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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 DEPARTMENT 

PRE-APPLICATION CONFERENCE 

COMMENT SHEET 
June 13, 2016 

 SITE:                2082 E. Main St. 

APPLICANT:  Cavalry Baptist Church 

                           Irvine (Rogue) 

REQUEST:      Annexation, Outline Plan 

   

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 
Staff are generally very pleased to see the proposal incorporating significant elements of the street 

system set forth in the Normal Neighborhood Plan (NNP), seeking to maximize density, and 

providing single family detached housing for compatibility with existing single family detached 

housing just across the street.  Staff continue to have some concern that the proposal does not appear 

to address the mix and variety of housing types and sizes sought in the NNP.  Staff look forward to 

seeing the proposal evolve to fully incorporate the elements of the recently adopted Normal 

Neighborhood Plan. 

 

Annexation & Council Expectations 
Ashland’s Planning Commission and City Council are keenly aware that annexations are subject to 

approval at the discretion of the City Council and as such, even an application that provides a 

significant affordable housing component faces a significant burden of proof in terms of addressing 

bigger picture issues such as how it contributes to the long-term livability of not only the proposed 

development, but the surrounding neighborhood(s) and broader community; how effectively natural 

features of the site are protected and incorporated into the proposed development; how the proposal 

contributes to an interconnected transportation system that accommodates all modes of travel; and 

how issues such as sustainable development, green building, green street designs, and solar access 

are to be incorporated into the plan.  In this instance, staff believes that the expectation will to be 

thoroughly incorporate all elements of the recent plan while seeking to go “above & beyond” the 

minimum expectations set for annexations in the Land Use Ordinance.   

 

Annexation:  The final application will need to clearly address the approval criteria for annexation 

in AMC 18.5.8.050, including but not limited to affordability requirements.   (affordable units can be 

clustered if dedicated to an affordable housing provider but would otherwise need to be mixed 
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throughout the development; any requested density bonuses; demonstration that there is less than a 

five-year supply of the housing type proposed; and the provision of public services to the annexed 

property.)   

 

Street System 
 

East Main Street:  The NNP includes a street network framework and generally 

envisions green streets; varying from this framework would require an amendment of 

the NNP.  The NNP envisions that with the first street connection to East Main 

Street, the applicants will install travel and turn lanes on East Main Street and fully 

improve East Main to Boulevard Standards for 250 feet on either side of the 

connection.  In addition, full bicycle and pedestrian improvements would need to be 

installed from Walker to Clay with the initial phase of any annexation and 

development and completed prior to completion of the proposed development.  With 

the second connection, East Main would need to be fully improved all the way from 

Walker Avenue to Clay Street.   The final application materials should detail street 

cross-sections consisted with those in the street standards and adopted NNP, address 

required dedications, and illustrate how and where parking is to be addressed in the 

public realm (the NNP envisions head-in or angled on-street parking along Clay 

Creek, outside of the floodplain and open space).   

 

Railroad Crossing:  Full improvements of a public railroad crossing must be 

completed concurrently with the annexation and development of properties adjacent 

to the railroad tracks.   

 

Participation in Future Improvements:  In the event that full improvements to East Main Street or 

the Railroad crossing are not required to be completed as part of an application for development and 

annexation, the applicant shall agree to participate in future improvement to these facilities as a 

condition of annexation.   

 

Access Management Standards:  Access management within the NNP is subject to AMC 

18.4.3.080 and additionally to requirements that automobile access to properties is generally to be 

provided from alleys and curb cuts on neighborhood collector or shared streets are limited to one per 

block OR on blocks over 400 feet to one per 200 feet.   

 

On-Street Parking:  On-street parking is a key element of the traffic calming envisioned in the plan 

and is required on all Neighborhood Collector and Local streets.  

 

Preserving Natural Features with Street Connectivity: Street Connectivity Standards require streets 

to be placed and aligned to follow natural contours and so that visual and physical access to the natural 

feature is possible.  Additionally, streets are required to be situated between natural features such as 
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Clay Creek and individual parcels to incorporate and protect significant natural features.  This 

guarantees that the natural features are visible from the public street and integrated into the project.    

 

Bicycle & Pedestrian Connectivity:  As part of the required demonstration of adequate 

transportation, the application would need to consider and address safe and accessible connections to 

future destinations for bicycle and pedestrian travel from the site (i.e. schools, nearby grocery stores, 

parks, transit stops, etc.).  Is there a need for instance, to dedicate and improve a pedestrian 

connection from the site to the nearby schools or provide trail easements and improvements for cross 

lateral pedestrian links?    

 

Traffic Impact Analysis: As noted in the comments from the Engineering Department below, a full 

Traffic Impact Analysis will be required for the project.  Specifications for the TIA are included in 

the Engineering comments.  The impacts to the function of the Clay Street/Highway 66 intersection 

should be considered, as this intersection has previously been a significant concern for the City and 

ODOT. 

