
Note:  Anyone wishing to speak at any Planning Commission meeting is encouraged to do so.  If you wish to speak, 
please rise and, after you have been recognized by the Chair, give your name and complete address for the record.  
You will then be allowed to speak.  Please note that the public testimony may be limited by the Chair and normally is 
not allowed after the Public Hearing is closed. 

 

  
  
 
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please 
contact the Community Development office at 541-488-5305 (TTY phone is 1-800-735-2900).  Notification 48 hours prior to the 
meeting will enable the City to make reasonable arrangements to ensure accessibility to the meeting (28 CFR 35.102-35.104 
ADA Title 1).   

 

ASHLAND PLANNING COMMISSION 
REGULAR MEETING 
JANUARY 13, 2015 

AGENDA 
 
 
 

I.  CALL TO ORDER:  7:00 PM, Civic Center Council Chambers, 1175 E. Main Street 
 
 
II. ANNOUNCEMENTS 
 
 
III. AD-HOC COMMITTEE UPDATES 
 
 
IV. CONSENT AGENDA 

A. Approval of Minutes 
1. November 25, 2014 Special Meeting 
2.    December 9, 2014 Regular Meeting 
 
 

V. PUBLIC FORUM 
 
 
VI. UNFINISHED BUSINESS 

A. Approval of Findings for PA-2014-01956, First Place Subdivision (Lithia Way & First Street)  
 

 
VII. DISCUSSION ITEMS 

A.  Accessory Traveler's Accommodations in Residential Zoning Districts (Short Term Rentals) 
 
 

VIII. OTHER BUSINESS 
A. Planning Commission’s Annual Report 

 
 
IX. ADJOURNMENT 
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ASHLAND PLANNING COMMISSION 

SPECIAL MEETING 
 MINUTES 

November 25, 2014 
 
 

CALL TO ORDER 
Chair Richard Kaplan called the meeting to order at 7:00 p.m. in the Civic Center Council Chambers, 1175 East Main Street.  
 

Commissioners Present:  Staff Present: 
Michael Dawkins 
Richard Kaplan 
Debbie Miller  
Melanie Mindlin  
Tracy Peddicord 
Lynn Thompson 

 Bill Molnar, Community Development Director 
Derek Severson, Associate Planner 
April Lucas, Administrative Supervisor 

   
Absent Members:  Council Liaison: 
Troy J. Brown, Jr.   Mike Morris, absent 

 
ANNOUNCEMENTS 
Community Development Director Bill Molnar announced next Tuesday’s council agenda includes first reading of the Unified 
Land Use Ordinance and the recommendation from the Normal Neighborhood Plan Working Group. He noted the Planning 
Commission’s annual presentation to the Council is scheduled for December 16 and stated all commissioners are welcome 
to attend.  
 
CONSENT AGENDA 
A. Approval of Minutes 

1.  November 12, 2014 Regular Meeting. 
 
Commissioners Miller/Mindlin m/s to approve the Consent Agenda. Voice Vote: all AYES. Motion passed 
unanimously.  
 
PUBLIC FORUM 
No one came forward to speak.  
 
TYPE II PUBLIC HEARING 
A. PLANNING ACTION:  #2014-01837   
SUBJECT PROPERTY:  95 Winburn Way (Ice Rink parking lot) 
OWNER/APPLICANT:  City of Ashland, Ashland Parks & Recreation 
DESCRIPTION:  A request for Site Review approval to place a canopy over the Ice Rink, a recreational facility within 
Lithia Park, located at 95 Winburn Way. The application includes requests for Exception to the Site Design and Use 
Standards (IV-C) and for a Variance to allow the canopy structure to be placed within the required ten-foot side yard 
setback along Winburn Way. COMPREHENSIVE PLAN DESIGNATION: Single Family Residential; ZONING: R-1-7.5; 
ASSESSOR’S MAP: 39 1E 09; TAX LOTS: Part of Tax Lot #100 (Lithia Park lot). 
Commissioner Kaplan read aloud the public hearing procedures for land use hearings.  
 
Ex Parte Contact 
Commissioner Dawkins declared a site visit; no ex parte contact was reported.   
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Staff Report 
Associate Planner Derek Severson provided a brief review of the application and stated staff is supportive of the request 
with the conditions of approval in the findings document. He added the draft findings presented to the Commission are 
reflective of the staff report, however the Commission is not bound to this language and are free to make changes if they 
choose to support the application. Mr. Severson reminded the Commission at the initial hearing on November 12 the 
applicant agreed to meet with the neighbors directly impacted by this proposal and develop a landscape plan that was 
agreeable to them, and that plan has been submitted into the record for their review (Exhibit P-23).  
 
Applicant’s Presentation 
Michael Black/Ashland Parks & Recreation Director/Clarified they met with the neighbors at 94, 98 and 102 Granite 
who’s property abuts the ice rink property and were able to work out a landscaping plan that would provide the screening 
necessary to alleviate their concerns. He noted one of the property owners was concerned with the slope and potential slope 
failure. He stated the Parks Department staff evaluated this concern very closely and determined this is not an issue, 
however agreed to plant eight Cedar trees to reinforce the slope and soil, and provide additional screening. Mr. Black stated 
the agreed upon Yew trees are 9-9.5 feet in height and will be planted on the City’s property and will provide immediate 
screening for the neighbors, and cited the email submitted into the record from John Spillman which expresses his 
satisfaction with the planted trees and voices his support for the ice rink canopy. Mr. Black stated they feel they have 
successfully mitigated the neighbors’ concerns regarding the canopy and asked for the Commission’s approval.  
  
Questions of the Applicant 
The applicant was asked to address the removal of the Maple trees on the site. Mr. Black explained these trees had 
exposed roots and posed a hazard. He added the fear of falling trees prompted them to take care of this issue, and clarified 
they worked with a certified arborist and received the proper tree removal permits from the City.  
 
The applicant was asked to comment on the requested five month operating season for the ice rink. Mr. Black explained it is 
their desire to operate from November 15 to March 15, but they would like an additional week at the tail end of the season to 
continue operations if weather permits.  
 
Public Input 
Devon Dicker/451 Williamson/Questioned why this hearing did not occur last year before the canopy was purchased and 
put up, but expressed his support for the ice rink and canopy and stated it is an important asset for Ashland.  
 
John Joynt/1949 Crestview/Voiced his support for the canopy and stated he is here tonight on behalf of a number of 
friends and family who also wish to extend their support.  
 
Claudia Everett/140 S Pioneer/Read aloud her written statement in opposition to the application (Exhibit O-4). 
 
Barry Peckham/315 Oak/Spoke in favor of the canopy and noted a large number of people and children enjoy skating at 
the rink. Mr. Peckham recommended the Commission not reduce the rink’s season and commended the Parks Department 
on their good faith efforts to work with the individuals who had concerns and resolve their issues.  
 
Lincoln Zeve/2710 Siskiyou/Stated he skates nearly daily when the rink is open and stated it is a great asset for our 
community. Mr. Zeve questioned why there is not a permanent roof and stated this would offer even more protection and 
would allow this space to be used for community gatherings or music shows in the warmer months. He stated he skated last 
Friday in the rain and it was very unpleasant, and expressed his support for the canopy.  
 
Applicant’s Rebuttal 
Mr. Black clarified the lights underneath the canopy are pointed downward, and the canopy material and thickness is 
different from the previously used canopy and captures much of the light within the cover. He added the rink is open to 10 
pm most nights, however he will look into turning off some of the lights during the half hour it takes to shut everything down. 
In terms of noise, he asked that they be held to the same standards as everyone else and adhere to the City’s noise 
ordinance. Mr. Black encouraged the Commission to adopt the findings tonight, if possible, and explained the Parks 
Department would like to erect the tent after the appeal period ends and have the rink functional in time for the Christmas 
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holiday. He stated they have already shown good faith in planting the trees and noted the Parks Department did go through 
an approval process before the canopy was purchased and installed last year; however, it was determined later on that it 
was not the correct approval process which is why they are here tonight.  
 
Questions of the Applicant 
Recreation Superintendent Rachel Dials clarified when the rink is not staffed, it is still open to the public and they can skate 
for free until there is staff on site. Mr. Black stated they will address the neighbor concern about early morning noise and can 
post notices discouraging hockey playing before the rink opens.   
 
Regarding the light and glare concern, Mr. Black clarified the canopy captures much of that light and the mitigation will 
resolve the rest of that issue.  
 
Mr. Molnar commented on the approval procedures and stated the Parks Department approached staff and did everything 
they were asked to do when the replacement canopy was purchased. He stated when it became clear that the canopy was 
larger than the old one, and due to the code changes that occurred in 2008, it was clear that a site review public hearing was 
required. That is when staff notified the Parks Department that there was an error in the procedures and before they erected 
the canopy this year it would have to go through this process.   
 
Commissioner Kaplan closed the record and the hearing at 7:45 p.m. 
 
Deliberations & Decision 
The commissioners shared their comments on the application. Commissioner Miller commented that this appears to be the 
best way to protect the rink and noted the height is necessary to withstand the load. She added the entire rink was not 
covered before and the new canopy provides additional protection. Commissioner Peddicord stated the cover is relevant to 
the functioning of the ice rink and they are not here to decide if the rink should exist. Commissioner Dawkins agreed with 
Peddicord. He stated the old cover was minimal and functioned, but not as well as it could. He stated the glare and noise is 
reduced with the thicker canopy, and the canopy’s height is necessary to accommodate snow load. Commissioner Kaplan 
noted the public testimony indicating there is less debris on the ice with the canopy and stated having the canopy protects 
the city and the users from potential injury. Commissioner Miller stated the benefits to the community outweigh the impacts, 
and if the applicant can mitigate the impacts to the few people who are impacted, than this is a win-win situation. 
Commissioner Kaplan noted this application went before the Historic Commission and their approval is included in the 
record.  
 
Commissioners Dawkins/Peddicord m/s to approve Planning Action #2014-01837 with the conditions of approval 
recommended by staff. DISCUSSION: Comment was made questioning if they should include a condition about the early 
morning noise. Kaplan commented that the applicant has been very responsive to the neighbors’ concerns and he trusts 
them to follow up on this concern. He added it may be cleaner to include this provision in the findings rather than the 
approval motion. Mr. Severson agreed and stated because the applicant made this stipulation during their testimony, the 
Commission can require it to be adhered to. Roll Call Vote: Commissioners Dawkins, Miller, Mindlin, Peddicord, 
Thompson, and Kaplan, YES. Motion passed unanimously.  
 
B. Adoption of Findings for PA-2014-01837, 95 Winburn Way.  
Commissioner Kaplan reviewed the findings document with the proposed changes. Commissioner Thompson questioned if 
the group is comfortable with how they are interpreting the law as far as the conditional use permit requirement. Mr. Molnar 
stated he discussed this application with the City Attorney and he was comfortable with the way this was interpreted for this 
application. He added a similar action could come before the Commission and they have the ability to make a different 
finding. Commissioner Mindlin requested the following changes to the findings: 1) strike the term “proper” from the first 
sentence on #6 and add include that two notices were done, and 2) strike the term “ridge” from the third paragraph on page 
five and insert “elevation change”.  
 
 
 



 

Ashland Planning Commission 
November 25, 2014 

Page 4 of 6 

Commissioners Dawkins/Thompson m/s to approve the Findings with the changes outlined. Roll Call Vote: 
Commissioners Thompson, Peddicord, Dawkins, Miller, Mindlin, and Kaplan, YES. Motion passed unanimously.  
 
ADJOURNMENT 
Meeting adjourned at 8:20 p.m. 
 
Submitted by,  
April Lucas, Administrative Supervisor 
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ASHLAND PLANNING COMMISSION 

REGULAR MEETING 
 MINUTES 

December 9, 2014 
 
 

CALL TO ORDER 
Chair Richard Kaplan called the meeting to order at 7:02 p.m. in the Civic Center Council Chambers, 1175 East Main Street.  
 

