood Park, is 1,000 feet to the northeast. 

• The plan includes park-like landscape areas with a pavilion plaza, an open 
picnic area, a tot lot, pickleball, a covered patio with tables at the community 
building, a large community garden, a walkway along the entire western edge 
of the property along the canal landscape corridor, and other seating areas 
and community garden spaces distributed throughout the plan, all of which 
are linked by the campus-like walkway system. 

Complies 

3.8.30(F) – 
Building Design 

This subsection requires a basic level of building variation, with at least 3 different 
building designs; clear prominent entrances; roof forms; façade articulation; and use 
of color and materials for variety and individuality. 

• As discussed on other sections, the plan exceeds and exemplifies the 
standards. 

Complies 
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4. Land Use Code Article 4 – Applicable Standards: 
A. DIVISION 4.4 – LOW DENSITY RESIDENTIAL NEIGHBORHOOD (R-L) 

This zone district is intended for predominately single-family residential areas which were existing at the time 
of adoption of this Code.  Only one standard pertains to this PDP, for density. 

Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff 
Findings 

4.4(B) – 
Permitted 
Uses 

This zone permits single-family houses along with a few other uses that characterize 
suburban subdivisions including parks, churches, schools, group homes and child care. 

• The plan includes lots for single-family houses along Orchard Place, essentially 
as an extension of existing subdivisions along Orchard.  

Complies 

4.4(D)(1) – 
Density 

This zone limits density with a minimum lot size of 6,000 sq. ft. 

• The lots in the plan are at least 6,000 sq. ft. 

Compliess 

 
B. DIVISION 4.5 – LOW DENSITY MIXED-USE NEIGHBORHOOD (L-M-N) 

The Low Density Mixed-Use Neighborhood District is intended to be a setting for a predominance of low 
density housing combined with complementary and supporting land uses that serve a neighborhood and are 
developed and operated in harmony with the residential characteristics of a neighborhood. The main purpose 
of the District is to meet a wide range of needs of everyday living in neighborhoods that include a variety of 
housing choices, that invite walking to gathering places, services, and conveniences, and that are fully 
integrated into the larger community by the pattern of streets, blocks, and other linkages. A neighborhood 
center provides a focal point, and attractive walking and biking paths invite residents to enjoy the center as 
well as the small neighborhood parks. 

Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff 
Findings 

4.5(B)(2) and 
(3) – Permitted 
Uses 

This zone envisions and permits a complete range of housing types along with 
neighborhood-supportive nonresidential uses. 

• The mix of housing types on the site plan exemplify the list of permitted uses – 
the plan is an unprecedented model example of the vision for neighborhoods to 
accommodate a variety of households, especially with “missing middle” types 
that in the gap between single-use single detached house subdivisions and 
single-use apartment complexes. 

• Likewise, the proposed nonresidential uses exemplify the kinds of 
neighborhood-supporting uses envisioned for neighborhoods to provide focal 
points, gathering spaces, and services. 

Complies 

4.5(D)(1) – 
Density 

This zone requires a housing density within a range of 4 dwelling units per acre minimum 
and 9 dwelling units per acre maximum. 

• The 144 dwelling units on 20.5 acres equal 7 du/acre. 

Complies 

4.5(D)(2) – Mix 
of Housing 

This zone would require at least three housing types on this 20.5-acre site.  

• The plan includes nine housing types, with additional variations among those 
types. 

Complies 
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Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff 
Findings 

4.5(D)(6) – 
Small 
Neighborhood 
Parks 

This zone requires access to a park that is redundant with the requirement in Section 
3.8.30 discussed previously. 

• As discussed under 3.8.30(C) above, the plan meets and exemplifies the 
standards. 

Complies 

4.5(E)(4) – 
Design 
Standards for 
3-Story 
Apartment 
Buildings and 
Apartment 
Buildings 
Containing 
More Than 8 
Units  

This subsection builds upon and in some cases duplicates standards found in 3.8.30 as 
detailed earlier in the staff report.  

The goal of these standards is to ensure that larger residential buildings can be 
aesthetically integrated into low density neighborhoods. 

They require massing proportions, roof proportions, and other characteristics similar in 
scale to those of houses, so that such larger buildings can be aesthetically integrated 
into the low density neighborhood. 

Standards call for variation among repeated buildings; clearly identifiable entrances; 
articulation of roofs, articulation of facades, and use of building materials and colors to 
provide variety and individuality. 

• The plan meets and exemplifies these standards. 

• The plan meets and exceeds the standards for variation among repeated 
buildings; clearly identifiable entrances; roof forms and articulation; façade 
design; and use of building color and materials to provide variety and 
individuality as called for in the standards. 

Complies 

4.5(E)(2) – 
Design 
Standards for 
Nonresidential 
and Mixed Use 
Buildings  

This subsection contains a few basic standards for nonresidential buildings in LMN 
neighborhood development.  They limit the size of buildings, require roof articulation, 
require entrances to face onto the adjoining local street.  

• The plan meets the standards, with an interpretation that the private parking 
drive in front of the community facility and group home/B&B buildings serves in 
lieu of a local street.  The stated requirement in 4.5(E)(2)(f) calls for entrances 
to, “face and open directly onto the adjoining local street with parking and any 
service functions located in side or rear yards and incorporated into the 
development according to the provisions of this Code.” 

This requirement overlaps with the requirement for buildings to face onto a ‘connecting 
walkway’ in Section 3.5.3, which the plan meets. 

Complies 
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5. Comprehensive Plan Background: 
A. CITY PLAN (2019) 
The City’s comprehensive plan (2019 City Plan) was developed with the participation of thousands of community 
members and embodies the vision and values of the community for the future. The plan is the main basis for 
development standards in the Land Use Code. 

Development plans are reviewed for compliance with the code.  They are not reviewed for compliance with City 
Plan per se; rather, City Plan can be used to add perspective on the background and purposes behind the code 
standards; to help interpret standards that warrant a degree of interpretation; and to aid review of requests for 
modifications of standards. 

Encouraging more housing options is a major theme in City Plan. And specifically, more housing options are 
encouraged (pp. 25, 29, 98.)  General themes are a feeling of inclusion, a distinctive and attractive community, 
and framework of streets, walkways spines and other public spaces (p.42). 

An overall premise is that additional housing options help support the plan’s broader housing affordability goals to 
expand workforce and affordable housing.   

• The Polestar plan’s wide variety of two-family, townhome, and apartment types, including ‘micro units’, add 
options in addition to new single-family house lots. 

Pertinent Policies: 
Neighborhood Livability and Social Health 
Principle LIV 3: Maintain and enhance our unique character and sense of place as the community grows. 

POLICY LIV 3.1 - PUBLIC AMENITIES. Design streets and other public spaces with the comfort and enjoyment of 
pedestrians in mind …such as plazas, pocket parks, patios, children’s play areas, sidewalks, pathways… 

Principle LIV 5: Create more opportunities for housing choices.  

Policy LIV 5.1 - HOUSING OPTIONS To enhance community health and livability, encourage a variety of housing 
types and densities, including mixed-used developments that are well served by public transportation and close to 
employment centers, shopping, services, and amenities. 

Policy LIV 5.3 - LAND FOR RESIDENTIAL DEVELOPMENT Use density requirements to maximize the use of 
land for residential development to positively influence housing supply and expand housing choice. 

Culture and Recreation 
Policy CR 2.2 - INTERCONNECTED SYSTEM Support an interconnected regional and local system of parks, 
trails, and open lands that balances recreation needs with the need to protect wildlife habitat and other 
environmentally sensitive areas. 

Fort Collins City Plan is easily found online. 
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6. Findings of Fact/Conclusion 
In evaluating the request for the Polestar Village Project Development Plan #PDP220010, Staff makes the following 
findings of fact and conclusions: 

1. The Project Development Plan complies with the applicable procedural and administrative requirements of 
Article 2 of the Land Use Code. 

2. The Project Development Plan complies with applicable criteria for approval of Modification of Standards 
located in Division 2.8 of the Land Use Code. 

Staff supports the request for Modification of Standards to subsection 3.2.2(K)(2) for the Number of Off-Street 
Parking Spaces for nonresidential uses in a neighborhood center. 

The modification would not be detrimental to the public good and the request satisfies criteria (1) and (4) in 
subsection 2.8.2(H) because the uses primarily serve residents of the neighborhood who will be familiar with 
the situation, and higher parking demands can be accommodated on the streets within the development. 

Staff supports the request for Modification of Standards to subsection 3.5.2(D)(2) for street-facing facades on 
the ends of two buildings without doorways.  

The modification would not be detrimental to the public good and the request satisfies criterion (4) in 
subsection 2.8.2(H) because the two building ends are a negligible proportion of the building frontage along 
the streets, and he building design does not consist of impersonal blank utilitarian walls but rather consists of 
windows, quality materials, and articulation consistent with the quality design character of the building fronts.  
Therefore, the two buildings contribute to visual interest along the street. 

3. The Project Development Plan complies with relevant standards located in Article 3 – General Development 
Standards, subject to approval of the three Modifications of Standards. 

4. The Project Development Plan complies with relevant standards located in Division 4.5 – Low Density Mixed 
Use Neighborhood (L-M-N) in Article 4. 

 

7. Recommendation 
• Staff recommends that the Planning and Zoning Commission make a motion to approve two Modifications of 

Standards to Land Use Code subsection 3.2.2(K)(2) for the Number of Off-Street Parking Spaces; and 3.5.2(D)(2) for 
Street-Facing Facades without doorways. 

• Staff recommends that the Planning and Zoning Commission make a motion to approve the Polestar Village 
Development Plan, #PDP220010 based on the Findings of Fact and supporting explanations found in the staff report 
and hearing materials. 

• Staff recommends a condition of approval that prior to signing of Final Plans for Polestar Village, the owners of 2820 
West Elizabeth Street, which abuts the Polestar Village property on the south, provide a public access easement 
across the west portion of that property for a future 6’ walkway that will connect from the Polestar Village property to 
West Elizabeth Street; including the needed 8’ public access easement for this walkway and also a Temporary 
Construction Easement for construction of the walkway.  The future walkway construction would be done by the City 
in conjunction with construction of a sidewalk on West Elizabeth Street to which it would connect. 
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Polestar Village: October 24, 2023

Project Information & Design Narrative 

Site Vicinity Map & Project Location: 

The proposed Polestar Village development is generally located approximately ¼ mile east of 

South Overland Trail between West Elizabeth Street and Orchard Place. The proposed 

development is comprised four individual parcels of property totaling 20.5 + acres of land. 

Currently the subject property is vacant and undeveloped.  The parcel located south of the 

proposed Orchard Place ROW is approximately 18.9 acres and Zoned LMN – Low Density Mixed-

Use Neighborhood and the parcel located north of the proposed Orchard Place ROW is 

approximately 1.6 + acres of land is Zoned RL – Low Density Residential.  The property was 

originally home to Happy Heart Farms Community Supported Agricultural Farm (CSA).  The 

existing Happy Heart Homestead, located just south of the proposed development fronts onto 

West Elizabeth Street will remain and is not part of the proposed Polestar Village development.  

Introduction: 

Polestar Gardens Inc. is an educational non-profit (501c3) founded in 2000.  Polestar’s Mission is 

to support the Physical, Mental and Spiritual development of students of all ages.  Polestar Village 

has been designed as an Urban Agricultural Development with a centrally located Community 



Farm with Pocket Gardens and Edible Trees and Shrubs planted throughout the development.  It 

is a Pedestrian Focused and Walkable Neighborhood with extensive Open Space and Parks.  The 

development also includes a variety of Diverse Housing Products that offer both home ownership 

and rental opportunities.  Also included within the development is a Community Building and 

Wellness Center, a Place of Assembly for meditation, yoga and community gatherings.  There is 

also a small neighborhood center intended to provide the daily goods and services its residents 

may need.  The diversity of housing types coupled with the abundance of community services 

and site amenities will provide both those who share Polestar values and the overall Fort Collins 

community the opportunity to live, work and play within a fully sustainable urban agricultural 

community. 

 

 

Property & Development Ownership  

 

When approved Polestar Gardens, Inc. an educational 501c3 non-profit company will own and 

maintain all of the Polestar Village Open Space and Community Activity Center Buildings and 

amenities throughout the development.  The single-family homes, townhomes, duplex homes 

and condominiums when constructed will all be sold to individual homeowners while the multi-

family apartments rentals will be owned and maintained be Polestar Gardens and/or their 

assigns. 

 

 

Polestar Village Community Design Values: 

The proposed Polestar Village has been designed to achieve the Key Core Values and 

Development Goals of the Polestar Gardens organization include the following: 

• Create a Neighborhood that is inviting and built around Community Gardens and 

Gathering Spaces 
 

• The design should be Pedestrian Focused minimizing reliance on carbon based vehicles 

and promoting the use of Electrical Car Share Vehicles and E-bikes 
 

• Create a Contemplative Space for Meditation & Yoga 
 

 

• Polestar Village should Build Upon the Legacy of Happy Heart Farm through the 

development of a central Urban Agriculture Farm, Pocket Gardens and a Community 

Farmers Market 
 

• Create a Community with Ample Open Space, Parks and Active Play areas 
 

 

• The Development should insure the Preservation of Existing Natural Environment along 

the Pleasant Valley Irrigation Canal  
 

• Polestar Village should be designed to meet the City’s Net Zero Goals by implementing 

Ground Breaking Construction Practices  
 

• Polestar Village should be designed with a broad Diversity of Housing Products for 

ownership and rent that is be Economically Attainable 

 



Proposed Uses: 

 

Polestar Village is proposing 144 Residential Housing Units representing six distinct and diverse 

housing types.  The Housing Types includes 18 - Single Family Detached Homes with front access 

garages, 1 - Single Family Detached Urban Cottage Home with alley access surface parking, 18 - 

Two Family Attached Homes with alley access garages, 8 - Two Family Attached Homes with alley 

access garages, 10 - Two Family Attached Urban Cottage Homes with surface parking, 21 - Single 

Family Attached Townhome with alley access surface parking, 22 - Single Family Attached 

Townhome with alley access Garage Parking, 11 - Condominiums with alley access surface 

parking, 32 Multi-Family Apartment Homes with surface parking and 3 - Micro Apartments with 

surface parking.  Also included is a Neighborhood Activity Center with a small Retail/Commercial 

area a 2 story Community Center with a Community Dinning Hall and Kitchen and 6 Bed & 

Breakfast Rental Units on the second floor a 2 story Wellness Center with 8 Residence Beds, a 

Place of Place of Assembly and an Agricultural Support Building/Barn. 

 

 

Community Agriculture & Activities: 

 

A portion of the Polestar Village property, approximately 3+ acres will be for an Urban 

Agricultural Community Farm and Pocket Gardens located throughout the residential 

development area.  The Community Farm and Pocket Gardens will be owned and managed by 

the Polestar Village HOA and will provide fresh vegetables and fruit to the entire Polestar Village 

Community.  The Community Center, Wellness Center and Place of Assembly will also be owned 

and managed by the Polestar Village HOA.  The Place of Assembly is intended for community 

events, meditation and yoga activities with some events being open to the public.  Additionally, 

the Community Farm and Barn will also host Seasonal Plant Sales, Farmers Market and an 

occasional and Makers Market. 

 

 

Vehicular Access & Pedestrian Circulation: 

    

The Polestar Village community will be accessed by the extension of Orchard Place and Locust 

Drive on the north.  Additionally West Plum will be extended from where it currently ends at the 

east boundary of the subject property and extent west and then north to intersect Orchard Place.  

A series of private drives and alleys will provide vehicular access to all of the proposed homes 

except for the single-family detached homes, which will have vehicle access directly from Orchard 

Place.  Pedestrians will utilize the detached roadside sidewalks and tree lined streets along 

Orchard Place, West Plum and Polaris Street as well as being able to access a network of on-site 

pedestrian walkways that will extend throughout the site’s green streets and open space areas, 

connecting each of the Polestar housing clusters to the various community facilities, site 

amenities and the community farm.   

 

 

Neighborhood Compatibility & Natural Features: 

Currently there are both single family and multi-family neighborhoods surrounding the proposed 

Polestar Village development.  As such the building architecture throughout the Polestar 

community will be residential in scale and character and will seek to enhance the existing 



surrounding neighborhoods with added interest, diverse housing types, extensive landscape and 

high quality architectural details.  The large stand of existing trees located along the west 

property boundary and the Pleasant Valley & Lake Canal will be protected and incorporated into 

a Natural Habitat Buffer Area (NHBA). The NHBA will extend along the irrigation canal and 

continue north along the existing Saddle Ridge Condominiums and its existing retention pond.  

The Natural Habitat Buffer will serve a vital environmental function as well as a visual and 

acoustical buffer for the surrounding residential neighborhood.   

 

  

Site Infrastructure & Public Improvement Development Schedule: 

 

Development of Polestar Gardens is expected to begin in the 2nd quarter of 2023. Polestar 

Gardens will be constructed as two sequences of development.  Sequence 1 will begin in the 2nd 

Quarter of 2023 and Sequence 2 beginning in the second half of 2024.  Each of the sequences of 

construction shall include the following:  

The First Sequence of Construction will include of extending Orchard Place and its associated 

utilities from the eastern terminus of Orchard Place to the western boundary of the subject 

property.  Also included will be the extension of Locust Grove Drive to intersect Orchard Place, 

overlot grading of the entire 20.5 acres site area, pedestrian sidewalks, tree lawn and street tree 

plantings, as well as the construction of the on-site Detention and Water Quality Pond.  The 

development of this critical first sequence of infrastructure construction will allow for the 

development of 19 Single Family Detached Homes that will front onto Orchard Place. 

The Second Sequence of Construction will likely begin in late 2023 or early 2024 and will include 

the extension of West Plum Street and its associated utilities from the eastern boundary of the 

property to the intersection of Orchard Place.  Also included will be pedestrian sidewalks, tree 

lawns and street tree plantings, as well as the construction of several private drives and alley’s, 

storm drainage infrastructure, Low Impact Design (LID) water quality features, reclamation and 

landscape construction of the 50’ wide Natural Area Habitat Buffer and soft trail and the 

landscape of the common area open space tracts. The completion of this sequence of 

construction will allowing for the development of all other proposed housing products, 

neighborhood activity center and other community buildings and amenities.   

 

 

Site & Landscape Design: 

 

Site Design - Polestar Village with its diversity of housing types will satisfy a much-needed 

opportunity in Fort Collins for economically attainable home ownership and rental housing. 

 

Open Space areas throughout the proposed development and the community farm and pocket 

garden areas will be owned and maintained by the Polestar Village HOA.  Open space areas will 

be fully landscaped per the City’s Landscape Development Standards.  Orchard Place, West Plum 

Street and Polaris Street will include detached sidewalks with 8’ wide tree lawns planted with 

street trees at approximately 40’ on center.  Native grasses and plant species will be used to 

reestablish the floodplain and detention pond areas.  The remainder of the community open 

space areas will be landscaped with “water-wise” shade/ornamental trees, shrubs, perennials, 



grasses and drought tolerant turf.  Within the individual housing clusters, permaculture gardens 

or “Kitchen Pocket Gardens” will be integrated into the green courtyards allowing nearby 

residents to grow their own food in close proximity to their front door.  

 

In addition to the public improvements mentioned above, the proposed on-site construction will 

include paved private drives and parking areas with curb and gutter, water and sewer services, 

storm drainage infrastructure, stormwater and LID water quality improvements, and site 

irrigation water being provided via the Pleasant Valley Irrigation Canal.  The Polestar Village 

community will also include an abundance of Enclosed and Fixed Bike Parking Spaces and 14 

Electric Vehicle Charging Stations distributed throughout the property.  Additionally, Polestar 

Village will also include a robust E Bike-Share and Electric Vehicle Car-Share programs that will 

be accessible to all of the Polestar Village residents.  

 

Tree Planting Standard - The project will provide streetscaping along West Orchard Place, West 

Plum Street and Polaris Street as well as in and around on-site private drives, alleys and parking 

areas, open space and around the individual duplex, townhomes and multi-family units.  The 

builder of the single-family homes will landscape the front yard for each unit with the rear yards 

being the responsibility of the individual homeowners. Tree planting as per city standards shall 

be met in order to add to the urban tree canopy of the immediate area.  The tree planting will be 

interspersed throughout all of the open space areas, and within LID storm drainage areas and 

designated Detention Pond areas as is feasible. 

 

Landscape Standards - The Polestar Village landscape shall meet or exceed the City’s standards 

for “tree stocking” for all community buildings, open space, streetscape and parking lot 

landscaping.  All areas that are landscaped shall be irrigated with a permanent automatic 

underground irrigation with water being provided via the Pleasant Valley Irrigation Canal.  Any 

areas identified on the Landscape Plan to be non-irrigated shall be irrigated with a temporary 

above or belowground irrigation system and irrigated until such time that proper establishment 

of seeded areas has been achieved, a minimum of two growing season.     

 

Trash and Recycling - Fully enclosed and gated outdoor Trash and Recycling enclosures shall be 

provided in close proximity to all condominium homes, multi-family apartments, and community 

buildings to accommodate the collection, separation, storage, loading and pickup of trash and 

recyclable materials.  Trash and Recycling containers shall be provided to each single-family 

homes, duplex homes and townhomes and shall be stored inside the garages and put outside for 

pickup and removal on the designated trash collection day. 