 

Utilities 
 

Adequate Capacity of Public Facilities:  Annexation approval will require a demonstration that 

adequate capacity of public facilities can and will be provided to and through the development by the 

developer with annexation.  The site is currently in the county, lacks city facilities, and faces a 

number of challenges in extending public facilities to and through the property.  The applicants’ 

submittal notes an awareness of sanitary sewer issues, and there are also storm water issues with the 

need for a new storm drain line to be extended through to East Main Street as well as requirements 

calling for on-site treatment of stormwater.  The applicants’ civil engineering team will need to work 

with the various utilities and Public Works department to identify and plan for needed services, and 

it would be advisable to speak with Public Works’ Deputy Director Scott Fleury about both utilities 

and the potential options for the creation of an “Advance Financing District.”  (The placeholder in 

the code is for the creation of a specific developer-driven advanced financing district; AMC 13.30 

adopted as Ord. #3042 in 2010 provides the mechanisms for the creation of “reimbursement 

districts.”) 

 

Storm Drain Facilities:  The application will need to thoroughly address requirements that post 

development peak stormwater flows are less than or equal to pre-development levels and address 

necessary water quality mitigation requirements and NNP requirements that storm water be 

addressed on-site.  (The City of Ashland Stormwater and Drainage Master Plan identifies Clay Creek 

as a part of the storm drainage network, and stream enhancement and creek restoration projects are 

suggested as measures to improve water quality.  Plan goals for Clay Creek are to protect 

undeveloped land in the lower sections, stabilize and enhance stream banks in highly developed 

areas and reestablish native riparian plant species along the stream’s full length.) 
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Irrigation District:  Applicants should also look closely at the impacts of proposed urbanization to 

any existing irrigation system on or near the site, as the City, County and irrigation district will look 

closely to ensure that urbanization as proposed does not compromise the continued viability of the 

irrigation system for County lands.   

 

Normal Neighborhood Plan Vision  
(see http://www.ashland.or.us/Page.asp?NavID=14769 & Chapter 18.3.4 at 

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

 

Variety of Housing Types & Sizes:  The NNP envisions development of complete neighborhoods 

with a variety of housing types and sizes in modules around common open space linked to natural 

areas.  Common areas are envisioned to include play equipment, sun shelters and community 

gardens.  Homes are envisioned to include front and rear porches for orientation both to streets and 

open space, and to have age-in-place design features.  The NNP seeks site and building designs that 

are more responsive to the neighborhood fabric and likely to include some measure of attached 

housing and/or clustering of housing around common greens.  Staff believes that repetition of a 

single-building or ownership type or a repetitive lot configuration may be seen as inconsistent with 

the plan’s vision and that the proposal should be adjusted to better address the variety envisioned in 

the NNP.   

 

Public Parking/Parking Management – The plan envisions that the NN-1-3.5-C will accommodate 

future commercial parking on-street and in the public realm, and no parking or loading areas are 

required in this zone except for residential units which must provide one off-street parking space per 

unit.  The application will need to speak to the provision of parking in the public realm (on-street and 

in public parking areas) to accommodate likely commercial uses over time and to parking 

management strategies.   

 

Open Space Framework – As provided in the Site and Building Design Standards, new 

developments within the NNP area must demonstrate consistency with the adopted Open Space 

Framework.  These areas are intended to encompass and protect the full areas of the 40-foot from 

centerline water resource protection zone and full Ashland-modified flood plain of Clay Creek as 

well as any additional area in the Open Space Framework, and address the pocket park identified at 

the end of the shared street.  The application should clarify the extent of the open space proposed and 

how it is to be incorporated as a feature to benefit residents of the development and the broader 

community through enhancement, native planting, and long-term management plans.   

 

Natural Features:  A clear delineation of the floodplain; riparian corridor, any wetlands and 

associated resource protection zones; and tree inventory will need to be completed and submitted 

with the project.  Staff believes that there is an expectation on the part of the City Council that 

annexation go well beyond minimum requirements in order to protect, retain and incorporate natural 

features into the open space, common areas and unbuildable areas of the development. 

 

http://www.ashland.or.us/Page.asp?NavID=14769
http://www.ashland.or.us/SIB/files/AMC_Chpt_18_current.pdf
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Sustainability:  The NNP speaks to both LEED and SITES certification, and suggests that 

sustainability be addressed individually in each area of the plan.  Expectation noted in the plan 

include that homes be east-west oriented for solar with appropriately-pitched roofs, pre-wired for PV 

electric systems and pre-wired and pre-plumbed for solar water heating, using overhanging eaves for 

shade, pre-plumbed for greywater systems and water retention/storage with low-water use/drought 

tolerant landscaping, and built to at least Earth Advantage standards.  It is also noted that each home 

is anticipated to have flower or food gardens, pre-plumbed with drip irrigation and with shade cloth 

systems.  Annexations come with a high level of expectation, and the final application submittal 

should carefully consider how each component of the proposal goes above and beyond in addressing 

sustainability. 