Commissioners Present:  Staff Present: 
Troy J. Brown, Jr.  
Michael Dawkins 
Richard Kaplan 
Debbie Miller  
Melanie Mindlin  
Tracy Peddicord 
Lynn Thompson 

 Bill Molnar, Community Development Director 
Derek Severson, Associate Planner 
April Lucas, Administrative Supervisor 

   
Absent Members:  Council Liaison: 
None  Mike Morris, absent 

 
ANNOUNCEMENTS 
Community Development Director Bill Molnar announced the second reading of the Unified Land Use Ordinance will take 
place at the next City Council meeting. Also on the agenda is the Planning Commission’s annual presentation.  
 
AD-HOC COMMITTEE UPDATES 
Normal Neighborhood Plan Working Group: Commissioner Kaplan stated the working group presented their 
recommendation to the City Council and the Council has directed staff to incorporate the suggestions into a final document. 
He stated staff will bring the final document before the Parks Commission, Transportation Commission, and Planning 
Commission for comment before it goes back to the City Council for final approval. Kaplan suggested a joint meeting and 
staff indicated this may be possible for the Transportation and Planning Commissions.  
 
Downtown Parking and Multi-Modal Committee: Commissioner Dawkins stated the group has been meeting for over a 
year and the scope continues to expand. He explained they have formed an executive subcommittee to develop a template 
that will describe how they will go about looking at the various pieces that relate to the downtown transportation plan in an 
organized manner. He added there are competing ideological differences among the committee members that will need to 
be worked out.  
 
PUBLIC FORUM 
Colin Swales/95 Coolidge/Requested the City take another look at the medical marijuana dispensary ordinance. He stated 
the new dispensary on North Main backs up to a residential neighborhood and there are residential houses directly across 
the street. He added it seems unfair that these are being pushed out of the downtown and closer to residential neighborhood 
in order to not upset merchants and visitors.  
 
TYPE II PUBLIC HEARING 
A. PLANNING ACTION:  #2014-01956  

SUBJECT PROPERTIES: First Place Subdivision, corner of Lithia Way & First Street 
APPLICANTS: First Place Partners, LLC       
DESCRIPTION: A request for Site Review approval to construct the second and third phases of the First Place 
Subdivision for the property located at the corner of Lithia Way and First Street.   
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• Phase Two is a request for Site Review approval to construct a new mixed use building (Plaza Central East) 
on Lots #2 and #3 at the corner of Lithia Way and First Street.  The proposal includes consolidation of the two 
lots and construction of a 32,191 square foot, three-story mixed-use building consisting of basement parking, 
ground floor commercial, and 15 residential units distributed between the ground, second and third floors.  The 
application includes requests to modify the common area landscaping and parking configuration to better 
accommodate the proposal, and Exceptions to the Site Design and Use Standards’ Downtown Design 
Standards to allow for balconies on the front of the building and to allow windows that are more horizontal than 
vertical. 
 
• Phase Three is a request for Site Review approval to construct a new mixed use building (Plaza North) on 
Lots #4 and #5 at the northeast corner of the site, on First Street.  The proposal includes consolidation of the 
two lots and construction of a 9,607 square foot, three-story mixed-use building including ground floor 
commercial space and four residential units.  The application includes requests to modify the common area 
landscaping and parking configuration to better accommodate the proposal, and two requests for Exceptions 
to the Site Design and Use Standards’ Downtown Design Standards to allow for a staggered street setback and 
to allow two sets of windows to be more horizontal than vertical.  
 
 • (Phase One, a three-story 18,577 square foot mixed-use building (Plaza West) consisting of basement 
parking, commercial and residential space on the first floor and residential space on the second and third 
floors was recently completed at 175 Lithia Way.) 
 
COMPREHENSIVE PLAN DESIGNATION: Commercial; ZONING: C-1; ASSESSOR’S MAP: 39 1E 09BA; TAX 
LOTS:  10100, 10102, 10103, 10104 and 10105. 

Commissioner Kaplan read aloud the public hearing procedures for land use hearings.  
 
Ex Parte Contact 
Commissioners Brown, Dawkins, Kaplan, Miller, Mindlin, Peddicord and Thompson declared site visits. No ex parte contact 
was reported.   
 
Staff Report 
Associate Planner Derek Severson addressed the Commission and noted the items that were distributed to the group, 
including an email from Colin Swales, a submittal from the applicants, and the Tree and Historic Commission 
recommendations. Mr. Severson explained the applicant has requested site review approval to construct the second and 
third phases of the First Place subdivision; Phase One (Plaza West) is a mixed use three-story building and has already 
been approved and completed. Mr. Severson provided an overview of the Phase Two and Phase Three development 
proposals. Phase Two involves consolidating two lots into one and constructing a single, three-story mixed use building with 
underground parking. Mr. Severson noted two proposed changes to the site plan: 1) remove two surface parking spaces to 
allow for a trash enclosure and add two underground spaces, and 2) install a single driveway entry instead of two. Mr. 
Severson added while the proposal is to build a single building, the façade will be treated as two separate buildings. He 
explained the application for Phase Two includes an exception to the Site Design & Use Standards to allow for balconies on 
the front of the building and an exception to allow windows that are more horizontal than vertical. For Phase Three, Mr. 
Severson explained lots four and five would be consolidated, and a three-story mixed use building is proposed. He noted the 
application includes an exception to the Site Design & Use Standards to allow for a staggered street setback, and an 
exception to allow windows that are more horizontal than vertical. Mr. Severson commented further on the exception 
requests. He noted Plaza West was approved with a similar exception for the balconies, and noted the similar treatment on 
the Jasmine Building across the street. Regarding the windows, he stated the Historic Commission discussed this element 
at length and they found that the vertical divisions in the windows retain the vertical character, even though the windows are 
technically more horizontal when placed side by side. Mr. Severson concluded his presentation and stated staff is supportive 
of the request and have recommended conditions of approval for the Commission’s consideration.  
 
Applicant’s Presentation 
Mark Knox, Applicant’s Representative/Mr. Knox explained they have no issues is the conditions of approval 
recommended by staff, and noted the Historic Commission was very supportive of this application. He added the policy 
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decisions of the City over the last 20 years address how the City should grow and incorporate infill, as well as provide the 
opportunity for people to live and work downtown. He added the main issue to be discussed tonight is likely the architecture 
of the proposed buildings.  
 
Steve Ennis, Project Architect/Mr. Ennis explained he is the architect for Plaza North and provided a brief overview of the 
proposal. He noted the stepped design of the building and stated this was done to address the grade and slope issue, but 
also to meet the solar ordinance and to be respectful of the adjacent residential neighborhood. Mr. Ennis commented on the 
architectural elements of the building and also provided an overview of the proposed building materials. He stated this 
building meets the Downtown Design Standards and provides the appropriate transition to the adjacent residential zone.  
 
Jerome White, Project Architect/Mr. White clarified consolidating the driveways helps the site to function better, and stated 
the balconies and entrance alcoves were done to break up the façade of the building. He noted the vertical rhythm of the 
building and stated the proposed balconies would enhance the street livability. Mr. White cited the exception criteria and the 
images contained in the Downtown Design Standards and stated the proposed balconies and windows meet the intent of the 
code. Mr. White displayed images of existing downtown buildings which contain similar features to this building and noted 
the Historic Commission unanimously approved this application. He added the City has adopted a limit to the urban growth 
boundary and this is the type of building we want to see.  
 
Mr. Knox noted the standards include exceptions because each situation is unique and they believe these buildings meet 
the intent of the code. He added the windows are not one single pane, and stated this pattern can be clearly seen elsewhere 
downtown.  
 
Questions of the Applicant 
The applicant was asked why they are not building to the full density allowed. Mr. Knox commented that meeting the parking 
requirement would have been an issue and stated they did not want to request a parking variance.  
 
The applicant was asked if the commercial spaces would allow for a restaurant use. Mr. White commented that restaurants 
require a higher number of parking spaces and the design was intended to accommodate commercial retail space.  
 
The applicant was asked to elaborate on the design of the Plaza Central building. Mr. White stated this structure will include 
a lot of windows and glass and the intent was to open it up, but maintain a simple design, not unlike the City Hall building. 
He noted color will be added on the base with tile accents and stated the intent was to have this portion be more subtle in 
order to provide contrast with the other two facades.  
 
The applicant was asked if this development will have CCRs and whether short term rentals would be permitted. Mr. Knox 
explained the CCRs were approved when this project first came forward and were part of the subdivision approval. He 
stated the approved CCRs do not allow short term rentals and any changes to this provision would be subject to the board of 
directors approval. Mr. Molnar noted that once the unified code is adopted it would allow individual owners to come back at a 
later date and request a conditional use permit for a travelers accommodation.  
 
Public Input 
Colin Swales/95 Coolidge/Voiced his disappointment that he is the only person present to provide comment. He noted the 
denial of the Northlight project and stated this was supposed to come back as a subdivision divided into multiple lots to get 
away from the large massing and to better address bulk and scale; however, the applicants are now asking to combine the 
buildings into one. Mr. Swales stated at least the top story of the first building is stepped back, which makes it read more like 
a two story. He voiced concern that the maximum density allowance is not being built, and stated the intent was for 
workforce housing, not high end condos that can be used as vacation rentals. He stated he has no objections to the 
balconies, but would have preferred for some public art to have been included and asked that the Commission ensure the 
public plaza space is usable. 
 
Rebuttal 
Mr. Knox stated they meet every standard and the exceptions in the Design Standards are intended to create some 
uniqueness. He agreed that the buildings are large, but noted that the Planning Commission and City Council just recently 
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approved an additional 1,500 sq.ft. allowance to these types of buildings. He added the Design Standards recommend 
multiple stories in the downtown, and disagreed that this creates a canyon effect.  
 
Mr. White noted the subdivision was approved with three lots fronting Lithia Way and they chose to combine the buildings to 
deal with efficiency, but the appearance that was originally approved is still being honored.  
 
Mr. Knox commented that they have no intention to convert these units to short term home rentals and stated it would be 
very difficult for someone to change the CCRs. He noted they would have to convince the rest of the tenants, as well as 
convince staff and get the Planning Commission’s approval.  
 
Commissioner Kaplan closed the hearing and the public record at 8:10 p.m. 
 
Questions of Staff 
Mr. Molnar commented on parking and agreed that this influences how the design is laid out. Regarding density and 
possible future intensification of the site, he noted the entire parking chapter was revised when the Pedestrian Places 
Overlay was adopted and allows for parking consolidation. If it could be shown that there is not a peak parking demand at 
the same time, the current code could allow for a change in use over time.  
 
Staff was asked if any project that came forward for this space would have the same potential for short term rentals down 
the road. Mr. Molnar stated this is correct. He added while the City desires residential in the downtown, around 85% of the 
City’s short term rentals are in the downtown area and stated there are advantages to having these types of uses close to 
downtown.  
 
Mr. Severson clarified the Historic and Tree Commission recommendations are included in the recommended conditions of 
approval.  
 