 

 

Site Drainage & Water Quality: 

 

Existing Drainage Basin - The site is located in the Canal Importation Basin, specifically north of 

West Elizabeth Street, east of South Overland Trail and directly East of the Scenic Views 

Subdivision.  The site generally drains west to east from 1% to 2.5% slopes.  The entire site 

currently drains into an existing drainage swale located within an existing 20’ wide drainage 

easement near the northeast corner of the site. Much of the existing undeveloped site area is 

currently used for agricultural purposes with existing green houses, cultivate fields, and native 

grass.  The existing Pleasant Valley and Lake Canal Irrigation Ditch is within the site and borders 



the western boundary of the subject property.  The northern portions site is located in the City 

of Fort Collins 100 year Floodplain. In the 100-year event, water overtops the Scenic Views Pond 

immediately west of the site and passes through the Polestar site. 

 

Proposed Drainage Concept - The objective of this project is to detain the site’s runoff and 

improve downstream conditions within the constraints of the allocated pond footprint and 

existing gravity outfall.  The proposed improvements to the Polestar Village site will result in the 

proposed development being treated and detained in an interim full spectrum detention pond, 

which will gravity, drain to the existing outfall swale near the northeast corner of the site The 

proposed improvements will have no additional adverse impacts on the flow rate, character, or 

quality of runoff leaving the site. Onsite detention will be provided for the proposed 

development, with the detention pond discharging at the eastern property line to maintain 

historic flow paths.  The proposed improvements will have no adverse impacts on adjacent 

properties and the floodplain once reshaped for the subject development will be in continuity 

with the current 100 Year Floodplain condition.  Polestar Village is currently processing a 

Conditional Letter of Map Revision (CLOMR) with the City’s Floodplain Management Department 

and we expect City approval prior to the approval of the Final Development Plan.   

 

The 2020 Canal Importation Basin – Selected Plan Update Plan Prepared by Jacobs Engineering 

specifies that the Polestar Village Property will someday include a Regional Detention Facility in 

the same location as the proposed Polestar Detention Pond.  Unfortunately, the proposed 

Polestar Detention Pond regional detention facility will not be deepened to allow for additional 

volume until the planned outfall pipe in Orchard Place is constructed at some point in the future.   

 

Low Impact Development Treatment - A minimum of 75 percent of new impervious surface area 

will be treated by a Low-Impact Development (LID) best management practice (BMP) in 

accordance with City criteria.  Low-impact development best management practices are 

proposed in order to improve the quality of runoff and aid in reducing peak flows.  Rain gardens 

are proposed near the central and western portions of the site to treat and provide LID water 

quality for the majority of the development.  The majority of the sites water quality will be 

treated within the onsite rain gardens.  The LID rain gardens will need to be cleaned and 

maintained to allow for long-term protection of the receiving waters.  The proposed LID’s will 

have a positive effect in slowing down stormwater runoff through the site and will increase 

ground water infiltration and rainfall interception.  The improvements will decrease the runoff 

coefficient from the site and are expected to have no adverse impact on the timing, quantity, or 

quality of stormwater runoff. 

 

 

Architectural Design: 

Building and Project Compatibility - Section 3.5.1 of the City’s Land Use Code requires that the 

physical and operational characteristics of the proposed buildings and their uses be compatible 

with the context of the surrounding area. The proposed development is located within a 

residential community developed in the mid-twentieth century, consisting of modest single-

family residences of one and two stories.  While the Polestar Village includes small residential 

units, it also includes multi-story apartments, townhouses and community buildings at a scale 

larger than typical residential homes.  The proposed building types are permitted by zoning 



regulations and we believe the development can be determined to be compatible based upon 

the architectural character and quality of the proposed buildings and the careful siting of the 

larger scale buildings, set at a distance from the adjacent neighborhoods.  In addition, the scale 

of building elements, forms and materials are compatible with the existing residential structures 

in close proximity to Polestar Village. 

Architectural Character - The architecture of Polestar Village will be compatible with and 

enhance the existing standards of quality of the current neighborhoods.  The proposed 

residential structures will employ durable materials and design elements to reflect a high quality 

of construction and an uplifting environment in order to the raise the standard for the entire 

area.  Community buildings will be of similar materials and elements to help create a community 

of integrated design and high ideals. 

Building Size, Height, Bulk, Mass and Scale - The proposed residential building size, height, bulk, 

mass, and scale are intended to be compatible with the existing neighborhood’s character.  

Polestar Village will include smaller single-family residences as well as apartment buildings and 

townhomes up to three stories, but all building types will be composed of smaller human scale 

elements to help reduce the scale and mass of the structures.  The use of elements such as hip 

roofs, balconies, porches and covered entries reduce the impact of the larger buildings and 

creates compatible character and scale.  All larger scale buildings are intentionally located in the 

interior the development, while placing smaller scale residences adjacent to the existing 

neighborhoods, thereby easing the transition of scale and mass.   Landscape buffer zones on all 

borders also help to decrease the impact of the Polestar Village Buildings on the surrounding 

area. 

Building Materials - Polestar Village will established a distinct architectural theme, building style, 

use of materials and colors, to fit within the existing neighborhood.  Similar building forms, 

architectural detailing, color and texture, shall be utilized throughout the entire Polestar Village 

development in order to enhance the overall architectural experience of the neighborhood and 

to insure continuity throughout the entire development. 

Building Height - The height of all proposed residential structures shall be consistent with what 

is permitted by City’s Land Use Code in the LMN and RL Zoning District.  Maximum height of all 

eaves is to be below 30’ to ensure that the Fire Department will not require ladder truck access 

and staging areas to service the buildings in the event of an emergency.  Access to sunlight and 

desirable views have been considered in the overall site design and the proposed design creates 

minimal to no undesirable affects due to building heights or placement of the buildings within 

the proposed development. 
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Introduction 
This report constitutes the Ecological Characterization Study (ECS) required for the proposed development of the Pole 
Star Community, within the General Commercial (CG) zone district and the TOD overlay district. This ECS report is 
provided in association with a draft 60% design (Appendix D) for the 50’ Natural Habitat Buffer Zone (NHBZ) required for 
this development, wetland mitigation, and riparian forest mitigation. This ECS was completed by AloTerra Restoration 
Services to address requirements set forth in Article 3, section 3.4.1 of the City of Fort Collins Land Use Code.  
 
Project Description 
The Pole Star Community project (the Project) includes the development of mixed-use residential properties that ranges 
from single family homes to studio apartments and live/work units (see JR Engineering Plan Set). This site is what was 
previously Happy Heart Farms and associated undeveloped areas. Due to the proximity of Saddle Ridge Natural Area and 
Pleasant Valley and Lake Canal, the City of Fort Collins Environmental Planning Department is requiring a Natural Habitat 
Buffer Zone to mitigate impacts to wildlife habitat. Currently, there is one wetland area on site, totaling 0.06 acres of 
wetland habitat, which will require a 50’ buffer, as well as riparian forest habitat which will require a 50’ buffer from the 
dripline (Figure 2). A majority of this wetland occurs within the NHBZ area. NHBZ designs, including wetland and riparian 
area enhancement, are included in the attached design plan. Several species of mature trees exist on site, including both 
native and introduced species, that provide corridor habitat for a variety of wildlife, which will also need to be included 
in mitigation efforts.  
 
Property Location 
The approximate 21.5-acre property is located within the City of Fort Collins, on what was previously Happy Heart 
Farms. The northern edge of the property is bordered by the Locust Grove subdivision, and the easter edge is bordered 
by the Mountaire subdivision. The southern edge is bordered by private landowners, and the southwest border is shared 
with Scenic Views PUD. Saddle Ridge Natural Area lies to the west (Figure 1). The Pleasant Valley and Lake Canal also 
borders the west and southern boundaries of the property (Figure 1). The center of the property lies approximately at 
40 34’37.20” N and 105 07’46.35” W.  
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Figure 1.  Project location. 

Study Methods 
In fulfillment of the ECS requirements set forth in Article 3, section 3.4.1 of the City of Fort Collins Land Use Code, 
AloTerra staff acquired desktop data and conducted field surveys to characterize existing ecological and wildlife 
conditions, as well as other natural features occurring on the site. 
 

Ecological Field Assessments:  September 24, 2021, November 1, 2021, October 21, 2022 
Wildlife Field Review:  November 1, 2021 

 
Desktop analysis included reviews and interpretations of aerial imagery, assessment of regional drainage patterns, IPAC 
database review (USFWS), groundwater conditions, and location of nearby natural areas. Field assessments included 
qualitative rapid assessments of native plant communities, weed populations, wetland and riparian areas, wildlife 
habitat conditions, and indicators of current wildlife occupation.  In addition, a formal wetland delineation was 
performed (Appendices A and B). The rapid assessment of vegetation was performed to compile a list of dominant and 
co-dominant species, and species present in each community at a lower cover. For the purposes of this study, a plant 
was considered dominant or co-dominant if its relative cover is greater than 20%. There may be several species present 
on site that, due to their phenological stage, were not readily observable at the time of this survey.  However, based on 
general disturbed site conditions, and the presence of above ground features of dominant species that are present, we 
are confident that this survey captured species that together represent at least 90% of the above ground biomass of the 
site.  

Results 
The results of the field and desktop assessments are described below, with the associated natural features represented 
in Figure 2.  Approximately 99% of the project site is characterized as historic agricultural and pasture fields. Less than 
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1% of the site is comprised of wetland and riparian communities, which are in a degraded state or dominated by 
understories of exotic plants.   
 

 
Figure 2.  Mapped natural features within Project boundary. 
 
Site Description 
From a historical perspective, prior to modern development, we believe the project site to have been dominated by 
short-grass prairie within the Northwestern Great Plains ecoregion (level III ecoregion). Given the proximity of the 
property to the Pleasant Valley and Lake Canal, a manmade water diversion, it is likely that the existing wetland and 
cottonwood trees are not historic. However, both of these habitats are important to wildlife habitat directly, and as part 
of larger corridors. Historic aerial imagery dating back to 1956 shows that this area has been in agriculture for a 
minimum of 65 years.  

Currently, the upland areas are dominated by crops, non-native weeds, and soils that have been continually disturbed 
due to cultivation activities. The wetland and associated riparian areas are of low native species diversity, low 
community complexity, and low structural diversity. Several mature cottonwood trees exist on site, along with Russian 
olive and various conifer species that were planted as a windrow or grew in association with high moisture conditions 
along the canal. Soils are generally loam, clay loam, and clay (Table 1). The greatest habitat features include the wetland 
community and native cottonwoods that exist on site.   
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Figure 3. Existing soil types within the Project boundary. 
 
Table 1. Soil type descriptions (data from USGS Web Soil Survey). 

Soil 
Type/Composition 

Map 
Symbol Slope Profile Parent 

Material 
Drainage 

Class 
Depth to 

Water Table 
Hydric 

Soil 
Altvan-Satanta loam 
 
55% Altvan, 35% 
Satanta, 10% minor 
components 

4 3-9% Altvan 
H1 – 0 to 9”: loam 
H2 – 9 to 16”: clay loam 
H3 – 16 to 31”: loam 
H4 – 31 to 60”: gravelly 
sand 
 
Satanta 
H1 – 0 to 9”: loam 
H2 – 9 to 14”: loam 
H3 – 14 to 60”: loam 

Mixed 
alluvium 

Well 
drained 

More than 
80” 

No 

Heldt clay loam 
 
90% heldt, 10% 
minor components 

48 0-3% H1 – 0 to 4”: clay loam 
H2 – 4 to 15: clay 
H3 – 15 to 26”: clay 
H4 – 26 to 35”: clay 
H5 – 35 to 80”: clay 

Fine textured 
alluvium 

derived from 
clayey shale 

Well 
drained 

More than 
80” 

No 

Loveland clay loam 
 
90% loveland, 10% 
minor components 

64 0-1% H1 – 0 to 15”: clay loam 
H2 – 15 to 32”: loam 
H3 – 32 to 60”: very 
gravelly sand 

Alluvium Poorly 
drained 

More than 
80” 

No 
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Soil 
Type/Composition 

Map 
Symbol Slope Profile Parent 

Material 
Drainage 

Class 
Depth to 

Water Table 
Hydric 

Soil 
Satanta loam 
 
90% Satanta, 10% 
minor components 

95 1-3% H1 – 0 to 9”: loam 
H2 – 9 to 18”: clay loam 
H3 – 18 to 79”: loam 

Eoilian sands Well 
drained 

More than 
80” 

No 

Site Conditions and Status 
The site is currently dominated by former and existing agricultural operations, a small wetland, and riparian vegetation 
associated with Pleasant Valley and Lake Canal. The greatest ecological functions provided by existing site include 
organic matter production by the non-native vegetation, which supports some wildlife species and also helps to 
minimize soil erosion. However, the low diversity of native upland vegetation minimizes the related diversity and 
biomass of native wildlife. The wetland and associated riparian habitat provide some minor wildlife benefits, though 
those benefits are limited due to its small size and low structural/functional diversity.  

Existing Infrastructure 
Existing infrastructure includes a headgate and associated culverts that are connected to the Pleasant Valley and Lake 
Canal. A small lateral irrigation line also runs from west to east through the property for agricultural purposes. A berm 
on the east side of the Pleasant Valley and Lake Canal was likely constructed as an embankment during Canal 
excavation, with a secondary benefit of controlling flooding on Happy Valley Farms. Existing electrical, fiber, water 
infrastructure can be found on the JR Engineering PDP. 

Topography 
The project site is generally flat (< 5% slope). 

Natural Habitats and Features with Significant Ecological Value 
In this section we provide a checklist of required features as outlined in the ECS. No significant native plant communities 
were documented on the site apart from the emergent vegetation and mature cottonwood trees.  

Natural Communities or Habitats  

Aquatic: no;  Wetland and wet meadow: yes;   Native grassland: no;     
Riparian forest: yes;  Urban plains forest: no;   Riparian shrubland: no;   Foothills forest: no;   
Foothills shrubland: no   

 
Special Features (enter yes/no, indicate on map, and describe details below):  

Significant remnants of native plant communities: no.   
Based on field conditions and analysis of aerial imagery, it is apparent no significant remnant native plant 
communities exist on site.  The existing riparian plant associates are likely a result of human-created topographic 
(e.g., stormwater drainages), hydrologic, and surface water alterations.  

Areas of significant geological or paleontological interest: not likely.  
A cultural and historical resources survey was not conducted as part of this assessment.  However, based on the 
history of the site, it is unlikely the site harbors significant cultural or historical resources.    

Any prominent views from or across the site?  no.   
No significant views can be seen, as much of the site is surrounded by housing developments.  

The pattern, species and location of any significant native trees and other native site vegetation.  
The only significant native vegetation occurring on the Project site includes a small patch of cattail (Typha latifolia) 
and baltic rush (Juncus balticus), and several mature cottonwood trees.  

         Pattern, species, and location of any significant non-native trees.  
Russian olive (Eleaganus angustifolia) and Siberian elm (Ulmus pumila) trees can be found throughout the property.  
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Special habitat features   
The special habitat features on the project site include the wetland; however, the quality of this wetland is of 
moderate to poor condition and function. 

Natural Habitats and Plant Communities 
The subsections below outline the conditions of native habitats existing on site:  wetlands, agriculture, pasture, and 
disturbed uplands. Refer to Figure 3 for locations of these features and Figure 4/Table 2 for mitigation. 

Wetland Communities (non jurisdictional) 
Description 
AloTerra performed a formal wetland delineation on site (Regional Supplement to the Corps of Engineers Wetland 
Delineation Manual: Great Plains Region, Version 2.0, U.S. Army Corps of Engineers March 2010) and a review of 
other aquatic features such as ponds and streams. Because the vegetation and hydrology of the wetland, we 
consider it more typical of an herbaceous wetland community. No perennial or ephemeral streams exist within the 
survey areas, so we did not conduct an Ordinary High-Water Mark (OHWM) survey.  
 
AloTerra submitted an approved jurisdictional determination to USACE (U.S. Army Corps of Engineers) in 2022. On 
Nov 1, 2022 USACE ruled that the wetland AloTerra identified in the project area is non-jurisdictional. USACE 
assigned the Corps File number as NWO-2022-01369-DEN (Appendix E).  

Dominant & Co-Dominant Species 
Cattail (Typha latifolia), Baltic rush (Juncus balticus), reed canarygrass (Phalaris arundinaceae), Canada goldenrod 
(Solidago canadensis), Canada thistle (Cirsium arvense), Russian olive (Eleaganus angustifolia), and fringed willow 
herb (Epilobium ciliatum) were the dominant species at the time of sampling. 
 

Riparian Forest 
Description 
AloTerra mapped the dripline of the riparian forest area (Figure 1). Mitigation for the riparian forest will be 
addressed through the tree mitigation plan, in coordination with the City of Fort Collins Forestry Dept. 

Dominant & Co-Dominant Species 
Crack willow (Salix x fragilis), cottonwood (Populus deltoides), smooth brome (Bromus inermis), and Canada thistle 
(Cirsium arvense).  

 
Agricultural Communities 
Description   
The project site is highly disturbed and predominately vegetated with non-native grasses. Due to the high cover of 
bare ground, high cover of non-native vegetation, and low diversity of structure, the wildlife value of this field is low. 

Dominant & Co-Dominant Species 
Hairy evening primrose (Oenothera villosa), smooth brome (Bromus inermis), Canada thistle (Cirsium arvense), 
showy milkweed (Asclepias speciosa), swamp milkweed (Asclepias incarnata), kochia (Bassia scoparia), leafy spurge 
(Euphorbia esula), tall fescue (Festuca arundinaceae), and three-square bulrush (Schoenoplectus americanus) were 
the dominant and subdominant species in this community, with about 30% bare ground present at time of sampling. 

 
Pasture Communities 
Description   
The project site is highly disturbed and predominately vegetated with non-native grasses. Due to the high cover of 
bare ground, high cover of non-native vegetation, and low diversity of structure, the wildlife value of this field is low. 

Dominant & Co-Dominant Species 
Smooth brome (Bromus inermis), Canada thistle (Cirsium arvense), and yellow sweetclover (Melilotus officinalis) 
were the dominant species in this community present at time of sampling. 
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Disturbed Upland Plant Communities  
Description   
Upland areas are highly disturbed and predominately vegetated by non-native flora. Due to the high cover non-
native vegetation and low diversity or structure, the wildlife value of these areas is very low.  

Dominant & Co-Dominant Species 
Smooth brome (Bromus inermis), cheatgrass (Bromus tectorum), leafy spurge (Euphorbia esula), Canada thistle 
(Cirsium arvense), prickly lettuce (Lactuca serriola), yellow sweetclover (Melilotus officinalis), crested wheatgrass 
(Agropyron cristatum), mullein (Verbascum thapsus), musk thistle (Carduus nutans), and bindweed (Convovulus 
arvensis) were dominant across this community at time of sampling. 

 

 
Figure 4. Mitigation areas for wetland. 
 
Mitigation Requirements 
Table 2 provides a breakdown of mitigation requirements for wetland impacts. Mitigation requirements are based on 
Land Use Code from City of Fort Collins. The 0.32 acres of wetland mitigation requirements was verified in a meeting 
with Kirk Longstein, Env. Planner with City of Fort Collins, on March 23, 2023. Riparian Forest mitigation is being met 
through the tree planting plan developed by the City of Fort Collin’s Forestry Dept and JR Engineering. 
 
Table 2. Mitigation Requirements for wetland impacts. 
 
Mitigation Type Acreage  
Wetland Area Impacted by Development 0.05 
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Wetland NHBZ Impacted by Development 0.27 acres 
Total 1:1 Mitigation Required: 0.32 acres 

 

Proximity to Designated Natural Areas 
The Project property is directly adjacent to the eastern boundary of Saddle Ridge Natural Area (Figure 1), which is 
managed by the Saddle Ridge Commons Condominium Association. 

Wildlife 
A full wildlife survey was conducted on November 1, 2021. A songbird survey will be conducted in the spring of 2022. 
The full wildlife report can be found in Appendix C. 

An official species list was documented by U.S Fish and Wildlife Service’s Information for Planning and Consultation IPAC 
was obtained using known ranges of federally listed species in the Project area. A list was also unofficially obtained from 
the 2016 Colorado Natural Heritage Program database by determining known sightings of sensitive species near 
Kingfisher Wetland project area. On November 1, 2021, an AloTerra Restoration Services field technician conducted a 
site visit in order to assess suitable habitat for known listed and sensitive animal species.   

Table 3 lists provides a record of the federally listed Federally listed species that could occur within the area of the 
proposed project (20 acres). The table includes (a) the common name of the species (b) the scientific name of the 
species (c) the status of the species in question (d) whether or not the species should be excluded and (e) the reasoning 
why the species should be excluded. 

The reasoning of excluding species from the list of concerned species is given based off a variety of reasons including: 
1) No suitable habitat was found during site visit, The range of the species in is such that the species is highly 

unlikely to not known near occur within the project site; 
2) No suitable habitat was found during the site review; and/or 
3) No records for the species exist within the project site. 

 
Table 3. Federally listed terrestrial and aquatic species that may occur or be affected by the actions within the Project. 

Common Name Species Status Species 
Excluded Notes, or Reason for Exclusion 

Mammals 
Preble’s meadow jumping 
mouse Zapus hudsonius preblei Threatened No Species and habitat are not present. 