 
General 
 

Neighborhood Meeting: Staff strongly recommend meeting with the adjacent property owners and 

residents to review the conceptual development plan early in the design process (i.e. well prior to 

submitting an application).  Staff believes consideration in the site and building design should be 

given to providing compatible transitions between and connections to existing (and future) 

neighborhoods. 

 

Demolition:  Applicants should speak with the Building Division as to the applicability and 

procedural requirements for demolition under AMC 15.04.210.  Building Division staff can be 

reached at (541) 488-5305.   

 

Tree Preservation/Protection: All planning actions are required to include a tree 

preservation/protection plan; this is intended to ensure that trees (including street trees, parking lot 

trees and trees on adjacent properties within 15 feet of the property line and any other areas to be 

disturbed in conjunction with the development) are protected during all site disturbance (including 

demolition, construction, driveway/parking installation, staging of materials, etc.  This plan must 

address all trees on the property over six-inches in diameter at breast height (d.b.h.) and all trees that 

are located on adjacent properties within 15 feet of the property line as well.   Tree Removals are 

subject to the tree removal permit process, and the required application submittals are outlined 

below. 

 

 

OTHER DEPARTMENTS’ COMMENTS 
 

BUILDING DEPT: Please contact the Building Division for any Building Codes-related 

information at (541) 488-5305. 
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ENGINEERING/PUBLIC WORKS/STREETS/TRANSPORTATON/STORMWATER: See 

comments at the end of this document.  Please contact Karl Johnson in the Engineering Division for 

any further information at (541) 488-5347 or e-mail karl.johnson@ashland.or.us . 

 

ENERGY CONSERVATION:  This project may be able to be built more sustainably with financial 

and technical assistance from the City's Earth Advantage and/or Energy Star Programs. For more 

information, please e-mail Dan Cunningham in Conservation at: cunningd@ashland.or.us or call 

(541) 552-2063. 

 

FIRE DEPARTMENT:  See comments at the end of this document.  Please contact Fire Marshal 

Ralph Sartain of Ashland Fire at Rescue for any Fire Codes-related information at (541) 552-2229 or 

e-mail ralph.sartain@ashland.or.us .   

 

WATER AND SEWER SERVICE:     Please contact Steve Walker of the Water Quality Division 

for service requirement and fee information at (541) 552-2326 or via e-mail to 

walkers@ashland.or.us . 

 

ELECTRIC SERVICE:   Please Note - There is a possibility existing PP&L customers will need 

to be purchased at developer’s expense from PP&L at the time of annexation.  Please contact Dave 

Tygerson in the Electric Department at (541) 552-2389 or e-mail tygersod@ashland.or.us for service 

requirements and fee information.  Dave will arrange an on-site meeting with the applicants’ team 

and will develop a service plan for the project.  This plan will be provided and will need to be 

incorporated into the applicants’ utility plans prior to final application submittals.  Please allow for 

the additional time necessary to coordinate a meeting, meet on-site and prepare a service plan.  

Applications without an approved electric service plan will not be deemed complete.     

 

OREGON DEPARTMENT OF TRANSPORTATION (ODOT): Because the application 

involves an annexation, it is subject to review for ODOT for potential impacts to their system under 

the Transportation Planning Rule.  A copy of the pre-application submittal has been provided to 

ODOT for their review and comment, and applicants will need to work with the City of Ashland, 

Jackson County and ODOT for the specific scoping of necessary traffic impact analyses.  For any 

further information, please contact Don Morehouse, Senior Transportation Planner at the ODOT 

Region 3, District 8 offices (aka “The White City Tech Center”) at Ph: (541) 774-6399; Fax: (541) 

774-6349; or via e-mail to donald.morehouse@odot.state.or.us .   

 

ROGUE VALLEY TRANSPORTATION DISTRICT (RVTD): In addressing requirements for 

adequate transportation facilities, which include provisions for transit, the applicants will need to 

coordinate transit provisions (i.e. a future bus stop/shelter on East Main Street) with the Rogue 

Valley Transit District.  A copy of the pre-application submittal has been provided to RVTD for their 

review and comment.  For any further information, please contact RVTD Senior Planner Paige 

Townsend at (541) 608-2429 e-mail p.townsend@rvtd.org . 

mailto:karl.johnson@ashland.or.us
mailto:cunningd@ashland.or.us
mailto:ralph.sartain@ashland.or.us
mailto:walkers@ashland.or.us
mailto:tygersod@ashland.or.us
mailto:donald.morehouse@odot.state.or.us
mailto:p.townsend@rvtd.org
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ZONING DISTRICT REQUIREMENTS 
 

COMPREHENSIVE PLAN DESIGNATIONS:  NN-1-3.5, NN-1-3.5-C, Open Space  

 

LANDSCAPING REQUIREMENTS: 45 percent of the site is required to be provided in naturally 

landscaped areas.  A size- and species-specific landscaping and irrigation plan satisfying the 

requirements of the Site Design and Use Standards Handbook is required to be provided with the 

application.  Street Trees selected from the Street Tree list are required to be planted at a spacing of 

one per 30 feet of frontage.  Street trees must be irrigated.  Parking lot landscaping and screening, 

and required parking lot trees, must be provided according to the applicable standards. 