Deliberations & Decision 
Commissioners Thompson/Mindlin m/s to approve Planning Action #2014-01956 with the conditions of approval 
recommended by staff. DISCUSSION: Thompson commented that the applicants have done a good job of meeting the 
requirements of the code. She added the question of whether this parcel should be developed is not up to them; there are 
rules around how development can occur and she sees no basis for denial of this project. Mindlin agreed that the applicant 
has done an excellent job of meeting the criteria. She stated the balconies are an asset and agrees with the applicant 
regarding the windows. She stated the intent was to maximize building in the downtown area and while it is unfortunate that 
these will be luxury condos instead of workforce housing, it is not within their purview to make that decision. Brown stated 
that overall this is a good project, but stated building frontages over 100 ft. should include some setbacks to break up the 
long flat façade. Additionally, he stated the height of the building proposed for Lithia Way does not have enough height 
variation. Dawkins stated he is comfortable with the architecture and will vote in support of the motion, but expressed his 
disappointment with how this piece of property is being developed. He stated he advocated multiple times in the past that 
this piece of property be looked at and have some visioning and he is disappointed that these will be luxury condos that are 
lived in part of the time instead of affordable workforce housing. Mr. Severson commented on the concerns raised regarding 
the building heights and façade. He stated the building that fronts Lithia has distinctive changes so that is reads as two 
separate buildings and a corner tower, and noted the requirement for the applicant to build up to the property line. He added 
it could be found that the balconies and inset proposed do meet the intent of the code. Regarding the height, Mr. Severson 
noted the language does state slightly dissimilar and clarified there is a difference between the building heights. Roll Call 
Vote: Commissioners Dawkins, Mindlin, Peddicord, Thompson, and Kaplan, YES. Commissioners Brown and Miller, 
NO. Motion passed 5-2. 
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OTHER BUSINESS 
Mr. Molnar noted the Council Goals and Objectives document that was distributed and asked that the Commission keep 
these in mind and look for opportunities to embrace them as they continue their work over the next year and a half. He noted 
that Wildfire Hazard Zones will come before the Commission early next spring, and Short Term Rentals and amendments to 
the Airport Overlay Zone will come forward next year as well.  
 
ADJOURNMENT 
Meeting adjourned at 8:35 p.m. 
 
Submitted by,  
April Lucas, Administrative Supervisor 





































 
 

Memo 
 
TO:  Ashland Planning Commission 
FROM:  Bill Molnar, Community Development Director 
DATE:  January 13, 2015 
RE:  Accessory Traveler’s Accommodations in Residential Zoning Districts 
 
 
 
SUMMARY: 
 
On November 4, 2013, the City Council discussed the potential for permitting short term 
accommodations on owner-occupied properties in single-family zoning districts, and requested that the 
Planning Commission hold public meetings and forward suggestions for Council to consider. After 
several meetings, the Commission compiled a report that was presented to Council in July 2014. The 
report discussed and suggested code standards that would allow, but place limitations on operating 
short term accommodations from an owner-occupied property. Based upon the Commission’s report 
and feedback from Council, staff has prepared a draft ordinance that with approval of a conditional use 
permit would allow a homeowner the ability to lease a single short term accommodation. Given that 
the scope of the operation would be far more limited than the existing traveler’s accommodation 
ordinance, the proposed single accommodation is defined as an “accessory traveler’s accommodation”. 
Highlights of the draft code amendment include restricting the conditional use to owner-occupied 
properties, permitting not more than one accommodation per property, prohibiting the provision of 
kitchen facilities in the accommodation, disallowing the use in combination with a home occupation 
permit and setting a maximum number of individuals residing on the property at one time. 
 
 
BACKGROUND: 
 
For several years the City has had an ongoing problem with illegal lodging facilities in all of its 
residential zones.  These facilities, which operate without conditional use permits or business licenses 
and without paying transient occupancy tax, will often advertise on web sites such as VRBO.com or 
AirBnB.com, making them relatively easy to find for code enforcement purposes.  Since May of 2012, 
when the City began more vigorous code enforcement efforts with regard to illegal lodging facilities, 
about 60% to 70% of the code enforcement actions have targeted facilities in single family zoning 
districts.  Most of these case involved whole house rentals where the property owner or manager did 
not reside on the property. 
 
At the direction of Council, the Planning Commission initiated a new discussion about potentially 
permitting short term accommodations in single family zoning districts. Public meetings on the subject 
were conducted in January, March and April, with the Commission focusing on prospective land use 
code language that would allow for limited operations comprised of a single accommodation on a 



“hosted” property. Additionally, the Commission reviewed and discussed the existing code standard 
that limits approval of traveler’s accommodations to only properties located within 200-feet of a 
boulevard, avenue or neighborhood collector. In a prior Council communication, staff noted that there 
are currently 5,305 parcels in R-1 zones, with approximately 2,710 of these parcels within 200 feet of 
an arterial, avenue or neighborhood collector street.   
 
 
Draft Ordinance 

 
The draft code amendments have been incorporated into the format of the recently approved Unified 
Land Use Ordinance (ULUO).  Land uses allowed by zone are identified in Table 18.2.2.030. 
Accessory Traveler’s Accommodations are allowed and described in the table as a conditional use with 
special use standards in R-1; R-1-3.5, R-2 and R-3 zoning districts. Staff has provided comments (in 
italics) following some of the draft standards. This is intended to present some additional background 
information as well as to provide a basis for public discussion.  
 
The Commission’s report delivered to Council in July addressed the issue of making adjustments to the 
standard that specifies that a traveler’s accommodation be within 200-feet of a major street. The report 
noted that it is unclear that the rationale behind the standard is still valid and that the standard is still 
accomplishing what it was intended to achieve. However, the Commission concluded that it was not 
obvious that the standard was broken and that there exists a logical reason at this time to change it. 
During Council discussion about the report, it was suggested that any additional guidance with respect 
to the “200-foot” standard would be useful. 
 
For discussion purposes, staff has included information compiled for prior meetings concerning 
possible changes to standards for traveler’s accommodations in multi-family zoning districts, R-2 and 
R-3.  By adjusting the required distance from a major street, staff estimated the number of potentially 
new traveler’s accommodation establishments based upon each scenario. Out of the existing 1507 
properties within 200-feet of a boulevard, avenue or neighborhood collector, 39 (2.6%) of the 
properties have a conditional use permit to operate a traveler’s accommodation. Applying these 
percentages to the three additional scenarios for R-2 and R-3 zoning properties yields the results shown 
in Table 1. 
 
Table 1 - R-2 and R-3 zoned properties 
 
Distance 
from a major 
street 

# of properties # of traveler’s 
accommodation 
establishments 

 # of traveler’s 
accommodation 
units/rooms 

# of traveler’s 
accommodations w/in 
Historic District 

200’ 1507 39 (existing) 122 units/rooms  (existing) 34 (existing) 
300’  1861 48 (projected) 150 units/rooms (estimate) 42 (estimate) 
400’ 2026 53 (projected) 166 units//rooms (estimate 47 (estimate) 
no restriction 2126 56  (projected) 175 units/room (estimate) 49 (estimate) 
 
 
For single family zoned properties (R-1), Staff extrapolated the same type of information for each of 
the four scenarios. Some of the data used for providing the hypothetical scenarios, however, had 
certain limitations and did not have the same level of accuracy as in the case for multi-family zoned 
land.  This represents a general estimate of the potential for new short term rentals in single family 
zoned neighborhoods based upon the number and location of existing traveler’s accommodations in 



multi-family zones. Simply stated, the tables show the potential of 2.6 accommodations for every 100 
properties. This is merely an assumption and clearly there are other factors that have a greater 
influence on an increase or decline in the total number of establishments. 
 
Table 2 - R-1 zoned properties 
 
Distance 
from a major 
street 

# of properties Potential # of  traveler’s 
accommodation 
establishments 

Potential # of traveler’s 
accommodation 
units/rooms 

200’ 2710 (actual) 70 (estimate) 70 (estimate) 
300’  3322 (estimate) 86 (estimate) 86 (estimate) 
400’ 3620 (estimate) 94 (estimate) 94 (estimate) 
no restriction 5305 138 (estimate) 138 (estimate) 
 
 
 
NEXT STEPS: 
 
The purpose for this agenda item is to present code amendments that allow through the conditional use 
permit process a property owner to establish a single, short term rental. This new land use, an 
accessory traveler’s accommodation, would be subject to a number of the same standards as a typical 
traveler’s accommodation, but also would have to comply with specific standards intended to limit 
impacts to single family zoned neighborhoods.      
 
Based upon direction provided by the Commission, staff will prepare a revised draft ordinance. As 
required by the municipal code, a formal public hearing on the draft ordinance will be scheduled at a 
future date before the Commission. At that time, the Commission will again take public testimony, 
deliberate on the code amendments and forward a recommendation to the City Council.   
 
Attachments: 

 Draft Ordinance 
 Council Meeting Minutes 
 Planning Commission Report to Council 
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ORDINANCE NO.______ 
 

AN ORDINANCE AMENDING CHAPTERS 18.2.2, 18.2.3, AND 18.6.1.030 
OF THE ASHLAND LAND USE ORDINANCE RELATING TO 

DEFINTIONS AND ACCESSORY TRAVELER’S ACCOMMODATIONS 
IN VARIOUS RESIDENTIAL ZONING DISTRICTS. 

 
Should an allowance for an “accessory traveler’s accommodation” through the 
conditional use permit process be available to all properties within single family, 
suburban, and multi-family zoning districts?  

 
 

Annotated to show deletions and additions to the code sections being modified.  Deletions are 
bold lined through and additions are bold underlined. 
 
 
WHEREAS, Article 2. Section 1 of the Ashland City Charter provides: 
 

Powers of the City.  The City shall have all powers which the constitutions, statutes, and 
common law of the United States and of this State expressly or impliedly grant or allow 
municipalities, as fully as though this Charter specifically enumerated each of those 
powers, as well as all powers not inconsistent with the foregoing; and, in addition thereto, 
shall possess all powers hereinafter specifically granted.  All the authority thereof shall 
have perpetual succession. 

 
WHEREAS, the City Council has determined that preservation of the character of residential 
neighborhoods is a legitimate and beneficial goal; and 
 
WHEREAS, the City Council has found an increasing number of residential dwellings are being 
rented to transients on a short-term basis for less than thirty (30) days; and 
 
WHEREAS the City Council has determined the City has a substantial interest in ensuring that 
all transient occupancy tax required to be collected and remitted is in fact collected and remitted 
on a fair and equitable basis; and 
 
WHEREAS,  the City Council has determined it is necessary to establish rules and regulations 
to permit transient lodging within the City that allows a variety of choices, while ensuring the 
safety and convenience of transients, and  to preserve the peace, safety and general welfare of the 
long-term resident of neighboring properties; and 
 
WHEREAS, the Planning Commission of the City of Ashland conducted a duly advertised 
public hearing on the amendments to the Ashland Municipal Code and Land Use Ordinances on 
_________; and 
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WHEREAS, the City Council of the City of Ashland, following the close of the public hearing 
and record, deliberated and conducted first and second readings approving adoption of the 
Ordinance in accordance with Article 10 of the Ashland City Charter; and  
 
WHEREAS, the City Council of the City of Ashland has determined that in order to protect and 
benefit the health, safety and welfare of existing and future residents of the City, it is necessary 
to amend the Ashland Municipal Code and Land Use Ordinance in the manner proposed, that an 
adequate factual base exists for the amendments, the amendments are consistent with the 
comprehensive plan and that such amendments are fully supported by the record of this 
proceeding.  
 
THE PEOPLE OF THE CITY OF ASHLAND DO ORDAIN AS FOLLOWS: 
 
SECTION 1.  Chapter 18.2.2 [Base Zones and Allowed Uses] of the Ashland Land Use 
Ordinance is hereby amended as follows: 
 

18.2.2.030 Allowed Uses 

A. Uses Allowed in Base Zones. Allowed uses include those that are permitted, permitted 
subject to special use standards, and allowed subject to approval of a conditional use 
permit. Where Table 18.2.2.030 does not list a specific use and chapter 18.6 does not 
define the use or include it as an example of an allowed use, the City may find that use is 
allowed, or is not allowed, following the procedures of section 18.1.5.040. Uses not listed in 
Table 18.2.2.030 and not found to be similar to an allowed use are prohibited. For uses 
allowed in special districts CM, HC, NM, and SOU, and for regulations applying to the City’s 
overlays zones, refer to part 18.3. 