Canada lynx Lynx canadensis Threatened Yes Species and habitat are not present. 
Birds 
Mexican spotted owl Strix occidentalis lucida Threatened Yes Critical habitat does not overlap with 

project site 
Whooping crane Grus americana Endangered Yes Range does not overlap with project site 
Least tern Sterna antillarum Endangered Yes Range does not overlap with project site 
 Piping plover Charadrius melodus Threatened Yes Range does not overlap with project site 
Fish 
Pallid sturgeon Scaphirhynchus albus Endangered Yes Species and habitat are not present. 

Greenback cutthroat trout Oncorhynchus clarkii stomias Threatened Yes Species and habitat are not present. 
Plants 
Colorado butterfly plant Gaura neomexicana var. 

coloradensis 
Threatened Yes Species and habitat are not present. 

Ute ladies-tresses Spiranthes diluvialis Threatened Yes Species and habitat are not present. 
Western prairie fringed 
orchid 

Plantanthera praeclara Threatened Yes Species and habitat are not present. 

North Park phacelia Phacelia formosula Endangered Yes Found in higher elevation range (8,000-
8,300 ft)  

Sourced from IPAC :http://ecos.fws.gov/ipac/ website. Note- Some species may be affected downstream from water source. 
*There are no federally designated critical habitats within the project area. 
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Federally Threatened, Endangered, and Proposed Species  

Preble’s Meadow Jumping Mouse (PMJM) 
Since 1998, the Preble’s Meadow Jumping Mouse (Zapus hudsonius preblei) has been federally listed as threatened by 
the U.S Fish and Wildlife Service. In Colorado, they are also listed as Species of Greatest Conservation Needs, considered 
sensitive by the US Forest Service, and critically imperiled according to the Colorado Natural Heritage Program. Declining 
PMJM populations are due to predation, habitat degradation, and fragmentation. In Colorado, the PMJM can be found 
up to elevations around 7,000 feet east of the Front Range, and west to the shortgrass prairie (USFWS, 2013). 

Preble’s meadow jumping mice are found in areas with natural hydrological processes that create a dense riparian area 
with biologically diverse herbaceous plants. PMJM have been found in environments with a variety of plant species, 
frequently in areas with a thick layer of grasses and forbs that create cover.  Studies show that the specific species 
composition of herbaceous plants is not as important to supporting populations, but that suitable habitat needs to have 
a higher percentage of ground cover in the vicinity to open water. Most PMJM were found within areas with a higher 
density of the shrub layer consisting mostly of willows. The mice use adjacent grassy uplands as far as approximately 300 
feet from the 100-year floodplain to “hibernate” during the colder months. These nests are called hibernacula and can 
be found under the cover of snowberry, chokecherry, cottonwoods, gooseberry, and other willow species. 

Section 4 of the Endangered Species Act (1973) prevents any funded or authorized agency to take action that would 
negatively affect lands labeled as PMJM Critical habitat.  Critical Habitat is defined by areas currently occupied by the 
species or potential areas in which the species could establish. In 2013, The Fish and Wildlife Service revised the critical 
habitat designation for the Preble’s meadow jumping mouse (shapefiles found at: https://www.fws.gov/mountain-
prairie/es/species/mammals/preble/CRITICAL%20HABITAT/CRITICALHABITATindex.htm). The approximate 50,000 acres 
designated for critical habitat occur adjacent to streams and rivers in the Colorado foothill and mountain regions. PMJM 
critical habitat is located in Boulder, Broomfield, Douglas, El Paso, Jefferson, Larimer and Teller Counties (USFWS, 2014). 
Currently there is no critical habitat designated in The Project area (USFWS, 2010). Although the Project area does not 
have optimal habitat due to lack of desired upland vegetation, presence of PMJM cannot be confirmed without a 
thorough survey of the area. 

Rare Plants 
The rare plant survey resulted in no evidence of Ute ladies’-tresses (Spiranthes diluvialis) or Colorado butterfly plant 
(Gaura neomexicana var. coloradenesis) in the project area. Based on existing habitat quality, it is unlikely these plants 
would occupy the project area.  

Sensitive Species 
The sensitive species list is derived from the U.S. Forest Service (https://www.fs.usda.gov) and Colorado Parks and 
Wildlife data on present sensitive species ranges and distributions (USFS, 2005). The Regional Forester’s sensitive list is 
evaluated by examining viable risk of species; these species are categorized as R2 sensitive, not R2 sensitive, or, not a 
concern. Suitable habitat was also determined by a site visit conducted by AloTerra Restoration Services on November 
01, 2021. Under the Migratory Bird Treaty Act of 1918 and the Bald and Golden Eagle Protection Act no activity that 
“takes, transports, barters, or exports the listed migratory birds or eagles is permissible unless it is sanctioned by the 
U.S. Fish and Wildlife Service. The sensitive species list includes migratory birds that could use The Project area as a 
breeding, over-wintering, or stopover site.   

The species found in Table 4 below are compiled from lists of at-risk species that have potential habitat or occurrence in 
the Project area, specifically in the vicinity of the documented wetland. The table is organized as followed: (a) The 
common name of the species, (b) The scientific name of the species, (c) The status of the species in question, (d) 
Whether or not the species should be excluded, and (e) The reasons why the species should be excluded. 
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Table 4. Sensitive species that could occur in the Saddle Ridge Natural Area. 
Common name Species Status Species 

Excluded Reasons for exclusion 
Mammals 
Fringed myotis Myotis thysanodes Forest Service Sensitive Yes Found in coniferous forest and mixed pine  
Townsend’s big-eared 
bat 

Corynorhinus townsendii Forest Service Sensitive Yes Habitat requirements are not in range 

Black-tailed prairie dog Cynomys ludovicianus Forest Service Sensitive Yes No colonies were found in the project site 
White-tailed prairie 
dog 

(Ocynomys leucurus)  Forest Service Sensitive Yes No colonies were found in the project site  

Kit fox Vulpes macrotis Forest Service Sensitive Yes Range does not overlap with project site 
Swift fox Vulpes velox Forest Service Sensitive No 
Birds 
Bald eagle Haliaeetus 

leucocephalus 
Forest Service Sensitive No 

 

Cassin’s sparrow Aimophila cassinii Bird of Conservation 
Concern 

Yes Range does not overlap with project site 

Lesser yellowlegs Tringa flavipes  
Bird of Conservation 
Concern 

Yes Range does not overlap with project site 

Black Swift Cypseloides niger Forest Service Sensitive Yes Habitat requires cliffs limited in Colorado 
Chestnut-collared 
longspur Calcarius ornatus  

Forest Service Sensitive Yes Site location does not overlap with species 
range 

Sandhill Crane Antigone canadensis  
Forest Service Sensitive Yes Suitable habitat is not evident in project 

site 
Northern harrier Circus cyaneus Forest Service Sensitive No 
Swainson’s Hawk Buteo swainsoni   Federal Species of 

Concern 
No 

 

Greater sage-grouse Centrocercus 
urophasianus 

Forest Service Sensitive Yes Found in sage brush habitat 

Grasshopper sparrow Ammodramus 
savannarum   

Forest Service Sensitive Yes Native species range does not meet area 
requirements 

Fish 
Plains Minnow Hybognathus plactius State Endangered Yes Suitable habitat is not evident in project 

site 
Plains topminnow Fundulus sciadicus Forest Service Sensitive Yes Suitable habitat is not evident in project 

site 
Flannelmouth Sucker Catostomus latipinnis  Forest Service Sensitive Yes Suitable habitat is not evident in project 

site 
Amphibians 
Northern leopard frog Lithobates pipiens Forest Service Sensitive No 
Plains leopard frog Lithobates  blairi Forest Service Sensitive Yes Range does not overlap with project site 
Species list was sourced from U.S. Forest Service https://www.fs.usda.gov Rocky Mountain Region and USFWS Migratory birds for the 
Mountain-Prairie Region updated 2017.  
Migratory bird list was sourced from USFWS Birds of Conservation Concern  
 https://www.fws.gov/birds/management/managed-species/birds-of-conservation-concern.php. 

Other Wildlife 
As previously discussed, the proposed Project would minimally impact (or have no impact) to Threatened, Endangered, 
Proposed Species, and Sensitive Species of Concern whose ranges potentially overlap with the Project area. In addition, 
due to low vegetation species diversity and poor riparian conditions, the Project area does not provide any critical 
habitat to federally listed or sensitive species. The mature cottonwoods provide some habitat for song birds and raptors 
in the spring and summer, including great horned owls, American kestrels, western tanagers, dark-eyed juncos, and 
variety of sparrows. No ground nests or raptor nests were found on the site during site visit of November 01, 2021. 
There were signs of raccoons (Procyon lotor), great blue herons (Ardea herodias) and coyote (Canis latrans).  A young 
male mule deer was seen along the canal corridor and droppings were found throughout the Project. Many common 
animal species have been observed throughout the Project including garter snakes, Canadian geese, great horned owls, 
Eurasian doves, blue jays, Northern flickers, golden finches, and House sparrows. Ornate box turtles and Mallard ducks 
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have been sighted in the pond north of the Project. This wetland area and old growth trees could potentially be suitable 
habitat for songbird nesting/feeding and should therefore be protected during any future construction. 

Natural Habitat Buffer Zone (NHBZ) Design and Recommendations 
AloTerra’s concept design for the Natural Habitat Buffer Zone (see Appendix D for plan set) would result in significant 
ecological uplift of wetland, riparian, and upland areas, providing potential habitat for a great variety of wildlife, 
including those species listed in Tables 3 and 4 of this report.  

Forestry Mitigation 
A formal forestry survey has been completed for the site. All required tree mitigation will be met through the tree 
mitigation plan developed by the City of Fort Collins Forestry Dept. and JR Engineering.  

Noxious Weeds 
A preliminary weed (non-native plants) list is provided in the wetland, riparian, and upland plant community sections 
above. Of the weeds present, those species of greatest management concern include smooth brome (Bromus inermis), 
Canada thistle (Cirsium arvense), and reed canary grass (Phalaris arundinaceae). These species are difficult to eradicate 
without intensive chemical treatment methods due to their perennial growth habits.  

The landowners for this Project have requested the use of organic weed control and treatments, which align with their 
philosophies for the long-term health of the property. Because of the aggressive nature of the non-native species within 
the NHBZ, we recommend removing the top 8” of soil from the weed dominated areas, which will remove the 
aboveground biomass (i.e., seed source) and root mass (i.e., reproduction via rhizomes, tillers, and other root buds) for 
weed species.  This will help to diminish weed populations without the use of herbicides. Canada thistle rhizomes can 
penetrate much deeper, so a formal weed management plan will be developed with certified organic treatment 
recommendations, as well as methods for spot treating any other weeds that may reestablish. A buffer of 10’ from the 
top of ditch for the Pleasant Valley and Lake Canal should be maintained, so the stability of the berm is not jeopardized. 

The weed excavated areas will be treated with new topsoil, or amended with organics such as compost and/or slow-
release organic fertilizers. These treated areas will be restored with a diversity of native locally-adapted vegetation, per 
the Concept Design in Appendix D. 

Wetland, Riparian, and Upland Enhancement 
The 50’ wide NHBZ, with the western boundary being the existing top of bank of the Pleasant Valley and Lake Canal, will 
build upon the natural features of the existing property. Currently, three distinct communities exist; wetland/riparian, 
and upland. By treating this area as described above, the site will be appropriate for native seed and plant containers. 

Native seed mixes will include wetland, riparian, and two upland mixes (see Appendix D for plant lists). To address the 
shade created by existing trees, we recommend a full sun mix and a shade-tolerant upland seed mix. Shade-tolerant 
seed mixes will be broadcast where trees will remain, with exact locations of these mixes to be refined in future design 
iterations, and once a formal tree inventory and mitigation plan is completed. All seed mixes will combine grass and 
grass-like species, shrubs, and flowering forbs to attract pollinators. 

Native container plants throughout the three zones will also be installed to increase the amount of diversity throughout 
the NHBZ. Examples include bulrushes and sedges for the wetland and riparian areas, and fruiting shrubs and small trees 
for the upland areas. 

To build upon the sustainability goals of AloTerra, the City of Fort Collins, and Pole Star, we encourage using as many on-
site materials as possible, to minimize the fuel consumption, carbon emissions, and other impacts associated with 
materials import. This includes, but not limited to, using existing downed trees as features throughout the NHBZ, which 
can provide diverse habitat for wildlife throughout the corridor, and act as natural benches for visitors. Excavated soil in 
the NHBZ can be used as on-site fill for development purposes, to reduce the need to import fill to the site. 
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Currently, the wetland boundary overlaps with the planned development (Figure 1). Depending on the wetland 
determination status by the US Army Corps of Engineers, and the City of Fort Collins mitigation requirements, AloTerra 
proposes a wetland design that increases diversity and ecological function. This would be achieved by excavating the 
wetland to achieve a greater variety of hydrologic conditions (e.g., shallow open water, submergent, emergent, etc.). 
Topography will also be designed to support mesic meadow and facultative wetland species, which will transition to 
riparian habitats where willows and mesoriparian/xeroriparian shrubs can be planted (Figure 5). 

Figure 5. Example wetland cross section.

Development Activities  
The project is currently in the Preliminary Development Plan phase. JR Engineering estimates that construction will start 
in 2023. Construction should avoid impacting important suitable habitat for sensitive or endangered species. In order to 
minimally impact sensitive or migratory bird populations, it is important to avoid impacting any potential nesting sites 
(e.g., cottonwood trees, willow thickets, or areas of high herbaceous vegetation cover).  

Issues regarding the timing of development-related activities stemming from the ecological character of the area.  
Because no active raptor nests currently exist on site, and the site does not provide significant migratory bird habitat, it 
is not likely that spring construction limitations would be imposed. However, we do recommend a site survey prior to 
construction to confirm that no raptor nests have been established on site since the initial wildlife review. No other 
issues regarding timing are known at this time. 

Measures needed to mitigate projected adverse impacts of development on natural habitats and features.  
During construction there will be setbacks, silt fence, and erosion control to help mitigate any adverse impacts to 
existing wetland and riparian features, as well as to the Pleasant Valley and Lake Canal water quality.

Summary
In summary, we believe that the proposed development would have minimal impact to sensitive or rare wildlife or 
plants, natural features, and other important ecological functions and conservation elements in the region. The 
proposed NHBZ would create overall ecological uplift of the site and enhance the quality of plant communities and 
connectivity of habitat for wildlife. Because the site is currently dominated by invasive species, the value to wildlife is 
not significant due to minimal structure and function.
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DATA FORM - ROUTINE WETLAND DETERMINATION – Great Plains 
 

Project/Site: Pole Star 

Applicant/Owner: AloTerra Restoration Services 

Investigator (s): Sarah Smith 

Landform (Hillslope, Terrace, etc.): NA 

Subregion (LRR): 

City/County: Fort Collins, Larimer Co. 

State: CO 
Section/Township/Range: 
Local Relief: None 

Lat: Long: 

Sampling Date: 11/01/2021 

Sampling Point: SP1 

 
Slope (%): less than 1% 

Datum: n/a 
Soil Map Unit Name: NWI Classification: PEM 

 

Are climatic / hydrologic conditions on the site typical for this time of year? Yes 
 

Are Vegetation, Yes Soil, Yes ; or Hydrology Yes significantly disturbed? Are “Normal Circumstances” present? -- 
Are Vegetation, No 
answers in Remarks.) 

Soil, No ; or Hydrology No naturally problematic? . -- (If needed, explain any 

 

SUMMARY OF FINDINGS – Include a map showing sampling point locations, transects, important features, etc. 
Hydrophytic Vegetation Present: Yes 
Hydric Soil Present: Yes 
Wetland Hydrology Present: Yes 

Is the sampled area within a wetland: Yes 

 

 
 

FORM NOTES 
Stratum: 1. Tree stratum – Consists of woody plants 3 in. (7.6 cm) or more in diameter at breast height (DBH), 
regardless of height. 2. Sapling/shrub stratum – Consists of woody plants less than 3 in. DBH, regardless of height. 3. 
Herb stratum – Consists of all herbaceous (non-woody) plants, including herbaceous vines, regardless of size. 4. Woody 
vines – Consists of all woody vines, regardless of height. 

 
FAC-neutral Test for determining Wetland Hydrology (Regional Supplement to the Corps of Engineers Wetland 
Delineation Manual: Great Plains Region (Version 2.0). U.S. Army Corps of Engineers March 2010) 

 
The FAC-neutral test is performed by compiling a list of dominant plant species across all strata in the community, and 
dropping from the list any species with a Facultative indicator status (i.e., FAC, FAC–, and FAC+). The FAC-neutral test is 
met if more than 50 percent of the remaining dominant species are rated FACW and/or OBL. This indicator may be used 
in communities that contain no FAC dominants. If there are an equal number of dominants that are OBL and FACW 
versus FACU and UPL, non-dominant species should be considered. This indicator is only applicable to wetland hydrology 
determinations. 

Remarks: 
Area is a slight depression on the east side of a berm and man made ditch (Pleasant Valley and Lake 
Canal). Hydrology likely comes from ditch. Historic aerial imagery does not indicate a wetland 
present on the site prior to ditch establishment. 



__

__
__

__
__
__

Percent of Dominant spp.
That are OBL, FACW, or FAC: 100 (A/B)

VEGETATION (USE SCIENTIFIC NAMES)

Tree Stratum (Plot Size: 30 sq. m. ) Absolute  Dominant  Indicator
% Cover Species? Status

Dominance Test Worksheet
Number of dominant species

1. -- -- that are OBL, FACW, or FAC: 3 (A)
2. -- --

3. -- -- Total no. of dominant
4. -- -- species across all strata: 3 (B)
5. -- --

0 = Total Cover

Shrub Stratum (Plot Size: 30 sq. m. )Absolute Dominant  Indicator
% Cover Species? Status

1. -- --

2. -- --

3. -- --

4. -- --

5. -- --

0 = Total Cover

Herb Stratum (Plot Size: 1 sq. m.) Absolute  Dominant  Indicator
% Cover Species? Status

1. Typha latifolia

2. Juncus balticus

10 Yes

85 Yes

OBL

FACW

3. Solidago canadensis 1 -- UPL

4. Cirsium arvense 1 -- UPL

5. Phalaris arundinaceae 10 Yes FACW

6. Symphyotrichum laeve

7.
1 --

--

FAC

--

8. -- --

9. -- --

10. -- --

11. -- --

108 = Total Cover

Woody Vine Stratum (Plot Size: 1 sq. m.) Absolute Dominant Indicator
% Cover Species? Status

1.
2.

% Bare Ground in Herb Stratum: 0

-- --

-- --

0 = Total Cover

REMARKS:
Wetland area is dominated by baltic rush and canary reed grass with a small patch of cattails.

Sampling Point: SP1

Prevalence Index Worksheet
Total % Cover of:
OBL spp:
FACW spp: 
FAC spp: 
FACU spp: 
UPL spp:

10

95

1
0
2

Multiply by:
x1 = 10

x2 = 190
x3 = 3
x4 = 0
x5 = 10

Column totals: (A) 108 (B) 213

Prevalence Index (B/A) = 1.87

___________

Hydrophytic Vegetation Indicators:
_ _ 1. Rapid test for hydrophytic vegetation
_ _ 2. Dominance test is > 50%
_ _ 3. Prevalence index is < 3.01

_ _ 4. Morphological adaptations1 (provide 
Supporting data in remarks or attach)

_ _ 5. Wetland non-vascular plants1

_ _ Problematic Hydrophytic Vegetation1

(explain)
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic

Hydrophytic Vegetation Present: Yes
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__ 
__ 

__ 

__ 
__ 
__ 
__ 

__ 

__ 

__ 
__ 

__ 

__ 
__ 

__ 
__ 

__ 
__ 
__ 

__ 

Remarks: 

Wetland Hydrology Present? Yes

Remarks: 

SOILS
Profile Description (describe to the depth needed to document the indicator or confirm the absence of indicators.) 
Depth  Matrix   Redox Features 
(inches) Color (moist)  %  Color (moist)   %  Type1 Loc2 Texture Remarks 

0-10

10-18

10yr 2/1 98

10yr 4/1 98

7.5YR 5/6 2

7.5yr 5/6 2

M

M

-- --

-- --

Silty clay loam

1Type: C = Concentration, D = Depletion, RM = Reduced Matric, CS = Covered or Coated Sand Grains. 2Location: PL = Pore Lining, M = Matrix. 

Hydric Soil Indicators (Applicable to all Land Resource Regions unless otherwise indicated) Indicators for Problematic Hydric Soils3 
Histosol (A1) Sandy gleyed matrix (S4) 
Histic epipedon (A2) Sandy redox (S5) 
Black Histic (A3) Stripped matrix (S6) 
Hydrogen Sulfide (A4) Loamy mucky mineral (F1) 
1cm Muck (A9)  Loamy gleyed matrix (F2) (LRR H outside of MLRA 72 & 73) 
Depleted Below Dark Surface (A11) Depleted matrix (F3)  Reduced Vertic (F18) 
Thick dark surface (A12) Redox dark surface (F6)  Red parent material (TF2) 
Sandy mucky mineral (S1) Depleted dark surface (F7) Very shallow dark surface (TF12) 
2.5 cm Mucky peat or peat (S2) Redox depressions (F8) Other (explain) 

High Plains Depressions (F16) 3 Indicators of hydrophytic vegetation and 
wetland hydrology must be present, unless 
disturbed or problematic. 

