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The comments of this pre-app are preliminary in nature and subject to change based upon the submittal of 

additional or different information.  The Planning Commission or City Council are the final decision making 

authority of the City, and are not bound by the comments made by the Staff as part of this pre-application. 

 

ASHLAND PLANNING DIVISON 
PRE-APPLICATION CONFERENCE 
COMMENT SHEET June 21, 2017 
 

 SITE:                1640 Ashland Street 

APPLICANT: Sauce 

REQUEST:       Mod/Site Design Review  

PLANNING STAFF COMMENTS:   
This pre-application conference is intended to highlight significant issues of concern to staff and bring 

them to the applicant’s attention prior to their preparing a formal application submittal.   

 

Generally, city codes and standards encourage the development of public space and having some outdoor 

component to enliven the site and/or streetscape.  With this in mind, staff are generally supportive of the 

request.  The two primary issues that need to be addressed are: 1) How would the deck/patio area be 

designed to improve the way the existing building and site as they relate to the public space 

standards? and 2) Would the loss of parking spaces put the Shopping Center below its required 

number of parking spaces?  The parking here was included as part of the overall Shopping Center, and 

a final application would need to demonstrate that the existing parking for the Shopping Center as a whole 

is adequate for the uses in place, and that the loss of spaces proposed would not trigger a parking problem. 
 

Site Design Review & Modification:  Procedurally, the application requires Site Design Review for the 

seating area proposed and associated changes to the site circulation.  In addition, because the entire 

Shopping Center was considered as part of a single approval the application would need to address the 

shopping center’s parking and demonstrate that the loss of spaces proposed would not cause it to fall 

below the required number of parking spaces.   

 

o Design:  As noted above, a key consideration will be the design of the proposed patio addition and 

how it relates to the existing building, site and streetscape (and to the applicable approval criteria 

and standards).  This would include the structure and any associated alterations to the parking, 

vehicular & pedestrian circulation, or landscaping.  Site plans and elevations drawings illustrating 

the proposed structure and its placement will be needed, and subsequent to any planning approval, 

the applicants will need to obtain building permits and inspections.  

o Public Space Requirements:  Within the Detail Site Review overlay, a plaza or public space 

would typically be required to incorporate at least four of the following elements:   

  
i. Sitting Space – at least one sitting space for each 500 square feet shall be included in the 

plaza. Seating shall be a minimum of 16 inches in height and 30 inches in width. Ledge 

benches shall have a minimum depth of 30 inches. 

ii. A mixture of areas that provide both sunlight and shade. 

iii. Protection from wind by screens and buildings. 

iv. Trees – provided in proportion to the space at a minimum of one tree per 500 square 

feet, at least two inches in diameter at breast height. 
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v. Water features or public art. 

vi. Outdoor eating areas or food vendors. 

o Parking Verify (Map & Calculations):  The application will need to include a map and 

calculations showing that the loss of approved parking spaces will not cause the Shopping Center 

to fall below its required parking.  This will require verification of the current uses including square 

footages and/or number of seats, and will likely require the assistance of the property owner.  Staff 

can provide a map, a chart to use as the basis of the calculations, and some historic data from the 

most recent approvals, but these date back to the 1990’s and will require some additional analysis 

by the applicants.       

o Accessible Parking:  If the proposal involves the removal of required accessible (ADA) parking, 

the applicants will need to address this parking and any alterations to the approved accessible route 

as part of the approval process and subsequent building permit.   

o Site Non-Conformities:  Typically, if a site does not conform to current standards (for instance 

for site and parking lot landscaping, parking lot trees, etc.) then applicants are required to 

proportionally address these non-conformities with any addition.  If the patio were a ten percent 

increase in the building area, ten percent of the site non-conformities would need to be brought up 

to current standards.  Current standards include that seven percent of the parking area be provided 

in landscaping, that one parking lot tree be provided for each seven parking spaces, and that there 

be a five-foot wide landscape buffer between parking or circulation areas and property lines.  

Addressing these non-conformities would be the easiest way to meet the standard for 

proportionally addressing site non-conformities (and could also likely be the most beneficial 

improvements for the proposed patio area).   

 

Property Owner Sign-Off:  The property owner would need to sign the application form to consent to 

the application modifying the shopping center approval and making alteration to the site improvements 

moving forward.  It would benefit the application if the property owner assisted the applicants in providing 

details of the existing use, and if they recognized that they will ultimately need to manage the approved 

uses of the site in a manner consistent with the applicable regulations and approvals (i.e. they should not 

approve alterations to the site or its uses without first obtaining planning approvals).    

 

Tree Inventory, Protection & Removal:   The final application should include an inventory of any trees 

on the property or within 15 feet of the property that are over six-inches in diameter at breast height that 

will be affected by the proposed modifications.  If any trees are proposed to be removed, they will require 

Tree Removal permits and any trees to be kept will need to have tree protection detailed to protect them 

during construction.   

