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ASHLAND PLANNING DIVISION 

FINDINGS & ORDERS 

PLANNING ACTION:  PA-2017-00236       
SUBJECT PROPERTY: 975 West Ivy lane 
APPLICANT/OWNER: Thomas and Linda Lamore  
DESCRIPTION:     A request for a Physical and Environmental Constraints Permit to 
allow for the construction of a 2,485 square foot single-family residence on slopes in excess of 
35 percent (Severe Constraints Lands) and within the Wildfire Overlay.  This application 
involves a request to remove nine trees from the property ranging from clusters of three- to four-
inch diameter madrone to a 20-inch diameter-at-breast-height Western Yellow Pine.    
COMPREHENSIVE PLAN DESIGNATION: Rural Residential; ZONING: RR-.5; 
ASSESSOR’S MAP: 39 1E 16 AD; TAX LOT #: 5109. 
 
SUBMITTAL DATE: February 10, 2017  
DEEMED COMPLETE DATE: February 28, 2017 
STAFF APPROVAL DATE: April 17, 2017 
APPEAL DEADLINE (4:30 P.M.):   May 1, 2017 
FINAL DECISION DATE: May 2, 2017 
APPROVAL EXPIRATION DATE: November 2, 2018 
 
DECISION 

The subject property is located on the north side of Ivy Lane, approximately 560 feet west of South 
Mountain Avenue, and is zoned RR-.5 (Rural Residential).  The lot is on the downhill side of the street, 
is heavily wooded and approximately 0.69 acres in area.  The irregularly shaped, generally rectangular 
property is characterized by an average north slope of approximately 40 percent and is within the 
Physical and Environmental Constraints overlay with Hillside Lands (those with slopes over 25 percent), 
Severe Constraints Lands (those with slopes over 35 percent) and Wildfire Lands.  Development of 
Hillside Lands and Severe Constraints Lands is carefully regulated and requires a Physical and 
Environmental Constraints Review Permit. 
 
The subject property is Lot #4 of the Pineview Estates Subdivision, which was created through the 
Performance Standards Subdivision process in 1993 (Planning Action #1993-00121).    The subdivision 
approval included conditions that homes on the north side of Ivy Lane be required to install dry wells to 
accommodate drainage from new impervious surfaces,  that all residences in the subdivision be built to 
Conservation Housing standards to qualify for the density bonus granted the original subdivision, that a 
six-foot wide pedestrian easement be provided (but not improved at this time) between the subject 
property and the lot to its west, and that all homes in the subdivision include residential fire sprinklers.   
 
The current application is a request for a Physical and Environmental Constraints Permit to allow the 
construction of a 2,485 square foot single-family residence on Hillside Lands with Severe Constraints.  
The application includes a request to remove nine trees ranging from cluster of three- to four-inch 
diameter Madrones to a 20-inch diameter at breast height (d.b.h.) Western Yellow Pine.  .  
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Hillside Development Permit to Develop Hillside/Wildfire Lands with Severe Constraints 
The application includes written findings which respond to the applicable approval criteria and design 
standards.  Generally speaking, the design includes low, curved gables which the applicants suggest 
echo the surrounding hillside.  The building steps into the hillside to a degree, but there are public utility 
and slope easements below the road and the design attempts to limit the disturbance of a very steep 
parcel by limiting the footprint’s intrusion into the downhill slopes to the degree possible.  A condition 
has been included to require that the applicant’s obtain encroachment permits for a proposed bridged 
driveway and stairs which cross the slope and public utility easements.   
 
The application notes that stepped footings have been incorporated into the design to reduce the 
building’s visual bulk, and that 83 percent of the site is to be left in its natural state, which is greater 
than the 75 percent required to be retained based on the average site slopes. 
 
The application includes a geotechnical study prepared by Rick Swanson of Marquess & Associates 
Inc., Consulting Engineers which includes specific recommendations for grading, retaining wall design, 
erosion control and drainage.  Grading and erosion control drawings based on these recommendations 
have been provided by Gerlitz Engineering Consultants, and retaining walls are being designed by ACE 
Engineers.  The application also includes a copy of the geotechnical study prepared by Ferrero Geologic 
from the original subdivision as well.    Ferrero concludes that there are no signs of slope instability 
adjacent to the proposed building site or driveway, and includes specific recommendations for slope 
stability, grading and foundation work.  Swanson similar notes no significant signs of hillside instability, 
and concludes that a residence can be constructed provided that geotechnical recommendations are 
followed.  The recommendations of the geotechnical report will be included as conditions of approval. 
 