 

TREES: Submittal requirements shall include items noted in at the end of this document in terms of 

tree inventory and tree removal/preservation/protection plans.   

  

PARKING, ACCESS, AND INTERNAL CIRCULATION:  As per the requirements of AMC 

18.4.3 except that within the NN-1-3.5-C zone, no off-street parking is required except for residential 

units which require one space per unit.  Commercial parking is anticipated to be addressed in the 

public realm – through on-street parking or public parking areas – and should be addressed in the 

application. 

 

LOT COVERAGE: 55 percent maximum coverage.  All surfaces other than natural landscaping 

which allows normal infiltration of water into the soil are counted toward lot coverage.  

 

SETBACKS:  See AMC 18.3.4.050.A. 

 

SIGNS: N/A 

 

PROCEDURE:  Type III – Annexations are discretionary on the part of the City Council, 

and require a decision through a public hearing at the full Planning Commission followed by a 

public hearing and ordinance adoption before the City Council. 

 

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.   
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The current land use ordinance is available on-line at:  https://ashland.municipal.codes/LandUse  

 

Plan Requirements Two (2) scalable copies of all plans on paper no larger than 11” x 17” in 

addition to any full-sized copies.  NOTE – The 11” x 17” copies are used for the Planning 

Commission packet and/or the notices mailed to neighbors.  Please submit clear, reproducible 

copies. 

 

o Two (2) copies of the plan submittals required for an Annexation in Chapter 18.5.8.020 
“Applicability and Application Submission Requirements.” 

o Two (2) scalable copies of the plans required for Outline Plan in AMC 18.3.9.040.A.2.    
o Two (2) scalable copies of the plans required for Site Design Review approval in AMC 

18.5.2.040.    
o Two (2) scalable copies of the plans required for a Variance in AMC 18.5.5.040.    
o Two (2) scalable copies of the plans required for a P&E Permit in AMC 18.3.10.040   
o Two (2) scalable copies of the plans required for a Limited Use/Activity Permit in AMC 

18.3.11.100.   
o Two (2) scalable copies of a Tree Protection and Preservation Plan as required in AMC 

18.4.5.030  
 
Approval Criteria 

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

ordinance criteria are satisfied in narrative format are required. Potentially applicable criteria are 

listed below. 

 

o Two (2) copies of written findings addressing the following criteria for Annexation from 
Chapter 18.5.8.050 “Approval Criteria and Standards.”   

o Two (2) copies of written findings addressing the following criteria from Chapter 
18.3.9.040.A.3 for Outline Plan approval.  

o Two (2) copies of written findings addressing the following criteria from Chapter 18.5.2.050 
for Site Design Review approval.  

o Two (2) copies of written findings addressing the following criteria from Chapter 18.5.5.040 
for Variance approval.  

o Two (2) copies of written findings addressing the following criteria from Chapter 
18.3.10.050 for P&E Permit approval.  

o Two (2) copies of written findings addressing the following criteria from Chapter 
18.3.11.060.D for Limited Use/Activity Permit approval and approval standards for Land 
Divisions in AMC 18.3.11.090.  

o Two (2) copies of written findings addressing the following criteria from Chapter 
18.4.6.020.B.1 for Exception to Street Standards.  

https://ashland.municipal.codes/LandUse
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o Two (2) copies of written findings addressing the following criteria from chapter 
18.5.7.040.B.2. for Tree Removal Permit to remove a tree that is not a hazard (if applicable 
to the final proposal).  
 

 

APPLICATION DEADLINE:   At least 45 days before the first public  

         hearing at the Planning Commission.   

COUNCIL MEETING:    First and Third Tuesday of each month 

PLANNING COMMISSION MEETING*: Second Tuesday of each month 

 

FEES (As of July 1, 2018):  Annexation:  $4,306 

     Outline Plan:  $2,149 + $143/lot 

     Site Review  $1,071 + $71/unit/½ % valuation 

     Variance (I/II): $1,071/$2,149 (if applicable) 

     P&E or Limited Use $1,071  (if applicable) 

     Exceptions:  $0 

     Tree Removal:  $0 

       

NOTES:  

 

 Applications are accepted on a first come-first served basis.   

 All applications received are reviewed by staff, and must be found to be complete before 
being scheduled for 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 each month are processed at the next 
available Planning Commission meeting. 

