
 

 

Page 1 of 5 

 

Council Business Meeting 
February 19, 2018 

Agenda Item Pioneer Parking Lot Boundary Improvement Options 

From 
Paula C. Brown, PE 
Kaylea Kathol 

Public Works Director 
Project Manager 

Contact 
paula.brown@ashland.or.us           541-552-2411 
kaylea.kathol@ashland.or.us          541-552-2419 

 

SUMMARY 

The City has analyzed four proposed improvement options along the northern property line of the City-owned 

parking lot at 130 N. Pioneer Street (hereafter Pioneer Parking Lot).  Proposed improvements aim to minimize 

disturbances and complaints associated with consistent and prolonged loitering and camping in the planter 

strip along the property line.   

 

POLICIES, PLANS & GOALS SUPPORTED 

Proposed improvements aim to minimize certain frequent infringements of the Ashland Municipal Code that 

occur when individuals or groups of people loiter and/or camp in the planter strip along the northern property 

line of Pioneer Parking Lot.  Improvements support elements of Title 9 and Title 10 of Ashland Municipal 

Code as follows:  

 

 AMC 9.08.110, which prohibits scattering of “any kind of rubbish, trash, debris, refuse, or any 

substance that would mar the appearance, create a stench or fire hazard, detract from the cleanliness or 

safety of the property, or would be likely to injure a person, animal, or vehicle traveling upon a public 

way.”  People who loiter or camp on the northern property line tend to leave all forms of refuse in the 

planter strip and on the neighboring property, 150 N. Pioneer Street.  City employees and the 

neighboring property owner must clean the refuse on a regular basis. Refuse ranges from benign and 

unsightly (e.g. empty beverage cans and bottles) to potentially dangerous (e.g. needles and human 

waste).  Proposed improvements will create an environment that is less conducive to those seeking a 

place to loiter/camp and will thereby minimize the accumulation of refuse. 

 

 AMC 10.46.020, which prohibits camping “upon any sidewalk, street, alley, lane, public right-of-way, 

park, or any other publicly owned property or under any bridge or viaduct, unless otherwise 

specifically authorized by this code, by the owner of the property, or by emergency declaration under 

AMC.”  The planter strip provides an often-utilized opportunity for unauthorized camping.  Proposed 

improvements will result in a planter strip that is less attractive to potential campers.  

 

 AMC 10.56.020, which prohibits trespass or access “upon real or personal property belonging to the City 

or any person within the City.”  While the planter strip itself is accessible to the public, the neighboring 

privately-owned property at 150 N. Pioneer Street is frequently subject to trespass by individuals or groups 

who access it via low spots in an existing boundary fence.  Proposed improvements will minimize 

opportunities for trespass onto private property from City property. 
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PREVIOUS COUNCIL ACTION 

On October 26, 2016, the owner of 150 N Pioneer Street, Stan Potoki, sent a letter to Council describing 

ongoing disruptive behavior by individuals and groups of people congregating in the planter strip along his 

shared property line with Pioneer Parking Lot.  Council addressed Mr. Potoki’s letter during the January 9, 

2017 Study Session.  The staff report and the letter are located here.  During the Study Session, Council 

directed staff to explore options for mitigating the disturbances, including physical changes to the planter 

strip, hiring security, and code changes.  Detailed minutes are located here. 

 

BACKGROUND AND ADDITIONAL INFORMATION 

In the Study Session on January 9, 2017, City Council directed staff in Public Works and Ashland Police 

Department (APD) to explore options to address complaints regarding individuals and groups of people 

congregating and displaying disruptive behavior in Pioneer Parking Lot.  Public Works chose to focus their 

efforts on physical options for: a) reducing loitering, camping, and hiding within the northern property 

boundary; and b) reducing the neighbor’s exposure to disruptions in the parking lot.  Public Works chose this 

approach because the majority of complaints received involved disruptive behavior on this portion of the 

property, and all such complaints were voiced by the neighbor, Stan Potoki, at 150 N. Pioneer Street. 