B. Permitted Uses and Uses Permitted Subject to Special Use Standards. Uses listed as 
“Permitted (P)” are allowed. Uses listed as “Permitted Subject to Special Use Standards (S)” 
are allowed, provided they conform to chapter 18.2.3 Special Use Standards. All uses are 
subject to the development standards of zone in which they are located, any applicable 
overlay zone(s), and the review procedures of part 18.5. See section 18.5.1.020. 

C. Conditional Uses. Uses listed as “Conditional Use Permit Required (CU)” are allowed 
subject to the requirements of chapter 18.5.4. 

D. Prohibited Uses.  Uses not listed in Table 18.2.2.030 and not found to be similar to an 
allowed use following the procedures of section 18.1.5.040 are prohibited. Prohibited uses 
are subject to the violations, complaints, and penalties sections in 18-1.6.080, 18-1.6.090, 
and 18-1.6.100.   

E. Uses Regulated by Overlay Zones. Notwithstanding the provisions of chapter 18.2.2, 
additional land use standards or use restrictions apply within overlay zones. An overlay zone 
may also provide for exceptions to some standards of the underlying zone. For regulations 
applying to the City’s overlays zones, please refer to part 18.3. 

F. Accessory Uses. Uses identified as “Permitted (P)” are permitted as primary uses and as 
accessory uses. For information on other uses that are customarily allowed as accessory, 
please refer to the description of the land use categories in part 18.6 Definitions. 
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G. Mixed-Use. Uses allowed in a zone individually are also allowed in combination with one 
another, in the same structure or on the same site, provided all applicable development 
standards and building code requirements are met. 

H. Temporary Uses. Temporary uses require a Conditional Use Permit under chapter 18.5.4; 
except as follows: 

1. Short-Term Events. The Staff Advisor may approve through Ministerial review short-term 
temporary uses occurring once in a calendar year and lasting not more than 72 hours 
including set up and take down. Activities such as races, parades, and festivals that 
occur on public property (e.g., street right-of-way, parks, sidewalks, or other public 
grounds) require a Special Event Permit pursuant to AMC 12.03. 

2. Garage Sales. Garage sales shall have a duration of not more than two days and shall 
not occur more than twice within any 365-day period. Such activity shall not be 
accompanied by any off-premises advertisement. For the purpose of this ordinance, 
garage sales meeting the requirements of this subsection shall not be considered a 
commercial activity. 

3. Temporary Buildings. Temporary occupancy of a manufactured housing unit or similar 
structure may be permitted for a period not to exceed 90 calendar days upon the 
granting of a permit by the Building Official. Such occupancy may only be allowed in 
conjunction with construction on the site. Said permit shall not be renewable within a six-
month period beginning at the first date of issuance, except with approval of the Staff 
Advisor. 

I. Disclaimer. Property owners are responsible for verifying whether a proposed use or 
development meets the applicable standards of this ordinance. 
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Table 18.2.2.030 – Uses Allowed by Zone

 R-1 
R-1-
3.5 

R-2 R-3 RR WR 
C-1 & 
C-1-D E-1 M-1 Special Use Standards 

A. Agricultural Uses1           

Agriculture and Farm Use, except Livestock P P P P P P N N N Animal sales, feed yards, keeping of 
swine, commercial compost, or similar 
uses not allowed 
 
See Keeping of Livestock and Bees 
standards in Sec. 18.2.3.160 

Keeping of Bees S S S S S S S N N 

Keeping of Livestock S N N N S S N N N 

Keeping of Micro-Livestock S S S S S S N N N 

 

B. Residential Uses           

Single-Family Dwelling  P P P P P P S S N 

See Single-Family standards in Sec. 
18.2.5.090 
 
Sec. 18.2.3.130 for C-1 zone and E-1 
zone 
 
Dwellings and additions in Historic 
District Overlay, see Sec. 18.2.3.120 
and 18.2.5.070  

Accessory Residential Unit S S S S S N N N N Sec. 18.2.3.040 

Duplex Dwelling S P P P N N S S N Sec. 18.2.3.110 Duplex Dwelling  

Manufactured Home on Individual Lot S S S S N N N N N 
Sec. 18.2.3.170 and not allowed in 
Historic District Overlay 

Manufactured Housing Development N S 
CU+

S 
N N N N N N Sec. 18.2.3.180 

Multifamily Dwelling N P P P N N S S N 

Sec. 18.2.3.130 for C-1 zone and E-1 
zone 
 
Dwellings and additions in Historic 
District Overlay, see Sec. 18.2.3.120 
and 18.2.5.070 

Rental Dwelling Unit Conversion to For-
Purchase Housing 

N N S S N N N N N Sec. 18.2.3.200 

                                                       
1 KEY: P = Permitted Use; S = Permitted with Special Use Standards; CU = Conditional Use Permit Required; N = Not Allowed. 
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Table 18.2.2.030 – Uses Allowed by Zone

 R-1 
R-1-
3.5 

R-2 R-3 RR WR 
C-1 & 
C-1-D E-1 M-1 Special Use Standards 

B. Residential Uses2 
(continued) 

          

Home Occupation S S S S S S S S N Sec. 18.2.3.150 

C. Group Living            

Nursing Homes, Convalescent Homes CU CU CU CU CU CU N N N 
See chapter 18.3.3 Health Care 
Services 

Residential Care Home P P P P P P N N N Subject to State licensing requirements 

Residential Care Facility CU P P P CU CU N N N Subject to State licensing requirements 

Room and Boarding Facility N P P P N N N N N  

D. Public and Institutional Uses           

Airport          See chapter 18.3.7 Airport Overlay 

Public Parking Facility  N N N N N N P N N  

Cemetery, Mausoleum, Columbarium N N N N CU N N N N  

Child Care Facility CU CU CU CU CU CU P P P 

Family Child Care Home exempt from 
planning application procedure pursuant 
to ORS 329A.440, see part 18.6 for 
definition 
 
Subject to State licensing requirements 

Club Lodge, Fraternal Organization CU CU CU CU CU CU P CU CU  

Community Service, includes Governmental 
Offices and Emergency Services (e.g., 
Police, Fire); excluding Outdoor Storage  

CU CU N N CU CU P P P  

Electrical Substation N N N N N N CU CU P  

Hospitals CU CU CU CU CU N N N N 
See chapter 18.3.3 Health Care 
Services 

Governmental Offices and Emergency 
Services (e.g., Police, Fire); excluding 
Outdoor Storage 

CU CU N N CU CU P P P  

                                                       
2 KEY: P = Permitted Use; S = Permitted with Special Use Standards; CU = Conditional Use Permit Required; N = Not Allowed. 
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Table 18.2.2.030 – Uses Allowed by Zone

 R-1 
R-1-
3.5 

R-2 R-3 RR WR 
C-1 & 
C-1-D E-1 M-1 Special Use Standards 

D. Public and Institutional Uses 
(continued)3 

          

Mortuary, Crematorium  N N N N CU N P P P  

Public Park, Open Space, and Recreational 
Facility, including playgrounds, trails, nature 
preserves, athletic fields, courts, swim pools, 
similar uses 

P P P P P P N N N  

Public Works/Utilities Storage Yard; includes 
vehicle and equipment, maintenance, repair 

N N N N N N N P P  

Recycling Depot N N N N N N N P P 
Not allowed within 200 ft of a 
residential zone 

Religious Institution, Houses of Worship CU CU CU CU CU CU CU CU CU  

School, Private (Kindergarten and up) CU CU CU CU CU CU N N N  

School, Public (Kindergarten and up) P P P P P CU N N N  

School, Private College/Trade/Technical 
School 

N N N N N N N CU P  

Utility and Service Building, Yard and 
Structure, Public and Quasi-Public, 
excluding underground utilities and electrical 
substations 

CU CU N N CU CU P P P Yards not allowed in the C-1 zone 

Wireless Communication Facility CU CU CU CU CU CU 
P/ 
CU 

P/ 
CU 

P/ 
CU 

Sec.18.4.10 

E. Commercial Uses           

Amusement/Entertainment, includes theater, 
concert hall, bowling alley, miniature golf, 
arcade; excluding drive-up uses 

N N N N N N P CU P  

Automotive and Truck Repair, or Service; 
includes fueling station, car wash, tire sales 
and repair/replacement, painting, and other 
repair for automobiles, motorcycles, aircraft, 
boats, RVs, trucks, etc. 

N N N N N N 
S or 
CU 

S or 
CU 

P 

Sec. 18.2.3.050 

In C-1 zone, fuel sales and service 
limited to Freeway Overlay, see chapter 
18.3.8 

In E-1 zone, fuel sales requires CU 
permit 

                                                       
3 KEY: P = Permitted Use; S = Permitted with Special Use Standards; CU = Conditional Use Permit Required; N = Not Allowed. 
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Table 18.2.2.030 – Uses Allowed by Zone

 R-1 
R-1-
3.5 

R-2 R-3 RR WR 
C-1 & 
C-1-D E-1 M-1 Special Use Standards 

E. Commercial Uses (continued)4           

Automotive Sales and Rental, except within 
the Historic Interest Area; includes 
motorcycles, boats, RVs, and trucks 

N N N N N N CU CU P 
Except not allowed within Historic 
District Overlay 

Accessory Traveler’s Accommodation 
(See also Traveler’s Accommodation) 

CU+
S 

CU+
S 

CU+
S 

CU+
S 

N N N N N Sec. 18.2.3.220 

Bakery, except as classified as Food 
Processing 

N N N N N N P P P  

Commercial Laundry, Cleaning, and Dyeing 
Establishment 

N N N N N N S S P Sec. 18.2.3.080 

Commercial Recreation, includes country 
club, golf course, swimming club, and tennis 
club; excluding intensive uses such as 
driving range, race track, or amusement park

CU CU N N CU CU N N N  

Commercial Retail Sales and Services, 
except Outdoor Sales and Services 

 

N N 
CU+

S 
N N N P S S 

In R-2 zone, uses limited to personal 
and professional services, except see 
Sec. 18.2.3.210 for retail uses allowed 
in Railroad Historic District 

In E-1 zone, Retail limited to 20,000 sq 
ft of gross leasable floor space per lot. 

In M-1 zone, uses limited to serving 
persons working in zone 

Drive-Up Use  N N N N N N S N  
Per Sec. 18.2.3.100, Drive-Up uses are 
limited to area east of Ashland St at 
intersection of Ashland St/Siskiyou Blvd 

Hostel  N N CU CU N N CU* N N 

*In C-1 zone, requires annual Type I 
review for at least the first three years, 
after which time the Planning 
Commission may approve a permanent 
facility through the Type II procedure 

Hotel/Motel (See also Hostel and 
Traveler’s Accommodation) 

N N N N N N CU CU P  

Kennel (See also Veterinary Clinic) N N N N N N S S CU 
No animals kept outside within 200 
feet of a residential zone 

                                                       
4 KEY: P = Permitted Use; S = Permitted with Special Use Standards; CU = Conditional Use Permit Required; N = Not Allowed. 
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Table 18.2.2.030 – Uses Allowed by Zone

 R-1 
R-1-
3.5 

R-2 R-3 RR WR 
C-1 & 
C-1-D E-1 M-1 Special Use Standards 

E. Commercial Uses (continued)5           

Limited Retail Uses in Railroad Historic 
District 

N CU CU CU N N N N N 
Sec. 18.2.3.210 for Retail Uses Allowed 
in Railroad Historic District 

Lumber Yard and Similar Sales of Building 
or Contracting Supplies, or Heavy 
Equipment 

N N N N N N N CU P  

Medical Marijuana Dispensary N N N N N N 
S or 
CU 

S or 
CU 

S Sec. 18.2.3.190 

Nightclub, Bar N N N N N N S CU P 
Not allowed within the Historic 
District Overlay unless located in C-
1-D 

Office (See also Commercial Services) N N CU CU N N P P P  

Outdoor Storage of Commodities or 
Equipment associated with an allowed use 

N N N N N N CU CU P  

Plant Nursery, Wholesale N N CU CU N N N N N  

Self-Service Storage, Commercial (Mini-
Warehouse) 

N N N N N N N CU P  

Traveler’s Accommodation (See also 
Accessory Traveler’s Accommodation 
Hostel and Hotel) 

N N 
CU+

S 
CU+

S 
N N N N N  Sec. 18.2.3.220 

Veterinary Clinic N N N N N N P P P  

F. Industrial and Employment Uses           

Cabinet, Carpentry, and Machine Shop, and 
related Sales, Services, and Repairs 

N N N N N N N 
S/ 
CU 

P 
In the E-1 zone, uses within 200 feet 
of a residential zone require CU 
permit 

Commercial Excavation and Removal of 
Sand, Gravel, Stone, Loam, Dirty or Other 
Earth Products 

N N N N 
CU+

S 
N N N N Sec. 18.2.3.070 

Concrete or Asphalt Batch Plant N N N N N N N N CU  

Dwelling for a caretaker or watchman 
 

N N N N N N N CU CU  

   

                                                       
5 KEY: P = Permitted Use; S = Permitted with Special Use Standards; CU = Conditional Use Permit Required; N = Not Allowed. 
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F. Industrial and Employment Uses 
(continued) 6 

          

Food Products 
Manufacture/Processing/Preserving, 
including canning, bottling, freezing, drying, 
and similar processing and preserving. 

