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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 April 16, 2014 

 

 SITE:                1511 Hwy. 99/North Main 

APPLICANT: SERA/Kendrick 

REQUEST:       Annexation & Site 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:  It is difficult for staff to provide an “overview of the perception on such a project by 

Council,” particularly with the limited level of detail provided.  Generally speaking, staff, the 

Planning Commission and the City Council are very aware of the current housing situation and the 

level of need for smaller housing, rental housing and affordable housing in the community, and 

the proposal seems well-suited to the current needs.   
 

An application for Annexation is a discretionary decision of the Council. In addition to the 

provision of affordable housing, other issues often considered to be within the public’s (i.e. 

community’s) interest are evaluated and considered. Some examples of common questions that 

should be anticipated include: What image of Ashland is presented at this gateway location from 

the proposal?  How does the development fit in with as well as enhance the character of 

surrounding neighborhood(s) and broader community? How effectively are natural features of the 

site protected and incorporated into the proposed development? Does the project implement land 

use and building construction strategies to reduce long term impacts to the environment, such as 

energy and water efficient design, on-site storm water retention, solar energy systems, fire wise 

landscaping, etc.? How does the proposal contribute to an interconnected transportation system 

that facilitates access by project residents to other modes of travel?"   

 

Procedures:  The subject property is located within Ashland’s Urban Growth Boundary (UGB) 

and requires Annexation before it can be developed.  The current Comprehensive Plan 

Designation would call for the property to be annexed as Low Density Multi-Family Residential 

(R-2) and a change to High Density Muli-Family Residential would require a Comprehensive 

Plan Amendment/Zone Change.  Development of the property with anything other than single 

family homes on individual single family lots would trigger Site Design Review requirements, 

and the application would need to demonstrate that the property was being developed according 

to the city’s Site Design and Use Standards.   If the proposal involves development disturbance on 

any lands with slopes in excess of 25 percent, or disturbance of lands within 20 feet of a natural 

drainage way, a Physical and Environmental Constraints Review Permit would be required.  

Development which affects a wetland or drainageway or its protection zone may also trigger a 

Limited Use Permit under the Water Resources Protection Zones Ordinance.   And the 

removal of trees would trigger requirements for Tree Removal Permits.       
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Follow-Up Pre-Application:  Comments here are preliminary and based on the preliminary nature 

of the submittal materials; as more detail is developed in responding to the applicable standards 

and requirements, staff would anticipate that there will be one or more follow-up meetings prior 

to the submittal of a formal application. 

 

Overlay Maps: It appears that the property contains significant areas with slopes in excess of 25 

percent, and may also contain areas with slopes in excess of 35 percent, as well as at least one land 

drainage corridor, and a possible wetland.  These areas would likely be added to the applicable 

overlay maps with annexation and development of the property, and development proposals would 

need to address applicable city standards.   

 

Annexation Requirements:  The requirements for annexation are listed in AMC 18.5.8.  Some 

particular items which would need to be addressed in the application include:  

 
o Provision of Adequate Utility Infrastructure – The plans provided would need to detail the 

infrastructure necessary to provide water, sewer, electric and stormwater drainage to and through 

the property.  Please see Engineering comments as to the availability of services, potential 

challenges connecting to the nearest services, and the needed plans for review. 

o Provision of Adequate Transportation Facilities – In addition to considerations for adequate 

motor vehicle facilities, annexation requirements include requirements to provide bike lanes on 

arterial streets (i.e. North Main/Hwy 99), to provide sidewalk connections to all existing sidewalks 

within a quarter mile of the site, and to provide transit facilities where appropriate including bus 

shelters or bus turn-out lanes.   This may be complicated by the city’s existing “Road Diet” and 

staff would recommend a meeting to consider and coordinate these issues between Planning, Public 

Works/Engineering, ODOT and RVTD prior to moving forward with planning of improvements. 

o Minimum Density – For residential annexations, the application must demonstrate that the 

property will ultimately build out to at least 90 percent of the base density of the annexed zone.  R-

2 properties would need to demonstrate development to at least 12.15 units per acre, and R-3 

properties would need to demonstrate development to at least 18 units per acre.  

o Affordability Requirements – A number of units equal to at least 25 percent of the property’s 

base density must be deed-restricted for affordability; a commensurate 25 percent density bonus is 

available. (Applicants may wish to contact Housing Specialist Linda Reid at 541-552-2043 to 

discuss affordability options.) 

o Five-Year Supply – It must be demonstrated that there is less than a five-year supply of vacant 

and re-developable land in the proposed land use classification within the current city limits. [“Re-

developable land” means land zoned for residential use on which development has already occurred 

but on which, due to present or expected market forces, there exists the likelihood that existing 

development will be converted to more intensive residential uses during the planning period. The 

five-year supply shall be determined from vacant and re-developable land inventories and by the 

methodology for land need projections from the Housing Element of the Comprehensive Plan.] 