 

Neighborhood Outreach: Projects involving changes to established neighborhood patterns can be a 

concern for neighbors; staff always recommends that applicants approach the affected neighbors, make 

them aware of the proposal, and try to address any concerns as early in the process as possible.  Notices 

are sent to neighbors within a 200-foot radius of the property.   

 

Written Findings/Burden of Proof:  Applicants should be aware that written findings addressing the 

ordinance and applicable criteria are required, and are heavily depended on when granting approval for a 

planning action. In addition, the required plans are explained in writing below.  The burden of proof is on 

the applicant(s) to ensure that all applicable criteria are addressed in writing and that all required (scalable) 

plans, written findings, and other materials are submitted even if those items were not discussed in 

specific, itemized detail during this initial pre-application conference. 



1640 Ashland St./Sauce 

June 21, 2017/dds 

Page 3 

 

 

OTHER DEPARTMENTS’ COMMENTS 
 

BUILDING DEPT:  No comments provided.  It would be advisable to contact the Building Division for 

information on building codes’ requirements including construction, accessibility, and design professional 

requirements.  Building Division inspectors and plans examiners can be reached at 541-488-5305.   

 

CODE COMPLIANCE: For any additional compliance-related information, please contact Kevin Flynn, 

Code Compliance Specialist at (541) 552-2424 or via e-mail to flynnk@ashland.or.us .  

 

CONSERVATION: For information on available Conservation Programs, including potential rebates, 

tax credits, and financial or technical assistance with energy efficiency improvements, please contact the 

City of Ashland Conservation Division at 541-488-5305. 

 

ENGINEERING:  No comments at this time.  Please contact Karl Johnson, Associate Engineer at 541-

552-2415 or via e-mail to: karl.johnson@ashland.or.us      

 

FIRE DEPARTMENT: See comments at the end of this document.  Please contact Division Chief 

Margueritte Hickman of the Fire Department for Fire Code-related information at 541-552-2229. 

 

WATER AND SEWER SERVICE:  “If the project will require additional water services the applicant/owner 
will need to contact the City of Ashland Water Department for the availability, placement and costs associated 
with the installation of these services (meters). The fees for water service installations are separate charges paid 
to the water division and will typically run from less than $500 into the thousands depending on size and number 

of services.”  Please contact Steve Walker of the Water Division for any water service-related information 

at (541) 552-2326. 

 

ELECTRIC SERVICE:  Please contact Dave Tygerson in the Electric Department for service and meter 

location requirements and fee information at (541) 552-2389 if there will be any changes to existing 

electrical services associated with the request. 

 

ODOT: No comments provided.  Please contact Don Morehouse, Senior Transportation Planner with any 

ODOT-related questions at ODOT Region 3, District 8 Offices (i.e. the Rogue Valley Tech Center)/Ph: 

(541) 774-6399/Fax: (541) 774-6349/E-mail: Donald.Morehouse@odot.state.or.us  (Both Siskiyou 

Boulevard and Ashland Street are ODOT highway facilities.) 

 

 

 
UNDERLYING ZONE PROVISIONS  

(See Unified Standards for Non-Residential Zones in AMC 18.2.6.030) 
 

Zoning: C-1 (Commercial) within the Detail Site Review overlay zone. 

 

Maximum Building Height: 40 feet. 

 

mailto:flynnk@ashland.or.us
mailto:Donald.Morehouse@odot.state.or.us
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Standard Yard Requirements: There is no minimum front, side, or rear yard required, except where 

buildings on the subject site abut a residential zone, in which case a side of not less than 10 ft and a rear 

yard of not less than 10 ft per story is required. 

 

Solar Access: C-1 properties are typically exempt from solar access requirements except where they are 

within 100 feet of a residential zone.   

 

Lot Coverage: There is no underlying minimum lot area, width or depth, or maximum lot coverage; or 

minimum front, side or rear yard, except as required to comply with the special district and overlay zone 

provisions of part 18.3 or the site development and design standards of part 18.4 which, among other 

things, call for no more than 85 percent lot coverage.  All areas other than natural landscaping which allow 

the normal infiltration of water into the soil are considered coverage.  Please identify all existing and 

proposed lot coverage on site plan and in text. 

 

Landscaping Requirements: 15 percent. Parking areas and service stations shall meet the standards of 

chapters 18.4.3 Parking, Access, and Circulation, and 18.4.4 Landscaping, Lighting, and Screening. 

 

Trees: Submittal requirements shall include items noted in chapter 18.4.5.030 for Tree Protection, which 

are also listed below. If trees are to be removed, the applicant is required to request their removal as 

required in chapter 18.5.7 with the application submittals. 

 

Parking, Access & Circulation: As detailed in 18.4.3. 

 

Signage: As detailed in 18.4.7.080. A separate sign permit application is required should any 

modifications to existing signage be proposed. 

