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The comments of this pre-application 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 DEPARTMENT 
PRE-APPLICATION CONFERENCE 
COMMENT SHEET 
May 6, 2020  

 SITE:                   44 Scenic Street 
APPLICANT:    Joyce and Richard Stanley 
REQUEST:        Site Design Review for ARU 

 
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. 
 
Summary: The proposal is to convert an existing day-light basement into an ARU. While normally 
attached ARU’s are exempt from Site Design review because the proposed ARU is greater than 500 
sq. ft. a planning action is required. The applicant will need to demonstrate that the proposed ARU 
does not exceed 50% of the primary residence. The applicant will also need to demonstrate 
compliance with the Historic Design Standards.  
 
The house is single story with daylight basement below.  [all calculations in decimal feet] 
The Footprint is 70.166’ x 24’ = 3366 x 2 = 3366. 
3366 Less Garage (24.66’ x 24’ ~ 592) = 2774 
 
Measurement of ARU 44.364’ x 24’ = 1064.74  
1064.74 Less corridor (125.27) = 939.47 

Corridor measure as two blocks 
 13.083 x 6.333 = 82.81 
 11.583 x 3.66 = 42.46  

 
Habitable space (from above) 2774 Less ARU 939.47 = 1834.53 
1834.53/2 = 917 max ARU size 
917 > 939.47 
 
The ARU needs to be reduced in size. 
 
Historic Inventory: Non-historic, Non-contributing: This split level gable volume with a garage located 
below the main volume to take advantage of the sloped site was built circa 1990. 
 
The boundary to the Skidmore Academy Historic District runs north south along the length of Scenic 
Dr, as such the property is near the boundary of the Historic District. The final application should 
address the component of ‘transitional areas’ in the Historic Design Standards. 
 
Compliance with the historic standards will be need to be addressed in the application. The Historic 
Review Board has not examined the proposed plans due to the Covid emergency, however staff have 
reviewed the plans, and want to discuss further what proposed exterior changes will be made. 
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Pursuant to AMC 18.4.2.050.A.2.b: “If a development requires a Type I, II, or III review 
procedure (e.g., Site Design Review, Conditional Use Permit) and involves new 
construction, or restoration and rehabilitation, or any use greater than a single-family use, 
the authority exists in the law for the Staff Advisor and the Planning Commission to require 
modifications in the design to match these standards. In this case the Historic Commission 
advises both the applicant and the Staff Advisor or other City decision maker.” 
 
The application submittal shall address the Historic District Design Standards including: Height, 
Scale, Massing, Setback, Roof, Rhythm of Openings, Base of Platforms, From, Entrances, and 
Imitation of Historic Features. 
 
These are found in AMC 18.4.2.050.B 
https://ashland.municipal.codes/LandUse/18.4.2.050.B  
 
Maximum Permitted Floor Area (MPFA): Within the historic district, an attached garage would 
be considered in the Maximum Permitted Floor Area (MPFA).  A lot of this size would have an 
MPFA of about 3249 square feet, and any application would need to include a demonstration that the 
existing house and attached garage space combined comply with this requirement.    (MPFA 
Calculation: Lot size 15,483 x 0.56 x 0.38 ~ 3294) Which is limited to no more than 3249 per AMC 
18.2.5.070.F 
 

 
UNDERLYING ZONE PROVISIONS (18.2.5.030.A.) 

 
ZONING: R-1-7.5, Single Family Residential with a 7,500 square foot minimum lot size.  
Minimum lot width is 65 feet.  Lot depth 80-150 feet.  Lot width shall not exceed lot depth. 
 
MAXIMUM BUILDING HEIGHT:  30 feet maximum height within the historic districts.  
 
SETBACKS:  Eight feet for unenclosed porches, 15 feet for front yards, and 20 feet for front-facing 
garages. Six feet for side yards but ten feet for side yards abutting a public street. Ten feet per story 
and five feet per half-story for rear yards. In addition, the setbacks must comply with the solar access 
requirements.   
 