 

Gateway Treatment: The prominence of the gateway location is likely to be a consideration for 

the Planning Commission and Council, and they will likely expect a greater degree of focus on 

building design and variation, breaking up building mass, and placing and designing the buildings 

to complement the hillside to present an attractive gateway to the city.   

 

 

 

 



1511 North Main Street/Hwy 99_Kendrick Annexation 

August 16, 2017/dds 

Page 3 

Density:  

 

 Comprehensive Plan Designation is currently R-2, which allows for 13.5 units per acre.  

R-3 density allows for 20 units per acre as a base density.   

 Density calculations must subtract unbuildable lands from density calculations 

(unbuildable areas would typically include wetlands, floodplain corridor lands, or slopes 

greater than . 

 A minimum density of 90 percent of the base density must be achieved with development.  

R-2 minimum densities would need to demonstrate build-out to at least 12.15 units per 

acre.  R-3 minimum densities would require a demonstration of build-out to 18 units per 

acre.    

 R-2 density with a 25 percent density bonus for required affordable units would allow 

16.88 units per acre.  

 Density Transfer may not be increased to more than two (2) times the permitted density 

of the underlying zone for hillside lands.  

 Density Transfer may not be increased to more than one and one half (1 ½) times the 

permitted density of the underlying zone for water resource protection zones.    

 Density Bonuses are available to increase density beyond the base level by a maximum of 

60 percent with provisions for affordable housing (35%), conservation housing (15%), 

common open space (10%), and major recreational facilities (10%).    

 

Natural Features: The final application submittal will need to include clear identification of 

wetlands and stream corridors and their associated protection areas; areas with slopes in excess of 

25 percent: and a full tree inventory.  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. 

 

 Water Resources Identification/Delineation: Ashland’s adopted Water Resources map 

indentifies a possible wetland on the southeast corner of the property and a tributary of Bear Creek 

through the northern part of the property.  In visiting the site, it also appears that there may be a 

tributary of Wright’s Creek through the middle of the property near La Tapatio’s parking lot.  The 

application will need to provide a delineation of the existing wetlands and associated protection 

zones and incorporate these into the site planning in a manner consistent with city, state and federal 

regulations, or provide demonstration accepted by the Division of State Lands that the feature is 

not a wetland.  Wetlands must be formally delineated prior to submission of land use application.   

The streams would need to be further assessed in the application, but would likely be brought into 

the city as Intermittent/Ephemeral Streams and subject to the Water Resources Protection Zones 

requirements thereof.   

 Hillside Lands & Severe Constraint Lands:  Lands with slopes of 25 percent or more would be 

considered Hillside Lands and subject to Physical and Environmental Constraints Review Permits 

for any development disturbance.  Any development of Hillside Lands would be subject to the 

Development Standards for Hillside Lands.  Lands with slopes of 35 percent or more would be 

considered Severe Constraints Lands.  All development shall occur on lands defined as having 

buildable area - slopes greater than 35 percent are generally considered unbuildable.    

 Trees: A Tree Inventory and Tree Preservation/Protection Plan is required with the application.  

Any trees six-inches in diameter at breast height or greater on the property, or on adjacent properties 
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within 15 feet of the property line, must be identified on the plan.  Any tree removals require a Tree 

Removal Permit in conjunction with the application.   

 

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

Impact Analysis will be required.  Applicants will want to contact ODOT for specific scoping 

requirements.  Any coordination with the City of Ashland can be arranged with Associate 

Engineer/EIT Karl Johnson at 541-552-2415.   

 

Connectivity: Multi-family projects do not automatically require street dedications under the 

Ashland Land Use Ordinance because, for the most part, such projects are located within the city 

in areas which are already multi-family zoned and which are already incorporated into the 

developed interconnected grid street system with provisions for connectivity, block length, etc. 

already clearly addressed within the larger system.  Ashland Street Standards include Street 

Connectivity standards to reduce travel distance, promote the use of alternative modes, provide for 

efficient provision of utilities and emergency services and to provide multiple travel routes.   

