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Council Communication 
December 19, 2016, Study Session 
 

 

Update on Infill Strategy for Transit Triangle Project 

 

FROM:  

Maria Harris, Planning Manager, maria.harris@ashland.or.us 
 

SUMMARY: 

The area comprised of the bus route on Ashland St., Tolman Creek Rd. and Siskiyou Blvd., also 

referred to as the transit triangle, has had little development or redevelopment over the past several 

decades.  Despite an allowance in the commercial and employment zones (C-1 and E-1) for 15 to 30 

dwelling units per acre, past developments adjacent to the bus route were primarily comprised of 

single-use, one story commercial buildings that did not include a residential component.  

 

The first phase of the infill strategy project involved an analysis of the factors that limit the amount and 

type of development in the area and a preliminary study of the impact on market feasibility of a mixed-

use multi-story building if changes to the streetscape and zoning and land use standards are considered. 

Interviews with development industry professionals were used to verify the construction costs and 

rents used in the model.  In summary, the analysis indicates that a building with a mix of business and 

residential uses based on current land, construction and permitting costs and under current zoning and 

land use standards isn’t feasible because projected commercial rents are low and the residential rental 

rates are high compared to the existing market prices. 

 

The Planning Commission reviewed and discussed the first phase work at their October 11, 2016 and 

November 22, 2016 study sessions. Planning Commission representatives, staff and the project 

consultant will provide an update on the project to the City Council. Prior to the December 19 City 

Council study session, staff and the project consultant will be meeting with developers, contractors and 

architects to review the market feasibility analysis. 

  

BACKGROUND:  
The “transit triangle” is the area surrounding the bus route in the southern part of the city on Ashland 

St., Tolman Creek Rd. and Siskiyou Blvd. (see attached map). The commercial and employment zoned 

areas in the transit triangle haven’t experienced redevelopment similar to the downtown and railroad 

district with a mix of businesses and residential units and a walkable environment that generates 

pedestrian traffic. 

 

The transit triangle is served by Rogue Valley Transportation District (RVTD) Route 10. RVTD 

recently made service enhancements and as a result Route 10 provides 20 minute service from 7am-

5pm (Monday-Friday) and 30 minute service for the remainder of the day (5am-7am and 5pm-7pm, 

Monday - Friday).  Route 10 also includes service on Saturdays at hour intervals. Route 10 provides 

the highest ridership in the RVTD system (50 percent of all RVTD riders) and the Bi-Mart stop on 

Tolman Creek Rd. is one of the most used stops system wide.  

http://www.ashland.or.us/Agendas.asp?Display=Minutes&AMID=6455
http://www.ashland.or.us/Agendas.asp?Display=Minutes&AMID=6498
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Other opportunities in the transit triangle include a sizeable amount of vacant and redevelopable land, 

well-established public facilities, and shopping, services and neighborhoods within walking distance. 

A challenge in the transit triangle is the transition between new development and existing residential 

neighborhoods.    

       

The first phase of the project involved identifying the factors that limit commercial and residential 

development in the transit triangle. Fregonese Associates performed a return on investment (ROI) 

analysis to examine the market feasibility of a variety of building types using the Envision Tomorrow 

(ET) model.  The model incorporates land, construction and permitting costs and the physical attributes 

of buildings allowed by the zoning and land use standards (e.g., height and size of building, number of 

residential units, required parking, required landscaping) to produce achievable rents and sales prices 

for commercial space and residential units (see October 11 Planning Commission packet). Interviews 

with development industry professionals were used to verify the construction costs and rents used in 

the model. The analysis determined that under the current zoning and land use standards, the projected 

commercial rents are too low to make new construction feasible and that the residential unit rental rates 

are also unfeasible because the rental rates exceed those of the current rental market.  In addition, the 

projected dwelling units are primarily 1,000 square feet and larger and the rental rates exceed the 

amount a two-person household at median income can afford by 30 percent or more.  