LOT COVERAGE: A maximum of 45 percent of the lot may be covered with impervious surface.  
Please identify on site plan and in text all areas of landscaping, impervious surface, patio space, 
outdoor recreational space, etc. 
 
LANDSCAPING REQUIREMENTS: 55 percent of the site must be retained in landscaping, and a 
site-, size-, and species- specific landscaping plan is required at time of formal application.  The 
landscape plan must address any required screening, and include street trees, one per 30 feet of street 
frontage where applicable.  Avoid using lawn. Provide irrigation system for all landscaped areas. 
Landscaping shall be designed so that 50 percent coverage occurs after one year and 90 percent 
coverage occurs after five years.   

https://ashland.municipal.codes/LandUse/18.4.2.050.B
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WRITTEN FINDINGS 
ARU SPECIAL USE STANDARDS 
B.  R-1 Zone. Accessory residential units in the R-1 zone shall meet the following requirements: 

1.  One accessory residential unit is allowed per lot, and the maximum number of dwelling units 
shall not exceed two per lot. 

2.  Accessory residential units are not subject to the density or minimum lot area requirements of 
the zone. 
3.  The maximum gross habitable floor area (GHFA) of the accessory residential unit shall not 
exceed 50 percent of the GHFA of the primary residence on the lot, and shall not exceed 1,000 
square feet GHFA. 

4.  The proposal shall conform to the overall maximum lot coverage and setback requirements of 
the underlying zone. 
5.  Additional parking shall be provided in conformance with the off-street parking provisions for 
single-family dwellings in section 18.4.3.040, except that parking spaces, turn-arounds, and 
driveways are exempt from the requirements in subsections 18.4.3.080.D.1 and 18.4.3.080.D.2 and 
paving requirements in subsection 18.4.3.080.E.1. 

SITE DEVELOPMENT AND DESIGN STANDARDS 
C.  Building Orientation. Residential buildings that are subject to the provisions of this chapter shall 
conform to all of the following standards. See also, solar orientation standards in section 18.4.8.050. 

1.  Building Orientation to Street. Dwelling units shall have their primary orientation toward a street. 
Where residential buildings are located within 20 feet of a street, they shall have a primary entrance 
opening toward the street and connected to the right-of-way via an approved walkway. 

2.  Limitation on Parking Between Primary Entrance and Street. Automobile circulation or off-street 
parking is not allowed between the building and the street. Parking areas shall be located behind 
buildings, or on one or both sides. 

3.  Build-to Line. Where a new building is proposed in a zone that requires a build-to line or 
maximum front setback yard, except as otherwise required for clear vision at intersections, the 
building shall comply with the build-to line standard. 

D.  Garages. Not applicable, no garage is proposed.  

E.  Building Materials. Building materials and paint colors should be compatible with the surrounding 
area. Very bright primary or neon-type paint colors, which attract attention to the building or use, are 
unacceptable. 

SITE DESIGN REVIEW APPROVAL CRITERIA 
An application for Site Design Review shall be approved if the proposal meets the criteria in subsections 
A, B, C, and D below. The approval authority may, in approving the application, impose conditions of 
approval, consistent with the applicable criteria. 

A.  Underlying Zone. The proposal complies with all of the applicable provisions of the underlying zone 
(part 18.2), including but not limited to: building and yard setbacks, lot area and dimensions, density and 
floor area, lot coverage, building height, building orientation, architecture, and other applicable 
standards. 
B.  Overlay Zones. The proposal complies with applicable overlay zone requirements (part 18.3). 

https://ashland.municipal.codes/LandUse/18.4.3.040
https://ashland.municipal.codes/LandUse/18.4.3.080.D.1
https://ashland.municipal.codes/LandUse/18.4.3.080.D.2
https://ashland.municipal.codes/LandUse/18.4.3.080.E.1
https://ashland.municipal.codes/LandUse/18.4.8.050
https://ashland.municipal.codes/LandUse/18.2
https://ashland.municipal.codes/LandUse/18.3
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C.  Site Development and Design Standards. The proposal complies with the applicable Site 
Development and Design Standards of part 18.4, except as provided by subsection E, below. 

