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Council Communication 
October 20, 2015, Business Meeting 
 

 
Downtown Beautification Project Update 

 
FROM:  
Scott A. Fleury, Engineering Services Manager, Public Works/Engineering, fleurys@ashland.or.us
 
SUMMARY 
Council previously requested to review and approve the final designs associated with the approved 
Downtown Beautification projects. Staff is providing Council with the final designs and design 
alternatives for two of the four upcoming Downtown Beautification projects, the Lithia/Pioneer 
parking lot landscaping improvements and the Lithia Way/Pioneer St. corner. Council previously 
approved the Winburn Way corner project and the Plaza upgrades.  
 
BACKGROUND AND POLICY IMPLICATIONS: 
Status Update 
At the August 4, 2015, Council meeting staff and the consultants KenCairn and Covey Pardee 
Landscape Architects presented the downtown beautification projects final design before the Council. 
Council requested discussion on the projects be postponed until the following meeting to allow for 
more review time. In addition, Council requested 11x17 printouts of the design drawings.   
 
At the August 18 meeting staff and the consultants presented the landscape designs associated with the 
three of the four projects. Staff requested discussion regarding the Pioneer Parking lot be postponed 
until additional information could be compiled on the existing trees and their health via an independent 
arborists report.  
 
The Council approved the Winburn Way final design and requested KenCairn provide additional 
design possibilities to save 1 to 3 of the maples located within the boundary of the Lithia Way/Pioneer 
St. project. Council also approved the Historic Commissions request to review and comment on the 
Plaza upgrades designed by Covey Pardee. The Council subsequently approved the Plaza upgrades 
with minor changes including the fence be redesigned to be removable and installed for a period of two 
years to accommodate plant growth. The planting plan was also updated to include an evergreen in 
each of the three pots.  
 
At the September 14, 2015 Study Session Council discussed a letter sent by the Tree Commission 
requesting an additional review of KenCairn's two designs that consider tree removal. Council 
approved the request from the Tree Commission to review the original designs and proposed 
alternatives.  
 
KenCairn provided alternative designs along with the original designs and arborists report to the Tree 
Commission for review and discussion at their October 8, 2015 meeting. The Tree Commission has 
generated a letter discussing the designs and it is included as an attachment.  
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History 
At the direction of Council, staff publicly advertised formal Request for Proposals (RFP) for landscape 
and hardscape design work associated with upcoming downtown beautification projects as 
recommended by the Downtown Beautification Committee and approved by the Council. The RFPs 
were approved by the City Council at the October 21, 2014 meeting.  The City received two responses 
to both RFPs: Mackenzie in Portland and Dougherty Landscape Architects in Eugene. No proposals 
were received from local firms. As recommended by staff at the December 16, 2014 meeting, all 
proposals were rejected and staff initiated an informal selection process.  Council required the final 
designs come back for approval before proceeding with construction.  
 
Covey Pardee Landscape Architects and KenCairn Landscape Architects were selected through an 
informal process to develop designs for the projects approved by Council.  Covey Pardee was selected 
for the Plaza improvements and KenCairn was selected for the Pioneer parking lot, Winburn Way 
corner and corner of Lithia and Pioneer improvements.  
 
KenCairn Landscape Architects has completed the designs and specifications associated with the 
Pioneer parking lot, Winburn Way corner, and the triangle adjacent to Lithia Way and Pioneer St. The 
designs were taken to the Tree Commission for discussion regarding tree removal, protection and 
replanting at the May 7, 2015 meeting. (Click here for meeting minutes .) The parking lot design calls 
for demolition of some existing trees, shrubs and irrigation system. New trees, shrubs, irrigation, 
concrete pathways, fencing and lights will be installed as part of the final improvement. The corner of 
Lithia Way and Pioneer St. calls for new planting materials, new retaining/seat wall and ADA handrail 
for access to existing building.  
 
Covey Pardee Landscape Architects completed the design and specifications associated with the 
recommended Plaza improvements. The Plaza improvements call for additional plantings, a 1/2 height 
barrier fence and three additional above-ground planters.  
 
Schedule 
The previous timeline was to award, design and construct by June of 2015. Due to the additional time 
required to obtain design services staff has developed a new timeline to minimize construction 
disturbances to both downtown parking and local businesses along with taking the drought into 
account. Staff expects the work to occur in phases starting in late fall with the Plaza and Winburn Way 
corner projects being finished by April of 2016. Completion of the parking lot and Lithia/Pioneer 
corner are dependent on the final design selected and when it is selected.  
 
Estimated project schedule:  
TBD: Bid and construct Pioneer parking lot improvements and the triangle improvements at the corner 
of Lithia Way and Pioneer. 
Winter (September thru March): Bid and construct Plaza improvements via phases.  
Winter (December thru March): Bid and construct Winburn Way corner improvements. 
 