 

For any additional information on this document or land use requirements, please contact:  

Derek Severson, Senior Planner                           

Phone: (541) 552-2040 or e-Mail: derek.severson@ashland.or.us  

 

mailto:derek.severson@ashland.or.us
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Fire Department Pre-Application Comments  

Ashland Fire & Rescue 

455 Siskiyou Boulevard 

Ashland, OR  97520 

541.482.2770 

 

Pre-Application Comments 

Date:       05-25-2018  

Project Address:   2082 E Main St  

Permit Number:   PreApp-2018-00012 

Project Description:   New Subdivision 

Ashland Fire & Rescue Contact: Ralph Sartain 541-552-2229 ralph.sartain@ashland.or.us 

 

Fire department comments are based upon the 2014 Oregon Fire Code as adopted by the 
Ashland Municipal Code: 

o Addressing - Building numbers or addresses must be at least 4 inches tall, be of a color that 
is in contrast to its background, and shall be plainly visible and legible from the street 
fronting the property.  Additional directional signage may be necessary to guide emergency 
responders down a driveway, path or through a gate. All premises identification, street 
signs and building numbers, must be in place with temporary signs when construction 
begins and permanent signage prior to issuance of any occupancy. OFC 505 

o Fire Apparatus Access Approach – The angle of approach at the point where the public 
road transitions to the private fire apparatus access road must meet the City of Ashland 
Engineering Department specifications. OFC 503.2.8 

o Fire Apparatus Access – More than Three Residential Lots - If the furthest point on the 
structures is greater than 150’ from the street, the entire length of the private drive or 
street must meet fire apparatus access.    Fire apparatus access shall have a 20-foot-wide 
driving surface constructed of an all-weather driving surface.  Fire apparatus access must 
support 44,000 pounds, no parking, have a maximum slope of 15 percent, and have vertical 
clearance of 13’ 6”.  With the installation of fire sprinklers, 200’ of the driveway is allowed 
to have an 18 percent slope.  Inside turning radius is at least 20 feet and outside turning 
radius is at least 40 feet and must be indicated on site plans submitted for building permits. 
 Fire apparatus access is required to be signed as “No Parking-Fire Lane”.  Final plat needs 
to indicate that the private drive is fire apparatus access and must state that it cannot be 
modified without approval of Ashland Fire & Rescue 

o Fire Apparatus Access - Commercial - If the furthest point on the structures is greater than 
150’ from the street, the entire length of the private drive or street must meet fire 
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apparatus access. Fire apparatus access shall have a 20-foot-wide driving surface, must 
support 60,000 pounds, have a maximum slope of 15 percent, and have vertical clearance 
of 13’ 6”.  Inside turning radius is at least 20 feet and outside turning radius is at least 40 
feet and must be indicated on site plans submitted for building permits.  Fire apparatus 
access is required to be signed as “No Parking-Fire Lane”.  Final plat needs to indicate that 
the private drive is fire apparatus access and must state that it cannot be modified without 
approval of Ashland Fire & Rescue. 

o Aerial Ladder Access – Structures exceeding 24 feet in height above the lowest level of fire 
apparatus access are required to provide access roads capable of accommodating fire 
department aerial apparatus. These access roads are required to be 26 feet in width in the 
immediate vicinity of the building. OFC Appendix D 105 as amended by AMC 15.28.070 K & 
L. 

o Fire Apparatus Turn Around – An approved fire apparatus turnaround may be required for 
this project in the proposed apartment area.  Fire apparatus access roads greater than 150 
feet in length are required to provide a fire apparatus turn around.  The turnaround must 
be identified in an approved manner with “No Parking-Fire Lane” signs and must remain 
clear at all times.  Please refer to the City of Ashland Minimum Turn-Around Standards 
diagram to determine which layout works best for your project. 

o Firefighter Access Pathway – An approved footpath around the structure is required so 
that all exterior portions of the structure can be reached with the fire hose.  Any changes in 
elevation greater than two feet in height (such as retaining walls) require stairs.  The stairs 
shall be an all-weather surface, and meet the requirements as specified in the Oregon 
Structural Specialty Code. OFC 503.1.1 

o Fire Flow – Fire flow is determined by table B105.1 in Appendix B of the Oregon Fire Code.  
An increase or reduction as referenced by this code section may be required or allowed.  
Square footage of a structure for the purpose of determining fire flow includes all areas 
under the roof including garages, covered decks, basements and storage areas. A fire flow 
reduction of up to 75% can be allowed with the installation of a fire sprinkler system.   

o Fire Hydrant Spacing – The allowable distance between hydrants on new streets serving 
residential or commercial properties shall not exceed 350 feet. 

o Fire Hydrant Distance to Structures - Hydrant distance is measured from the hydrant, 
along a driving surface, to the approved fire apparatus operating location.  Hydrant 
distance shall not exceed 300 feet.  Hydrant distance can be increased to 600 feet if 
approved fire sprinkler systems are installed.   

o Fire Hydrants Clearance - Hydrants must have 3 feet of clearance extending from the 
center nut of the hydrant all the way around.  Fences, landscaping and other items may not 
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obstruct the hydrant from clear view.  Hydrants must be shown on site plan when 
submitting for building permits. 

o Fire Department Work Area – Flag drives serving structures greater than 24 feet in average 
roof height shall provide a Fire Work Area of 20 feet by 40 feet.  At least one perimeter leg 
of the Fire Work Area shall be within 50 feet of the structure.   The Fire Work Area 
requirement shall be waived if the structure served by the drive has an approved 
automatic fire sprinkler system installed. 