D.  City Facilities. The proposal complies with the applicable standards in section 18.4.6 Public 
Facilities, and that adequate capacity of City facilities for water, sewer, electricity, urban storm drainage, 
paved access to and throughout the property, and adequate transportation can and will be provided to 
the subject property. 
E.  Exception to the Site Development and Design Standards. The approval authority may approve 
exceptions to the Site Development and Design Standards of part 18.4 if the circumstances in either 
subsection 1, 2, or 3, below, are found to exist. 

1.  There is a demonstrable difficulty meeting the specific requirements of the Site Development 
and Design Standards due to a unique or unusual aspect of an existing structure or the proposed 
use of a site; and approval of the exception will not substantially negatively impact adjacent 
properties; and approval of the exception is consistent with the stated purpose of the Site 
Development and Design; and the exception requested is the minimum which would alleviate the 
difficulty; 

 

PLANS AND EXHIBITS 

Conditional Use Permit:   AMC 18.5.3.040 
A.  General Submission Requirements. Information required for Type I or Type II review, 
as applicable (see sections 18.5.1.050 and 18.5.1.060), including but not limited to a written 
statement or letter explaining how the application satisfies each and all of the relevant 
criteria and standards. 
B.  Plan Submittal. The plan or drawing accompanying the application shall include the 
following information. 

1.  Vicinity map. 
2.  North arrow and scale. 
3.  Depiction and names of all streets abutting the subject property. 
4.  Depiction of the subject property, including the dimensions of all lot lines. 
5.  Location and use of all buildings existing and proposed on the subject property and 
schematic architectural elevations of all proposed structures. 
6.  Location of all parking areas, parking spaces, and ingress, egress, and traffic 
circulation for the subject property, including accessible parking by building code. 
7.  Schematic landscaping plan showing area and type of landscaping proposed. 
8.  A topographic map of the site showing contour intervals of five feet or less. 
9.  Approximate location of all existing natural features in areas which are planned to 
be disturbed, including, but not limited to, all existing trees of greater than six inches 
DBH, any natural drainage ways, ponds or wetlands, and any substantial outcroppings 
of rocks or boulders. 

 
 
OTHER CITY OF ASHLAND DEPARTMENT COMMENTS 
 
BUILDING: Please contact the Building Division for any building codes-related questions at 541-
488-5305.  
 

https://ashland.municipal.codes/LandUse/18.4
https://ashland.municipal.codes/LandUse/18.4
https://ashland.municipal.codes/LandUse/18.5.1.050
https://ashland.municipal.codes/LandUse/18.5.1.060
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CONSERVATION:  For more information on available water conservation programs, including 
any available appliance rebates or assistance with landscaping and irrigation system requirements, 
please contact Water Conservation Specialist Julie Smitherman of Conservation Division at 541-
552-2062 or via e-mail to julie.smitherman@ashland.or.us .  For information on any financial or 
technical assistance available for the construction of Earth Advantage/Energy Star buildings, please 
contact Conservation Analyst/Inspector Dan Cunningham at 541-552-2063 or via e-mail to 
dan.cunningham@ashland.or.us  
 
ENGINEERING:  No comments at this time.  Please contact Karl Johnson of the Engineering 
Division for any Public Works/Engineering information at 541-552-2415 or via e-mail to 
karl.johnson@ashland.or.us . 
 
FIRE: General Fire Department comments are included at the end of this document.  Please contact 
Fire Marshal Ralph Sartain of the Fire Department for any additional Fire Department-related 
information at 541-552-2229 or via e-mail to ralph.sartain@ashland.or.us. 
 