N N N N N N S S P 

In the C-1 zone, manufacture or 
assembly of items sold in a permitted 
use, provided such manufacturing or 
assembly occupies 600 square feet 
or less, and is contiguous to the 
permitted retail outlet 
 
In the E-1 zone, See Sec. 18.2.3.140 

Manufacture, General N N N N N N N P P  

Manufacture, Light; excluding saw, planning 
or lumber mills, or molding plants. 

N N N N N N S P P 

Requires assembly, fabricating, or 
packaging of products from 
previously prepared materials such 
as cloth, plastic, paper, cotton, or 
wood 
 
In the C-1 zone, manufacture or 
assembly of items sold in a permitted 
use, provided such manufacturing or 
assembly occupies 600 square feet 
or less, and is contiguous to the 
permitted retail outlet 

Outdoor Storage of Commodities or 
Equipment associated with an allowed use 

N N N N N N CU CU P  

Television and Radio Broadcasting Studio N N N N N N N P P  

Wholesale Storage and Distribution N N N N N N N N P 
Distribution uses within 200 feet of an 
residential zone limited to 9PM-7AM 

Wrecking, Demolition, and Junk Yards N N N N N N N N CU  

G. Other Uses           

Temporary Tree Sales N N N N N N P N N Allowed from November 1 to January 1 

Temporary Use CU, except uses lasting less than 72 hours are subject to Ministerial review, per Sec. 18.2.2.030.H 

 

                                                       
6 KEY: P = Permitted Use; S = Permitted with Special Use Standards; CU = Conditional Use Permit Required; N = Not Allowed. 
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SECTION 2.  Chapter 18.2.3 [Special Use Standards] of the Ashland Land Use Ordinance is 
hereby amended to read as follows: 
 

18.2.3.220 Traveler’s Accommodations in R-2 and R-3 Zones 

Where traveler’s accommodations and accessory traveler’s accommodations are allowed, 
they require a Conditional Permit under chapter 18.5.4, are subject to Site Design Review under 
chapter 18.5.2, and shall meet the following requirements. See definitions of traveler’s 
accommodations (i.e., more than one guest unit) and accessory traveler’s 
accommodations (i.e., one guest unit) in part 18-6. 

A. Traveler’s Accommodations and Accessory Traveler’s Accommodations. Traveler’s 
accommodations and accessory traveler’s accommodations shall meet all of the 
following requirements. 

1. The property is located within 200 feet of a boulevard, avenue, or neighborhood 
collector as identified on the Street Dedication Map in the Comprehensive Plan. 
Distances to the property from a boulevard, avenue, or neighborhood collector 
shall be measured via a public street or public alley to a lot line.  

2. Accommodations must met all applicable building, fire, and related safety codes 
at all times and must be inspected by the Fire Department before occupancy 
following approval of a Conditional Use Permit and periodically thereafter 
pursuant to AMC 15.28. 

3. The business-owner of a traveler’s accommodation or the property owner of an 
accessory traveler’s accommodation must maintain a City business license and 
pay all transient occupancy tax in accordance with AMC 4.24 and AMC 6.04 as 
required. 

4. Advertising for either accommodation must include the City planning action 
number assigned to the land use approval. 

5. Offering the availability of residential property for use as an accommodation 
without a valid Conditional use Permit approval, current business license and 
Transient Occupancy Tax registration is prohibited and shall be subject to 
enforcement procedures. 

B. Traveler’s Accommodations. In addition to the standards described above in section 
18.23.220.A, traveler’s accommodations shall meet all of the following requirements. 

1A. During operation of a traveler’s accommodation, the property on which the traveler’s 
accommodation is sited must be the primary residence of the business-owner. 
"Business-owner" shall be defined as a person or persons who own the property and 
accommodation outright; or who have entered into a lease agreement with the property 
owner(s) allowing for the operation of the accommodation. Such lease agreement must 
specifically state that the property owner is not involved in the day-to-day operation or 
financial management of the accommodation, and that the business-owner has actual 
ownership of the business and is wholly responsible for all operations associated with 
the accommodation, and has actual ownership of the business. 
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B. The property is located within 200 feet of a boulevard, avenue, or neighborhood 
collector as identified on the Street Dedication Map in the Comprehensive Plan. 
Distances to the property from a boulevard, avenue, or neighborhood collector 
shall be measured via a public street or public alley to a lot line.  

2C. The primary residence on the site must be at least 20 years old. The primary residence 
may be altered and adapted for traveler's accommodation use, including expansion of 
floor area. Additional structures may be allowed to accommodate additional units, but 
must be in conformance with all setback and lot coverage standards of the underlying 
zone. 

3D. The number of traveler’s accommodation units allowed shall be determined by the 
following criteria. 

a1. The total number of units, including the business-owner's unit, shall be determined 
by dividing the total square footage of the lot by 1,800 square feet. Contiguous lots 
under the same ownership may be combined to increase lot area and the number of 
units, but not in excess of the maximum established by this ordinance. The maximum 
number of accommodation units shall not exceed nine per approved traveler’s 
accommodation with primary lot frontage on boulevard streets. For traveler’s 
accommodation without primary lot frontage on a designated boulevard, but within 
200 feet of a boulevard, avenue, or neighborhood collector street, the maximum 
number of units shall be seven. Street designations shall be as determined by the 
Street Dedication Map in the Comprehensive Plan. Distances to the property from a 
boulevard, avenue, or neighborhood collector shall be measured via a public street 
or public alley to a lot line. 

b2. Excluding the business-owner's unit and the area of the structure it will occupy, there 
must be at least 400 square feet of gross interior floor space remaining per unit.  

4E. Each accommodation must have one off-street parking space and the business-owner’s 
unit must have two parking spaces. All parking spaces shall be in conformance with 
chapter 18.4.3. 

5F. Only one ground or wall sign, constructed of a non-plastic material, non-interior 
illuminated, and a maximum of six square feet total surface area is allowed. Any exterior 
illumination of signage shall be installed such that it does not directly illuminate any 
residential structures adjacent or nearby the traveler's accommodation in accordance 
with subsection 18.4.4.050.C.1. 

G. Traveler’s accommodations must met all applicable building, fire, and related 
safety codes at all times and must be inspected by the Fire Department before 
occupancy following approval of a Conditional Use Permit and periodically 
thereafter pursuant to AMC 15.28. 

6H. An annual inspection by the Jackson County Health Department shall be conducted as 
required by the laws of Jackson County or the State of Oregon.  

I. The business-owner must maintain a city business license and pay all transient 
occupancy tax in accordance with AMC 4.24 and AMC 6.04 as required. 

J. Advertising for any traveler’s accommodation must include the City planning 
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action number assigned to the land use approval. 

K. Offering the availability of residential property for use as a traveler’s 
accommodation without a valid Conditional use Permit approval, current business 
license and Transient Occupancy Tax registration is prohibited and shall be 
subject to enforcement procedures. 

7L.Transfer of business-ownership of a traveler’s accommodation shall be subject to all 
requirements of this section and conform with the criteria of this section. Any further 
modifications beyond the existing approval shall be in conformance with all requirements 
of this section. 

 
C. Accessory Traveler’s Accommodations. In addition to the standards in section 

18.23.220.A, accessory traveler’s accommodations shall meet all of the following 
requirements. 

1. The operator of the accessory traveler’s accommodation must be the property 
owner, and the property must serve as the property-owner’s primary residence 
during operation of the accessory traveler’s accommodation. 
 

This standard would prevent an individual or household that subleases a house as 
their primary residence from operating an accessory traveler’s accommodation. A 
concern was raised that this standard is not fair, since some cannot enjoy the same 
rights of use from their primary residence because they lease on a long term basis, 
rather than own the property.   

 
2. The property is limited to having one accessory traveler’s accommodation unit, 

covered under a single reservation and consisting of two or fewer bedrooms, not 
including bathrooms. Kitchen cooking facilities are not permitted with an 
accessory traveler’s accommodation, with the exception of kitchen cooking 
facilities for the primary residence. 

 
This standard would allow an accessory traveler’s accommodation to consist of two 
or fewer rooms, under a single reservation. Separate kitchen cooking facilities are 
prohibited. This section would permit the use of a detached structure on the 
property as an accessory traveler’s accommodation, as long as the structure did not 
contain kitchen cooking facilities. Consequently, should the property owner of an 
existing, approved accessory residential unit (ARU)desire to convert to an accessory 
traveler’s accommodation, a new conditional use permit would need to be approved 
and all kitchen cooking facilities would need to be removed from the premises.    

 
3. The total number of residents and guests occupying a dwelling unit with an 

accessory traveler’s accommodation must not exceed the number allowed for a 
family. See definition of family in part 18-6. 
 
Chapter 18.6.1.030  of AMC provides the following definition for a family: 
 
Family. An individual or two or more persons related by blood, marriage, legal 

adoption, or guardianship; or not more than five persons who are not related by 
blood, marriage, legal adoption, or guardianship. 
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4. The property must have two off-street parking spaces. 
5. No signs shall be permitted in conjunction with the operation of an accessory 

traveler’s accommodation.     
6. A home occupation is prohibited with an accessory traveler’s accommodation. 

 
This prohibition is intended to minimize impacts associated with a single family 
household by limiting the property to a single commercial use, either in the form of 
a home occupation or an accessory traveler’s accommodation. 

 
7. When accessory traveler’s accommodations are approved, they require a review 

of the original land use approval within 24 months of the initial decision. The 
review requires renewal of the Conditional Use Permit under chapter 18.5.4. 

 
This step may be unnecessary because the original conditional use permit would be 
subject to the revocation process should the City receive complaints regarding the 
operation of an accessory traveler’s accommodation. Should the property owner 
fail to comply with the conditions of approval from the original request, the 
property would be subject to compliance proceedings and possible revocation of 
conditional use permit. The current application fee for review of a previously 
approved conditional use permit (Type I procedure) is over $1000.00. 
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SECTION 3. Chapter 18.6.1.030 [Definitions] of the Ashland Land Use Ordinance is hereby 
amended to read as follows: 
 

Accessory Traveler’s Accommodation. Transient lodging in a residential zone where 
the property owner resides in a dwelling on its own lot and rents no more than two 
bedrooms, not including bathrooms, under a single reservation to overnight 
guests for a period of less than 30 consecutive days, as is rental of a dwelling, 
building, or any portion hereof on two or more occasions within a 30-day period. 
See also, definition of traveler’s accommodation.  