Streets are required to be interconnected unless natural/physical features create severe constraints.  

For an annexation, particularly one involving a density increase, to demonstrate providing 

adequate transportation without creating public streets as part of an interconnected grid system, 

staff believes that the application will need to thoroughly discuss site constraints (togography, 

natural features, railroad tracks,  difficulty in creating a grid system within this area of the UGB) 

as well as carefully considering mutual access easements with adjacent properties to provide for 

an equivalent level of connectivity. 
 

Preserving Natural Features with Street Connectivity: Street Connectivity Standards also 

typically require streets to be aligned to follow natural contours and so that visual and physical access 

to natural features is possible for residents of the development and the public.  Additionally, streets 

are required to be situated between natural features like creeks 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.   If a street dedication is ultimately included in the 

application and does not meet this requirement, an Exception to Street Standards would be required 

and the impacts of street installation to the natural features would need to be considered versus 

restricting physical or visual access to the creek to residents rather than providing a benefit to the 

neighborhood and greater community.   

 

North Main/Highway 99 Improvements: Right-of-way improvements to city boulevard 

standards, and right-of-way dedications if necessary to accommodate those improvements, would 

need to be provided along the full property frontage.  In addition, sidewalk connections to existing 

sidewalk systems in place within a quarter mile would need to be provided to satisfy Annexation 

requirements.  (Boulevard standards call for 11-foot motor vehicle travel lanes, six-foot bike lanes, 

curb & gutter, eight-foot park row planting strip and six-foot sidewalk).  

 

Driveway Grades:  

 

o (AMC 18.3.10.090.A.3. ) New streets, flag drives, and driveways shall be constructed on lands of 

less than or equal to 35 percent slope, with the following exceptions: a) the street is indicated on 
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the City's Transportation Plan Map - Street Dedications; b) the portion of the street, flag drive, or 

driveway on land greater than 35% slope does not exceed a length of 100 feet. 

o (AMC 18.4.3.080.D.8) Grades for new driveways in all zones shall not exceed a grade of 20 percent 

for any portion of the driveway. All driveways shall be designed in accord with City of Ashland 

standards and installed prior to issuance of a certificate of occupancy for new construction. If 

required by the City, the developer or owner shall provide certification of driveway grade by a 

licensed land surveyor.  All vision clearance standards associated with driveway entrances onto 

public streets shall not be subject to the Variance section of this title.  

o (AMC 18.5.3.060.F) Flag drive grades shall not exceed a maximum grade of 15 percent. (Flag 

drives are defined as any drive in excess of 50 feet in length.)  Variances may be granted for flag 

drives for grades in excess of 15 percent, but no greater than 18 percent, for no more than 200 feet.  

Such variances shall be required to meet all of the criteria for approval as found in 18.5.5. 

 

Parking Area Design (AMC 18.4.3.080.B.) Required parking areas shall be designed in 

accordance with the following standards and dimensions:   

 
o Parking spaces shall be a minimum of nine feet by 18 feet.  Up to 50 percent of the total number of 

required automobile parking spaces in a parking lot may be designated for compact cars. Minimum 

dimensions for compact spaces shall be eight feet by 16 feet. Such spaces shall be signed or the 

space painted with the words "Compact Car Only." 

o Parking spaces shall have a back-up maneuvering space no less than twenty-two (22) feet, except 

where parking is angled, and which does not necessitate moving of other vehicles. 

o Parking lots with 50 spaces or more shall be divided into separate areas. Parking areas may be 

divided into separate areas by a building or group of buildings, landscape areas with walkways at 

least 10 feet in width, plazas, streets or driveways with street-like features. Street-like features, for 

the purpose of this section, means a raised sidewalk of at least five feet in width, six-inch curb, 

accessible curb ramps, street trees in planters or tree wells and pedestrian-oriented lighting. 

o Parking lot landscaping must be equal to at least seven percent of the parking area (including 

circulation areas) and include at least one tree per seven parking spaces.  Landscaping bays within 

the parking lot must be adequately sized to accommodate the development of large stature parking 

lot trees (i.e. at minimum, seven feet between curbs). Utilities (i.e. vaults, transformers, etc.) may 

not be placed within required landscape bays.   