WATER AND SEWER SERVICE: “If the project requires additional water services or upgrades 
to existing services the Ashland Water Department will excavate and install in the city right-of- way 
all water services up to and including the meter on domestic and commercial water lines.  If a fire 
line is required the water department will also only install a stub out to the location where the double 
check detector assembly (DCDA) complete with a Badger® brand cubic foot bypass meter should be 
placed in a vault external to the building. The vault and the DCDA device housed in it are the 
responsibility of the property owner and should be placed at the property line. Fees for these 
installations are paid to the Water Department and are based on a time and materials quote to the 
developer or contractor.  Meter sizes and fire line diameters will need to be provided to the Water 
Department at the time of a quote being requested. Please Contact Steve Walker at 541-552-2326 or 
e-mail walkers@ashland.or.us with any questions regarding water utilities.”  
 
ELECTRIC SERVICE:  No comments at this time.  If any upgrades to existing service are 
necessary, please have applicant contact the Electric Department @ 552.2389. 
 
 

APPLICATION REQUIREMENTS 
 

PROCEDURE 
Site Design Review for an ARU is subject to a “Type I” procedure which provides for an 
administrative decision made following public notice and a public comment period. Type I decisions 
provide an opportunity for appeal to the Planning Commission.  If there are larger issues involved – 
or a Variance is requested – a Type II application with a public hearing may be required.   

 

Submittal Information.  
The application is required to include all of the following information. 

a. The information requested on the application form at 
 http://www.ashland.or.us/Files/Zoning%20Permit%20Application.pdf . 

mailto:julie.smitherman@ashland.or.us
mailto:dan.cunningham@ashland.or.us
mailto:karl.johnson@ashland.or.us
mailto:ralph.sartain@ashland.or.us
callto:541-552-2326
mailto:walkers@ashland.or.us
http://www.ashland.or.us/Files/Zoning%20Permit%20Application.pdf


44 Scenic Street. 
May 6, 2020/ AA 

Page 6 

b. Plans and exhibits required for the specific approvals sought (see below). 
c. A written statement or letter explaining how the application satisfies each and all 

of the relevant criteria and standards in sufficient detail (see below). 
d. Information demonstrating compliance with all prior decision(s) and conditions of 

approval for the subject site, as applicable. 
e. The required fee (see below). 

The Ashland Land Use Ordinance, which is Chapter 18 of the Municipal Code, is available on-
line in its entirety at:  https://ashland.municipal.codes/LandUse 

 
Written Statements  
Please provide two copies of a written statements explaining how the application meets the 
approval criteria from the sections of the Ashland Municipal Code listed below.  These written 
statements provide the Staff Advisor or Planning Commission with the basis for approval of the 
application:      

o Site Design Review:    AMC 18.5.2.050 
o ARU       AMC 18.2.3.040 B & D 

 
Plans & Exhibits Required 
Please provide two sets of exhibits (plans or drawings) addressing the submittal requirements 
from the sections of the Ashland Municipal Code listed below.  These exhibits are used to copy 
the Planning Commission packets and for notices that are mailed to neighbors.  Please provide 
two copies on paper no larger than 11-inches by 17-inches and reproducible copies that are 
drawn to a standard architect’s or engineer’s scale.   
 

o Site Design Review:    AMC 18.5.2.040  
 
FEES:  Site Design Review (ARU)    $710 
 
 
NOTE: Applications are accepted on a first come-first served basis.  All applications received 
are reviewed and must be found to be complete before being processed or scheduled at a 
Planning Commission meeting.  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.  Applications are reviewed for completeness in accordance with ORS 227.178.  The 
first fifteen COMPLETE applications submitted are processed at the next available Planning 
Commission meeting. 
 
 
For further information, please contact:  May 6, 2020    
Aaron Anderson, Assistant Planner  Date 
City of Ashland, Department of Community Development 
Phone: 541-552-2052 or e-mail: aaron.anderson@ashland.or.us  

https://ashland.municipal.codes/LandUse
mailto:aaron.anderson@ashland.or.us
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