o Fire Sprinkler System – The installation of a fire sprinkler system may be an acceptable 
means to mitigate deficiencies related to other fire requirements such as fire flow, hose 
reach, fire lane width, fire apparatus turn-around, distance to fire hydrants, and fire 
department work areas. OFC 503.1.1  

o Fire Department Connection (FDC) – The FDC is required to be a 2 ½” Siamese female 
connection installed 18” to 48” above finished grade.  A single 2 ½” NST female swivel 
connection with rocker lugs and cap is acceptable if hydraulic calculations are provided that 
indicate a single 2 ½“ line will adequately serve the system. Fire flow alarm shall be placed 
on the FDC.  FDC shall be placed in a location approved by the fire department. Locking 
Knox FDC Caps shall be installed. 

o Fire Extinguishers – Provide a 2A10BC fire extinguisher within 75 feet of travel distance.  
The fire extinguisher shall be mounted on the wall at approximately 48 inches above the 
floor.  (For Apartment Complex) 

o Gates and Fences – Obstructions such as gates, fences, or any other item which would 
block or reduce the required fire apparatus access width must be shown on the plans and 
approved by Ashland Fire and Rescue. 

o Vegetation – Ashland Fire & Rescue recommends the planting and maintenance of fire 
resistive vegetation throughout the city of Ashland. Here’s how you can create a 
www.ashlandfirewise.org landscape. 

Final determination of fire hydrant distance, fire flow, and fire apparatus access requirements will 
be based upon plans submitted for Building Permit review.  Changes from plans submitted with 
this application can result in further requirements.  Any future construction must meet fire code 
requirements in effect at that time.  The fire department contact for this project is Fire Marshal 
Ralph Sartain.  He may be contacted at (541) 552-2229 or ralph.sartain@ashland.or.us. 

mailto:ralph.sartain@ashland.or.us
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Public Works/Engineering Pre-Application Comments  

1. Engineered Plans - Where public improvements are required or proposed, the applicant’s 
engineer shall submit design plans for approval of all public improvements identified on 
the approved plan or as specified in conditions of approval.  All design plans must meet the 
City of Ashland Public Works Standards.  Engineered construction plans and specifications 
shall be reviewed and signed by the Public Works Director, prior to construction.  All public 
facilities within the development will be designed to the City of Ashland Engineering Design 
Standards for Public Improvements. The engineered plans shall also conform to the 
following: 

a. If drawings are submitted to the City of Ashland digitally, they shall be compatible 
with the AutoCAD release being used by the City at that time or shall be true scale 
PDF drawings.  All AutoCAD drawings shall be located and oriented within the 
Oregon State Plain Coordinate System (NAD83-89). 

b. Drawings sizes shall comply with ANSI-defined standards for page width and height. 
 Review drawings may be submitted in B size (11x17).  Bidding and construction 
documents may also be printed at B size, however all final as-constructed drawings 
must be submitted to scale on D-size (24x36) Mylar.  Digital files of the as-
constructed drawings shall also be submitted.  Drawings shall be drawn such that 
reduction of plans from full size (D sized) to half size (B sized) can be done to 
maintain a true scale on the half-sized plans. 

2. TIA (Transportation Impact Analysis) –All land use actions that either propose direct or 
indirect access to a State highway or a boulevard will need to provide the City of Ashland 
with the information outlined below.  The governing jurisdiction will then inform ODOT of 
the intended land use action and provide pertinent review material.  These guidelines are 
intended to ensure that developments do not negatively impact the operation and/or 
safety of the roadway.  

A. Applicants must submit a preliminary site plan for review to the City of Ashland, 
prior to the pre-application conference.  At a minimum, the site plan shall illustrate: 

1. The location of existing access point(s) on both sides of the road within 500 
feet in each direction for Category 4 segments or 5 lane boulevards, and 
300 feet for Category 5 segments and 3 lane arterials; 

2. Distances to neighboring constructed public access points, median 
openings, traffic signals, intersections, and other transportation features on 
both sides of the property (this should include the section of roadway 
between the nearest upstream and downstream collector); 
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3. Number and direction of site access driveway lanes to be constructed, as 
well as an internal signing and striping plan; 

4. All planned transportation features on the State highway/boulevard (such 
as auxiliary lanes, signals, etc.); 

5. Trip generation data or appropriate traffic studies (See the following section 
for the state's traffic impact study requirement thresholds.); 

6. Parking and internal circulation plan; 

7. Plat map showing property lines, right of way, and ownership of abutting 
properties; 

8. A detailed description and justification of any requested access variances; 

B. Proposed land use actions, new developments, and/or redevelopment accessing a 
State highway/boulevard, directly or indirectly (via collector or local streets), will 
need to provide traffic impact studies to the respective local reviewing 
jurisdiction(s) and ODOT, if the proposed land use meets one or more of the 
following traffic impact study thresholds.  A traffic impact study will not be required 
of a development that does not exceed the stated thresholds. 