FISCAL IMPLICATIONS: 
The Downtown Beautification Committee recommended $67,500 in transient occupancy tax be 
allocated for construction of the above referenced projects. To date a total of $17,400 in design funds 

http://www.ashland.or.us/Agendas.asp?Display=Minutes&AMID=5979�
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for the projects has been encumbered. Public Works will contribute approximately $7,300 for concrete 
safety improvements.  
 
STAFF RECOMMENDATION AND REQUESTED ACTION: 
Move to approve final designs by KenCairn Landscape Architects.  
 
SUGGESTED MOTIONS: 
I move approval of the final downtown beautification project designs created by KenCairn Landscape 
Architects. 
 
ATTACHMENTS: 
1. Parking Lot Alternative Narrative 
2. Pioneer Parking Lot Alternative Design 
3. Pioneer Parking Lot Design 
4. Lithia Way Triangle Alternative Narrative 
5. Lithia Way Triangle Alternate Design  
6. Lithia Way Triangle Design 
7. Arborists Report  
8. Tree Commission Letter dated October 9, 2015 

 



 

 

                                                                            
  

 
Date:  September 22, 2015 
 
Revised Landscape @ Pioneer Parking Lot 

 
Original Project Goals 
As was noted in the project’s RFP, the existing plant materials were either at or near their lifespan or 
had been damaged by pedestrian traffic through the planters.  The existing irrigation system was 
noted as old and inefficient.  There was a desire to focus on the removal of existing plant materials 
and a layout of new trees, shrubs, and plant materials and a replacement of the existing irrigation 
system with a new system. 
 
 
Current Direction 
Following the request of the Ashland City Council, KenCairn Landscape Architecture obtained an 
Arborist Assessment from Canopy LLC.  The assessment was for the existing trees at both Lithia & 
Pioneer Parking Lot and for the corner of Pioneer & Lithia (convenience store).   The assessment 
concurs with the tree inventory originally prepared by KenCairn.   Per the city council’s request, KLA 
has prepared a design alternate for each site with the primary goal of saving as many trees on the two 
sites as is feasible.  The following is a narrative that reflects the revised landscape design at the 
Pioneer Parking Lot: 
 

• The arborist’s assessment of the existing Raywood Ash trees recommends the removal and 
replacement of all the trees of that species.  This was reflected in the original design and in the 
current alternate design. 

• The arborist’s assessment of the existing Italian Cypress trees (Trees #1-#4) recommends the 
removal and replacement of all the trees of that species.  This was reflected in the original 
design and in the current alternate design. 

• The arborist’s assessment of existing trees #5 and #6 notes these Norway Maples as healthy.  
The original design indicated these trees for removal.  The alternate design includes these trees 
to be saved in the design. 

• The arborist’s assessment of existing trees #11 - #13 notes these Norway Maples as healthy.  
The original design indicated these trees for removal.  The alternate design includes these trees 
to be saved in the design. 

• The arborist’s assessment of existing trees #14 - #16 notes these Chinese Pistache as healthy 
(#16 is noted as being “slightly less healthy).  The original design indicated these trees for 
removal.  Our concern with these trees is in their adjacent proximity to the public sidewalk and 
that they are beginning to encroach into the canopy of Trees #11-#13.  The location of Trees 
#14, #15, and #16 near the sidewalk could lead to sidewalk damage.   Additionally, one of the 



 

 

new paths connecting the parking lot with the sidewalk along Lithia would need to be located 
immediately adjacent to Tree #15.  The alternate design does not include these trees due to 
these concerns.    

• All other trees noted in the original design as being removed will stay as such.  New shade trees 
will replace trees that are being removed as indicated on the original design. 

• The original design indicated shrubs throughout all planting areas.  In the alternate design, 
shrubs will, in general, be eliminated from under the trees to remain.  The reason for not 
planting in the root zone of these trees is the potential for root damage when holes are dug for 
the new shrubs.  Those areas where shrubs have been eliminated will be surfaced with bark 
mulch. 

• In the areas where shrubs are being eliminated in the alternate design, irrigation will also be 
eliminated or reduced to further lessen the damage to existing tree roots. 

• The new concrete path from the parking lot to the sidewalk nearest the Lithia driveway has 
been shifted closer to the driveway curb.   This gets the sidewalk (and the soil disturbance it 
creates) further from the tree. 

• The proposed public art base near the entry drive has been removed due to its location in Tree 
#11 critical root zone. 

















 

 

                                                                            
  

 
Date:  September 22, 2015 
 
Revised Landscape @ Pioneer & Lithia Corner 

 
 
Original Project Goals 
The “odd” shaped piece of city owned property had several issues including raised sidewalks due to 
tree roots, ADA access concerns, irrigation challenges, inconsistent materials, and awkward elevation 
changes.  The original design goal as stated in the RFP was to create a cohesive look while 
incorporating the public art piece found on the corner. 
 