 
Is this definition really needed? The intent of the definition is to clearly distinguish 
between the two types of traveler’s accommodations and highlight requirements for 
owner occupancy and the limitation of a single accommodation under a single 
reservation. 

 

Hotel/Motel. A building or portion thereof designed and used for occupancy of transient 
lodging individuals in a non-residential zone for a period of less than 30 days, lodged 
with or without meals and which may include additional facilities and services, such as 
restaurants, meeting rooms, entertainment, personal services, and recreational facilities. 
(See ORS 446.310)  

Traveler’s Accommodations. Transient lodging in a residential zone having a room, 
rooms or dwellings rented or kept for rent to travelers or transients for a charge or fee 
paid or to be paid for rental or use of such facilities for a period of less than 30 
consecutive days, as is rental of a dwelling, building, or any portion hereof on two or 
more occasions within a 30-day period. See also, definition of accessory traveler’s 
accommodation. 

 
 

If a new definition for “accessory traveler’s accommodation” is recommended, then the 
wording suggested is intended to distinguish between the two types. Does having 
“rooms” plural create an issue if an accessory traveler’s accommodation is limited to a 
“singular” room? 

 
SECTION 6. Savings. Notwithstanding this amendment/repeal, the City ordinances in existence 
at the time any criminal or civil enforcement actions were commenced, shall remain valid and in 
full force and effect for purposes of all cases filed or commenced during the times said 
ordinances(s) or portions thereof were operative.  This section simply clarifies the existing 
situation that nothing in this Ordinance affects the validity of prosecutions commenced and 
continued under the laws in effect at the time the matters were originally filed. 
 
SECTION 7. Severability. The sections, subsections, paragraphs and clauses of this ordinance 
are severable. The invalidity of one section, subsection, paragraph, or clause shall not affect the 
validity of the remaining sections, subsections, paragraphs and clauses. 
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SECTION 8. Codification. Provisions of this Ordinance shall be incorporated in the City Code 
and the word “ordinance” may be changed to “code”, “article”, “section”, “chapter” or another 
word, and the sections of this Ordinance may be renumbered, or re-lettered, provided however 
that any Whereas clauses and boilerplate provisions (i.e. Sections 6-7) need not be codified and 
the City Recorder is authorized to correct any cross-references and any typographical errors.   
 
The foregoing ordinance was first read by title only in accordance with Article X,  
Section 2(C) of the City Charter on the _____day of ______________, 2015,  
and duly PASSED and ADOPTED this _____ day of ________________, 2015. 
 
 
_______________________________ 
Barbara M. Christensen, City Recorder 
 
SIGNED and APPROVED this         day of                 , 2015. 

 
 
________________________  
John Stromberg, Mayor 

 
Reviewed as to form: 
 
_______________________________                                        
David H. Lohman, City Attorney 
 



MINUTES FOR THE REGULAR MEETING 
ASHLAND CITY COUNCIL 

July 1, 2014 
Council Chambers 
1175 E. Main Street 

  
CALL TO ORDER 
Council Chair Slattery called the meeting to order at 7:01 p.m. in the Civic Center Council 
Chambers. 
  
ROLL CALL 
Councilor Morris, Slattery, Rosenthal, and Marsh were present.  Mayor Stromberg, Councilor 
Lemhouse and Voisin were absent. 
  
NEW AND MISCELLANEOUS BUSINESS 

 
1.   Planning Commission’s Report on considering a limited type of short term traveler’s 
accommodation in residential zones 
Community Development Director Bill Molnar explained the Planning Commission and staff 
recommendation focused on primary elements of the zoning code and standards if Council 
decided to pass a limited form of short-term rentals (STR), and if it was desirable to have them. 
  
Planning Commission vice Chair Michael Dawkins further explained the Planning Commission 
looked for an accommodation type and rules.  The Commission did not consider accessory units 
because they were potentially long term affordable rentals.  They defined long-term rentals as a 
unit with a kitchen and did not recommend short-term rentals of an entire house.  Another 
discussion was whether the rental was a Bed and Breakfast or a room in a house.  They looked at 
specific one car per visit scenarios. 
  
Mr. Molnar added the Planning Commission recommended an owner occupied set up where the 
primary residence was on the property.  Eligible locations were similar to traveler’s 
accommodations in multifamily zones, on a property within 200-feet of a major street.  One of 
the primary standards was having the accommodation within the footprint of an existing 
residence excluding out buildings. There was not clear consensus on maximum size or occupant 
number.   The Commission recommended not allowing units with kitchen facilities to discourage 
converting an accessory unit within the building to a STR or an on sight space that had potential 
for a kitchen facility.  
  
The Commission suggested using a Conditional Use Permit (CUP) with a reduced fee since the 
STR was smaller than a Bed and Breakfast or multiuse accommodation.  A Type 1 procedure 
involved a pre-application where a property owner submitted a conceptual idea to the 
Community Development Department that led to a meeting with staff.  Neighbors within 200-
feet of the property received a land use request to operate as a STR.  Staff would send another 
notice regarding approval to the same residents that could subsequently initiate an appeal 



process.  
  
Dr. Ruth Resch/1000 Terra Avenue/Lived in an R-1 zone, was a handicapped senior citizen 
renting one bedroom in her house in order to retain her home.  Her home was located a block and 
a half from Siskiyou Boulevard.  The one bedroom she rented did not create congestion, cars 
parked in her driveway.  It was important for the community to maintain economic community 
diversity so Ashland was not just home for the rich and people could maintain homes with small 
businesses like short-term rentals.   
  
Larry Chaser/1271 Munson Drive/Encouraged Council to allow host occupied STRs in all 
neighborhoods and provided examples of consistent use with small home businesses currently 
allowed in R-1 zones.  Creating reasonable regulations to guide host occupied STRs, as a use 
already consistent with current use would maintain a suitable and sustainable R-1 housing 
environment.  He urged Council to support sharing economy and allow host occupied STRs. 
  
Ellen Campbell/120 Gresham/Ashland had a strong tourist industry and a local vibrant 
community due to zoning laws. Council needed to look for ways to broaden business base and 
not rely on tourism.  Housing needed to be affordable and available to long-term residents not 
tourists.  She encouraged Council not to move forward and change the ordinance.  Allowing 
STRs in R-1 would be difficult to enforce.  If STRs were allowed in the R-1 zone the 
requirements should be the same as R-2 and R-3 zones with a Conditional Use Permit, 200-foot 
buffer, owner occupied, no subletting, require user street fees, taxes, registered with the state, fire 
and county health inspections, water rates, and provide off street parking for each unit. 
  
Corinne Lombardi/1685 Old Hwy 99 South/Explained she was surprised the Planning 
Commission ordinance referenced all residential zones.  The term sharing economy was just a 
name change.  San Francisco had 5,000 Air B&B rentals and over 66% were not one bedroom as 
indicated but multiple bedrooms and entire units.  A third of the owners had multiple units and 
managed it as a property manager.  The Ashland Compliance Officer removed 95 people who 
were operating illegally in Ashland. 
  
Abby Hogge/1700 Parker Street/Described the difference from renting to a long-term tenant to 
when she used her accessory unit as an STR.  She supported regulating STRs in R-1 zone and 
suggested Council conduct a one-year trial like the one the City did for Bed and Breakfasts in the 
1970s.  According to the City code enforcement division there were zero complaints regarding 
host occupied STRs.  She encouraged Council to explore shared economy and facilitate peer-to-
peer networking and commerce. 
  
Tom Dubois/690 South Mountain Avenue/Noted 20 years prior Council approved residents in 
all residential zones to operate businesses from homes.  STRs owners were neighbors and 
friends.  People staying at STRs were visitors to Ashland and welcome guests.  Allowing hosted 
micro stays in the R-1 was a seamless, natural addition.  He supported reasonable regulations for 
host occupied micro stays in R-1 zones.  
  
Melody Jones/79 Pine Street/Agreed with Ms. Hogge and Mr. Dubois and hoped the Council 
approved owner occupied STRs and did not exclude accessory dwelling units (ADU).   Her ADU 



was 375 square feet and two small for someone to live in long term.  She wanted to rent it short 
term during the summer and long term during winter.  With owners receiving cease and desist 
letters there were fewer places for visitors to stay.  The City would be able to collect TOT 
(Transient Occupancy Tax) and Food and Beverage Tax.  Her property was more beautiful as an 
STR than it would be if she were not having guests. 
  
Laura Westerman/252 Timberlake Drive/Encouraged Council to pass the STR requirement.  
She had vacation rentals on her property with room to park six cars if needed.  Her home was 
more beautiful now that it was an STR.  She had her home as an STR for the past two years with 
no complaints from the neighbors. 
  
Councilor Rosenthal/Marsh m/s to direct staff to prepare an ordinance to consider this 
type of home occupation and traveler’s accommodation in the R-1 zone.  DISCUSSION:  
Councilor Marsh supported the motion, expected to vote yes on the ordinance when it came back 
and wanted background information.  There were three critical questions.  The first was whether 
STRs in R-1 neighborhood provided tourists with positive and safe experiences.  The second 
question was allowing STRs without undermining R-1 neighborhoods.  The third question was if 
allowing STRs in R-1 could happen in a way that created a level playing field.  She would limit 
STRs in R-1 to one bedroom, exclude accessory units, address the parking issue, and retain the 
same fee structure in the CUP.  Councilor Morris would support the motion.  His concern was 
impact to housing stock and rentals.  He wanted the Planning Commission to look into parking 
and square footage instead of one bedroom.  Councilor Slattery was not in favor of moving it 
forward or supporting visitor accommodations in R-1 zones.  Overnight guests in neighborhoods 
changed the dynamic in that neighborhood. He was not comfortable allowing STRs in the entire 
R-1 zone even with a CUP. 
  
Councilor Rosenthal withdrew motion with Councilor Marsh’s consent. 
  
Councilor Rosenthal/Marsh m/s to direct staff to craft an ordinance to permit a single 
traveler accommodation in the R-1 zone. 
  
Councilor Marsh/Morris m/s to amend the motion to specifically exclude accessory 
residential units.   
Roll Call Vote:  Councilor Marsh, Slattery, Morris, and Rosenthal, YES.  Motion passed.   
  
Councilor Morris/Marsh m/s to amend the motion and require it is owner occupied.   
DISCUSSION:  Councilor Morris clarified the owner needed to be present when the STR was 
rented.  
Roll Call Vote:  Councilor Slattery, Marsh, Morris, and Rosenthal, YES.  Motion passed.  
  
Continued Discussion on Main Motion:  Councilor Marsh requested the Planning Commission 
provide specific guidance on the 200-foot limit and that staff provide information on 
enforcement.  She also wanted the equivalent requirements imposed on lodging to apply to 
STRs.  Councilor Morris wanted an evaluation of which R-1 may or may not work.  Roll Call 
Vote on amended main motion:  Councilor Marsh, Morris, and Rosenthal, YES; Councilor 
Slattery NO.   Motion passed 3-1.   
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Planning Commission Report on Limited Short Term   

Accommodations in Residential Zones 
 
Potential Code Amendment: Amend the Land Use Ordinance to allow an owner-occupied 
residence to operate a single traveler’s accommodation in a residential zone. The goal is to 
minimize impacts on neighborhood character and ensure the affects of the code amendments are 
not inconsistent with other currently permitted uses. The single traveler’s accommodation use 
would be subject to the following types of standards and procedures: 
 
 

A. Use-Related Standards: 
 
1. Management of the accommodation 
 

Property Owner Occupied – The individual operating and managing the traveler’s 
accommodation must be the owner of the property and the residence on the property must 
serve as the property owner’s “primary residence”. The property cannot be sub-leased to 
another individual that operates the traveler’s accommodation 
 
Commission Discussion:  

 The presence of the property owner living on site would greatly reduce 
the opportunity for adverse impacts to the neighborhood.  