 

Project-Specific Criteria for Success 

Following Council’s direction, Public Works staff identified three requirements that would need to be met in 

order to successfully address the ongoing disruptive behavior in the planter strip.   Staff determined that a 

successful project must accomplish the following criteria (in order of importance): 

1. Create an atmosphere in the planter strip that is not conducive to loitering, camping, and/or hiding, 

per Ashland Police Department’s (APD) description of Crime Prevention through Environmental 

Design in problem areas (attached as Exhibit A) 

2. Provide a visual and audible screen between 130 and 150 N. Pioneer Street 

3. Reduce opportunities for trespass onto 130 N. Pioneer Street from 150 N. Pioneer Street 

 

Project Constraints 
In addition, staff identified the following project constraints: 

1. Budget – $60,000 is budgeted for improvements. 

2. Work window – this project should occur between November 1 and March 31 due to the amount of 

parking spaces it will “lock up” during construction.  Loss of parking spaces during Ashland’s busy 

tourist season (April 1-October 31) is unacceptable.  

3. Physical - Significant underground utility conflicts within the buffer strip, including power, 

telephone, and natural gas. 

4. Code - AMC stipulates maximum fence heights. 

 

Proposed Options 

Staff developed four improvement options that were evaluated against the project-specific criteria for success 

and the project constraints.  The options are presented in a cumulative format; each option incorporates and 

builds upon the basic elements of the former option.   

 

 

https://www.ashland.or.us/SIB/files/010917_Parking_Lot_Mitigation.pdf
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Option 1: Upgrade lighting only 

Narrative. This option proposes to replace the existing high-pressure sodium (HPS) luminaires with 

noticeably brighter light emitting diodes (LED).  The existing light heads are fairly dim because several of 

the panes on the luminaire have been painted black to reduce glare in an adjacent residence, and because 

tress have grown around the lights.  LED luminaires with panes that have not been blacked-out will better 

illuminate a dim area, thereby discouraging loitering in the planter strip and supporting APD’s desires for 

better parking lot illumination (see Exhibit A). 

 

Estimate.  The luminaires are approximately $3,500 per each.  Replacing three luminaires will cost about 

$10,500.  This estimate is based on internal communication regarding recent similar purchases. 

 

Project-Specific Criteria. This option addresses project-specific criterion number 1.  Better illumination will 

discourage people from loitering and camping at night by eliminating the “hide out” atmosphere that 

currently exists after dark.  However, Option 1 will do nothing to discourage entry into the buffer strip 

during daylight hours. 

 

Considerations.  This option has low complexity.  This project can be done by internal labor.  It will have no 

nexus to underground utilities, has a fixed cost (i.e. will not exceed budget) and it can be completed any 

time, even outside of the work window, without significantly impacting parking. 

 

Option 2: Upgrade lighting AND rebuild fence 

Narrative.  Adding on to the previous option, this option proposes to remove rails and panels from the 

existing fence, and rebuild a fence using existing posts.  This option will allow the City to bring the entire 

fence up to the maximum height allowed by AMC (currently there is at least one low spot that allows for 

trespass) and will eliminate all lattice portions of the fence, which detract from the fence’s ability to provide 

a visual screen.   Posts/footings in poor condition (if any) will need to be replaced.  A fence will cost 

between $20/ft if posts are good, and $30/ft if posts need to be replaced (communication with Quality Fence 

on December 6, 2018).  This 150-ft fence will cost between $3,000-$4,500.  Staff assumes the higher cost 

will prevail.   

 

Estimate.  The fence will cost $4,500 and lighting upgrades will cost $10,500.  Total cost is $15,000.   

 

Project-Specific Criteria. This option addresses project-specific criterion number 1 by providing better 

illumination and making the planter strip a less attractive place to loiter, congregate, or camp after dark.  This 

options addresses criterion number 2 by providing a better visual, though not audible, screen for Mr. Potoki. 

This option addresses criterion number 3 by eliminating certain low points in the fence that currently 

encourage trespassing.   