 
Current Direction 
Following the request of the Ashland City Council, KenCairn Landscape Architecture obtained an 
Arborist Assessment from Canopy LLC.  The assessment is for the existing trees at both Lithia & 
Pioneer Parking Lot and for the corner of Pioneer & Lithia (convenience store).   The assessment 
concurs with the tree inventory originally prepared by KenCairn.   Per the city council’s request, KLA 
has prepared a design alternate for each site with the primary goal of saving as many trees on the two 
sites as is feasible.  The following is a narrative that reflects the revised landscape design at the 
Pioneer & Lithia Corner: 
 

• The arborist’s assessment of the existing red maple tree east of the proposed steps (Tree #1) 
notes the tree as being “in a very restricted root zone and has likely reached its potential 
growth” and in “moderate health”.  Currently the tree’s roots are beginning to impact the 
public sidewalk (sidewalk cracks and lifting) just east of the tree.  This is viewed as a hazard to 
pedestrians and should be corrected by removal and replacement of the public and private 
sidewalks in that vicinity to provide a safe pedestrian zone.  Based on our professional 
experience, the necessary construction in that area will have a negative impact to the tree that 
will ultimately expedite the tree’s decline.  The alternate design reflects the original design 
with this tree being removed. 

• The arborist’s assessment of Tree #2 (Red Maple tree) along Lithia Way notes the tree as being 
in good health although it points out that the soil appears compacted and devoid of organic 
materials.  In its current state, the finish grade of the planter around the tree is elevated +/-6” 
above the adjacent public sidewalk.  Per the original design, the tree was removed and the 
planting area lowered to the sidewalk grade.  The alternate design retains the existing red 
maple (Tree #2) and the grade of the planter around the tree.  We propose that an application 
of myccorhizal inoculant be added to the soil.  The existing modular block wall/curb adjacent to 
the sidewalk is removed and replaced with a poured in place concrete curb to retain the grade.  



 

 

The area of the planter will be slightly decreased from the west to allow for a low seatwall to 
be installed near the public art display.  The proposed steps and ramp adjacent to the building 
will be retained by a 6” wide poured in place concrete wall.  To reduce the impacts to the tree’s 
roots, the wall’s footing will be designed so that any spread portion of the footing will be 
located underneath the paved areas.   

• The area around the public art display will remain in permeable pavers although will be slightly 
smaller than the original design.  In order to reduce impacts to the existing planter, the 
seatwall from the original design was relocated closer to the existing edge of the planter (to 
the west) and thus the reduction in the area of permeable pavers. 

• The arborist’s assessment of the existing red maple tree adjacent to Pioneer Street (Tree #3) 
notes the tree as being “in a severely restricted root zone” and being in “moderate health”.  
Currently the root flare is growing out of the cutout for the tree.  Based on our professional 
experience, we believe this tree has not only reached its maximum potential but is also in 
decline based on the condition bark on the west side.  The alternate design reflects the original 
design with the removal of this tree.  However, KLA is proposing the addition of a tree grate 
and frame along with the use of structural soils at this location.   We believe that the addition 
of the structural soil will not only aid this new tree in reaching its urban potential but will also 
allow for the existing tree to remain (Tree #2) to increase its rooting area. 

• The tree that was selected for the replacement of Tree #3 is an Quercus frainetto ‘Schmidt’ 
(Forest Green Oak).  This tree has been proven to do well in urban conditions (limited 
moisture, reflected heat, and compacted soils).  With the use of structural soils under the 
replaced paved areas and the introduction of irrigation at the tree well this tree should develop 
into a nice sized street tree. 
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City of Ashland 

Planning Division 

51 Winburn Way 

Ashland, OR  97520 

 

 

Arborist Assessment  

 

Project ID 

Pioneer Parking Lot 

Pioneer at Lithia 

 

Overview 

The following is an assessment of the existing trees for the proposed projects at the parking lot on Pioneer Rd, 

and the corner of Pioneer and Lithia Way.  The tree numbering designation used here coincides with the plan 

drawings labeled “Pioneer Parking Lot L 1.0” and “Pioneer at Lithia L 1.0.”  We found the tree legend on these 

plans to be accurate and so have not here replicated the list of species, their sizes, etc.  The assessment has been 

grouped into smaller sections by location within the project area. 

 

Pioneer Parking Lot 

Trees #1 - #4 

Cupressus sempervirens (Italian cypress) of good to moderate health growing in restricted root zone. 

Recommend removal and replacement by a more suitable shade-giving tree such as the Zelcovas proposed in 

the planting plan. 