Restrictive Layer (if present) 
Type: 
Depth (inches): 

HYDROLOGY
Wetland Hydrology Indicators 
Primary Indicators (Minimum of one required. Check all that apply) Secondary Indicators (2 or more required) 

Surface water (A1) Salt crust (B11) Soil surface cracks (B6) 
High water table (A2) Aquatic invertebrates (B13) Sparsely vegetated concave surface (B8) 
Saturation (A3) Hydrogen sulfide odor (C1) Drainage patterns (B10) 
Water marks (B1) Dry-season water table (C2) Oxidized Rhizospheres on Living Roots (C3) 
Sediment deposits (B2) Oxidized Rhizospheres on Living Roots (C3) (where tilled) 
Drift deposits (B3) (where not tilled) Crayfish burrows (C8) 
Algal mat or crust (B4) Presence of reduced iron (C4) Saturation visible on aerial imagery (C9) 
Iron deposits (B5) Thick muck surface (C7) Geomorphic position (D2) 
Inundation visible on aerial imagery (B7) Other (explain in remarks) FAC-neutral test (D5) 
Water stained leaves (B9) 

Field Observations: 
Surface water present: No
Water table present: Yes
Saturation present: Yes

Depth (inches): 
Depth (inches): soil pit filled at -18 inches

Depth (inches): at surface

Frost-heave hummocks (D7) (LRR F) 

(includes capillary fringe) 

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

1 cm muck (A9) (LRR I, J) 
Coast prairie redox (A16) (LRR F, G, H) 
Dark surface (S7) (LRR G) 
High plains depressions (F16) 

Hydric Soil Present? Yes

Sampling Point: SP1

Silty clay loam 



Soil Chroma and Value for Wetland Soils 
 

Per 2018 regional supplement: 
The following combinations of value and chroma identify a depleted matrix for loamy and clayey material (and sandy 
material in areas of indicators A11 and A12): 
1. Matrix value of 5 or more and chroma of 1, with or without redox concentrations 
occurring as soft masses and/or pore linings, or 
2. Matrix value of 6 or more and chroma of 2 or 1, with or without redox concentrations occurring as soft masses and/or 
pore linings, or 
3. Matrix value of 4 or 5 and chroma of 2, with 2 percent or more distinct or prominent redox concentrations occurring 
as soft masses and/or pore linings, or 
4. Matrix value of 4 and chroma of 1, with 2 percent or more distinct or prominent redox concentrations occurring as 
soft masses and/or pore linings (USDA Natural Resources Conservation Service 2006b). 

 
Common (2 to less than 20 percent) to many (20 percent or more) redox concentrations (USDA Natural Resources 
Conservation Service 2002) are required in soils with matrix colors of 4/1, 4/2, and 5/2 (Figure A1). 

 
Redox concentrations include iron and manganese masses and pore linings (Vepraskas 1992). See “contrast” in this 
glossary for the definitions of “distinct” and “prominent.” 

 
Gleyed matrix. A gleyed matrix has one of the following combinations of hue, value, and chroma and the soil is not 
glauconitic (Figure A2): 
 10Y, 5GY, 10GY, 10G, 5BG, 10BG, 5B, 10B, or 5PB with value of 4 or more 

and chroma of 1; or 
 5G with value of 4 or more and chroma of 1 or 2; or 
 N with value of 4 or more (USDA Natural Resources Conservation 

Service 2006b). 
 

Redoximorphic Definitions 
 

Concentration: Patches of oxidized iron which can form soft masses and along root channels and other pores. 
 

Depletion: Gray or reddish gray colors of soil caused by the loss of iron through translocation. 
 

Reduced Matrix: Soils that are saturated and contain ferrous iron at the time of sampling may change color upon 
exposure to the air, as ferrous iron oxidizes to ferric iron in the presence of oxygen. 
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DATA FORM - ROUTINE WETLAND DETERMINATION – Great Plains 
 

Project/Site: Pole Star 

Applicant/Owner: AloTerra Restoration Services 

Investigator (s): Sarah Smith 

Landform (Hillslope, Terrace, etc.): NA 

Subregion (LRR): 

City/County: Fort Collins, Larimer Co. 

State: CO 
Section/Township/Range: 
Local Relief: None 

Lat: Long: 

Sampling Date: 11/01/2021 

Sampling Point: SP2 

 
Slope (%): less than 5% 

Datum: n/a 
Soil Map Unit Name: NWI Classification: 

 
Are climatic / hydrologic conditions on the site typical for this time of year? Yes 

 
Are Vegetation, Yes Soil, Yes ; or Hydrology Yes significantly disturbed? Are “Normal Circumstances” present? No 
Are Vegetation, No 
answers in Remarks.) 

Soil, No ; or Hydrology No naturally problematic? . -- (If needed, explain any 

 

SUMMARY OF FINDINGS – Include a map showing sampling point locations, transects, important features, etc. 
Hydrophytic Vegetation Present: Yes 
Hydric Soil Present: No 
Wetland Hydrology Present: No 

Is the sampled area within a wetland: No 

 

 
 

FORM NOTES 
Stratum: 1. Tree stratum – Consists of woody plants 3 in. (7.6 cm) or more in diameter at breast height (DBH), 
regardless of height. 2. Sapling/shrub stratum – Consists of woody plants less than 3 in. DBH, regardless of height. 3. 
Herb stratum – Consists of all herbaceous (non-woody) plants, including herbaceous vines, regardless of size. 4. Woody 
vines – Consists of all woody vines, regardless of height. 

 
FAC-neutral Test for determining Wetland Hydrology (Regional Supplement to the Corps of Engineers Wetland 
Delineation Manual: Great Plains Region (Version 2.0). U.S. Army Corps of Engineers March 2010) 

 
The FAC-neutral test is performed by compiling a list of dominant plant species across all strata in the community, and 
dropping from the list any species with a Facultative indicator status (i.e., FAC, FAC–, and FAC+). The FAC-neutral test is 
met if more than 50 percent of the remaining dominant species are rated FACW and/or OBL. This indicator may be used 
in communities that contain no FAC dominants. If there are an equal number of dominants that are OBL and FACW 
versus FACU and UPL, non-dominant species should be considered. This indicator is only applicable to wetland hydrology 
determinations. 

Remarks: 
Upland boundary marker for SP1. 



__

__
__

__
__
__

Percent of Dominant spp.
That are OBL, FACW, or FAC: 50 (A/B)

VEGETATION (USE SCIENTIFIC NAMES)

Tree Stratum (Plot Size: 30 sq. m. ) Absolute  Dominant  Indicator
% Cover Species? Status

Dominance Test Worksheet
Number of dominant species

1. -- -- that are OBL, FACW, or FAC: 1 (A)
2. -- --

3. -- -- Total no. of dominant
4. -- -- species across all strata: 2 (B)
5. -- --

0 = Total Cover

Shrub Stratum (Plot Size: 30 sq. m. )Absolute Dominant  Indicator
% Cover Species? Status

1. -- --

2. -- --

3. -- --

4. -- --

5. -- --

0 = Total Cover

--

1.
2.

% Bare Ground in Herb Stratum: 0

-- --

-- --

0 = Total Cover

REMARKS:
Area is dominated by canary reedgrass.

___________

Sampling Point: SP2

Prevalence Index Worksheet
Total % Cover of:
OBL spp:
FACW spp: 
FAC spp: 
FACU spp: 
UPL spp:

0

85

1
0
25

Multiply by:
x1 = 0

x2 = 170
x3 = 3
x4 = 0
x5 = 125

Column totals: (A) 111 (B) 298

Prevalence Index (B/A) = 1.64

Herb Stratum (Plot Size: 1 sq. m.) Absolute
% Cover

Dominant
Species?

Indicator Hydrophytic Vegetation Indicators:
Status _ _ 1. Rapid test for hydrophytic vegetation

1. Bromus inermis 25 Yes UPL

2. Juncus balticus 5 -- FACW

3. Phalaris arundinacea 80 Yes FACW

4. Symphuotruchum laeva 1 -- FAC

5. -- --

6. -- --

7. -- --

_ _ 2. Dominance test is > 50%
_ _ 3. Prevalence index is < 3.01

_ _ 4. Morphological adaptations1 (provide 
Supporting data in remarks or attach)

_ _ 5. Wetland non-vascular plants1

_ _ Problematic Hydrophytic Vegetation1

(explain)
8. -- -- 1Indicators of hydric soil and wetland hydrology must

9. -- -- be present, unless disturbed or problematic
10. --

11. --

111 = Total Cover
-- Hydrophytic Vegetation Present: Yes

Woody Vine Stratum (Plot Size: 1 sq. m.) Absolute Dominant Indicator
% Cover Species? Status



__ 
__ 
__ 
__ 
__ 
__ 
__ 
__ 
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__ 
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__ 
__ 
__ 
__ 
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__ 
__ 

__ 

__ 
__ 
__ 
__ 

__ 

__ 

__ 
__ 

__ 

__ 
__ 

__ 
__ 

__ 
__ 
__ 

__ 

Remarks: 

Soils are much drier and sandier 

Remarks: 

No standing water in soil pit, no staturation in soil strata 

SOILS 
Profile Description (describe to the depth needed to document the indicator or confirm the absence of indicators.) 
Depth  Matrix   Redox Features  
(inches) Color (moist)  %  Color (moist)   %  Type1 Loc2 Texture 

Sandy clay loam 
 
 

sandy clay loam 

Remarks 

 
 
 
 

1Type: C = Concentration, D = Depletion, RM = Reduced Matric, CS = Covered or Coated Sand Grains. 2Location: PL = Pore Lining, M = Matrix. 
 

Hydric Soil Indicators (Applicable to all Land Resource Regions unless otherwise indicated) Indicators for Problematic Hydric Soils3 
Histosol (A1) Sandy gleyed matrix (S4) 
Histic epipedon (A2) Sandy redox (S5) 
Black Histic (A3) Stripped matrix (S6) 
Hydrogen Sulfide (A4) Loamy mucky mineral (F1) 
1cm Muck (A9)  Loamy gleyed matrix (F2) (LRR H outside of MLRA 72 & 73) 
Depleted Below Dark Surface (A11) Depleted matrix (F3)  Reduced Vertic (F18) 
Thick dark surface (A12) Redox dark surface (F6)  Red parent material (TF2) 
Sandy mucky mineral (S1) Depleted dark surface (F7) Very shallow dark surface (TF12) 
2.5 cm Mucky peat or peat (S2) Redox depressions (F8) Other (explain) 

High Plains Depressions (F16) 3 Indicators of hydrophytic vegetation and 
wetland hydrology must be present, unless 
disturbed or problematic. 

 

Restrictive Layer (if present) 
Type: 
Depth (inches): 

 

HYDROLOGY 
Wetland Hydrology Indicators 
Primary Indicators (Minimum of one required. Check all that apply) Secondary Indicators (2 or more required) 

Surface water (A1) Salt crust (B11) Soil surface cracks (B6) 
High water table (A2) Aquatic invertebrates (B13) Sparsely vegetated concave surface (B8) 
Saturation (A3) Hydrogen sulfide odor (C1) Drainage patterns (B10) 
Water marks (B1) Dry-season water table (C2) Oxidized Rhizospheres on Living Roots (C3) 
Sediment deposits (B2) Oxidized Rhizospheres on Living Roots (C3) (where tilled) 
Drift deposits (B3) (where not tilled) Crayfish burrows (C8) 
Algal mat or crust (B4) Presence of reduced iron (C4) Saturation visible on aerial imagery (C9) 
Iron deposits (B5) Thick muck surface (C7) Geomorphic position (D2) 
Inundation visible on aerial imagery (B7) Other (explain in remarks) FAC-neutral test (D5) 
Water stained leaves (B9) 

 
Field Observations: 
Surface water present: No 
Water table present: No 

 
 

Depth (inches): 
Depth (inches): 

Frost-heave hummocks (D7) (LRR F) 
 

 
Saturation present: No Depth (inches): (includes capillary fringe) 

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 
 

Wetland Hydrology Present? No 

1 cm muck (A9) (LRR I, J) 
Coast prairie redox (A16) (LRR F, G, H) 
Dark surface (S7) (LRR G) 
High plains depressions (F16) 

Hydric Soil Present? No 

 Sampling Point: SP2 

0-12 10yr 5/1 100 -- -- 

12-16 10YR 4/2 100 -- 

-- 

-- 

-- 
   -- -- 



Soil Chroma and Value for Wetland Soils 
 

Per 2018 regional supplement: 
The following combinations of value and chroma identify a depleted matrix for loamy and clayey material (and sandy 
material in areas of indicators A11 and A12): 
1. Matrix value of 5 or more and chroma of 1, with or without redox concentrations 
occurring as soft masses and/or pore linings, or 
2. Matrix value of 6 or more and chroma of 2 or 1, with or without redox concentrations occurring as soft masses and/or 
pore linings, or 
3. Matrix value of 4 or 5 and chroma of 2, with 2 percent or more distinct or prominent redox concentrations occurring 
as soft masses and/or pore linings, or 
4. Matrix value of 4 and chroma of 1, with 2 percent or more distinct or prominent redox concentrations occurring as 
soft masses and/or pore linings (USDA Natural Resources Conservation Service 2006b). 

 
Common (2 to less than 20 percent) to many (20 percent or more) redox concentrations (USDA Natural Resources 
Conservation Service 2002) are required in soils with matrix colors of 4/1, 4/2, and 5/2 (Figure A1). 

 
Redox concentrations include iron and manganese masses and pore linings (Vepraskas 1992). See “contrast” in this 
glossary for the definitions of “distinct” and “prominent.” 

 
Gleyed matrix. A gleyed matrix has one of the following combinations of hue, value, and chroma and the soil is not 
glauconitic (Figure A2): 
 10Y, 5GY, 10GY, 10G, 5BG, 10BG, 5B, 10B, or 5PB with value of 4 or more 

and chroma of 1; or 
 5G with value of 4 or more and chroma of 1 or 2; or 
 N with value of 4 or more (USDA Natural Resources Conservation 

Service 2006b). 
 

Redoximorphic Definitions 
 

Concentration: Patches of oxidized iron which can form soft masses and along root channels and other pores. 
 

Depletion: Gray or reddish gray colors of soil caused by the loss of iron through translocation. 
 

Reduced Matrix: Soils that are saturated and contain ferrous iron at the time of sampling may change color upon 
exposure to the air, as ferrous iron oxidizes to ferric iron in the presence of oxygen. 



 

 

Appendix B:  Wetland Delineation Photos 
 

 
 
Figure 1. Overview of wetland boundary (pink flagging). 
 
 
 
 
 



 

 

 
Figure 2. Sample Point 1 soil pit (LEFT), with standing water at the bottom and Sample Point 2 soil pit (RIGHT). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

Appendix C:  Wildlife Review 
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Pole Star Community Wildlife Review 
 
 

Prepared by:   AloTerra Restoration Services, LLC  
320 E. Vine Drive Suit 314 
Fort Collins, CO 80524 

 
Prepared on:   November 01, 2021  

Background 
Pole Star Community, formerly Happy Heart Farms (hereafter referred to as the Project), is located in 
Fort Collins, Colorado in Larimer County (Figure 1). The property is situated to the north of West 
Elizabeth Street and to the west of South Overland Trail, and is surrounded by residential communities 
and natural areas. The Pleasant Valley and Lake Canal runs west of the Project site and is lined by Crack 
willow (Salix fragilis) and Russian Olive (Elaegnus angustifolia). Currently The Project is used for 
residential and agricultural purposes and is proposed to undergo development for the establishment of 
the Pole Star Community.  In November of 2021, AloTerra Restoration Services (AloTerra) delineated 
0.05 acres of wetland which occurs north of the Pleasant Valley and Lake Canal in the southwest corner 
of The Project.  The surface and ground water associated with the farmland flows south towards West 
Elizabeth Street.  Uplands within the Project contains several old growth cottonwood trees (Populus 
deltoides) and are dominated by smooth brome (Bromus inermis) and agricultural crops. Riparian areas 
are dominated by canary reedgrass (Phalaris arundinaceae) and baltic rush (Juncus balticus), with 
limited surface water.  
 

 

 

 

 

 

 

 

 

 

 

 

Figure 1: Location of Happy Heart Farms in Fort Collins, Colorado.  
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Purpose 
The purpose of this wildlife review is to assess the probable effects on federally listed species and 
sensitive species in the proposed Project site, per Section 7 of the 1973 Endangered Species Act. Under 
the actions, consultations, and recommendations of the USFWS, in cooperation with Colorado Parks and 
Wildlife. The authorized organization must ensure, with the best scientific data available, that there will 
be no negative change or destruction to critical habitats in the Project area (USFWS, 2013).  

Threatened, Endangered, Proposed, and Sensitive Species 
On November 1, 2021 an official species list was documented by U.S Fish and Wildlife 
Service’s Information for Planning and Consultation IPAC: http://ecos.fws.gov/ipac/ was obtained by 
using known ranges of federally listed species in The Project area. A list was also unofficially obtained 
from the 2016 Colorado Natural Heritage Program database by looking at known sightings of sensitive 
species near Kingfisher Wetland project area. On November 1, 2021 an AloTerra Restoration Services 
field technician conducted a site visit in order to assess suitable habitat for known listed and sensitive 
animal species.   
 
Table 1 Provides a record of the federally listed Federally listed species that could occur within the area 
of the proposed project (20 acres). The table includes (a) the common name of the species (b) the 
scientific name of the species (c) the status of the species in question (d) whether or not the species 
should be excluded and (e) the reasoning why the species should be excluded. 
 
The reasoning of excluding species from the list of concerned species is given based off a variety of 
reasons including: 

1) No suitable habitat was found during site visit, The range of the species in is such that the species is 
highly unlikely to not known near occur within the Project site; 
2) No suitable habitat was found during the site review; and/or 
3) No records for the species exist within the Project site. 

 
Table 1. Federally listed terrestrial and aquatic species that may occur or be affected by actions within 
the Project. 

Common Name Species Status Species 
Excluded Reason for Exclusion 

Mammals 
Preble’s meadow 
jumping mouse Zapus hudsonius preblei Threatened No Species and habitat are not 

present. 
Canada lynx Lynx canadensis Threatened Yes Species and habitat are not 

present. 
Birds 
Mexican spotted owl Strix occidentalis lucida Threatened Yes Critical habitat does not 

overlap with project site 
Whooping crane Grus americana Endangered Yes Range does not overlap 

with project site 
Least tern Sterna antillarum Endangered Yes Range does not overlap 

with project site 
 Piping plover Charadrius melodus Threatened Yes  Range does not overlap 

with project site 
Fish 
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Pallid sturgeon Scaphirhynchus albus Endangered Yes Species and habitat are not 
present. 

Greenback 
cutthroat trout 

Oncorhynchus clarkii 
stomias 

Threatened Yes Species and habitat are not 
present. 

Plants 
Colorado butterfly 
plant 

Gaura neomexicana var. 
coloradensis 

Threatened Yes Species and habitat are not 
present. 

Ute ladies-tresses Spiranthes diluvialis Threatened Yes Species and habitat are not 
present. 

Western prairie 
fringed orchid 

Plantanthera praeclara Threatened Yes Species and habitat are not 
present. 

North Park phacelia Phacelia formosula Endangered Yes Found in higher elevation 
range (8,000-8,300 ft)  

Sourced from IPAC :http://ecos.fws.gov/ipac/ website. Note- Some species may be affected downstream from 
water source. 

*There are no federally designated critical habitats within the Project area. 
 

Federally Listed Species  
Preble’s Meadow Jumping Mouse (PMJM) 
Since 1998, the Preble’s Meadow Jumping Mouse (Zapus hudsonius preblei) has been federally listed as 
threatened by the U.S Fish and Wildlife Service. In Colorado, they are also listed as Species of Greatest 
Conservation Needs, considered sensitive by the US Forest Service, and critically imperiled according to 
the Colorado Natural Heritage Program. Declining PMJM populations are due to predation, habitat 
degradation, and fragmentation. In Colorado, the PMJM can be found up to elevations around 7,000 
feet east of the Front Range, and west to the shortgrass prairie. (USFWS, 2013) 
 
Preble’s meadow jumping mice are found in areas with natural hydrological processes that create a 
dense riparian area with biologically diverse herbaceous plants. PMJM have been found in environments 
with a variety of plant species, frequently in areas with a thick layer of grasses and forbs that create 
cover.  Studies show that the specific species composition of herbaceous plants is not as important to 
supporting populations, but that suitable habitat needs to have a higher percentage of ground cover in 
the vicinity to open water. Most PMJM were found within areas with a higher density of the shrub layer 
consisting mostly of willows. The mice use adjacent grassy uplands as far as approximately 300 feet from 
the 100-year floodplain to “hibernate” during the colder months. These nests are called hibernacula and 
can be found under the cover of snowberry, chokecherry, cottonwoods, gooseberry, and other willow 
species. 
 