 

Considerations.  This option has low to moderate complexity.  Rebuilding a fence on existing posts/footings 

helps keep costs well within budget and allows for rapid completion within the time window, assuming labor 

is available immediately, and the work can be procured in a timely manner.  Current labor availability in the 

Rogue Valley has been delaying many projects, so the City may wish to include a liquidated damages clause 

in the contract to minimize the risk of the project extending into the busy tourist season.  This option starts to 

develop some uncertainty when the condition of the fence posts is taken into consideration.  Some of them 

may need to be replaced, which is why we’ve assumed the higher cost. There is risk associated with 

replacing posts pertaining to underground utilities.  A telephone line, a gas line, and a lighting circuit run 

along either side of the fence.  Risk can be moderated by setting new posts in the exact location as the old 

posts. 
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Option 3: Upgrade lighting, rebuild fence, AND upgrade landscaping. 

Narrative.  In addition to the improvements described in Option 2, this option proposes to implement a 

landscaping plan that involves new irrigation, thorny, low-growing bushes, and the removal and replacement 

of trees that are currently obscuring lighting.  This option supports APD’s suggestions for environmental 

design provided in Exhibit A. 

 

Estimate.  Staff estimates that the fence and lighting will cost $15,000, alteration of an existing landscape 

design will cost $1,000, and landscaping/irrigation work will cost approximately $15,000.  The total estimate 

for this option is $31,000.  The landscaping/irrigation estimate is difficult for us to make and is based on unit 

prices from other recent projects and a general educated guess based on the fairly small size of the project. 

 

Project-Specific Criteria. This option addresses project-specific criterion number 1 by providing better 

illumination and making the planter strip a less attractive place to loiter, congregate, or camp after dark.  

Removing senescent trees that have grown into the existing lighting will further improve illumination.  In 

addition, planting the area with low-growing, thorny bushes will create an unwelcoming environment for 

people who wish to hide, loiter, congregate, or camp in the planter strip during both daylight and night hours. 

This options addresses criterion number 2 by providing a better visual, though not audible, screen for Mr. 

Potoki. This option addresses criterion number 3 by eliminating certain low points in the fence that currently 

encourage trespassing, and by creating an environment that a potential trespasser would not desire to enter in 

the first place. 

 

Considerations.  The complexity of this project is moderate.  There is some risk related landscape 

demolition, specifically, falling three large senescent trees.  This risk can be mitigated by requiring a 

certified arborist perform the falling and ensuring the City arborist is involved in approval of the tree falling 

plan. This option will also require replacement of the irrigation system, which introduces the moderate risk 

of conflict with an underground light circuit.   Ensuring locates have been performed in advance, and hand 

trenching where necessary, should mitigate the risk of conflict.  This project also presents the risk of 

extending beyond the work window.  If this option is started too late during the work window, it will likely 

need be performed in two phases. 

   

Option 4: Upgrade lighting, upgrade landscaping, and build a concrete masonry unit (CMU) wall 

Narrative. This option was originally suggested to Council and was the City’s primary choice, as it met all 

three of the Project-Specific Criteria.  Staff solicited this option for competitive bid, and the lowest 

responsive bid was substantially higher than the amount budgeted.  This option triggers the state’s prevailing 

wage law, which further escalates already high costs. 

 

Estimate.  This option will cost between $147,000-$154,000.  This estimate is based on the responsive low 

bid. 

 

Project-Specific Criteria. This option meets all the project-specific criteria consistent with option 3.  It also 

provides a better audible screen for the neighboring property than option 3. 

 

Considerations.  This option has a high level of complexity.  This option introduces conflicts with three 

different underground utilities, requires a significant amount of demolition, and could exceed the work 

window if weather conditions are too poor for excavating a footing trench, pouring concrete, and/or 

performing masonry work. 
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FISCAL IMPACTS 

$60,000 was budgeted for this project.  Costs are summarized in the table below. 

 

 
 

STAFF RECOMMENDATION 

Staff recommends Council approve Option 3 (upgrade lighting, fence, and landscaping). This option 

optimizes project-specific criteria while remaining within budget.  Complexity is moderate and risks can be 

mitigated.   Even under worse-case scenario (i.e. replace the whole fence, including posts), this option is 

expected to stay within the $60,000 budget.  However, if this option is started during the winter of 2019, it 

will likely need to be split into two phases, including lighting and fencing in March 2019, and landscaping in 

November 2019, to ensure landscaping work does not occur during the 2019 tourist season.  