A condition has also been included below to require that a final stormwater drainage plan consistent 
with the recommendations of the geotechnical report be provided for the review and approval by all 
applicable reviewing bodies of the City of Ashland including but not limited to Public Works, 
Engineering, Building and Planning prior to installation, and that Public Works permits, including 
encroachment permits, be obtained for any work to occur within the public right-of-way or adjacent 
slope or public utility easements. 
 
Tree Removal Permit to Remove Nine Trees 
This application involves a request to remove nine trees from the property ranging from clusters of three- 
to four-inch diameter madrone to a 20-inch diameter-at-breast-height Western Yellow Pine.  The trees 
proposed for removal are located within the approved envelope and are proposed for removal to 
accommodate the proposed construction.  A tree inventory identifying 23 trees on site is included with 
the application, along with a tree preservation/protection plan detailing the placement of tree protection 
fencing necessary to protect the site’s trees from the proposed development disturbance.  The Tree 
Commission reviewed this application at their regular meeting on March 9, 2017 and recommended 
approval of the application as submitted.   
 
The approval criteria for a Physical & Environmental Constraints Review Permit are detailed in 
AMC 18.3.10.050 as follows:   
 
A.  Through the application of the development standards of this chapter, the potential impacts to 

the property and nearby areas have been considered, and adverse impacts have been minimized.  
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B.  That the applicant has considered the potential hazards that the development may create and 
implemented measures to mitigate the potential hazards caused by the development.  

C.  That the applicant has taken all reasonable steps to reduce the adverse impact on the 
environment. Irreversible actions shall be considered more seriously than reversible actions. 
The Staff Advisor or Planning Commission shall consider the existing development of the 
surrounding area, and the maximum development permitted by this ordinance. 

 
Approval criteria for Development Standards for Severe Constraint Lands, as described in AMC 
Chapter 18.3.10.110: 
 
A.  Severe Constraint Lands are extremely sensitive to development, grading, filling, or vegetation 

removal and, whenever possible, alternative development should be considered. 
B.  Development of floodways is not permitted except for bridges and road crossings. Such crossings 

shall be designed to pass the 100 year flood without raising the upstream flood height more than 
six inches. 

C.  Development on lands greater than 35% slope shall meet all requirements of section 18.62.080 
in addition to the requirements of this section. 

D.  Development of land or approval for a planning action shall be allowed only when the following 
study has been accomplished. An engineering geologic study approved by the City's Public 
Works Director and Planning Director establishes that the site is stable for the proposed use 
and development. The study shall include the following: 

 
1.  Index map. 
2.  Project description to include location, topography, drainage, vegetation, discussion of 

previous work and discussion of field exploration methods. 
3.  Site geology, based on a surficial survey, to include site geologic maps, description of 

bedrock and surficial materials, including artificial fill, locations of any faults, folds, 
etc., and structural data including bedding, jointing and shear zones, soil depth and soil 
structure. 

4.  Discussion of any off-site geologic conditions that may pose a potential hazard to the 
site, or that may be affected by on-site development. 

5.  Suitability of site for proposed development from a geologic standpoint. 
6.  Specific recommendations for cut slope stability, seepage and drainage control or other 

design criteria to mitigate geologic hazards. 
7.  If deemed necessary by the engineer or geologist to establish whether an area to be 

affected by the proposed development is stable, additional studies and supportive data 
shall include cross-sections showing subsurface structure, graphic logs with subsurface 
exploration, results of laboratory test and references. 

8.  Signature and registration number of the engineer and/or geologist. 
9.  Additional information or analyses as necessary to evaluate the site. 

 
Conclusion and Decision 
Based on the material provided and the discussion above, the application with the attached conditions 
complies with all applicable City ordinances.  Therefore, Planning Action #2017-00236 is approved 
with the following conditions.  If any one or more of the following conditions are found to be invalid 
for any reason whatsoever, then Planning Action #2017-00236 is denied. The following are the 
conditions and they are attached to the approval: 
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1) That all proposals of the applicant shall be conditions of approval unless otherwise specifically 
modified herein, including that the applicants shall complete the curb, gutter and asphalt paving 
along the subject property’s frontage.    