Section 4 of the Endangered Species Act (1973) prevents any funded or authorized agency to take action 
that would negatively affect lands labeled as PMJM Critical habitat.  Critical Habitat is defined by areas 
currently occupied by the species or potential areas in which the species could establish. In 2013, The 
Fish and Wildlife Service revised the critical habitat designation for the Preble’s meadow jumping mouse 
(shapefiles found at: https://www.fws.gov/mountain-
prairie/es/species/mammals/preble/CRITICAL%20HABITAT/CRITICALHABITATindex.htm.). The 
approximate 50,000 acres designated for critical habitat occur adjacent to streams and rivers in the 
Colorado foothill and mountain regions. PMJM critical habitat is located in Boulder, Broomfield, Douglas, 
El Paso, Jefferson, Larimer and Teller Counties (USFWS, 2014). Currently there is no critical habitat 
designated in the Project area (USFWS, 2010). Although the Project area does not have optimal habitat 
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due to lack of desired upland vegetation, presence of PMJM cannot be confirmed without a thorough 
survey of the area. 

Rare Plants 
The rare plant survey resulted in no evidence of Spiranthes diluvialis (Ute ladies’-tresses) or Gaura 
neomexicana var. coloradenesis (Colorado Butterfly Plant) in the Project area. 

Sensitive Species 
The sensitive species list is derived from the U.S. Forest Service (https://www.fs.usda.gov) and Colorado 
Parks and Wildlife data on present sensitive species ranges and distributions (USFS, 2005). The Regional 
Forester’s sensitive list is evaluated by examining viable risk of species; these species are categorized as 
R2 sensitive, not R2 sensitive, or, not a concern. Suitable habitat was also determined by a site visit 
conducted by AloTerra Restoration Services on November 01, 2021. Under the Migratory Bird Treaty Act 
of 1918 and the Bald and Golden Eagle Protection Act no activity that “takes, transports, barters, or 
exports the listed migratory birds or eagles is permissible unless it is sanctioned by the U.S. Fish and 
Wildlife Service. The sensitive species list includes migratory birds that could use The Project area as a 
breeding, over-wintering, or stopover site.   
 
The species found in Table 2 below are compiled from lists of at-risk species that have potential habitat 
or occurrence in the Project area, specifically in the vicinity of the documented wetland. The table is 
organized as followed: (a) The common name of the species, (b) The scientific name of the species, (c) 
The status of the species in question, (d) Whether or not the species should be excluded, and (e) The 
reasons why the species should be excluded. 
 
Table 2. Federally listed terrestrial and aquatic species that may occur or be affected by the actions 
within the Project. 

Common name Species Status Species 
Excluded Reasons for exclusion 

Mammals 
Fringed myotis Myotis thysanodes Forest Service 

Sensitive 
Yes Found in coniferous forest 

and mixed pine  
Townsend’s big-
eared bat 

Corynorhinus 
townsendii 

Forest Service 
Sensitive 

Yes Habitat requirements are not 
in range 

Black-tailed prairie 
dog 

Cynomys 
ludovicianus 

Forest Service 
Sensitive 

Yes No colonies were found in 
the Project site 

White-tailed 
prairie dog 

(Ocynomys leucurus)  Forest Service 
Sensitive 

Yes No colonies were found in 
the Project site  

Kit fox Vulpes macrotis Forest Service 
Sensitive 

Yes Range does not overlap with 
project site 

Swift fox Vulpes velox Forest Service 
Sensitive 

No 
 

Birds 
Bald eagle Haliaeetus 

leucocephalus 
Forest Service 
Sensitive 

No 
 

Cassin’s sparrow 
Aimophila cassinii 

Bird of 
Conservation 
Concern 

Yes Range does not overlap with 
project site 
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Lesser yellowlegs 
Tringa flavipes  

Bird of 
Conservation 
Concern 

Yes Range does not overlap with 
project site 

Black Swift Cypseloides niger Forest Service 
Sensitive 

Yes Habitat requires cliffs limited 
in Colorado 

Chestnut-collared 
longspur Calcarius ornatus  

Forest Service 
Sensitive 

Yes Site location does not 
overlap with species range 

Sandhill Crane Antigone canadensis  
Forest Service 
Sensitive 

Yes Suitable habitat is not 
evident in project site 

Northern harrier Circus cyaneus Forest Service 
Sensitive 

No 
 

Swainson’s Hawk Buteo swainsoni   Federal Species of 
Concern 

No 
 

Greater sage-
grouse 

Centrocercus 
urophasianus 

Forest Service 
Sensitive 

Yes Found in sage brush habitat 

Grasshopper 
sparrow 

Ammodramus 
savannarum   

Forest Service 
Sensitive 

Yes Native species range does 
not meet area requirements 

Fish 
Plains Minnow Hybognathus 

plactius 
State Endangered Yes Suitable habitat is not 

evident in project site 
Plains topminnow Fundulus sciadicus Forest Service 

Sensitive 
Yes Suitable habitat is not 

evident in project site 
Flannelmouth 
Sucker 

Catostomus 
latipinnis  

Forest Service 
Sensitive 

Yes Suitable habitat is not 
evident in project site 

Amphibians 
Northern leopard 
frog 

Lithobates pipiens Forest Service 
Sensitive 

No 
 

Plains leopard frog Lithobates  blairi Forest Service 
Sensitive 

Yes Range does not overlap with 
project site 

Species list was sourced from U.S. Forest Service https://www.fs.usda.gov Rocky Mountain Region and USFWS 
Migratory birds for the Mountain-Prairie Region updated 2017.  
Migratory bird list was sourced from USFWS Birds of Conservation Concern  
 https://www.fws.gov/birds/management/managed-species/birds-of-conservation-concern.php. 

 

Sensitive Species Details 
Mammals 
Swift Fox 
Historically Swift fox (Vulpes velox) populations declined due to habitat fragmentation and loss, 
competition, trapping, and collateral damage when trying to kill wolves. In Colorado they are listed as 
Special Concern and classified as a sensitive species by USFS Region 2. They range throughout western 
United States but are found in higher abundances in Colorado than Montana, Nebraska, and South 
Dakota, where they still have not reached historical population levels. The fox appears to not be 
affected by heavily grazed ecosystems and can be found in a variety of habitat types that include short-
grass and mid-grass prairies, including a variety of agricultural land types. In these areas, vegetation is 
typically dominated by blue grama, buffalograss, western wheatgrass, and sagebrush. Fox dens have 
been found in areas with low vegetation on slight slopes in well-drained sites, with soil types that 
include silty loam or loam. The species are not directly reliant on riparian areas and can be found up to 3 
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miles away from any source of water. (Marks et al., 2005). No dens were sighted in the Project area. Due 
to the size of the proposed Project area, there should be minimal impacts to swift fox populations.  

Birds 
Bald Eagle 
The bald eagle (Haliaeetus leucocephalus) is found only in North America (CPW, n.d.). Populations 
declined in the early-mid 20th century due to impacts from pesticides (mainly DDT), disturbance and loss 
of trees for nesting habitat. The eagle was consequently placed on the Endangered Species List. 
However, with the ban on the pesticide DDT and protection of nesting habitat, the eagles have 
substantially recovered, with Endangered status reduced to Threatened in 1995 and with further 
recovery was de-listed nationally. The bald eagle was removed from the Colorado list of threatened and 
endangered species in 2009. Bald eagles can be found throughout much of Colorado during both 
summer and winter and can be observed near reservoirs and major rivers such as the South Platte. 
Eagles will roost and nest in large cottonwood trees, roosting communally in the winter for warmth. 
Bald eagles have a varied diet, with nests often found near water in tall trees, building nests that can be 
7 to 8 feet across. No nests or signs of bald eagles were seen during site visit on November 01, 
2021.  Any bald eagles that may be using the area should not be negatively affected by the Project, 
especially if large trees can be protected from construction activities.  

Northern Harrier 
The Northern harrier (Circus cyaneus) is a Tier 2 Species of Greatest Conservation Need in Colorado and 
a Forest Service Sensitive Species in Region 2. These raptors reside in a variety of habitats year-around, 
including grasslands and marshes. They reside throughout Colorado, with higher densities on the 
eastern plains, short-grass prairies and western valleys. In the eastern plains these birds breed in a 
variety of ecosystems, preferring large wetlands (>250 acres) with dense vegetation (7-10 inches in 
height). Nests are found either on the ground or on a platform usually near open water. More 
specifically, nests are commonly found hidden in wetland vegetation, where cover is taller than 60 
cm.  (Slater, 2005) During the site visit on November 01, 2021 no northern harrier was sighted, and no 
nests were found. The Project development is unlikely to negatively impact the species due to the 
species range and scope of the Project. 

Swainson’s Hawk 
The Swainson’s Hawk (Buteo swainsoni) is found throughout Colorado in open areas, usually native 
short and tall grass prairies, and agricultural lands. Since the 1980s, Swainson Hawk populations 
declined in many parts of its range due to removal of riparian habitat, and lack of nest site availability 
(Bechard, 2010). The raptors’ home range varies between about 170 to 21,550 acres depending on the 
amount of forage and water available. Nests will frequently be found in a lone tree or post in these 
grasslands, but they can also be found along riparian areas among a cluster of trees within their home 
range. The nests are found in a variety tree species including cottonwood (Populus sp.), willows (Salix 
sp.), sycamores (Platanus sp.), and walnut (Juglans sp.) These hawks are a migratory bird species, listed 
on the Migratory Bird Treaty Act, traveling from North America to breed in the summer to South 
America for wintering. (Woodbridge, 1998) This raptor has a high tolerance for human disturbance and 
can be found in areas with high human activity, although there can be nest abandonment if there is 
high-intensity disturbance or construction near a nesting tree. When nests occur, they are usually found 
15-30 feet above ground. AloTerra Restoration Service’s wildlife technician conducted a field assessment 
on November 01, 2021 and found no nests in the proposed construction area. The Swainson’s Hawk 
should not be negatively affected by the Project due to the extensive size of their home range and 
minimal effect to potential nesting sites from construction activities.  
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Amphibians 
Northern Leopard Frog 
Northern leopard frogs (Lithobates blairi) are found statewide in Colorado and are currently listed as a 
Tier 1 Species of Greatest Conservation Need. Population declines are due to climate change, invasive 
diseases, habitat loss, pollution, and predation. The frogs can be found in the western United States in 
elevations up to 11,000 feet. This species can inhabit a variety of riparian areas including stream 
channels, sloughs, reservoirs, gravel pits, and oxbows. For breeding and foraging purposes, the frogs 
prefer dense vegetation with heights around 6 to 12 inches and more than 30 percent cover. Northern 
leopard frog breeding sites commonly occur in semi-permanent ponds or wetlands with water depths to 
25 to 40 inches. Water quality is an important factor for most amphibians, needing unpolluted sites with 
water that is well oxygenated and pH balanced (6.1-7) (CPW, 2005).  Through the winter, leopard frogs 
hibernate on the bottom of ponds located beneath 1-1.5 feet of rock where water depths were at least 
2 feet. Construction associated with The Project may impact individuals that were not identified during 
the general survey, but due to the size and location of the construction project it is not likely to result in 
a decline in population toward federal listing.  

Other Wildlife 
As previously discussed in the sections on Threatened, Endangered, and Proposed Species and Sensitive 
Species of Concern, the proposed restoration project should minimally impact populations of species 
that have ranges that do or may potentially overlap with the Project area.  Due to low vegetation 
species diversity and poor riparian conditions the Project area does not provide any critical habitat to 
federally listed or sensitive species. The mature cottonwoods provide some habitat for song birds and 
raptors in the spring and summer including; great horned owls, American kestrels, western tanagers, 
dark-eyed juncos, and variety of sparrows. No ground nests or raptor nests were found on the site 
during site visit of November 01, 2021. There were signs of raccoons (Procyon lotor), great blue herons 
(Ardea Herodias) and coyote (Canis latrans).  A young male mule deer was seen along the canal corridor 
and droppings were found throughout the Project. Many common animal species have been observed 
throughout the Project including garter snakes, Canadian geese, great horned owls, Eurasian doves, blue 
jays, Northern flickers, golden finches, and House sparrows. Ornate box turtles and Mallard ducks have 
been sighted in the pond north of the Project. This wetland area and old growth trees could potentially 
be suitable habitat for songbird nesting/feeding and should therefore be protected during any future 
construction. 

Mitigation Measures 
Construction should avoid impacting important suitable habitat for sensitive or endangered species. In 
order to minimally impact sensitive or migratory bird populations, it is important to avoid impacting any 
potential nesting sites (cottonwood trees or thick vegetation on the surface).   
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SHRUB PLANTING
CROSS SECTION NOT TO SCALE

25 - 50% Deeper than rootball

2x Rootball 
diameter

NOTES:
1.Broken or crumbling rootballs will be

rejected.
2.

3.

4.

5.

6.

7.

Care should be taken not to damage the
shrub or rootball when removing it from
its container.
Backf ll around rootball with soil that
does not exceed specif cations in
restoration notes.
Excavate planting pit 2x the diameter fo
the rootball and 25-50% deeper than
height of rootball.
Add backf ll around rootball in 2” layers,
watering each layer before applying the
next of soil.
Add 2” of mulch to cover 18” of the
ground/dripline, leaving 1” open around
trunk of shrub.
Use part of the excavated soil to build an
irrigation berm at the edge of dripline,
about 1-2” high and 3-4” wide. Import
soil as needed from nearby harvest sites.

2x depth of mulch
Irrigation berm
Undisturbed soil

Amended backf ll

Container shrub
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DEPARTMENT OF THE ARMY 
CORPS OF ENGINEERS, OMAHA DISTRICT 

DENVER REGULATORY OFFICE, 9307 SOUTH WADSWORTH BOULEVARD 
LITTLETON, COLORADO 80128-6901 

 
 

November 1, 2022  
 
 
RE:   Approved Jurisdictional Determination, Pole Star Community, Corps File 

No. NWO-2022-01369-DEN  
 
 
Mrs. Sarah Smith 
AloTerra Restoration Services 
320 East Vine Drive Ste. 314 
Fort Collins, CO 80524 
 
Dear Mrs. Smith: 
 
     This letter is in reference to the property located at approximately 40.577°N,              
-105.129°W, in Larimer County, Colorado.  The submittal dated September 21, 2022, on 
behalf of Pole Star, consists of a request for an Approved Jurisdictional Determination 
for the above project.   
 
     The project area has been reviewed in accordance with Section 404 of the Clean 
Water Act under which the U.S. Army Corps of Engineers regulates the discharge of 
dredged and fill material, and any excavation activity associated with a dredge and fill 
project in waters of the United States.  Based on a review of available documentation 
and an October 26, 2022, site visit, we have determined that the project site does not 
contain waters of the United States. A Department of the Army (DA) permit is not 
required for the discharge of dredged or fill material, and any excavation activity 
associated with a dredge and fill project into this resource under Section 404 of the 
Clean Water Act.  

 
The JD is attached to this letter.  If you are not in agreement with the JD decision, 

you may request an administrative appeal under regulation 33 CFR 331, by using the 
attached Appeal Form and Administrative Appeal Process form.  The request for appeal 
must be received within 60 days from the date of this letter.  It is not necessary to 
submit a Request for Appeal if you do not object to the JD. 
 

This JD is valid for a period of five years from the date of this letter, unless new 
information warrants revisions of the JDs before the expiration date, or unless the Corps 
has identified, after a possible public notice and comment, that specific geographic 
areas with rapidly changing environmental conditions merit re-verification on a more 
frequent basis. 



2 

If there are any questions, please feel free to contact David Liccione at (720) 922-
3841 or by e-mail at David.J.Liccione@usace.army.mil and reference Corps File No. 
NWO-2022-01369-DEN. 

Sincerely,

Kiel Downing
Chief, Denver Regulatory Office

Enclosures:
Approved Jurisdictional Determination Form (November 1, 2022) 
Notice of Administrative Appeal Options
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Executive Summary 
 
JR Engineering (JR) has completed a review of the traffic impacts resulting from the proposed Polestar Mixed-
Use Development (Project) in Fort Collins, Colorado (City). 
 
The objectives of this Traffic Impact Study (TIS) are: 
 

Estimate site-generated traffic and route trips onto adjacent streets. 
Perform traffic operations analysis for 2024 Opening Day and 2045 Future Year scenarios. 
Make recommendations for roadway improvements to accommodate new traffic. 

 
The methodology, content, and findings of this TIS are consistent with the following documents: 
 

Larimer County Urban Area Street Standards (LCUASS) – Chapter 4 – Transportation Impact Study 
 
The base assumptions form according to LCUASS is included in Appendix E. 
 
Key Findings of this TIS 
 

Levels of Service 
o No operational concerns related to levels of service were identified as part of this TIS. 

Queue Lengths 
o No operational concerns related to queuing were identified as part of this TIS. 

Pedestrian and Bicycle Facilities 
o Pedestrian facilities are mostly adequate in the area surrounding the Project site, which is 

primarily residential. Bicycle lanes are present along nearby major streets. Sidewalks and 
crosswalks are proposed as part of the Project. 

 
 
 
 
  



 

Introduction 
 
JR has completed a review of the existing and forecasted traffic operations in the vicinity of the planned 
Polestar Mixed-Use Development. A vicinity map is included in Figure 1. 
 

 
Figure 1: Vicinity Map 
 



 
Land Uses 
 
The Polestar development is anticipated to contain the following land uses: 
 

Residential (136 dwelling units) 
o Single Family Detached (19 dwelling units) 
o Townhome (56 dwelling units) 
o Multi-Family (61 dwelling units) 

3 Acres of Urban Agriculture 
Community Center 
Group Home for Elder Care 
Place of Worship 

 
Study Intersections 
 
Five intersections were analyzed as part of this TIS. Four of them are external to the site, and one is internal. 
The study intersections, along with a site plan, are shown in Figure 2. 
  



 

 
Figure 2: Site Plan and Study Intersections 
  



 

Traffic Volumes and Distribution 
 
Existing Traffic Volumes 
 
Existing traffic volumes were obtained on Wednesday, April 27, 2022 by All Traffic Data Services for external 
intersections E1, E2, and E3. The E4 intersection was added to the study later and was counted by All Traffic 
Data Services on Thursday, June 16, 2022. Traffic counts are included in Appendix B. Existing volumes are 
shown in Figure 4. 
 
Background Traffic Growth Rate 
 
JR applied a 1.5% growth rate to the existing traffic volumes to account for future development. Discussions 
with the City indicated that a growth rate of 1-2% would be reasonable. The North Front Range Metropolitan 
Planning Organization (NFRMPO) anticipates 1.5% annual growth in population in the Fort Collins Growth 
Management Area through 2045. 
 
Future background traffic volumes are shown in Figure 6 (2024) and Figure 8 (2045). 
 
Background traffic was added to the internal study intersection at Orchard & Locust Grove. Although this 
intersection is not existing, it is anticipated that background traffic will use this intersection in the future. 
Background traffic volumes at this intersection were determined by extrapolating from the external study 
intersections. 
 
Site-Generated Traffic Volumes 
 
Site-generated traffic volumes were estimated using ITE Trip Generation Manual, 10th Edition. The Polestar 
development is expected to produce the following trips: 
 

Average Daily Trips: 1,351 
AM Peak Entering Site: 29 
AM Peak Exiting Site: 59 
PM Peak Entering Site: 65 
PM Peak Exiting Site: 44 

 
A trip generation report is included in Appendix C. Site-generated traffic volumes are shown in Figure 5. 
 
Distribution of Site-Generated Traffic 
 
Site-generated traffic was routed onto adjacent streets according to the distribution in Figure 3. 
 



 

 
Figure 3: Site-Generated Traffic Distribution 
 
Total Traffic 
 
Total traffic is the sum of background and site-generated traffic. JR forecasted total traffic volumes at the 
study intersections in the years 2024 (Opening Day) and 2045 (Future Year). Total traffic volumes are shown in 
Figure 7 (2024) and Figure 9 (2045). 
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Existing (2022) Traffic Volumes

Existing traffic volumes at the external study intersections are included in Figure 4. Existing lane geometry is shown.

Figure 4: Existing (2022) Traffic Volumes
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Site-Generated Traffic Volumes

Site-generated traffic volumes at the study intersections are included in Figure 5.

Figure 5: Site-Generated Traffic Volumes

I1

Polestar – Traffic Impact Study
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Opening Day (2024) Background Traffic Volumes

2024 background traffic volumes at the study intersections are included in Figure 6. Existing lane geometry is shown.

Figure 6: Opening Day (2024) Background Traffic Volumes
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Opening Day (2024) Total Traffic Volumes

2024 total traffic volumes at the study intersections are included in Figure 7. Existing lane geometry is shown.

Figure 7: Opening Day (2024) Total Traffic Volumes

Polestar – Traffic Impact Study
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Future (2045) Background Traffic Volumes

2045 background traffic volumes at the study intersections are included in Figure 8. Existing lane geometry is shown.

Figure 8: Future (2045) Background Traffic Volumes

Polestar – Traffic Impact Study
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Future (2045) Total Traffic Volumes

2045 total traffic volumes at the study intersections are included in Figure 9. Existing lane geometry is shown.

Figure 9: Future (2045) Total Traffic Volumes
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Traffic Operations Analysis 

Traffic operations were analyzed using HCM 6th Edition methodology. Synchro reports are included in 
Appendix D. 

Levels of Service 

JR analyzed each of the study intersections for peak hour level of service (LOS). Table 1 includes the LOS for 
each movement in the existing condition (2022). Table 2 includes the forecasted LOS for background traffic 
and total traffic in the year 2024. Table 3 includes the forecasted LOS for background traffic and total traffic in 
the year 2045. 