1. Trip Generation Threshold: 50 newly generated vehicle trips (inbound and 
outbound) during the adjacent street peak hour; 

2. Mitigation Threshold: Installation of any traffic control device and/or 
construction of any geometric improvements that will affect the 
progression or operation of traffic traveling on, entering, or exiting the 
highway; 

3. Heavy Vehicle Trip Generation Threshold: 20 newly generated heavy vehicle 
trips (inbound and outbound) during the day; 

All traffic impact studies will need to be prepared by a registered 
professional engineer in accordance with ODOT's development review 
guidelines. 

C. Traffic Impact Study Requirements 

1. The following is a summary of the Oregon State Highway minimum 
requirements for a traffic report.  ODOT views the following requirements 
as the minimum considerations to be dealt with by Professional Traffic 
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Engineering Consultants in their analysis of traffic impacts resulting from 
new developments adjacent to State highways. 

2. The analysis shall include alternates other than what the developer 
originally submits as a proposal for access to state highways, city streets, 
and county roads. 

3. The analysis of alternate access proposals shall include: 

(i) Existing daily and appropriate design peak hour counts by traffic 
movements, at intersections which would be affected by traffic 
generated by the development (use traffic flow diagrams). 

(ii) Projected daily and appropriate design peak hour volumes for these 
same intersections, and at the proposed access points after 
completion of the development.  If the development is to be 
constructed in phases, projected traffic volumes at the completion 
of each phase should be determined. 

(iii) Trip Generation shall be calculated using the Institute of 
Transportation Engineers' manual “TRIP GENERATION   5th Edition” 
or other, more current, and/or applicable information. 

(iv) A determination of the need for a traffic signal based on warrants in 
the “Manual on Uniform Traffic Control Devices.” 

4. The recommendations made in the report should be specific and shall be 
based on a minimum level of service “D” when the development is in full 
service.  As an example, if a traffic signal is recommended, the 
recommendations should include the type of traffic signal control and what 
movements should be signalized.  If a storage lane for right turns or left 
turns is needed, the recommendations should include the amount of 
storage needed.  If several intersections are involved for signalization, and 
an interconnect system is considered, specific analysis should be made 
concerning progression of traffic between intersections. 

5. The internal circulation of parking lots must be analyzed to the extent that 
it can be determined whether the points of access will operate properly. 

6. The report shall include an analysis of the impacts to neighboring driveway 
access points and adjacent streets affected by the proposed new 
development driveways. 
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7. The report should include a discussion of bike and pedestrian usage and the 
availability of mass transit to serve the development. 

3. Street Improvement – The applicant proposed improvements must be reviewed and 
permitted by the City of Ashland Engineering Department, with improvements along E. 
Main Street needing to be reviewed and permitted by Jackson County Roads. Additional 
street improvements, and traffic control device installation may be required by site plan 
review for development. 

4. Right of Way –The applicants’ proposed right of way dedication must be reviewed and 
approved by the City of Ashland Engineering Department.   

5. Sanitary Sewer - The property is not currently served by a sanitary sewer main.  The closest 
sanitary sewer main is a 12-in main near the intersection of E. Main Street and Clay Street.  
Applicant shall confer with City of Ashland Engineering Department and Wastewater 
Departments regarding any improvements that are being proposed.  The applicant may be 
required to upsize existing pipes as recommended by the adopted City of Ashland 
wastewater master plan.  

6. Water - The property is not currently served by a water main however an existing 8-in 
water main is located in Creek Drive to the south of this property.  Applicant shall confer 
with City of Ashland Engineering Department and Water Department regarding any 
improvements that are being proposed.  The applicant may be required to upsize existing 
pipes as recommended by the adopted City of Ashland water master plan.  

7. Storm Drainage - The property is currently served by a roadside ditch that eventually leads 
to an 18-in storm sewer main in E. Main that then reverts back to a roadside ditch.  
Applicant shall confer with Jackson County Roads as well as City of Ashland Engineering, 
Wastewater & Street Departments regarding any improvements that are being proposed.  
City of Ashland Engineering Department must review a final engineered storm drainage 
plan.   

2015 City of Ashland Engineering Standards  

Appendix 2.05: Stormwater Facility Design Requirements      

Stormwater Facilities are considered to be all of the components required to collect, 
convey, and treat storm water from and through a development to an approved 
destination point, including but not limited to surfacing, piping, ditches, swales, inlets, 
basins, vaults, ponds, access roads, landscaping, gates, and fencing that support the storm 
water system. 
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All development or redevelopment * that increases impervious area by more than 2500 SF 
at full build-out of the project (exceptions:  Single family dwellings and duplexes not part of 
a common plan of development and constructed on a single tax lot) * shall conform to the 
following requirements: 

1. Submit drainage design calculations per current Engineering Design Standards for 
Public Improvements. 

2. Conveyance for drainages less than 300 acres shall be sized to carry the ODOT Zone 
5, 25-year event. 

3. Culverts with flows greater than 50 CFS shall be sized to carry the ODOT Zone 5, 50-
year event. 

4. Stormwater Quality & Erosion Control conforms to Rogue Valley Stormwater 
Quality Design Manual (RVSQDM). *Proprietary Stormwater facilities shall conform 
with RVS TM dated 12/31/2014. 