 

ACTIONS, OPTIONS & POTENTIAL MOTIONS 

1. I move to approve Option 3 as recommended by staff. 

2. I move to approve (state other option).  

3. I request staff develop a different option (state desired effect) 

 

REFERENCES & ATTACHMENTS 

Attachment 1: Letter from Ashland Police Department describing Crime Prevention through Environmental 

Design 

Attachment 2: Letter and details from Stan Potoki  
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Kaylea Kathol

From: Matt Carpenter
Sent: Friday, September 14, 2018 5:29 AM
To: Kaylea Kathol; Paula Brown
Subject: Parking lot
Attachments: IMG_20180913_221751065.jpg; IMG_20180913_221746847.jpg; IMG_20180913_221743121.jpg; IMG_

20180914_024255217.jpg

Hi Kaylea and Paula, 
 
I just checked my voicemail and found a message from Kaylea from last Friday regarding some input for the 
parking lot at Lithia/Pioneer.  My apologies for getting back to you a week later.  I have been preoccupied with 
field training a new officer on graveyard and haven't been down to my desk in awhile. 
 
I'm guessing that you were looking for some Crime Prevention Through Environmental Design input for the 
parking lot.  Without putting something formal together, my main recommendations would be improved lighting 
and keeping the landscaping to the 2'/6' rule.  I have attached 3 photos of a public parking lot in Medford that 
can be found at 10th/Riverside.  In my ideal vision, I think our Lithia/Pioneer parking lot would look like this.  The 
ground foliage is low, and even though there are some plants over 2', they aren't concealing.  The lighting is well 
placed LED lighting throughout the parking lot keeping the whole area illuminated.  With the combination of 
lighting and landscaping, it is very easy to see into and out of this area.  (Side note: as we look forward to 
potentially more projects downtown, I would love to see this kind of lighting in various areas, especially those 
that are more problematic such as City Hall, Black Swan courtyard and Three Penny Mercantile area.) 
 
In regards to landscaping and our Lithia/Pioneer lot, we do have that stretch of landscaped area adjacent to the 
Lithia sidewalk.  What I might suggest we do with that area is low ground cover foliage (again, lower than 2') 
covering as much of the area as we can to deter loitering and wearing down of the landscaping.  One thought I 
had was lining the perimeter of the landscaped area with low foliage to act as a barrier similar to a fence, with 
the interior of the landscaped area filled with barkdust and other misc. plants.  I'll admit I'm not a landscape 
architect but, as you are probably aware, we have had problems of loitering/partying in this area and I'd just like 
us to design landscaping to deter people from loitering in the landscaping itself. 
 
While doing a little research on this, I found that the city of Milwaukie, Wisconsin, had some of their parking lot 
landscape design guidelines posted online and they seem to utilize CPTED principles in their designs.  (Here's the 
website: https://city.milwaukee.gov/Designguidelines/UrbanDesignResources/Parking‐Lot‐Perimeter‐
lmv.htm#.W5uiDM5KiUk)  Some of the shrubbery is taller than I'd like, but some of their examples look really 
good.  For example, under the images/examples section on the page, I really like tybe "b" landscaping (with or 
without a fence). 
 
I attached a 4th picture which is just of another area that I thought had good lighting fixtures.  The picture is on 
the back side of the SOU theater building right alongside University Way.  You can't see the details of the fixtures 
themselves in the photo, but they look nice and put out a good amount of light. 
 
At any rate, I'll be back to my normal day shift next week (Wednesday through Saturday) and would be happy to 
continue to be part of any of these conversations.  Thank you for including me on this! 
 
MC 
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‐‐ 
Matt Carpenter, Police Officer 
Central Area Patrol 
City of Ashland Police Department 
1155 East Main Street 
Ashland, OR 97520 
PH: (541) 552‐2155 
TTY: (800) 735‐2900 
FAX: (541) 488‐5351 
  
www.ashland.or.us/police 
www.facebook.com/ashlandpolicedept 
 
This e‐mail transmission is official business of the City of Ashland, and it is subject to Oregon Public Records law for disclosure and 
retention. If you have received this message in error, please contact me at (541) 552‐2155. Thank you. 
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