 

Trees #5 - #8 

#5: Acer platanoides (Norway maple). Limited root zone may not allow for full growth potential, but otherwise 

healthy. 

 

#6: Note that L 1.0 designates this to be a Fraxinus oxycarpa (Raywood ash), indeed there is a plaque at the 

base of the tree stating as much, but the tree is a Norway maple. Except for some girdling roots, the tree appears 

healthy.  There is a small Raywood ash between Trees 5 and 6 which is of poor form and vigor for which 

removal is recommended. 

 

#7 and #8: Raywood ash.  Both trees of poor form and limited root zones. Recommend removal and 

replacement. 
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Trees #9 - #18 

#9, #10: Raywood ash.  Poor form. #9 has limited root zone. #10 has a co-dominate leader growing over road. 

These leaders are at greater risk of failure. Recommend removal and replacement. 

 

#11, #12, #13: Norway maples. Some minor human-related damage on bark (#13) and a girdling root (#11). 

Overall of good health.   

 

#14, #15, #16: Pistachia chinensis (Chinese pistache). Beginning to interlock canopies with adjacent maples, 

but overall of good health. #16 appears to be of slightly less heath and may be a candidate for removal if needed 

from a design perspective. 

 

#17, #18:  Raywood ash. Poor form. Limited growth potential and root zone. Slight lean of main trunk (#17). 

Recommend remove and replace. 

 

Trees #19-#22 

#19, #20, #21: Cotinus coggygria (Smoketree). All of good size and health.  These are nice small tree 

specimens. A downside being they do not have as great of shade-giving potential as a full sized tree species. 

The small boxelder trees (not labeled on plans) of poor form and health existing between the smoketrees are 

unlikely to fill this role and for which removal is recommended. 

 

#22: Quercus ilex (evergreen oak). Appears healthy. Perhaps a bit out of place from a design perspective. 

 

Trees #23 - #27 

Recommend removing over-crowded Raywood ash (#26) in favor of retaining 4 Carpinus betulus (hornbeams). 

 

Trees #28 - #30 

Recommend removing badly damaged red maple (#29) and retaining hornbeams (#28, #30) 

 

Trees #31 - #33 

Recommend removing 2 Raywood ash (#31, #32) and replacing with a more suitable species. 

 

 

 

Pioneer at Lithia 

Trees #1-3 

Overall these 3 trees are of good to moderate health. Their biggest limiting factor is lack of a good growing 

medium. They all are existing in very restrictive root zones and are most likely reaching, or have reached, the 

end of their growth potential, which may limit their long-term ecologic and aesthetic value. Replacement done 

in such a way as to allow for full tree growth potential (ie access to larger root zone) is worth considering.  

Ideally, the space could provide for 1-2 large, fully mature trees. 

 

#1: Acer rubra (red maple). Overall of good health.  Contains co-dominate stems characteristic of this species, 

which can increase the likelihood of failure.  This tree is growing in a very restricted root zone and has likely 

reached its growth potential. Recommend root zone enhancement and/or removal. 

  

#2: Red maple. Good health. Soil appears compacted and devoid of organic materials. Some minor damage to 

bark. Recommend root zone enhancement and/or removal. 

 



#3: Red maple. Moderate health. Severely restricted root zone. Roots appear bound. Very little growth exhibited 

over the last year (approximately 1”).  Recommend removal and replacement if the area can be designed in such 

a way as to allow for a larger root zone area, enabling a tree to achieve a greater growth potential.  

 

 

 

Discussion on Raywood Ash 

Fraxinus oxycarpa are characterized by weak wood, poor structure, and relatively common occurrence of 

failure. Failure occurs from either co-dominate stems or by uprooting when constricted root zones cannot 

support the weight of the crowns. In operating a tree service in the area, this species is one of the most common 

trees we are called upon to remove after they have failed. The Rayood ash in this project area are likewise of 

poor structure and have reached the limit in size of what I would consider safe given their available viable root 

zones and that they are in a highly trafficked areas.  

 

Recommendations 

Specific recommendations were provided above regarding the removal of the Raywood ash and Italian cypress 

trees. Few recommendations were given for healthy trees. Most notably the Norway maples and Chinese 

pistache (#11 - #16). Given that that the trees are healthy, the decision to remove or retain should ultimately be 

made on through the lens of a design perspective in keeping with the long-term goals the City has for the 

location.  

 

We would suggest however, that options be explored to leave some healthy trees and/or phase-in some 

removals and replanting over time.  Doing so would greatly soften the visual impact of the transition period as 

well as allowing the current benefits to continue.  

 

The replacement trees proposed in the plan documents are excellent choices.  They make good use of the 

available space, species selection is suitable for the area, and should provide a net benefit gain over time. Taken 

as a whole, or in part, they have the potential to provide very good canopy cover, aesthetic enjoyment, and long-

term benefits.  
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