5. Low Impact Development (LID) Best Management Practices (BMPs) are required 
when NRCS soil type A or B is present and is sloped at 5% or less, (exceptions: 
roadway developments in public right-of-way (or to be annexed to the public), 
which may use any type of stormwater facility that meets the performance 
standards outlined in Chapter 2 of the RVSQDM). * 

6. Future Peak Stormwater flows and volumes shall not exceed the pre-development 
peak flow. The default value for pre-development peak flow shall be 0.25 CFS per 
acre. 

7. Detention volume shall be sized for the 25 year, 24-hour peak flow and volume. 

8. An overflow spillway shall be provided to convey the 25-year peak flow for systems 
receiving up to 50 CFS, and 100-year peak flow for systems receiving more than 50 
CFS. 

9. Structural Water Quality Best Management Practices (BMPs) shall be sized for the 
two-year, 24-hour flow and volume. 

10. Water Quality BMPs shall provide at least 80% removal of bacteria and TSS (75 
microns and larger). 

11. All ground disturbances exceeding 1,000 SF shall implement an Erosion and 
Sediment Control Plan (ESCP). 
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12. All ESCP BMPs shall prevent sediment from leaving the site for storms up to the 10 
year 24 hr. storm. 

13. An Operation and Maintenance Plan for all storm water facilities shall be submitted 
for approval together with plans prepared by a professional engineer licensed in 
the State of Oregon. The plans shall specify that storm water facilities must be 
inspected under the direction of a licensed engineer and maintained in accordance 
with the annual inspection report findings that are submitted to the regulating 
agency annually by the owner of the stormwater facility. 

14. A signed and recorded Declaration of Covenants for Operation and Maintenance of 
Stormwater Facilities (for multi-owner developments) or an Operation and 
Maintenance Agreement (for single-owner developments) shall be submitted with 
the plans. The above documents shall allow city staff to enter private property to 
inspect stormwater facilities and ensure proper maintenance. Subdivisions may 
include the O&M Plan and Covenants in the CC&R’s in lieu of recording them 
separately. 

15. Avoid the use of rip rap, concrete or hardscaping in open channel drainages and 
riparian areas to the maximum extent practicable through the use of USACE 
“SLOPES” or other approved “natural” approaches. 

16. Existing wetlands, natural drainage ways, and open spaces shall be preserved from 
development to provide their natural flow attenuation, retention, or detention of 
runoff by providing a buffer. 

17. The grading plan shall indicate the direction of flow of all surface flows, including 
those on to and off of adjoining properties. Site grading shall be designed to 
provide positive drainage away from all buildings and structures except those 
designed to withstand flooding in accordance with the building code standards for 
flood-proofing. Freeboard shall be specified on the grading plan per AMC 15.10. 

18. Bridges, Culverts & other flow limiting structures in or near riparian areas shall be 
permitted in accordance with the agency's requirements in AMC 18.3.10.080. 
Removal/fill permits shall be submitted with the plans. 

19. Pollution, track out, and sediment dumping into stormwater are strictly prohibited 
per AMC 9.08.060. 

20.  Drainage from automotive use areas shall be limited to oil concentrations of 10 
mg/l by a pre-approved means. 
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21. Trash storage areas shall be covered or provide additional stormwater treatment by 
an approved means. 

22. Off street parking areas shall conform to Ashland Municipal Code 18.4.3.080.B.5, 
including provisions to minimize adverse environmental and microclimatic impacts. 

A 1200-C permit will be secured by the developer where required under the rules of the Oregon 
State DEQ. 

8. Erosion & Sediment Control – Erosion and Sediment control measures that meet the 
minimum standards set forth by the Oregon DEQ and City of Ashland Public 
Works/Engineering Standard must be in place before any construction related to the 
project begins. 

9. Driveway Access – No additional requirements beyond those necessary to comply with city 
standards will be requested at this time but the applicant proposed improvements must be 
reviewed and permitted by the City of Ashland Engineering Department. 

10. Permits – Any construction or closure within the public right of way will require a Public 
Works permit and before any work in the right of way commences all necessary permits 
MUST be obtained.  Jackson County Roads will need to review and approve any 
improvements in the Jackson County right-of-way.  City of Ashland must obtain a copy of 
any Jackson County approvals and/or permits that are granted, before any work in the 
Jackson County right-of-way begins. 

11. As-Built’s - Where public improvements are required or completed, the developer shall 
submit to the City of Ashland, reproducible as-built drawings and an electronic file of all 
public improvements constructed during and in conjunction with this project.  Field 
changes made during construction shall be drafted to the drawings in the same manner as 
the original plans with clear indication of all modifications (strike out old with new added 
beside).  As-built drawings shall be submitted prior to final acceptance of the construction, 
initiating the one-year maintenance period. 

12. Addresses – Any new addresses must be assigned by City of Ashland Engineering 
Department. 

13. Street Names – Any new street names must be approved by the City of Ashland 
Engineering Department and Planning Department.  