Table 1: 2022 Existing Levels of Service 

 Intersection Movement/Approach AM Peak 
LOS 

PM Peak 
LOS 

 
E1 – Elizabeth & Kimball EB Left A A 

SB Approach B B 

 
E2 – Plum & Kimball 

EB Approach A A 
WB Approach A A 
NB Approach A A 
SB Approach A A 

 
E3 – Mulberry & Locust 

Grove 
WB Approach A A 
NB Approach A A 

 
E4 – Mulberry & Louise WB Approach A A 

NB Approach A A 

 



Table 2: 2024 Opening Day Levels of Service 
 

Intersection Movement/ 
Approach 

AM Peak Hour LOS PM Peak Hour LOS 

 Background 
Traffic 

Total 
Traffic 

Background 
Traffic 

Total 
Traffic 

 
E1 – Elizabeth & 

Kimball 
EB Left A A A A 

SB Approach B B B B 

 
E2 – Plum & Kimball 

EB Approach A A A A 
WB Approach A A A A 
NB Approach A A A A 
SB Approach A A A A 

 
E3 – Mulberry & 

Locust Grove 
WB Approach A A A A 
NB Approach A A A A 

 
E4 – Mulberry & 

Louise 
WB Approach A A A A 
NB Approach A A A A 

 
I1 – Orchard & 
Locust Grove 

EB Approach A A A A 
SB Approach A A A A 

Table 3: 2045 Future Year Levels of Service 
 

Intersection Movement/ 
Approach 

AM Peak Hour LOS PM Peak Hour LOS 

 Background 
Traffic 

Total 
Traffic 

Background 
Traffic 

Total 
Traffic 

 
E1 – Elizabeth & 

Kimball 
EB Left A A A A 

SB Approach B B B C 

 
E2 – Plum & Kimball 

EB Approach A A A A 
WB Approach A A A A 
NB Approach A A A A 
SB Approach A A A A 

 
E3 – Mulberry & 

Locust Grove 
WB Approach A A A A 
NB Approach A A A A 

 
E4 – Mulberry & 

Louise 
WB Approach A A A A 
NB Approach A A A A 

 
I1 – Orchard & 
Locust Grove 

EB Approach A A A A 
SB Approach A A A A 

Discussion on Levels of Service 

Levels of service are expected to be satisfactory at all study intersections through 2045. The southbound 
approach at the Elizabeth & Kimball intersection is expected to operate at LOS B in most scenarios. In the PM 
peak hour of 2045, this approach is anticipated to operate at LOS C, which is still satisfactory. All other 
approaches/movements are expected to operate at LOS A through 2045. 



Queue Lengths 

JR analyzed each of the study intersections for 95th percentile queue lengths using HCM 6th Edition 
methodology. Table 4 includes the queue lengths for the year 2022 with existing traffic. Table 5 includes the 
queue lengths for the year 2024 with total traffic. Table 6 includes the queue lengths for the year 2045 with 
total traffic. 

Table 4: 2022 Existing 95th Percentile Queue Lengths 

 Intersection Movement/Approach AM Peak 
Queue (ft) 

PM Peak 
Queue (ft) 

 
E1 – Elizabeth & Kimball EB Left <25 <25 

SB Approach <25 <25 

 
E2 – Plum & Kimball 

EB Approach <25 <25 
WB Approach <25 <25 
NB Approach <25 <25 
SB Approach <25 <25 

 
E3 – Mulberry & Locust 

Grove 
WB Approach <25 <25 
NB Approach <25 <25 

 
E4 – Mulberry & Louise WB Approach <25 <25 

NB Approach <25 <25 

Table 5: 2024 Opening Day 95th Percentile Queue Lengths 

 Intersection Movement/Approach AM Peak 
Queue (ft) 

PM Peak 
Queue (ft) 

 
E1 – Elizabeth & Kimball EB Left <25 <25 

SB Approach <25 <25 

 
E2 – Plum & Kimball 

EB Approach <25 <25 
WB Approach <25 <25 
NB Approach <25 <25 
SB Approach <25 <25 

 
E3 – Mulberry & Locust 

Grove 
WB Approach <25 <25 
NB Approach <25 <25 

 
E4 – Mulberry & Louise WB Approach <25 <25 

NB Approach <25 <25 

 
I1 – Orchard & Locust 

Grove 
EB Approach <25 <25 
SB Approach <25 <25 

 



Table 6: 2045 Future 95th Percentile Queue Lengths 

 Intersection Movement/Approach AM Peak 
Queue (ft) 

PM Peak 
Queue (ft) 

 
E1 – Elizabeth & Kimball EB Left <25 <25 

SB Approach <25 <25 

 
E2 – Plum & Kimball 

EB Approach <25 <25 
WB Approach <25 <25 
NB Approach <25 <25 
SB Approach <25 <25 

 
E3 – Mulberry & Locust 

Grove 
WB Approach <25 <25 
NB Approach <25 <25 

 
E4 – Mulberry & Louise WB Approach <25 <25 

NB Approach <25 <25 

 
I1 – Orchard & Locust 

Grove 
EB Approach <25 <25 
SB Approach <25 <25 

Discussion on Queue Lengths 

Queues are expected to be nominal at all study intersections through 2045. No operational concerns are 
anticipated as a result of queuing. 

 



 

Pedestrian and Bicycle Analysis 
 
Existing Pedestrian Facilities 
 
Existing sidewalks are located along the local streets in the surrounding residential area. Along Elizabeth 
Street, continuous sidewalks exist on the south side, while disconnected sidewalk segments exist on the north 
side. Along Mulberry Street, a few disconnected segments of sidewalk exist. An existing concrete path is 
located on the west side of the Project site parallel to the Pleasant Valley and Lake Canal. 
 
Existing Bicycle Facilities 
 
Bicycle lanes exist on both sides of Elizabeth Street and Mulberry Street near the study intersections. For the 
local streets in the residential area surrounding the Project site, lanes are not marked. 
 
Links to Neighboring Land Uses 
 
JR analyzed pedestrian links to other land uses within 1,320 feet of the Project site. Figure 10 shows the 
approximate area analyzed. Additionally, schools within 1.5 miles of the site were considered. The pedestrian 
analysis worksheet according to LCUASS is included in Appendix A. 
 
Proposed Improvements 
 
The following improvements are proposed as part of the Project: 
 

Local streets within the Project site will have sidewalks on both sides. 
Crosswalks will be installed at neck-downs in the street to promote safe pedestrian crossings. 
Sidewalks along Orchard Place will connect to the existing path along the canal west of the site. 

 
  



 

 
Figure 10: Pedestrian Analysis Area 
 
  



 

Conclusion 
 
Below is a summary of conclusions and findings of this TIS. 
 
Levels of Service 
 
No operational concerns related to levels of service were identified as part of this TIS. 
 
Queue Lengths 
 
No operational concerns related to queuing were identified as part of this TIS. 
 
Pedestrian and Bicycle Facilities 
 
Pedestrian facilities are mostly adequate in the vicinity of the Project site. The surrounding area has a 
residential character with sidewalks along most streets. 
 
Bicycle lanes are present along Elizabeth Street and Mulberry Street. 
 
Proposed improvements as part of the Project include sidewalks, crosswalks, and a connection to the existing 
trail west of the site. 
 
  



 

 
 
 
 
 
 

Appendix A 
Pedestrian Worksheet 

 
  



Pedestrian Analysis Worksheet 
Project Classification: Residential 

 Description of 
Destination 

Destination 
Classification 

Level of 
Service Security Directness Continuity 

Street 
Crossings 

(signalized) 

Street 
Crossings 

(unsignalized) 

Visual 
Appeal & 
Amenities 

Surface 
Condition 

1 
Residential 

area around 
site 

Residential 
Existing A A B N/A B C A 

Proposed A A B N/A B C A 

2 
CSU 

laboratories 
west of site 

Residential 
Existing A B C N/A C C A 

Proposed A B C N/A C C A 

3 
Bauder 

Elementary 
School 

Residential 
Existing A A C A C C A 

Proposed A A C A C C A 

4 
Irish 

Elementary 
School 

Residential 
Existing A C C B C C A 

Proposed A C C B C C A 

5 Blevins Middle 
School Residential 

Existing A B C A C C A 
Proposed A B C A C C A 

6 Poudre High 
School Commercial 

Existing A B C A C C A 
Proposed A B C A C C A 
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LOCUST GROVE DR LOCUST GROVE DRW MULBERRY STW MULBERRY ST

(303) 216-2439
www.alltrafficdata.net

LLocation: 1  LOCUST GROVE DR & W MULBERRY ST AM
Wednesday, April 27, 2022Date:

Peak Hour - All Vehicles

Traffic Counts

Note: Total study counts contained in parentheses.

Peak Hour - Pedestrians/Bicycles on Crosswalk

Peak Hour: 08:00 AM - 09:00 AM
Peak 15-Minutes: 08:45 AM - 09:00 AM

0 0

33

60

127

61

39
0.83

N

S
EW

0.00

0.75

0.60

0.85

()()

(53)

(102)

(62)

(101)

(20)(10)

0
31
2

5
55
0

0

1

W MULBERRY ST

W MULBERRY ST

LOCUST GROVE DR

LOCUST GROVE DR

0

2

N

S

EW

02

0 0

Left Thru Right Total
EastboundInterval

Start Time
Rolling
Hour West East South North

Pedestrian Crossings
U-Turn

Westbound Northbound Southbound
Left Thru RightU-Turn Left Thru RightU-Turn Left Thru RightU-Turn

7:00 AM 0 3 0 0 0 00 0 6 0 0 2 13 0 0 0 0681 0 1 0
7:15 AM 0 0 0 0 0 00 0 6 0 0 9 16 0 0 0 0770 0 1 0
7:30 AM 0 1 0 0 0 00 0 11 1 0 1 15 0 0 0 0840 0 1 0
7:45 AM 0 1 0 0 0 00 0 15 0 1 6 24 0 0 0 0981 0 0 0
8:00 AM 0 1 0 0 0 00 0 14 0 1 5 22 0 0 0 01061 0 0 0
8:15 AM 0 0 0 0 0 00 0 10 0 1 8 23 0 0 0 02 0 2 0
8:30 AM 0 3 0 0 0 00 0 18 0 0 7 29 0 0 2 00 0 1 0
8:45 AM 0 3 0 0 0 01 0 13 0 0 11 32 0 0 0 02 0 2 0

Count Total 0807 174000012049319301 020 0

Peak Hour 1 0 55 0 2 31 0 7 0 0 0 0 1065 0 5 0 0 0 2 0



KIMBALL RD KIMBALL RDW ELIZABETH STW ELIZABETH ST

(303) 216-2439
www.alltrafficdata.net

LLocation: 2  KIMBALL RD & W ELIZABETH ST AM
Wednesday, April 27, 2022Date:

Peak Hour - All Vehicles

Traffic Counts

Note: Total study counts contained in parentheses.

Peak Hour - Pedestrians/Bicycles on Crosswalk

Peak Hour: 08:00 AM - 09:00 AM
Peak 15-Minutes: 08:45 AM - 09:00 AM

27 10

121

202

00

182

118
0.81

N

S
EW

0.75

0.62

0.00

0.89

(18)(52)

(212)

(375)

(204)

(333)

()()

8
113
0

0
180

2

0

0

W ELIZABETH ST

W ELIZABETH ST

KIMBALL RD

KIMBALL RD

1

0

N

S

EW

00

0 1

Left Thru Right Total
EastboundInterval

Start Time
Rolling
Hour West East South North

Pedestrian Crossings
U-Turn

Westbound Northbound Southbound
Left Thru RightU-Turn Left Thru RightU-Turn Left Thru RightU-Turn

7:00 AM 0 0 0 0 3 00 0 22 0 0 10 35 0 0 0 02670 0 0 0
7:15 AM 0 0 0 0 7 00 0 40 0 0 14 62 0 0 0 03030 1 0 0
7:30 AM 0 0 0 0 10 00 2 40 0 0 26 79 0 0 0 03160 1 0 0
7:45 AM 0 0 0 0 5 00 1 46 0 0 36 91 0 0 0 03190 3 0 0
8:00 AM 0 0 0 0 2 00 0 43 0 0 25 71 0 0 0 03300 1 0 0
8:15 AM 0 0 0 0 7 00 0 43 0 0 24 75 0 0 0 00 0 0 1
8:30 AM 0 0 0 0 4 00 1 51 0 0 22 82 0 0 0 00 0 0 4
8:45 AM 0 0 0 0 9 00 1 43 0 0 42 102 0 0 0 10 7 0 0

Count Total 50130 59704700001990032850 100 0

Peak Hour 0 2 180 0 0 113 0 0 0 0 22 0 3300 8 0 5 0 0 0 1



KIMBALL RD KIMBALL RDW PLUM STW PLUM ST

(303) 216-2439
www.alltrafficdata.net

LLocation: 3  KIMBALL RD & W PLUM ST AM
Wednesday, April 27, 2022Date:

Peak Hour - All Vehicles

Traffic Counts

Note: Total study counts contained in parentheses.

Peak Hour - Pedestrians/Bicycles on Crosswalk

Peak Hour: 08:00 AM - 09:00 AM
Peak 15-Minutes: 08:45 AM - 09:00 AM

19 9

5

1

824

2

0
0.61

N

S
EW

0.68

0.42

0.33

0.50

(18)(36)

(10)

(2)

()

(6)

(15)(47)

1
0
4

1
0
1

0

0

W PLUM ST

W PLUM ST

KIMBALL RD

KIMBALL RD

0

0

N

S

EW

00

0 0

Left Thru Right Total
EastboundInterval

Start Time
Rolling
Hour West East South North

Pedestrian Crossings
U-Turn

Westbound Northbound Southbound
Left Thru RightU-Turn Left Thru RightU-Turn Left Thru RightU-Turn

7:00 AM 0 0 0 0 0 10 1 0 0 1 0 4 0 0 0 0331 0 0 0
7:15 AM 0 0 1 0 0 50 0 0 0 0 0 7 0 0 0 0320 1 0 0
7:30 AM 0 0 3 0 0 60 0 0 0 2 0 13 0 0 0 0332 0 0 0
7:45 AM 0 0 2 0 0 50 0 0 0 0 0 9 0 0 0 0290 1 1 0
8:00 AM 0 0 1 0 0 10 0 0 0 0 0 3 0 0 0 0341 0 0 0
8:15 AM 0 0 0 0 0 70 1 0 0 0 0 8 0 0 0 00 0 0 0
8:30 AM 0 0 1 0 0 60 0 0 0 1 0 9 0 0 0 00 1 0 0
8:45 AM 0 0 5 0 0 50 0 0 0 3 0 14 0 0 0 00 0 1 0

Count Total 0234 6736001300070020 000 0

Peak Hour 0 1 0 0 4 0 0 0 7 0 0 19 341 1 1 0 0 0 0 0



LOUISE LANE LOUISE LANEMULBERRY STMULBERRY ST

(303) 216-2439
www.alltrafficdata.net

LLocation: 1  LOUISE LANE & MULBERRY ST AM
Thursday, June 16, 2022Date:

Peak Hour - All Vehicles

Traffic Counts

Note: Total study counts contained in parentheses.

Peak Hour - Pedestrians/Bicycles on Crosswalk

Peak Hour: 07:30 AM - 08:30 AM
Peak 15-Minutes: 07:45 AM - 08:00 AM

0 0

21

34

122

26

23
0.92

N

S
EW

0.00

0.88

0.75

0.73

()()

(35)

(61)

(35)

(48)

(17)(4)

0 00

0
19
2

0
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0
4 0 80
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LOUISE LANE

LOUISE LANE

0

0

0

0

N

S

EW

0
0

00

0 0

0
0

Left Thru Right Total
EastboundInterval

Start Time
Rolling
Hour West East South North

Pedestrian Crossings
U-Turn

Westbound Northbound Southbound
Left Thru RightU-Turn Left Thru RightU-Turn Left Thru RightU-Turn

7:00 AM 0 0 0 0 0 00 0 4 0 0 3 7 0 0 0 0490 0 0 0
7:15 AM 0 0 0 0 0 00 0 10 0 0 4 15 0 0 0 0580 0 1 0
7:30 AM 0 2 0 0 0 00 0 2 0 0 5 11 0 0 0 0590 0 2 0
7:45 AM 0 1 0 0 0 00 0 9 0 0 5 16 0 0 0 0570 0 1 0
8:00 AM 0 1 0 0 0 00 0 8 0 0 5 16 0 0 0 0510 0 2 0
8:15 AM 0 0 0 0 0 00 0 7 0 2 4 16 0 0 0 00 0 3 0
8:30 AM 0 0 0 0 0 00 0 5 0 2 1 9 0 0 0 00 0 1 0
8:45 AM 0 0 0 0 0 00 0 3 0 0 4 10 0 0 0 00 0 3 0

Count Total 01300 10000004031404800 000 0

Peak Hour 0 0 26 0 2 19 0 4 0 0 0 0 590 0 8 0 0 0 0 0



LOCUST GROVE DR LOCUST GROVE DRW MULBERRY STW MULBERRY ST

(303) 216-2439
www.alltrafficdata.net

LLocation: 1  LOCUST GROVE DR & W MULBERRY ST PM
Wednesday, April 27, 2022Date:

Peak Hour - All Vehicles

Traffic Counts

Note: Total study counts contained in parentheses.

Peak Hour - Pedestrians/Bicycles on Crosswalk

Peak Hour: 04:00 PM - 05:00 PM
Peak 15-Minutes: 04:00 PM - 04:15 PM

0 0

59

66

89

64

56
0.70

N

S
EW

0.00

0.70

0.56

0.67

()()

(100)

(114)

(94)

(115)

(11)(18)

0
52
7

2
62
0

0

0

W MULBERRY ST

W MULBERRY ST

LOCUST GROVE DR

LOCUST GROVE DR

0

6

N

S

EW

15

0 0

Left Thru Right Total
EastboundInterval

Start Time
Rolling
Hour West East South North

Pedestrian Crossings
U-Turn

Westbound Northbound Southbound
Left Thru RightU-Turn Left Thru RightU-Turn Left Thru RightU-Turn

4:00 PM 0 0 0 0 0 00 0 23 0 1 20 47 0 0 0 01311 0 2 0
4:15 PM 0 0 0 0 0 00 0 9 0 2 11 22 0 0 2 01100 0 0 0
4:30 PM 0 1 0 0 0 00 0 21 0 4 9 36 0 0 0 01180 0 1 0
4:45 PM 0 3 0 0 0 00 0 9 0 0 12 26 0 0 4 01061 0 1 0
5:00 PM 0 1 0 0 0 00 0 14 0 1 8 26 0 0 0 0951 0 1 0
5:15 PM 0 1 0 0 0 00 0 12 0 3 12 30 0 0 0 02 0 0 0
5:30 PM 0 0 0 0 0 00 0 16 0 0 8 24 0 0 2 00 0 0 0
5:45 PM 0 0 0 0 0 00 0 5 0 1 8 15 0 0 0 01 0 0 0

Count Total 0506 2260000608812010900 080 0

Peak Hour 0 0 62 0 7 52 0 4 0 0 0 0 1312 0 4 0 0 0 6 0



KIMBALL RD KIMBALL RDW ELIZABETH STW ELIZABETH ST

(303) 216-2439
www.alltrafficdata.net

LLocation: 2  KIMBALL RD & W ELIZABETH ST PM
Wednesday, April 27, 2022Date:

Peak Hour - All Vehicles

Traffic Counts

Note: Total study counts contained in parentheses.

Peak Hour - Pedestrians/Bicycles on Crosswalk

Peak Hour: 04:45 PM - 05:45 PM
Peak 15-Minutes: 05:15 PM - 05:30 PM

23 28

267

200

00

195

257
0.95

N

S
EW

0.52

0.89

0.00

0.94

(46)(39)

(496)

(383)

(472)

(366)

()()

17
250
0

0
184
11

0

0

W ELIZABETH ST

W ELIZABETH ST

KIMBALL RD

KIMBALL RD

1

0

N

S

EW

00

1 0

Left Thru Right Total
EastboundInterval

Start Time
Rolling
Hour West East South North

Pedestrian Crossings
U-Turn

Westbound Northbound Southbound
Left Thru RightU-Turn Left Thru RightU-Turn Left Thru RightU-Turn

4:00 PM 0 0 0 0 1 00 0 39 0 0 59 103 0 0 0 04430 3 0 1
4:15 PM 0 0 0 0 2 00 1 46 0 0 49 102 0 0 0 14500 4 0 0
4:30 PM 0 0 0 0 8 00 0 39 0 0 58 111 0 0 0 04760 6 0 0
4:45 PM 0 0 0 0 2 00 1 51 0 0 65 127 0 0 0 04850 6 0 2
5:00 PM 0 0 0 0 2 00 2 47 0 0 58 110 0 0 0 14580 1 0 0
5:15 PM 0 0 0 0 4 00 5 41 0 0 69 128 0 0 0 00 7 0 2
5:30 PM 0 0 0 0 8 00 3 45 0 0 58 120 0 0 0 00 3 0 3
5:45 PM 0 0 0 0 4 01 1 44 0 0 47 100 0 0 0 00 3 0 0

Count Total 80330 901031000046300352131 200 0

Peak Hour 0 11 184 0 0 250 0 0 0 0 16 0 4850 17 0 7 0 0 0 1



KIMBALL RD KIMBALL RDW PLUM STW PLUM ST

(303) 216-2439
www.alltrafficdata.net

LLocation: 3  KIMBALL RD & W PLUM ST PM
Wednesday, April 27, 2022Date:

Peak Hour - All Vehicles

Traffic Counts

Note: Total study counts contained in parentheses.