o Parking areas shall be designed to minimize the adverse environmental and microclimatic impacts 

of surface parking through design and material selection. Parking areas of more than seven parking 

spaces shall meet the following standards:  

 

a. Use at least one of the following strategies for the surface parking area, or put 50 percent of the 

parking underground:  

 

i Use light colored paving materials with a high solar reflectance (Solar Reflective Index 

(SRI) of at least 29) to reduce heat absorption for a minimum of 50 percent of the parking 

area surface. 

ii. Provide porous solid surfacing or an open grid pavement system that is at least 50 percent 

pervious for a minimum of 50 percent of the parking area surface. 

iii. Provide at least 50 percent shade from tree canopy over the parking area surface within 

five years of project occupancy. 

iv. Provide at least 50 percent shade from solar energy generating carports, canopies or trellis 

structures over the parking area surface. 

b. Design parking lots and other hard surface areas in a way that captures and treats runoff with 

landscaped medians and swales. 
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Parking Placement:  Site Development and Design Standards typically require that parking not 

be placed between buildings and the street, and staff recommends that the applicants consider 

shifting parking to the center of the site, between buildings.  This would aid in meeting the 

standards, but would also likely reduced the distance residents must travel on steeper grades 

between parking and the units.    

 

Pedestrian Access and Circulation.  To ensure safe, direct, and convenient pedestrian circulation, 

all developments, except single-family dwellings on individual lots and accessory uses and 

structures, shall provide a continuous walkway system as detailed in AMC 18.4.3.090.   

 
o Continuous Walkway System - Extend the walkway system throughout the development site and 

connect to all future phases of development, and to existing or planned off-site adjacent sidewalks, 

trails, public parks, and open space areas to the greatest extent practicable.  The developer may also 

be required to connect or stub walkway(s) to adjacent streets and to private property for this 

purpose. 

o Safe, Direct, and Convenient - Provide safe, reasonably direct, and convenient walkway 

connections between primary building entrances and all adjacent streets, based on the following 

definitions. 

o Connections within Development - Walkways within developments shall provide connections 

between all building entrances to one another to the extent practicable; between all on-site parking 

areas, recreational facilities and common areas, and connect off-site adjacent uses to the site to the 

extent practicable; and install protected raised walkways through parking areas of 50 or more 

spaces, or of more than 100 feet in average width or depth. 

o Walkway Design and Construction - Walkways shall conform to all of the standards in AMC 

18.4.3.090 in providing for vehicle/pedestrian separations, crosswalks, walkway surfacing and 

width; accessible routes; and pedestrian scale lighting. 

 

Bicycle/Pedestrian/Trail 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. Bear Creek Greenway, 

future parks, restaurants, shopping, transit stops, etc.).  

 

Bicycle Parking: Covered bicycle parking according to the requirements of the Off Street Parking 

Chapter will need to be addressed in the application.  Applicants should consider whether 

additional bicycle parking beyond the standard is needed given that multi-family and/or affordable 

projects may have more children on site and thus generate additional bicycle parking demand.  

Bicycle parking should be laid out so that it is as accessible to each building as the nearest 

automobile spaces and so that there are eyes on the parking area, i.e. a single central facility would 

not satisfy the standard and would likely discourage use and/or encourage theft.  The Housing 

Authority of Jackson County’s Snowberry Brook development at 380 Clay Street provides an 

excellent example of how bicycle parking has been well-integrated into site design.  

 

Site Review/Follow-Up: A follow-up pre-application meeting with City Planning Staff will be 

necessary to evaluate final site planning and building designs for consistency with the requirements 

for Site Review approval once the comments herein have been considered and incorporated.   
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Outdoor Recreational Space: Within R-2 and R-3 multi-family residential zoning districts, at 

least eight percent of the lot area is required to be dedicated to outdoor recreational space and shall 

be part of the overall landscaping requirements.  Outdoor recreational space must be treated in a 

way suited to human use (functional for recreation) and the site plan would need to clearly detail 

this treatment. 

 

Details: Elevations and color and material details would need to be provided for all buildings 

including car ports, bicycle parking structures, trash enclosures, etc.    

 

Project Phasing: The final application submittal should address project phasing, if the project is 

intended to be constructed in phases.  Phasing details should specifically address the timeline for 

the construction of required affordable units. 