 
2. Location 
 

All Residential Zoning Districts – Under the proposed recommendations, this type of short 
term rental could be allowed in all Residential Zones  
 
Distance from a major street – The accommodation must be located on a property within 200 
feet of a major city street. This would include a boulevard, avenue, or neighborhood 
collector.  

 
Commission Discussion:  

 Given the limited nature of the use, a single accommodation within an 
owner-occupied home, the code amendment could be applied to all 
residential zoning districts. 
 

 Maintaining the “200-foot rule” would be consistent with the existing 
standard applied to traveler’s accommodations in R2 and R3 zoned 
neighborhoods and establishes a level playing field. 
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 While uncertain, the original rationale for the “200-foot” standard seems 

to have been intended to minimize directing non-local traffic into the 
interior of existing neighborhoods by limiting traveler’s  accommodations 
to within a half block of city streets identified for carrying more traffic.  

 
 It is unclear that the rationale behind the standard is still valid and that 

the standard is still accomplishing what it was intended to achieve? 
 

 The adjacency between and connectivity of Ashland’s neighborhoods 
makes it difficult at times to identify neighborhood areas that appear 
more interior than others. 

 
 Accommodations located in proximity to major city streets with a 

continuous public sidewalk system may provide an incentive for visitors to 
walk to their destination or public transit, especially when the 
accommodation is near the downtown or within a historic district. 

 
 In the end, it is difficult to surmise that the standard is in fact 

protecting a more quiet residential character the further you get away 
from a major street. 

 
 On the other hand, it is not obvious that the standard is broken and that 

there exists a logical reason to change it. 
 

3. Number, Size and Type of Accommodations per Property  
 

Number of Accommodations - One traveler accommodation (i.e. reservation) permitted per 
property. 

 
Accommodation Type – The single traveler accommodation could reflect A or B of the 
following accommodation types: 
 

A. A one bedroom or two bedroom suite located within the residence that uses the main 
entrance(s) of the residence to access the accommodation; 
 

B. A one bedroom or two bedroom suite within the foot print of an existing residence 
but accessed through a private, exterior entrance separate from main entrance; or  
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C. A separate structure located on the property and detached from the primary residence 
of the property (not recommended by the Planning Commission due to the 
potential impact on longer term accessory residential unit (ARU) rentals).  

 
Maximum Size – Accommodation can consist of one or two-bedrooms, potentially with 
restrictions limiting total size and/or maximum number of occupants. 
 
Commission Discussion:  

 An owner-occupied property with a single accommodation within the 
footprint of the residence would be consistent with impacts associated 
with residential zoning districts, specifically single family districts. 
 

 To reduce the potential for converting existing accessory residential 
units (i.e. ARU’s) from long term rentals to short term traveler’s 
accommodations, it is recommended that detached buildings not be 
permitted for use as a traveler’s accommodation. 

 
 The traveler’s accommodation would need to be attached or located 

within the footprint of the primary residence, with visitors entering from 
the residence’s main entrance(s) or from a private, exterior entrance. 

 
 Consensus was not reached on whether or not the single traveler’s 

accommodation unit should be limited in size or square footage, or 
restrictions placed on the number of bedrooms, or total number of 
occupants. 

 
 Additional restrictions seem arbitrary and difficult to enforce, while 

most negative impacts seem related to the number of cars and number of 
occupants. It might be best to target those impacts. 
 

 An argument could be made that greater specificity in the ordinance, 
through limitations on size and number of occupants and requiring a floor 
plan, could lead to more successful compliance. 
 

Restriction on Kitchen/Cooking Facilities – Kitchen cooking facilities would not be 
permitted in a limited short term accommodation.  

 
 Allowing kitchen cooking facilities within an individual, limited short term 

accommodation may encourage existing long term rentals and interior 
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spaces suitable for long term rental use to be more readily converted to 
short term operations. 

 
 
B. Potential Site Design Regulations 

 
1. Parking 
 

Off-street Parking – There would be no additional off-street parking requirement. However, 
the property must have two off-street parking spaces available. 
 
Commission Discussion:  

 Given the limited nature of the use, no additional parking other than that 
which is already requisite for a single family residence would be required. 
This would discourage physical changes to the property and landscaping 
that is potentially out of character with the neighborhood.  

 
 
2. Signs 

 
Signs prohibited – Similar to Home Occupations, signs would not be permitted, however, 
except as allowed under the “Exempt” section of 18.96, which could limit the use to two, 
small incidental signs provided signs do not exceed two square feet in area per sign.  
 
Commission Discussion:  

 Additional signs would not be permitted, other than those already 
permitted under the “exempt” section of the sign code.  
 

 
C. Procedure for Approval 

 
1. Land Use Application Type 
 

Conditional Use Permit (Type I Procedure) – The request to operate a single traveler’s 
accommodation would require approval of a conditional use permit.  
 
Annual or Biennial Review – A process to periodically review the operations of a single 
traveler’s accommodation could be established after the initial land use approval 
 
Commission Discussion:  

 The conditional use permit process would include public notice to the 
surrounding neighborhood, informing neighbors of the request and 



Planning Commission Report – Limited Short Term Rentals in Residential Zones                                                      5 
 

providing an opportunity to provide comments to the Planning Division 
prior to final approval. The Community Development Director’s decision 
could be appealed to the Planning Commission.  
 

 The conditional use permit process establishes a level playing field with 
existing, multi-unit traveler’s accommodations in multiple family zoning 
districts (i.e. R-2; R-3).   

 
 A biennial review after two years could be considered to allow city staff 

to confirm that the traveler’s accommodation unit is being operated 
consistent with the land use approval.  
   



PLANNING COMMISSION ANNUAL REPORT TO THE ASHLAND CITY COUNCIL
DECEMBER 16, 2014

My name is Richard Kaplan, Planning Commission Chair.   Before providing a recap of this 
year’s key projects I would like to acknowledge my six fellow commissioners:

• Troy Brown, Jr.
• Michael Dawkins
• Debbie Miller
• Melanie Mindlin, who served as Chair thru May and is currently Vice Chair
• Tracy Peddicord, and
• Lynn Thompson

The Planning Commission held 11 Regular meetings, 4 Special meetings and 7 Study Sessions 
this year, incorporating 10 Type II Land Use Hearings, a Type I Appeal, and 3 Legislative Public 
Hearings. 

Future Planning Initiatives 
• In January, the Council invited the Commission to participate in a joint study session to 

prioritize future planning projects. 
• After discussion, three projects were affirmed as high priority – review of downtown zoning 

including the Winburn Way corridor, assessment of the City’s approach to master planning, 
and infill strategies along transit corridors. 

• We have started work on Master Planning assessment and other projects will be addressed 
in the coming months. 

Verde Village Development Agreement Modification 
• In February, we reviewed an application to modify Verde Village Subdivision’s Development 

Agreement to clarify project phasing, change the energy efficiency and multi-use path 
landscaping requirements.  The changes were intended to make the project more viable in 
the near term.  

• You approved modification of the development agreement in April as Ordinance 3092. 
• Subsequently, Planning Staff has discussed completion of the project with individuals 

considering partnering with the original applicants, in part because of your approval. 

Medical Marijuana Dispensaries Ordinance 
• In March, new state regulations went into effect that made the siting and operation of 

registered Medical Marijuana Dispensaries legal in areas zoned for commercial, industrial, 
and mixed use.  

• At Council’s direction, the Commission recommended land use standards for locating medical 
marijuana dispensaries, design requirements, and operating restrictions.  Substantial public 
testimony at multiple hearings centered on concerns by neighbood residents regarding safety 
and traffic impacts.  

• In June, we recommended approval of an ordinance locating dispensaries as a Special 
Permitted Use on higher order boulevard streets in C-1, E-1 and M-1 zones.  Additionally the 
Council allowed for dispensaries as a Conditional Use in the C-1 and E-1 zones for 
properties at least 200 feet from residential zones.  You approved ordinance 3097 in July. 
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Short Term Traveler Accommodation in Residential Zones 
• In November 2013, you requested that we forward suggestions on potentially permitting short 

term traveler accommodations on owner-occupied properties in single-family residential 
zones.  We began discussions with Planning Staff in January.   

• The Commission took public input on this matter at three meetings in March and April and 
provided general recommendations to the Council in July.  

• Notably, the Commission did not address the question of whether it is appropriate to allow 
short term accommodations in single family zoning districts, but rather discussed and 
suggested appropriate code standards and limitations on short term accommodations should 
you move ahead with a code amendment.  

• The Commission anticipates that Planning Staff will present specific code amendments for 
consideration, with a formal recommendation to the Council in early 2015.

Normal Neighborhood Plan
• Following nearly two years of planning for future development of the 94-acre North Normal 

Avenue Neighborhood area located within Ashland’s Urban Growth Boundary, the Planning 
Commission completed their review of the Normal Neighborhood Plan in April. 

• After presentation of the plan to you, a Working Group was formed to further discuss various 
elements of the plan in detail, hear public comment, and formulate recommendations for 
presentation to the full Council.   

• On December 2nd, Councilor Marsh presented the Working Group’s recommendations on 
proposed zoning designations, housing densities, transportation connectivity, and provisions 
for open space.  

• You directed Staff to incorporate these recommendations into a final draft plan, as well as 
conducting a financial analysis of needed public infrastructure improvements.  At your 
direction the revised plan will be presented to the Planning Commission, Transportation 
Commission and Parks Department for comment before being returned to the Working Group 
and Council. 

Master Planning Process 
• Starting in September, the Commission worked with Planning Staff at three public 

meetings to review Ashland’s approach to master planning and examine past master 
planning efforts for the North Mountain Neighborhood, Croman Mill District, and 
Normal Neighborhood. 

• Master planning can be a challenging, resource intensive and lengthy process 
because neighborhoods or plan areas typically involve a variety of interests.  Our 
general assessment, however, is that Master Plans can provide more beneficial detail 
about environmental characteristics, neighborhood land use and transportation 
patterns than the Comp Plan.  In turn, this information can be used to develop policies 
for future development that are tailored to a specific area.  Master planning also 
engages the public at an early stage to learn about and contribute to the planning 
effort. 

• The Commission plans to forward to you its complete observations and detail 
recommendations early next year. 
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Unified Land Use Ordinance 
• Ashland’s land use ordinance and development standards are being combined into a single 

user-friendly document to address the 2011-12 Council goal to “increase the clarity, 
responsiveness, and certainty of the development process” and to address the 
recommendations of the 2006 Land Use Ordinance Review by Siegel Planning Services.  

• The project also included evaluation of the planning application procedure and green 
development standards. 

• The proposed Unified Land Use Ordinance (or ULUO) replaces Title 18 Land Use of the 
Ashland Municipal code and we believe creates strong incentives for sustainable 
development, understandable requirements having more timely and predictable results.  

• Beginning 2012, the Commission began to review draft sections of the proposed ULUO over 
a series of 21 public meetings.  Planning Staff additionally held 14 meetings with the general 
public, focus groups, and advisory commissions; and also created a project web page and an 
Open City Hall topic. 

• In July we recommended approval of the draft ULUO.   To facilitate your review, you 
requested that we identify amendments having the “most significant impact to the community” 
and we submitted a report identifying nine such amendments. 

• After further Council discussion and changes to the ULUO, you passed first reading on 
December 2nd.  Second reading is on tonight’s agenda. 

Amending the Wildfire Hazard Zone 
• In June, the Commission received a presentation by the Ashland Fire Department on 

amending the Wildfire Hazard Zone.  A statewide planning goal requires cities to inventory 
hazardous areas, set policies, and adopt standards to protect property and citizens.  In the 
coming year, Planning Staff will be proposing to the Commission amendments to broaden the 
City’s wildfire hazard zone. 