Peak Hour - Pedestrians/Bicycles on Crosswalk

Peak Hour: 04:45 PM - 05:45 PM
Peak 15-Minutes: 05:30 PM - 05:45 PM

22 29

2

3

3323

0

2
0.68

N

S
EW

0.52

0.50

0.63

0.25

(47)(38)

(2)

(3)

(2)

(2)

(51)(41)

1
0
1

0
0
0

0

0

W PLUM ST

W PLUM ST

KIMBALL RD

KIMBALL RD

2

0

N

S

EW

00

0 2

Left Thru Right Total
EastboundInterval

Start Time
Rolling
Hour West East South North

Pedestrian Crossings
U-Turn

Westbound Northbound Southbound
Left Thru RightU-Turn Left Thru RightU-Turn Left Thru RightU-Turn

4:00 PM 0 0 3 0 0 20 0 0 0 0 0 6 0 1 0 0381 0 0 0
4:15 PM 0 0 5 0 0 20 0 0 0 0 0 7 1 0 0 0370 0 0 0
4:30 PM 0 0 6 0 0 80 0 0 0 0 0 14 0 0 0 0500 0 0 0
4:45 PM 0 0 7 0 0 30 0 0 0 1 0 11 0 0 0 0570 0 0 0
5:00 PM 0 0 3 0 1 10 0 0 0 0 0 5 1 2 0 2550 0 0 0
5:15 PM 0 1 12 0 0 60 0 0 0 0 0 20 0 1 0 00 1 0 0
5:30 PM 1 1 6 0 0 110 0 0 0 0 0 21 2 1 0 00 0 2 0
5:45 PM 0 0 4 0 0 40 0 0 0 0 0 9 0 0 0 01 0 0 0

Count Total 0212 9337104621010000 204 5

Peak Hour 0 0 0 0 1 0 1 2 28 0 1 21 570 1 2 0 3 4 0 2



LOUISE LANE LOUISE LANEMULBERRY STMULBERRY ST

(303) 216-2439
www.alltrafficdata.net

LLocation: 1  LOUISE LANE & MULBERRY ST PM
Thursday, June 16, 2022Date:

Peak Hour - All Vehicles

Traffic Counts

Note: Total study counts contained in parentheses.

Peak Hour - Pedestrians/Bicycles on Crosswalk

Peak Hour: 05:00 PM - 06:00 PM
Peak 15-Minutes: 05:00 PM - 05:15 PM

0 0

42

55

914

53

35
0.84

N

S
EW

0.00

0.88

0.63

0.83

()()

(66)

(106)

(57)

(94)

(21)(18)

0 00

0
34
8

6
47
0

0

0

0
1 0 80

MULBERRY ST

MULBERRY ST

LOUISE LANE

LOUISE LANE

0

0

0

0

N

S

EW

0
0

00

0 0

0
0

Left Thru Right Total
EastboundInterval

Start Time
Rolling
Hour West East South North

Pedestrian Crossings
U-Turn

Westbound Northbound Southbound
Left Thru RightU-Turn Left Thru RightU-Turn Left Thru RightU-Turn

4:00 PM 0 0 0 0 0 00 0 8 0 0 4 12 0 0 0 0770 0 0 0
4:15 PM 1 0 0 0 0 00 0 12 0 1 4 21 0 0 0 0960 0 3 0
4:30 PM 0 1 0 0 0 00 0 11 0 1 6 24 0 0 0 01010 0 5 0
4:45 PM 0 0 0 0 0 00 0 10 0 1 7 20 0 0 0 01030 0 2 0
5:00 PM 0 0 0 0 0 00 0 14 0 2 10 31 0 0 0 01042 0 3 0
5:15 PM 0 1 0 0 0 00 0 13 0 1 8 26 0 0 0 02 0 1 0
5:30 PM 0 0 0 0 0 00 0 12 0 5 7 26 0 0 0 00 0 2 0
5:45 PM 0 0 0 0 0 00 0 8 0 0 9 21 0 0 0 02 0 2 0

Count Total 01806 181000021551108800 000 0

Peak Hour 0 0 47 0 8 34 0 1 0 0 0 0 1046 0 8 0 0 0 0 0



 

 
 
 
 
 
 

Appendix C 
Trip Generation 
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Trip Generation Summary

Open Date:

Analysis Date:

4/20/2022

4/20/2022Project: Polestar

Alternative:

 

Alternative 1

Phase:

ITE Land Use Enter Exit Enter ExitEnter Exit TotalTotal Total ***

Weekday Average Daily Trips Weekday AM Peak Hour of
Adjacent Street Traffic

Weekday PM Peak Hour of
Adjacent Street Traffic

210 SFHOUSE

19 Dwelling Units

90 89 179 4 10 14 12 7 19

220 LOW-RISE 2

61 Dwelling Units

224 223 447 6 22 28 21 13 34

220 LOW-RISE 1

56 Dwelling Units

205 205 410 6 20 26 20 11 31

254 ASSISTLIVE

8 Beds

11 10 21 1 1 2 1 1 2

495 RECCENTER

9 1000 Sq. Ft. GFA

130 129 259 11 5 16 10 11 21

560 CHURCH

5 1000 Sq. Ft. GFA

18 17 35 1 1 2 1 1 2

Unadjusted Volume 678 673 1351 29 59 88 65 44 109

Internal Capture Trips 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0

678 673 1351 29 59 88 65 44 109

Pass-By Trips

Volume Added to Adjacent Streets

Total Weekday Average Daily Trips Internal Capture = 0 Percent

Total Weekday AM Peak Hour of Adjacent Street Traffic Internal Capture = 0 Percent

Total Weekday PM Peak Hour of Adjacent Street Traffic Internal Capture = 0 Percent

P. 1TRIP GENERATION 10,  TRAFFICWARE, LLC
Source: Institute of Transportation Engineers,  Trip Generation Manual 10th Edition

- Custom rate used for selected time period.*



Detailed Land Use Data

Project:

Open Date:

Analysis Date:Polestar

4/20/2022

4/20/2022

For 19 Dwelling Units of SFHOUSE

( 210 ) Single-Family Detached Housing

Day / Period Rate
Avg

Rate
Min

Rate
Max

Dev
Std

Trips
Pass-By

Size
Avg

Enter Exit
% %

Eq.
Use

Equation R2Trips
Total

Weekday Average Daily Trips 9.44 4.81 2.119.39 264 50 50 False Ln(T) = 0.92 Ln(X) + 2.71 0.95179 0

Trip Generation Manual 10th EditionSource :

Weekday AM Peak Hour of Adjacent Street Traffic 0.74 0.33 0.272.27 219 25 75 False T = 0.71(X) + 4.8 0.8914 0

Trip Generation Manual 10th EditionSource :

Weekday PM Peak Hour of Adjacent Street Traffic 0.99 0.44 0.312.98 242 63 37 False Ln(T) = 0.96 Ln(X) + 0.2 0.9219 0

Trip Generation Manual 10th EditionSource :

1TRIP GENERATION 10,  TRAFFICWARE, LLC
Source: Institute of Transportation Engineers,  Trip Generation Manual 10th Edition



Detailed Land Use Data

Project:

Open Date:

Analysis Date:Polestar

4/20/2022

4/20/2022

For 56 Dwelling Units of LOW-RISE 1

( 220 ) Multifamily Housing (Low-Rise)

Day / Period Rate
Avg

Rate
Min

Rate
Max

Dev
Std

Trips
Pass-By

Size
Avg

Enter Exit
% %

Eq.
Use

Equation R2Trips
Total

Weekday Average Daily Trips 7.32 4.45 1.3110.97 168 50 50 False T = 7.56(X) - 40.86 0.96410 0

Trip Generation Manual 10th EditionSource :

Weekday AM Peak Hour of Adjacent Street Traffic 0.46 0.18 0.120.74 199 23 77 False Ln(T) = 0.95 Ln(X) - 0.51 0.926 0

Trip Generation Manual 10th EditionSource :

Weekday PM Peak Hour of Adjacent Street Traffic 0.56 0.18 0.161.25 187 63 37 False Ln(T) = 0.89 Ln(X) - 0.02 0.8631 0

Trip Generation Manual 10th EditionSource :

2TRIP GENERATION 10,  TRAFFICWARE, LLC
Source: Institute of Transportation Engineers,  Trip Generation Manual 10th Edition



Detailed Land Use Data

Project:

Open Date:

Analysis Date:Polestar

4/20/2022

4/20/2022

For 61 Dwelling Units of LOW-RISE 2

( 220 ) Multifamily Housing (Low-Rise)

Day / Period Rate
Avg

Rate
Min

Rate
Max

Dev
Std

Trips
Pass-By

Size
Avg

Enter Exit
% %

Eq.
Use

Equation R2Trips
Total

Weekday Average Daily Trips 7.32 4.45 1.3110.97 168 50 50 False T = 7.56(X) - 40.86 0.96447 0

Trip Generation Manual 10th EditionSource :

Weekday AM Peak Hour of Adjacent Street Traffic 0.46 0.18 0.120.74 199 23 77 False Ln(T) = 0.95 Ln(X) - 0.51 0.928 0

Trip Generation Manual 10th EditionSource :

Weekday PM Peak Hour of Adjacent Street Traffic 0.56 0.18 0.161.25 187 63 37 False Ln(T) = 0.89 Ln(X) - 0.02 0.8634 0

Trip Generation Manual 10th EditionSource :

3TRIP GENERATION 10,  TRAFFICWARE, LLC
Source: Institute of Transportation Engineers,  Trip Generation Manual 10th Edition



Detailed Land Use Data

Project:

Open Date:

Analysis Date:Polestar

4/20/2022

4/20/2022

For 8 Beds of ASSISTLIVE

( 254 ) Assisted Living

Day / Period Rate
Avg

Rate
Min

Rate
Max

Dev
Std

Trips
Pass-By

Size
Avg

Enter Exit
% %

Eq.
Use

Equation R2Trips
Total

Weekday Average Daily Trips 2.6 1.86 4.14 135 50 50 False21 0

Trip Generation Manual 10th EditionSource :

Weekday AM Peak Hour of Adjacent Street Traffic 0.19 0.08 0.120.43 123 63 37 False2 0

Trip Generation Manual 10th EditionSource :

Weekday PM Peak Hour of Adjacent Street Traffic 0.26 0.11 0.130.53 123 38 62 False2 0

Trip Generation Manual 10th EditionSource :

4TRIP GENERATION 10,  TRAFFICWARE, LLC
Source: Institute of Transportation Engineers,  Trip Generation Manual 10th Edition



Detailed Land Use Data

Project:

Open Date:

Analysis Date:Polestar

4/20/2022

4/20/2022

For 9 1000 Sq. Ft. GFA of RECCENTER

( 495 ) Recreational Community Center

Day / Period Rate
Avg

Rate
Min

Rate
Max

Dev
Std

Trips
Pass-By

Size
Avg

Enter Exit
% %

Eq.
Use

Equation R2Trips
Total

Weekday Average Daily Trips 28.82 21.49 8.5636.71 78 50 50 False Ln(T) = 0.98 Ln(X) + 3.42 0.74259 0

Trip Generation Manual 10th EditionSource :

Weekday AM Peak Hour of Adjacent Street Traffic 1.76 1.08 0.743.18 113 66 34 False Ln(T) = 0.54 Ln(X) + 2.73 0.5916 0

Trip Generation Manual 10th EditionSource :

Weekday PM Peak Hour of Adjacent Street Traffic 2.31 1.05 1.145.37 132 47 53 False Ln(T) = 0.76 Ln(X) + 2.0 0.6421 0

Trip Generation Manual 10th EditionSource :

5TRIP GENERATION 10,  TRAFFICWARE, LLC
Source: Institute of Transportation Engineers,  Trip Generation Manual 10th Edition



Detailed Land Use Data

Project:

Open Date:

Analysis Date:Polestar

4/20/2022

4/20/2022

For 5 1000 Sq. Ft. GFA of CHURCH

( 560 ) Church

Day / Period Rate
Avg

Rate
Min

Rate
Max

Dev
Std

Trips
Pass-By

Size
Avg

Enter Exit
% %

Eq.
Use

Equation R2Trips
Total

Weekday Average Daily Trips 6.95 3.01 2.9813.14 21 50 50 False T = 6.14(X) + 17.09 0.6735 0

Trip Generation Manual 10th EditionSource :

Weekday AM Peak Hour of Adjacent Street Traffic 0.33 0.08 0.240.94 34 60 40 False T = 0.36(X) - 0.74 0.792 0

Trip Generation Manual 10th EditionSource :

Weekday PM Peak Hour of Adjacent Street Traffic 0.49 0.14 0.42.1 32 45 55 False T = 0.37(X) + 3.9 0.652 0

Trip Generation Manual 10th EditionSource :

6TRIP GENERATION 10,  TRAFFICWARE, LLC
Source: Institute of Transportation Engineers,  Trip Generation Manual 10th Edition
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Lanes, Volumes, Timings JR Engineering
1: Elizabeth St & Kimball Rd



HCM 6th TWSC JR Engineering
1: Elizabeth St & Kimball Rd



Lanes, Volumes, Timings JR Engineering
2: Kimball Rd & Plum St



HCM 6th TWSC JR Engineering
2: Kimball Rd & Plum St



Lanes, Volumes, Timings JR Engineering
4: Locust Grove Dr & Mulberry St



HCM 6th TWSC JR Engineering
4: Locust Grove Dr & Mulberry St



Lanes, Volumes, Timings JR Engineering
5: Louise Ln & Mulberry St



HCM 6th TWSC JR Engineering
5: Louise Ln & Mulberry St



Lanes, Volumes, Timings JR Engineering
1: Elizabeth St & Kimball Rd



HCM 6th TWSC JR Engineering
1: Elizabeth St & Kimball Rd



Lanes, Volumes, Timings JR Engineering
2: Kimball Rd & Plum St



HCM 6th TWSC JR Engineering
2: Kimball Rd & Plum St



Lanes, Volumes, Timings JR Engineering
4: Locust Grove Dr & Mulberry St



HCM 6th TWSC JR Engineering
4: Locust Grove Dr & Mulberry St



Lanes, Volumes, Timings JR Engineering
5: Louise Ln & Mulberry St



HCM 6th TWSC JR Engineering
5: Louise Ln & Mulberry St



Lanes, Volumes, Timings JR Engineering
1: Elizabeth St & Kimball Rd



HCM 6th TWSC JR Engineering
1: Elizabeth St & Kimball Rd



Lanes, Volumes, Timings JR Engineering
2: Kimball Rd & Plum St



HCM 6th TWSC JR Engineering
2: Kimball Rd & Plum St



Lanes, Volumes, Timings JR Engineering
3: Orchard Pl & Locust Grove Dr



HCM 6th TWSC JR Engineering
3: Orchard Pl & Locust Grove Dr



Lanes, Volumes, Timings JR Engineering
4: Locust Grove Dr & Mulberry St



HCM 6th TWSC JR Engineering
4: Locust Grove Dr & Mulberry St



Lanes, Volumes, Timings JR Engineering
5: Louise Ln & Mulberry St



HCM 6th TWSC JR Engineering
5: Louise Ln & Mulberry St



Lanes, Volumes, Timings JR Engineering
1: Elizabeth St & Kimball Rd



HCM 6th TWSC JR Engineering
1: Elizabeth St & Kimball Rd



Lanes, Volumes, Timings JR Engineering
2: Kimball Rd & Plum St



HCM 6th TWSC JR Engineering
2: Kimball Rd & Plum St



Lanes, Volumes, Timings JR Engineering
3: Orchard Pl & Locust Grove Dr



HCM 6th TWSC JR Engineering
3: Orchard Pl & Locust Grove Dr



Lanes, Volumes, Timings JR Engineering
4: Locust Grove Dr & Mulberry St



HCM 6th TWSC JR Engineering
4: Locust Grove Dr & Mulberry St



Lanes, Volumes, Timings JR Engineering
5: Louise Ln & Mulberry St



HCM 6th TWSC JR Engineering
5: Louise Ln & Mulberry St



Lanes, Volumes, Timings JR Engineering
1: Elizabeth St & Kimball Rd



HCM 6th TWSC JR Engineering
1: Elizabeth St & Kimball Rd



Lanes, Volumes, Timings JR Engineering
2: Kimball Rd & Plum St



HCM 6th TWSC JR Engineering
2: Kimball Rd & Plum St



Lanes, Volumes, Timings JR Engineering
3: Orchard Pl & Locust Grove Dr



HCM 6th TWSC JR Engineering
3: Orchard Pl & Locust Grove Dr



Lanes, Volumes, Timings JR Engineering
4: Locust Grove Dr & Mulberry St



HCM 6th TWSC JR Engineering
4: Locust Grove Dr & Mulberry St



Lanes, Volumes, Timings JR Engineering
5: Louise Ln & Mulberry St



HCM 6th TWSC JR Engineering
5: Louise Ln & Mulberry St



Lanes, Volumes, Timings JR Engineering
1: Elizabeth St & Kimball Rd



HCM 6th TWSC JR Engineering
1: Elizabeth St & Kimball Rd



Lanes, Volumes, Timings JR Engineering
2: Kimball Rd & Plum St



HCM 6th TWSC JR Engineering
2: Kimball Rd & Plum St



Lanes, Volumes, Timings JR Engineering
3: Orchard Pl & Locust Grove Dr



HCM 6th TWSC JR Engineering
3: Orchard Pl & Locust Grove Dr



Lanes, Volumes, Timings JR Engineering
4: Locust Grove Dr & Mulberry St



HCM 6th TWSC JR Engineering
4: Locust Grove Dr & Mulberry St



Lanes, Volumes, Timings JR Engineering
5: Louise Ln & Mulberry St



HCM 6th TWSC JR Engineering
5: Louise Ln & Mulberry St



Lanes, Volumes, Timings JR Engineering
1: Elizabeth St & Kimball Rd



HCM 6th TWSC JR Engineering
1: Elizabeth St & Kimball Rd



Lanes, Volumes, Timings JR Engineering
2: Kimball Rd & Plum St



HCM 6th TWSC JR Engineering
2: Kimball Rd & Plum St



Lanes, Volumes, Timings JR Engineering
3: Orchard Pl & Locust Grove Dr



HCM 6th TWSC JR Engineering
3: Orchard Pl & Locust Grove Dr



Lanes, Volumes, Timings JR Engineering
4: Locust Grove Dr & Mulberry St



HCM 6th TWSC JR Engineering
4: Locust Grove Dr & Mulberry St



Lanes, Volumes, Timings JR Engineering
5: Louise Ln & Mulberry St



HCM 6th TWSC JR Engineering
5: Louise Ln & Mulberry St



Lanes, Volumes, Timings JR Engineering
1: Elizabeth St & Kimball Rd



HCM 6th TWSC JR Engineering
1: Elizabeth St & Kimball Rd



Lanes, Volumes, Timings JR Engineering
2: Kimball Rd & Plum St



HCM 6th TWSC JR Engineering
2: Kimball Rd & Plum St



Lanes, Volumes, Timings JR Engineering
3: Orchard Pl & Locust Grove Dr



HCM 6th TWSC JR Engineering
3: Orchard Pl & Locust Grove Dr



Lanes, Volumes, Timings JR Engineering
4: Locust Grove Dr & Mulberry St



HCM 6th TWSC JR Engineering
4: Locust Grove Dr & Mulberry St



Lanes, Volumes, Timings JR Engineering
5: Louise Ln & Mulberry St



HCM 6th TWSC JR Engineering
5: Louise Ln & Mulberry St



Lanes, Volumes, Timings JR Engineering
1: Elizabeth St & Kimball Rd



HCM 6th TWSC JR Engineering
1: Elizabeth St & Kimball Rd



Lanes, Volumes, Timings JR Engineering
2: Kimball Rd & Plum St



HCM 6th TWSC JR Engineering
2: Kimball Rd & Plum St



Lanes, Volumes, Timings JR Engineering
3: Orchard Pl & Locust Grove Dr



HCM 6th TWSC JR Engineering
3: Orchard Pl & Locust Grove Dr



Lanes, Volumes, Timings JR Engineering
4: Locust Grove Dr & Mulberry St



HCM 6th TWSC JR Engineering
4: Locust Grove Dr & Mulberry St



Lanes, Volumes, Timings JR Engineering
5: Louise Ln & Mulberry St



HCM 6th TWSC JR Engineering
5: Louise Ln & Mulberry St



Lanes, Volumes, Timings JR Engineering
1: Elizabeth St & Kimball Rd



HCM 6th TWSC JR Engineering
1: Elizabeth St & Kimball Rd



Lanes, Volumes, Timings JR Engineering
2: Kimball Rd & Plum St



HCM 6th TWSC JR Engineering
2: Kimball Rd & Plum St



Lanes, Volumes, Timings JR Engineering
3: Orchard Pl & Locust Grove Dr



HCM 6th TWSC JR Engineering
3: Orchard Pl & Locust Grove Dr



Lanes, Volumes, Timings JR Engineering
4: Locust Grove Dr & Mulberry St



HCM 6th TWSC JR Engineering
4: Locust Grove Dr & Mulberry St



Lanes, Volumes, Timings JR Engineering
5: Louise Ln & Mulberry St



HCM 6th TWSC JR Engineering
5: Louise Ln & Mulberry St
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Chapter 4  –  Attachments 