 

The first phase also involved a preliminary study of market feasibility and rents levels if changes were 

made to the streetscape (e.g., wider sidewalks, street trees, lighting, seating and public spaces) and to 

the zoning and land use standards.  Specifically, several building prototypes were developed for a test 

site at 1896 Ashland Street for the November 22 Planning Commission meeting.  Changes in 

requirements for building height, number of stories, parking spaces, landscaping coverage and the 

maximum number of residential dwelling units allowed per acre, resulted in an increase from seven 

residential units to 26 residential studio and one-bedroom residential units.   The prototype building is 

a three-story building with a ten-foot stepback of the top story. As the number of residential units 

increases, the size and rents decrease and begin to approach prices targeted for a two-person median 

income household.  

 

The Planning Commission reviewed and discussed the first phase of the project at study sessions in 

October and November (see October 11 meeting minutes and November 22 meeting minutes). The 

Planning Commission discussion included a variety of comments and concerns including the following 

items. 

 Is using median income households the right target when Ashland has a population that 

is significantly lower than median income? 

 Consider transportation impacts of additional residential units. 

 Consider giving more credit for trees in landscaping than ground cover. 

 Consider parking demand. 

 Street amenities make multi-story project more feasible because land is worth more.  

 Consider impacts to adjacent residential neighborhoods. 

 Architectural style should fit Ashland. 

 Residential units should have a private outside space. 

 Consider four stories with two full stories and two stories with stepback. 

 Look at feasibility of “tuck-under” parking. 

http://www.ashland.or.us/Files/2016-10-11_PC_Packet_Web.pdf
http://www.ashland.or.us/Files/2016-11-22_PC_Packet_Web.pdf
http://www.ashland.or.us/Agendas.asp?Display=Minutes&AMID=6455
http://www.ashland.or.us/Agendas.asp?Display=Minutes&AMID=6498
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 Incorporate vertical housing tax credit. 

 Maintain views as drive down streets. 

 Are there tools for guaranteeing that smaller units with lower rents will be constructed? 

 Should the focus be maintaining residential units as rentals rather than for ownership? 

 

The project addresses a variety of City Council goals and strategies as well as adopted City plans.  The 

Draft Guiding Principles document included in the October 11 Planning Commission packet details the 

applicable Council goals and policies including the following City Council goal for the environment. 

 

Environment 

Develop and support land use and transportation policies to achieve sustainable development. 

(13) 

 

13.2 Develop infill and compact urban form policies.  

 Update infill strategy along major transportation corridors to promote housing and 

business development, as well as alternative transportation choices.  

The Transportation System Plan includes four projects in the transit triangle related to improving 

sidewalks, bus shelters and intersections enhancements for pedestrians including two projects for 

Ashland Street Streetscape Enhancements (R38 for Siskiyou Blvd. to Walker Ave. and R-39 for 

Walker Ave. to Normal Ave.), Ashland Street/Tolman Creek Road (R41) and the Walker Ave. festival 

street (R40). 

The infill strategy project relates to potential policies included in the draft Climate and Energy Action 

Plan (CEAP). Specifically, the draft plan includes strategies to address residential travel and the 

emissions associated with passenger cars and trucks. Common strategies for replacing residential travel 

trips in passenger cars and trucks include promoting land use development patterns that utilize existing 

public infrastructure, and make using transit and alternate modes of transportation possible and even 

desirable.  

The purpose of the project is to adopt an infill strategy that encourages a greater concentration of 

businesses and residential units in the transit triangle, increases transportation choices and promotes 

sustainable planning initiatives.  A successful project will create several hundred moderately-priced 

housing units in an area that has had few multi-family residential units developed over the past several 

decades, provide additional business space and jobs, provide increased commercial and residential 

density located on the bus route, and transition the area from the current highway environment to a safe 

and vibrant walkable corridor. 

The next phase of the project involves refining the building prototypes, further analysis of issues such 

as transportation system impacts and developing and evaluating a package policies that create 

incentives for business and housing development in the transit triangle.  

ATTACHMENTS: 
1. Map of Transit Triangle 

2. Written comments received 

http://www.ashland.or.us/Files/2016-10-11_PC_Packet_Web.pdf
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