 

 

 
PROCEDURE:     As detailed in AMC 18.5.2.020, any new structure, alteration to access or 

circulation, or modification of a previous approval must obtain Site Design Review approval.  This 

requires a “Type I” land use application.   Type I decisions are made by the Staff Advisor, following 

public notice and a public comment period. Type I decisions provide an opportunity for appeal to the 

Planning Commission.  A flowchart detailing the procedures and timing of a Type I application is available 

on-line at:   

 

http://www.ashland.or.us/SIB/files/Flowchart_Type%20I_Revised%209_2016.pdf 
 
A. Application Requirements (18.5.1.050.A).  

1. Application Form and Fee. Applications for Type I review shall be made on forms provided 

by the Staff Advisor. One or more property owners of the property for which the planning 

action is requested, and their authorized agent, as applicable, must sign the application. 

The application shall not be considered complete unless the appropriate application fee 

accompanies it. 

2. Submittal Information. The application shall include all of the following information. 

a. The information requested on the application form (available on-line at: 

http://www.ashland.or.us/Files/Zoning%20Permit%20Application.pdf) . 

http://www.ashland.or.us/SIB/files/Flowchart_Type%20I_Revised%209_2016.pdf
http://www.ashland.or.us/Files/Zoning%20Permit%20Application.pdf


1640 Ashland St./Sauce 

June 21, 2017/dds 

Page 5 

b. Plans and exhibits required for the specific approvals sought. 

c. A written statement or letter explaining how the application satisfies each and 

all of the relevant criteria and standards in sufficient detail. 

d. Information demonstrating compliance with all prior decision(s) and 

conditions of approval for the subject site, as applicable. 

e. The required fee. 

 
APPLICATION MATERIALS:  The application is required to include drawings of the 

proposal (i.e. plan requirements) as well as written findings addressing the applicable approval 

criteria in accordance with the Ashland Land Use Ordinance (ALUO), Chapter 18 of the Ashland 

Municipal Code.  The following section includes the requirements for plans and approval criteria 

which are applicable to the proposal as described in the pre-application submittals.  When more 

than one planning approval is required for the proposal, multiple sections of the ALUO may apply.  

The burden of proof is on the applicant(s) to ensure that all applicable criteria are addressed in 

writing and that all required plans, written findings, and other materials are submitted even if 

those items were not discussed in specific, itemized detail during this initial pre-application 

conference.   

 

Written Submittal Requirements: 

Applicants are advised that in addition to required plans, written findings addressing how the 

ordinance criteria are satisfied in narrative format are required. The applicable criteria are included 

below.  The Ashland Land Use Ordinance in its entirety may be accessed on-line at:  

 

http://www.ashland.or.us/SIB/files/AMC_Chpt_18_current.pdf 
 

o Two (2) copies of the written findings addressing the approval criteria for Site Design Review, 

as detailed in LUO 18.5.2.050.   
o Two (2) copies of written findings addressing the approval criteria from chapter 

18.5.7.040.B. for Tree Removal Permit (if applicable to the final proposal).     

 

Plan and Exhibit Submittal Requirements: Two (2) copies of the plans below on paper no 

larger than 11"x 17” and any additional full-sized copies of the submittals.  Note:  The smaller 

copies are used for the Planning Commission packet and for the notices mailed to neighbors.  

Please submit clear, reproducible copies. 

 

o Two (2) Copies of the plans required for Site Review as required in chapter 18.5.2.040.   

o Two (2) Copies of a Tree Protection Plan as required in chapter 18.4.5.030.   
o Two (2) Copies of the plans required for a Tree Removal Permit as required in 

chapter 18.5.7.030 (if tree removal is proposed/involved).   

 

 

  

http://www.ashland.or.us/SIB/files/AMC_Chpt_18_current.pdf
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UPCOMING APPLICATION DEADLINES:    First Friday of each month 

UPCOMING PC MEETINGS:     Second Tuesday of each 

month 

FEES:             Site Review/Modification (Type I)   $1,022* + ½ % of valuation 

  Tree Removal Permit (if applicable):   $        0 

*NOTE:  
o Fees increase annually on July 1st…  It is anticipated that the Site Review fee will increase to $1,046 
o Applications are accepted on a first come-first served basis.   
o All applications received are reviewed by staff, and must be found to be complete before being processed 

administratively or scheduled for a Planning Commission meeting.   
o Applications will not be accepted without a complete application form signed by the applicant(s) and 

property owner(s), all required materials and full payment.  
o Applications are reviewed for completeness in accordance with ORS 227.178.   
o The first fifteen COMPLETE applications submitted are processed at the next available Planning Commission 

meeting. 

 

For further information, please contact:  June 21, 2017    

Derek Severson,  Senior Planner    Date 

City of Ashland, Department of Community Development 

Phone: 541-552-2040 or e-mail: derek.severson@ashland.or.us   

mailto:derek.severson@ashland.or.us