Larimer County Urban Area Street Standards – Repealed and Reenacted August 1, 2021    Page 4-35
Adopted by Larimer County, City of Loveland, City of Fort Collins

Attachment A 
Transportation Impact Study Base Assumptions 

Project Information 
Project Name 
Project Location 
TIS Assumptions 
Type of Study Full: Intermediate: 
 MTIS: Memo: 
Study Area Boundaries North: South:
 East: West:
Study Years Short Range: Long Range:
Future Traffic Growth Rate 
Study Intersections 1.  All access drives 5. 
 2. 6. 
 3. 7. 
 4. 8. 
Time Period for Study AM:  7:00-9:00 PM:  4:00-6:00 Sat Noon: 
Trip Generation Rates 
Trip Adjustment Factors Passby: Captive Market: 

Overall Trip Distribution SEE ATTACHED SKETCH 
Mode Split Assumptions 

Design Vehicle Information  

Committed Roadway Improvements  

Other Traffic Studies 

Areas Requiring  Special Study  

Date:              

Traffic Engineer:            

Local Entity Engineer:            

Polestar LMN Mixed-Use Development
Northeast of Elizabeth St & Overland Tr, Fort Collins

X

Elizabeth StMulberry St
Kimball Rd Overland Tr

2024 2045

Mulberry & Locust Grove
Orchard & Locust Grove
Elizabeth & Kimball

See Attached ITE Report
0% 2%

Eli Farney

Spencer M. Smith

(See Attached Site Plan
with Study Intersections)

4/25/2022

1.5%
Mulberry & Louise



Polestar LMN Mixed-Use Development
Site Plan and Study Intersections

N



Trip Generation Summary

Open Date:

Analysis Date:

4/20/2022

4/20/2022Project: Polestar

Alternative:

 

Alternative 1

Phase:

ITE Land Use Enter Exit Enter ExitEnter Exit TotalTotal Total ***

Weekday Average Daily Trips Weekday AM Peak Hour of
Adjacent Street Traffic

Weekday PM Peak Hour of
Adjacent Street Traffic

210 SFHOUSE

19 Dwelling Units

90 89 179 4 10 14 12 7 19

220 LOW-RISE 2

61 Dwelling Units

224 223 447 6 22 28 21 13 34

220 LOW-RISE 1

56 Dwelling Units

205 205 410 6 20 26 20 11 31

254 ASSISTLIVE

8 Beds

11 10 21 1 1 2 1 1 2

495 RECCENTER

9 1000 Sq. Ft. GFA

130 129 259 11 5 16 10 11 21

560 CHURCH

5 1000 Sq. Ft. GFA

18 17 35 1 1 2 1 1 2

Unadjusted Volume 678 673 1351 29 59 88 65 44 109

Internal Capture Trips 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0

678 673 1351 29 59 88 65 44 109

Pass-By Trips

Volume Added to Adjacent Streets

Total Weekday Average Daily Trips Internal Capture = 0 Percent

Total Weekday AM Peak Hour of Adjacent Street Traffic Internal Capture = 0 Percent

Total Weekday PM Peak Hour of Adjacent Street Traffic Internal Capture = 0 Percent

P. 1TRIP GENERATION 10,  TRAFFICWARE, LLC
Source: Institute of Transportation Engineers,  Trip Generation Manual 10th Edition

- Custom rate used for selected time period.*
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POLESTAR VILLAGE - Modification of Standard for the Neighborhood Center Non-Residential 

Uses 

The site plan cover sheet shows an attempt to assign standard parking requirements to the unique, 
intimate-scale grouping of buildings which form a neighborhood center for Polestar residents and guests.  
Assigning the requirements needed a degree of interpretation and the applicants were conservative in 
their interpretation. 

The site plan indicates a requirement of 38 spaces, with 28 spaces provided as being assigned to these 
uses. 

This apparent shortfall based on assumptions is not detrimental to the public good, is equal or better 
than a plan with a parking lot for 10 more spaces, and is nominal and inconsequential from the 
perspective of the whole development plan, for the following reasons. 

1. The code standards apply citywide to uses that cater to the public, whereas these uses are small
specialty neighborhood uses specially intended primarily for neighbors.  Together they form an
campus-like grouping integrated into the neighborhood.  The applicant team acknowledges the
possibility of drawing people from outside of the neighborhood, but expect that they would be
guests and like-minded people respectful of the special nature of the place and willing to park
and walk a short distance if it ever proves necessary to park on Plum or Orchard within the
development.

Even if all of the required residential parking were ever full, both off-street and on-street, there
would still be about 14 extra spaces on Plum, and 42 on Orchard, within the development, in
addition to the 28 spaces assumed for the neighborhood center uses.  In short, the overall plan
has plenty of parking.

2. The applicants expect that the residential parking numbers include a de facto “cushion” of about
20 spaces if they are considered in light of the recently approved code update which would
reduce required parking for 1- and 2-bedroom units if it takes effect.

We understand that the new standards do not apply to Polestar, however, this PDP includes truly
unique housing types, many of which include small 1-bedroom micro units.  These range in size
from 450 SF to 700 SF in the form of for-sale townhomes, condominiums, and rental apartments,
and range in size from 450 SF to 700 SF.

If any development will ever be able to function with less excess asphalt per capita than past
suburban subdivision developments, Polestar will likely be an example.

3. Polestar Village will provide up to 10 Electric Share Vehicles and 24 Electric Share Bikes
outfitted with smart technology for residents to use.  Polestar Village is not located within the
City’s Transit Overlay District, however, the City’s Land Use Code does provide for a parking
reduction of up to 5 spaces per Car Share Vehicle provided.  Although this parking reduction
does not specifically apply to Polestar Village, the developer intends for this to add to the cushion
of parking provided and reduce any need for more asphalt and less building space.



 
 

4. One of Polestar's Core Values and Development Goals as well as the intentions of many of 
Polestar’s potential residents is to de-emphasize the use, and possibly ownership, of combustion 
engine vehicles.  To this end, Polestar Village has been intentionally designed to ensure that the 
site functions as a pedestrian-focused community.  Residents will be invited to live their daily 
life using generous choices provided for foot, bike or electric share vehicle access to augment 
private vehicle access.  The plan includes nearly 2 miles of walkways and trails, for easy and 
enticing pedestrian connectivity among the homes and the neighborhood center. 
 

5. Polestar Village has worked closely for the past several years with the original owners of the 
Happy Heart Farm and still reside in the existing home located adjacent to West Elizabeth 
Avenue.  The Owners of the Happy Heart Homestead have dedicated a pedestrian easement over 
and across their Property in order to provide Polestar residents and others future access to the 
proposed West Elizabeth Multi-Model Transit Corridor that is proposed to be constructed by the 
City.  Easy Pedestrian and Bike access to this future Transit Corridor will provide the residents 
of Polestar Village with both Bike and Bus Transit to nearby Goods and Services along the 
Elizabeth Avenue Corridor thus further reducing the need for On-Site Parking for both 
Residential and Non-Residential Uses. 

In conclusion although the proposed Polestar Village Development appears to fall short of  City parking 
requirements by about 26 Parking Spaces depending on classification of the activities in the buildings, 
the plan is better as designed than it would be with more parking lot space and less building uses. 

 

 

 

 

 

 

 

 

 

 

 



 



Polestar Village - PDP 
Neighborhood Meeting Summary (5-12-22) 

Overview 
City Staff:
JC Ward, Senior Neighborhood Services Planner  
Pete Wray, Senior City Planner and Project Planner 
Sharlene Manno, Customer Support & Host 
Spencer Smith, Civil Engineer II 
Scott Benton, City Planner 
Tim Dinger, Civil Engineer II 
Tayla Copeland, Intern 

Owner/Applicant Team:  
Ken Merritt, JR Engineering, Principal 
Michael Gornik, Polestar Gardens, Inc (Owner and Developer) 
Daiva Glazzard, Polestar Gardens 

Neighborhood Meeting Date: Thursday May 12, 2022 

Proposed Project Review Process 
 Purpose of meeting is to share conceptual plans at an early stage in process and gather

feedback from neighbors for inclusion in record.
 A formal application of the project has not been submitted to the City.
 A project development plan submittal will start a formal review by staff.
 Staff will determine when the project is ready for hearing.
 Type 2 review and hearing, with Planning and Zoning Commission as decision maker.
 Residents who receive this meeting notice will also receive a letter for the Planning and

Planning Commission Hearing.
 The proposed project is within the Residential Low Density (RL) and Low-Density Mixed-Use

Neighborhood (LMN).
 The proposed project is for development of a neighborhood center, single family detach

housing, single-family attached, multi-family housing, place of worship and community farm.

Applicant Presentation 
 Proposed mixed-use on approx. 20 acres.
 Northern portion of parcel sold to Polestar from Happy Heart Farm.
 Proposed 136 units: 19 Single Family Detached Homes with front access garages, 20

Townhome with alley access garages, 36 Townhome with surface parking, 25
Condominium/Apartment Homes with garages and surface parking, 36 Multi-Family Apartment
Homes with surface parking and a 5000 Sq. Ft. – 2 story Elderly Group Home for up to 8
Residents and a Caretaker. Also included are several Polestar HOA Community Buildings which

Community Development and 
Neighborhood Services 

Planning Services 

281 North College Ave. 
P.O. Box 580 
Fort Collins, CO 80522  
970.221.6750 
970.224.6134 - fax 
fcgov.com/developmentreview 



include an 8000 Sq. Ft. - 2 story Community Center with 6 B&B Guest Rooms, 2 Agricultural 
Support Buildings and a 3000 Sq. Ft. Temple - Place of Worship. 

 Primary access taken from Orchard Place and Plum Street. 
 

Primary Issues 
 
 Traffic/Street connection Impacts 
 Land Use/Other 
 Housing 
 Trail Connectivity 
 Open Space & Natural Areas, Environmental 

 
Questions/Comments and Answers 
 
General  
 
Traffic/Streets 
 
Question: Car access concerns; going through from Orchard to Oak Hill. Will traffic increase greatly 
west of Plum and Orchard Place? 
Answer:  
 
Question: Concerns of project affecting existing pedestrian walkways and access along the pond area 
west of the development using Orchard Place easement. 
Answer: Spencer – the existing sidewalks are narrower and more attached in this area. New streets 
and sidewalks will be wider and detached sidewalks along Orchard. This is a public street so vehicular 
and pedestrian access is not limited on this street or sidewalks to areas between development and 
neighborhood. 
 
Question: In general, worries of increased traffic in the neighborhood. 
Answer: Spencer. As far as vehicular access – there is not a direct Elizbeth connection; traffic 
engineering identified areas within this community, along Kimball and Elizabeth. Engineering will be 
analyzing access north of Locust, Plum, and Kimball – traffic study (Transportation Impact Analysis) will 
look at the traffic patterns along each of these streets. Local streets are functioning properly – these 
studies have been shown so far. Collector streets for Orchard to Overland Trail still need analysis. 
Circulation – east of Orchard is built to a lesser standard then Kimbell and Elizabeth. Orchard will meet 
today’s standards (36’ cross section width). Overall, pedestrians and vehicles will be separated with no 
interaction in-between both.  
 
Question: Does the developer have any responsibility for extending Orchard to Overland Trail? What is 
the approximate timeline that Orchard Pl will be extended out to Overland? 
Answer: The developer does not have any responsibility for extending Orchard Place beyond the west 
property boundary of the proposed development. We have no information regarding future 
developments within this area that would require Orchard Place to be extended to Overland Trail.   
 
Question: Five years ago, Three Seed Development went through a similar process. Traffic is a 
concern since the traffic increased with that development. 
Answer: This project is required to submit a traffic impact study to assess the impacts of the proposed 
development and mitigation improvements needed based on the project traffic numbers. 
 



Question: Why is there not a street connection to Elizabeth Street? Should the zoning be changed to 
allow this street connection? 
Answer: The existing Happy Heart Farm residence is not part of this project, so a street connection is 
not feasible.  A street connection to Elizabeth Street would not meet the Traffic and Engineering 
standards for intersection spacing for safety concerns. However, a pedestrian path is planned between 
the project and W Elizabeth Street in lieu of a street. This project is required to connect proposed public 
streets to existing public street stub outs of Plum Street and Orchard Place. Zoning requirements 
include land use and development standards, not street network requirements. 
 
Question: What percentage of the development will be paved, specifically pervious surfacing?  
Answer:  The street right-of-way and parking areas will be paved. A portion of this paved areas may 
include special pervious surfacing. 
 
Question: Will overflow parking be on existing streets outside polestar? 
Since the plan minimizing parking for cars. 
Answer: The project is required to provide all its parking within the development, either located off-
street in garages or parking lot areas, or on-street.  This code requirement is to avoid the need for any 
overflow parking extending into the adjacent neighborhoods. 
 
Land Use/Other 
 
Question: How do the short-term rentals and bed/breakfast work within the zoning? 
Answer: LMN – allows bed and breakfast to have up to 6 units. The Wellness Center will have 8 
residential rooms used for elderly who are being cared for within the Polestar Community. The LMN 
zoning allows short-term primary rentals (owner occupied). Where and how many short-term rental 
properties are designated within the proposed development? The short-term rentals will be located on 
the second floor of the community center which have (6) bed and breakfast units for short term stay 
only (short term rental). 
 
Question: Zoning – will there be a change of zoning of the area?  
Answer:  There will be no zoning changes with this project. The development will be working within the 
designated zoning including LMN and RL residential uses. 
 
Question: Since there currently are no commercial spaces within the neighborhood how would this 
working within the existing neighborhood?  
Answer: The proposed development is with the LMN Zoning – the proposed commercial uses need to 
be a part of a neighborhood center that includes a combination of non-residential uses that serve the 
neighborhood. This neighborhood center will have direct street and pedestrian access from the 
neighborhood area. The traffic study will look at all existing streets and paths for this development 
including the commercial center. 
 
Question: The neighborhood uses the Orchard easement quite often. If this proposed development is 
built it will take away the sense of community that is there now. This doesn’t seem in line with Polestar’s 
ethic. How do the single-family homes conform with Polestar ethics? 
Answer:  Right-of-way already exists. Orchard’s road easement will be extended; this is driven by the 
City’s Master Street Plan. The single-family homes along Orchard buffer the low-density residential 
zoning which allows for a transition of density to the single-family homes. Density becomes greater in 
the south of the property. Density is higher in the center and lessens the more you go out – in a ring 
form. Existing neighbors using Orchard Place for waling to nearby open space can continue since this 
is a public street. 
 
Question:  Does Polestar plan on staffing these commercial areas – yoga area and community center? 
Who will be running the community center?  



 Answer:  Yes, the retail center will all be staffed; the community center will have staffing for the 
common kitchen and dining area. The wellness center will be completely staffed. Some of the staff with 
be residents of the neighborhood. 
 
Question:  Will the136 units be affordable units? Is there any deed restriction? 
Answer:  There are specific requirements to meet affordable housing standards. The project is not 
planning to designate these units as affordable housing.  
 
Question:  Will there be an application process to live there? 
Answer:  No application requirements it will be a completely open community development.  
 
Question: Will the yoga area/place of worship be only for use by residents, or will it be open to the 
public? How many visitors are expected daily? 
Answer: It is intended for use by Polestar Residents and their Guests. 
 
Question: How is this development being funded? This is a non-profit: how can you accept investors? 
Answer: Investors are making loans to the Polestar Gardens Non-Profit that are then converted to an 
investment in either a Lot or Building Unit once they are available.  
 
Question: Is there a wildland fire evacuation plan for this development and neighborhood? 
Answer: PFA-Sarah Carter. The short answer is that PFA would not preemptively develop a 
neighborhood evacuation plan on behalf of the neighborhood. At this time, neither the city nor PFA has 
adopted the International Wildland Urban Interface Code (WUI), and the wildland-urban interface area 
has not been defined. We would not have the authority to require or enforce such planning. 
Additionally, we do not have existing individual plans for each neighborhood in our district. There are a 
significant number of factors that influence firefighting and evacuation strategy, and our crews are 
training in evaluating each emergency scenario and managing response and resources for the best 
possible outcome. 
 
If a subdivision wanted to develop a plan, I’m sure that is something we could provide some guidance 
on. We would first direct them to the provisions of the WUI to consider implementing the requirements 
for developments under this code, including access, water supply, building construction, vegetation 
management, and fire protection plan provisions. The WUI is available for free online at 
codes.iccsafe.org. This would be the best place to start and implementing some of these provisions 
during the subdivision planning process would certainly be of benefit should a wildland fire occur 
nearby. 
 
Question: Will the neighborhood surrounding the proposed development be allowed to use the trails 
and space within the community Polestar? 
Answer: Common open space will be maintained. 
 
Open Space, Natural Areas, Storm Drainage  
 
Question: There is a recreational space within this neighborhood. The concern is that the development 
will box in the small recreational open space area. Is there any likelihood to expand that space or are 
there more open spaces proposed for this development? 
Answer:  The recreational space is Saddle Ridge retention area and trail. There will be a 6-foot-wide 
soft path that wines its way through the natural area, this will be within a public easement which will 
make its way out to Overland trail and crossing over Elizabeth St. The proposed development will have 
10.4 acres of open space; private open space.  
 



Question: Saddle Ridge open space shouldn’t be boxed in. Replace the retention pond more on the 
west of the open space. There currently is a cottonwood tree in this area mentioned that shall stand 
and have development built around it.  
Answer: No reply since the question was a statement.  
 
Question: Will the cottonwood tree on Orchard be removed for the proposed development? 
Answer:  There are122 existing trees. One requirement is to have an existing tree analysis. A 
preliminary analysis has been done. Yes, that tree will be removed due to root problems. The City’s 
analysis with the Forester still needs to occur. There may be some re-location of trees as well as 
removal. The timeframe/scheduling for moving any trees will have to happen around this October or in 
April of next year. A maintenance of already fallen trees will still need to be done before the proposed 
development can be built. Overall, there will be native low water landscaping throughout the proposed 
development.  
 
Question:  In regard to the fire season last year.  If there are 136 units that equates to approx. 300 
vehicles that would have to evacuate if a fire was to occur. The city needs an evacuation plan and 
timeline for evacuation of a fire.  
Answer: No response since this is a statement. 
 
Question: Will the detention pond area be flat (as it currently exists) or is this going to be dug down like 
an actual pond? 
Answer: The detention area will be excavated below the existing ground elevation to accommodate 
sufficient detention volume for the proposed Development.  In the future (timing unknown) the city will 
do further excavation within the existing detention pond constructed for the Polestar Development to 
create a Regional Detention Pond within the previously Platted Drainage Easement.   
 
Question: What studies have you referred to or conducted regarding how this new development is 
going to impact water usage in the area? 
Answer: The homes are being designed with energy and water use efficiency which meet the 
requirement of the City of Fort Collins at the time of Building Permitting. Polestar Gardens owns 
Pleasant Valley Irrigation Ditch Water Shares which are planned to be used for irrigating the 
Ornamental Landscape, Farm and Pocket Gardening areas of the proposed development.  The 
Landscape will be designed with Water Wise Drought Tolerant Plant Material and shall meet the City’s 
required irrigation requirements of the allowed Gallons / Sq. Ft. /Year standards.      
 
Process/Next Steps 
 
Question: What are the next steps here before this gets the go-ahead? Is this inevitable or is there 
opportunity to alter the plan? 
Answer: Polestar Gardens will make a Preliminary Project Development Plan and Preliminary Utility 
Plan Submittal in late June 2022.  The City’s review will then follow the procedural steps set forth by the 
City Development Review Process outlined in the City’s Land Use Code.  The various Residential and 
Support Land Uses being proposed for the Polestar Village development are uses permitted within the 
RL or LMN Zone Districts.  The proposed Unit Density of Polestar Village is below the Maximum 
Density allowed for the RL and LMN Zone Districts. 
 
Staff: Thanks for attending tonight. The conversation will be summarized and available as public 
record.  Residents that received notice of this meeting will also be notified of hearing.  The next step in 
the development review process is for the applicant to consider refinements to the project design in 
preparation of a formal project submittal and review by City staff. A second neighborhood meeting is 
not required, but if the applicant chooses to hold another meeting residents that received the notice will 
also be notified again. The decision maker for this project is the Planning and Zoning Commission. If 



neighbors want to reach out to staff, they are encouraged to contact either Neighborhood Services or 
Pete Wray in Planning, see meeting notice for contact information.  
 
 
 



We, Dennis and Bailey Stenson, are the owners of parcel #9716200013 that abuts the Polestar 
Village property. We understand that as part of the development of the project, Polestar 
Gardens, Inc. will be required to secure a public access easement located on the west side of our 
property for a future 6’ walkway that will connect from the Polestar Village property to West 
Elizabeth Street prior to their final approval. We agree to work with Polestar Gardens, Inc. for 
this easement and these improvements, and intend to convey to the City the needed 8' public 
access easement for this walkway.  In addition to the public access easement for the walkway 
itself, we also intend to grant to the City a Temporary Construction Easement for construction of 
the walkway. We understand that that the future walkway construction would be done by the 
City in conjunction with construction of a sidewalk on West Elizabeth to which it would connect. 
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