2) That all relevant conditions of the original Pineview Estates Subdivision approvals (PA #89-078 
and #93-121) shall remain in effect unless otherwise specifically modified herein, including but 
not limited to: that dry wells be installed on properties on the north side of Ivy Lane to 
accommodate drainage from new impervious surfaces; that all residences in the subdivision be 
built to Conservation Housing standards to qualify for the density bonus granted the original 
subdivision; that a six-foot wide pedestrian easement be provided between the subject property 
and the lot to its west; and that all homes in the subdivision include residential fire sprinklers. 

3) That the foundation shall be designed by an engineer or architect with demonstrable geotechnical 
design experience in accordance with 18.3.10.090.F.  In addition, a written verification from the 
project geotechnical expert addressing the consistency of the building permit submittals with the 
geotechnical report recommendations (e.g. grading plan, storm drainage plan, foundation plan, 
etc.) shall be submitted with the building permit. 

4) Lot coverage calculations including all building footprints, driveways, parking, circulation areas 
and other lot coverage shall be provided with the building permit submittals.  Lot coverage shall 
be limited to no more than 20 percent allowed in the RR-.5 zoning district.   

5) The requirements of the Ashland Fire Department shall be met, including that all addressing 
shall be approved prior to being installed, that adequate fire flow be provided, that fire sprinklers 
shall be installed as required in the subdivision approval, that fire apparatus access and firefighter 
access be provided, that fire season construction restrictions be addressed, and that a fuel break 
is required. The general fuel break requirements for wildfire lands, as outlined in 18.3.10.100.B, 
shall be complied with before the commencement of construction with combustible materials on 
the lot. 

6) That all required public improvements including but not limited to the curb, gutter and additional 
asphalt paving shall be installed to City of Ashland standards under permit from the Public 
Works Department, inspected and approved prior to the issuance of a certificate occupancy or 
final structural inspection approval. 

7) That the applicants shall obtain an encroachment permit from the Public Works Department for 
the proposed placement of stairs and a bridge driveway within a public utility easement.  The 
encroachment permit shall be approved prior to the issuance of a building permit or the 
commencement of any encroaching construction.   

8) That detailed storm drainage, grading, and erosion control plans shall be provided with the 
building permit submittals.  Storm drainage shall be designed, constructed and maintained in a 
manner consistent with the recommendations of the geotechnical report provided by Marquess 
& Associates dated November 14, 2016. 

9) A tree protection plan shall be provided with the building permit submittals.  Tree protection 
fencing and temporary erosion control measures (i.e. silt fencing, bale barriers, etc.) shall be 
installed according to the approved plans, inspected and approved prior to issuance of building 
permits, storage of materials, or commencement of any site work.  

10) That all recommendations of the geotechnical report provided by Marquess & Associates dated 
November 14, 2016 shall be conditions of this approval unless otherwise specifically modified 
herein.  

11) The project geotechnical expert shall and shall provide an inspection schedule with the building 
permit submittals, and shall inspect the site according to the inspection schedule. The 
geotechnical expert shall inspect the site according to the inspection schedule of the approved 
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geotechnical report, and prior to issuance of a certificate of occupancy, the project geotechnical 
expert shall provide a final report indicating that the approved grading, drainage, and erosion 
control measures were installed as per the approved plans, and that all scheduled inspections 
were conducted by the project geotechnical expert periodically throughout the project. 

12) The landscaping and irrigation for re-vegetation of cut/fill slopes and erosion control shall be 
installed prior to a certificate of occupancy. Vegetation shall be installed in such a manner as to 
be substantially established within one year of installation. All measures installed for the 
purposes of long-term erosion control, including but not limited to vegetative cover, rock walls, 
retaining walls and landscaping shall be maintained in perpetuity on all areas in accordance with 
AMC 18.3.10.090.B.7.a. 

13) That a preconstruction conference to review the requirements of the Hillside Development 
Permit shall be held prior to site work, the issuance of an excavation permit or the issuance of a 
building permit, whichever action occurs first. The conference shall include the Ashland 
Planning Department, Ashland Building Department, the project engineer, project geotechnical 
experts, landscape professional, arborist and the general contractor. The applicant or applicants’ 
representative shall contact the Ashland Planning Department to schedule the preconstruction 
conference. 

 

 

 

_______________________________    April 17, 2017    
Bill Molnar, Director                  Date 
Community Development Department 

 