Finally, during the past year members of the Planning Commission served concurrently on 
various city committees including the: 
• Downtown Parking Management and Circulation Ad Hoc Advisory Committee (Rich & 

Michael) 
• System Development Charge (SDC) Review Committee (Troy) 
• Downtown Beautification Improvement AdHoc Committee (Michael)  and the 
• Normal Neighborhood Plan Working Group (Rich & Michael) 

At this time I would like to acknowledge the professionalism and diligence of the Ashland 
Community Development Department’s Planning Staff and their support of the Commission’s 
work.   Bill Molnar and the entire planning team are an outstanding city resource.  I would also 
like to thank Mike Morris who served as Council liaison to the Commission this year. 

This concludes my presentation.   I would be happy to answer questions at this time.   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TYPE II PUBLIC HEARINGS 

1. PLANNING ACTION: #2013-01506 
SUBJECT PROPERTY: North Mountain & Fair Oaks Avenues 
OWNERS: Ayala Properties, L.L.C./Scott Lissberger Revocable Trust (Scott 
Lissberger, Trustee) 
APPLICANT: Ayala Properties, L.L.C. 
DESCRIPTION: A request for a Modification of Planning Action #2013-806, a Site 
Review Permit approved by the Planning Commission in August, which allowed for the 
construction of a grouping of three-story mixed use buildings consisting of four 
commercial spaces and ten parking spaces on the ground floor and ten residential units 
on the second and third floors for the vacant parcel (Tax Lot #700) at the corner of North 
Mountain and Fair Oaks Avenues.  The August approval also included a Tree Removal 
Permit to remove seven Siberian Elm trees in the adjacent alley, and a request for a 
Modification of the original Meadowbrook Park II Subdivision approval to adjust the 
number of residential units allocated between the four subject parcels to allow a total of 
40 dwelling units, where only ten units had previously been proposed, based on the 
permitted densities within the NM-C district.  The modifications requested here involve: 
1) clarification of the proposal’s density allocations, parking management, and number of 
groundfloor commercial spaces between the subject properties; 2) an increase in the 
number of upper floor residential units on Tax Lot #700 from ten to 14; and 3) 
modifications to the proposed building design for Tax Lot #700.  

2. PLANNING ACTION #:  2014-00052 
SUBJECT PROPERTY:  87 W. Nevada St. and 811 Helman Street 
APPLICANT:  Wilma LLC 
DESCRIPTION: A request to modify the Development Agreement for the Verde Village 
Subdivision for the properties located at 87 W. Nevada Street and 811 Helman Street. 
The proposed modifications include: clarifications of the project phasing to make clear 
which improvements are required with each phase and to allow either phase to occur 
first; changes to the energy efficiency requirements of the development so that all units 
will be constructed to at least Earth Advantage Gold standards and will be “Photovoltaic 
Ready”; and changes to the landscaping and maintenance requirements associated with 
construction of the multi-use path.   



PLANNING COMMISSION ANNUAL REPORT TO THE ASHLAND CITY COUNCIL
DECEMBER 16, 2014

3. PLANNING ACTION:  2014-00307     
SUBJECT PROPERTY:  777 Oak Street 
OWNERS:  Martha Howard-Bullen  
DESCRIPTION: A request for a Physical and Environmental Constraints Review and 
Water Resource Protection Zone Reduction Permit approval to construct a new 3,414 
square foot, single-story single family residence. The application also requests a 
Conditional Use Permit approval for a 615 square foot Accessory Residential Unit for the 
property located at 777 Oak Street. The property is subject to the Physical Constraints 
and Water Resource permits due to the location of the proposed development within the 
adopted floodplain for Ashland Creek. The existing approximately 720 square foot 
residence on the site is proposed to be retained and added onto with the new 
construction. The application includes a request to remove 13 trees on site.  

4. PLANNING ACTION:  2014-00737    
SUBJECT PROPERTY:  Oak Street right-of-way, between Lithia and Main 
OWNERS:  Rogue Valley Growers and Crafters Market 
DESCRIPTION: A request to modify the existing Conditional Use Permit approval (PA 
#2011-153) for the Rogue Valley Growers and Crafters Market’s closure of one block of 
Oak Street in the downtown, between Lithia Way and East Main Street, for the weekly 
Saturday Market. The specific modifications requested are: 1) To allow vendors to sell 
the same goods as are sold at their other markets in the Rogue Valley, with the 
exception of hot prepared foods. This would allow the sale of goods grown, produced, 
prepared or crafted by RVG&CM members who are farmers, ranchers, food processors 
and crafters. The vendors are currently limited to fresh fruit, vegetables, flowers, bedding 
plants, meat, eggs, cheese, bread, pasta, dog bones, and  jam, and are not to sell 
prepared food; 2) To allow  the market’s season and hours to mirror their other 
markets in the Rogue Valley, which run from March through November, and to begin the 
street closure at 6:30 a.m.  The market is currently limited to a May through November 
season, and the Saturday closure is from 7:00 a.m. to 2:00 p.m.  3) Alter the market 
booth configuration to create a sidewalk access point between vendor booths at the 
entrance to the alleyway on the west side of Oak Street in order to better accommodate 
pedestrian and wheelchair traffic to adjacent businesses.  

5. PLANNING ACTION:  2014-00734 
SUBJECT PROPERTY:  1163 Iowa Street  
APPLICANT:  Ayala Properties, LLC 
DESCRIPTION: A request for Site Review and Outline Plan approval under the 
Performance Standards Options Chapter 18.88 for a four unit, five lot multi-family 
developments for the property located at 1163 Iowa Street. A Tree Removal Permit is 
requested to remove three trees greater than six-inches in diameter at breast height on 
the site. The existing single family residence on the site will be incorporated into the 
development as Lot #1.  

6. PLANNING ACTION:  #2014-00710 
SUBJECT PROPERTY:  143 Nutley Street 
APPLICANT:  Robert Baldwin 
DESCRIPTION:  A request for a Conditional Use Permit (CUP) approval to exceed 
maximum permitted floor area (MPFA) in the Skidmore Academy Historic District for the 
addition to the existing 896 square foot residence on the property at 143 Nutley Street. 
The request is to exceed the allowed MPFA by 17.9 percent or 392 square feet.  
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7. PLANNING ACTION:  #2014-00967 
SUBJECT PROPERTY:  572-582 Fair Oaks Avenue   
APPLICANT:  Ayala Properties, LLC 
DESCRIPTION:  A request for Site Review approval to construct a three-story mixed-
use 10,748 square foot building at the corner of Fair Oaks Avenue and Plum Ridge 
Drive.  The building will consist of six residential units on the upper two floors and one 
commercial space, with the option for interim residential use on the ground floor along 
with five parking spaces.  

8. PLANNING ACTION:  #2014-01354 & #2014-01355 
SUBJECT PROPERTY:  1016 Clear Creek Drive 
APPLICANT:  Rick and Judy Lindeman and Urban Development Services, 
representing Mark Newberger Exempt Trust 
DESCRIPTION:  A request for modifications of the Aleph Springs Subdivision approval 
(PA #2008-00183) which involved: a 12-lot, 15-unit Performance Standards Subdivision; 
Site Review approval for a two-story, six-unit residential building; an Exception to Street 
Standards; Tree Removal Permits; and Lot Line Adjustments. The modifications 
requested include: 1) partitioning the property at 1016 Clear Creek Drive into to two 
separate single family residential parcels; 2) Conditional Use Permit and Site Review to 
allow for an accessory residential unit approval for one of the newly created parcels.  

9. PLANNING ACTION:  #2014-01837   
SUBJECT PROPERTY:  95 Winburn Way (Ice Rink parking lot) 
OWNER/APPLICANT:  City of Ashland, Ashland Parks & Recreation 
DESCRIPTION:  A request for Site Review approval to place a canopy over the Ice Rink, 
a recreational facility within Lithia Park, located at 95 Winburn Way.  The application 
includes requests for Exception to the Site Design and Use Standards (II-C-1-a and IV-C 
) and for a Variance to allow the canopy structure to be placed within the required ten-
foot side yard setback along Winburn Way. 
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10. PLANNING ACTION: #2014-01956  
SUBJECT PROPERTIES: First Place Subdivision, corner of Lithia Way & First Street  
APPLICANTS: First Place Partners, LLC  
DESCRIPTION: A request for Site Review approval to construct the second and third 
phases of the First Place Subdivision for the property located at the corner of Lithia Way 
and First Street.  

Phase Two is a request for Site Review approval to construct a new mixed use building (Plaza 
Central East) on Lots #2 and #3 at the corner of Lithia Way and First Street. The proposal 
includes consolidation of the two lots and construction of a 32,191 square foot, three-story 
mixed-use building consisting of basement parking, ground floor commercial, and 15 residential 
units distributed between the ground, second and third floors. The application includes requests 
to modify the common area landscaping and parking configuration to better accommodate the 
proposal, and Exceptions to the Site Design and Use Standards’ Downtown Design Standards 
to allow for balconies on the front of the building and to allow windows that are more horizontal 
than vertical. 
  
Phase Three is a request for Site Review approval to construct a new mixed use building (Plaza 
North) on Lots #4 and #5 at the northeast corner of the site, on First Street. The proposal 
includes consolidation of the two lots and construction of a 9,607 square foot, three-story mixed-
use building including ground floor commercial space and four residential units. The application 
includes requests to modify the common area landscaping and parking configuration to better 
accommodate the proposal, and two requests for Exceptions to the Site Design and Use 
Standards’ Downtown Design Standards to allow for a staggered street setback and to allow two 
sets of windows to be more horizontal than vertical.  

(Phase One, a three-story 18,577 square foot mixed-use building (Plaza West) consisting of 
basement parking, commercial and residential space on the first floor and residential space on 
the second and third floors was recently completed at 175 Lithia Way.)  

TYPE I APPEAL PUBLIC HEARING 

1.   TYPE I APPEAL PUBLIC HEARING 
PLANNING ACTION #:  2013-01421                      
SUBJECT PROPERTY:  270 N First Street   
APPLICANT:  RNN Properties LLC 
DESCRIPTION:  A request for a Conditional Use Permit (CUP) approval to exceed maximum 
permitted floor area (MPFA) in the Railroad Historic District and variances to the required side-
yard setbacks for the construction of a new residence on the property at 270 N First Street. The 
request includes the removal of the existing residence. COMPREHENSIVE PLAN 
DESIGNATION: Low Density Multi-Family Residential; ZONING: R-2; ASSESSOR’S MAP: 39 
1E 09BA TAX LOT: 1300. 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LEGISLATIVE PUBLIC HEARINGS 

1. PLANNING ACTION #:  PL-2013-01858   
DESCRIPTION:  A proposal to amend the Comprehensive Plan, Comprehensive Plan 
Map, Transportation System Plan, and Ashland Land Use Ordinance and to implement 
the Normal Neighborhood Plan. 

2. PLANNING ACTION #:  2014-00539   
DESCRIPTION: A proposal to amend the Ashland Land Use Ordinance Chapter 18.08 
[Definitions], Chapter 18.32 [C-1 Retail Commercial District], Chapter 18.40 [E-1 
Employment District], and Chapter 18.52 [M-1 Industrial District] regarding the 
establishment of medical marijuana dispensaries. 

3. PLANNING ACTION:  2014-00529 
DESCRIPTION: A request to modify Title 18 of the Ashland Municipal Code to combine 
the land use ordinance language and related development standards into one document 
with improved organization, wording, formatting, and graphics. Amendments are 
included to address outstanding items from the 2006 Land Use Ordinance Review by 
Siegel Planning Services LLC, recommendations from the planning application 
procedure and green development audits, inconsistencies, and ambiguous wording. The 
land use ordinance implement the community’s vision as expressed in the Ashland 
Comprehensive Plan and governs the development of property within the City limits. 
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