 

Site Visit: Given the size of the site and access constraints, it will likely be necessary to schedule 

site visits for the Planning Commission and Council prior to conducting public hearings. 

 

Neighborhood Outreach: Projects involving changes to established development 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 (legible and 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. 

 

 
OTHER DEPARTMENTS’ COMMENTS 

 

ASHLAND FIBER NETWORK (AFN): No comments at this time.  Please contact Donald 

Kewley at the Ashland Fiber Network for any additional information regarding AFN services at 

(541) 552-2316.   

 

BUILDING DIVISION:  Please contact the Building Division for any Building Code-related 

information at (541) 488-5305.   

 

CONSERVATION: Please contact the Conservation Division for any information on available 

technical or financial assistance related to sustainable building and energy efficiency at 541-488-

5306. 

 

ENGINEERING:  Please see attached comments.  Please contact Karl Johnson of the 

Engineering Division for any further information on Public Works, Engineering requirements 

including storm water drainage, streets, transportation or utilities at (541) 552-2415. 
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FIRE DEPARTMENT: Please see attached comments prepared by our contract plan 

reviewers with the City of Medford.  Please contact Fire Chief David Shepherd of the Fire 

Department for any Fire Code-related information at (541) 552-2219 or via e-mail to 

shepherd@ashland.or.us . 

 

HOUSING COMMISSION: Type III applications involving new housing are typically reviewed 

by the Housing Commission at the pre-application level.   Please contact Housing Specialist Linda 

Reid at 541-552-2043 to schedule a time on the Housing Commission agenda or to discuss housing 

program information.   

 

TRANSPORTATION COMMISSION:  Applications involving annexations, comprehensive 

plan or zoning map amendments, or zone changes are required to be reviewed before the 

Transportation Commission at the pre-application level.  The Commission would review the issues 

raised and likely make specific recommendations in terms of transportation and connectivity.  

Please contact the Public Works Department at 488-5347 to schedule time on the Transportation 

Commission’s agenda. 

 

WATER AND SEWER SERVICE: Please contact Steve Walker of the Water Department for 

information water service requirements and fees at (541) 552-2326. 

ELECTRIC SERVICE:  “Please have applicant contact Dave Tygerson in the Electric 

Department at (541) 552-2389 to discuss all requirements involved with annexations of property 

that will receive electric service from the City of Ashland Electric Department. It is very important 

to have developer and any of their support people meet as early as possible to discuss development 

plans.  We encourage these meetings and are glad to do so at our facility located at 90 North 

Mountain Avenue.”  Dave will work to create a conceptual electric service plan for the property 

which will be provided to the applicant for incorporation into the civil plans for development of 

the site; applications will not be deemed complete without an electrical service plan approved by 

the Electrical Department and the applicants are advised to contact the Electric Department as 

early as possible in the process, and to extra time for scheduling of meeting(s) with Dave and for 

his creation of the service plan.   

TALENT IRRIGATION DISTRICT (TID): Please see attached comments from TID.  Recent 

discussions at the County level have sought to ensure the viability of irrigation districts and their 

continued service to agricultural lands with development; this is likely to be an area of focus in 

future annexations and should be carefully considered.  For TID questions, please call 541-535-

1529 or e-mail tid@talentid.org .   

 

BUREAU OF RECLAMATION (BOR): “Please include the Bureau of Reclamation on all 

notices regarding the proposed land use actions for tax lots 1700 and 1702 in Section 32 in T38S, 

R1E, WM.  The United States has an easement across the parcels for a buried irrigation siphon 

(located approximately along the line shared by the two tax lots).  The Billings Siphon is a high 

pressure pipeline that is critical infrastructure for the irrigation facilities within the Talent Irrigation 

District.  [TID comments note that this a 100-foot width easement.] The pipe and the easement are 

owned by the United States and administered under the jurisdiction of the Bureau of 

mailto:shepherd@ashland.or.us
mailto:tid@talentid.org
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Reclamation.  The siphon is operated and maintained under a Federal contract by Talent Irrigation 

District.  In addition to notices sent to Talent Irrigation District, please also send notices to:  Nancy 

Coleman, Realty Specialist, BFO-1411, Bureau of Reclamation, Bend Field Office, 1375 SE 

Wilson Avenue, Suite 100, Bend, OR  97702, Ph 541-389-6541 ext 227 or e-mail: 

ncoleman@usbr.gov 

 

ROGUE VALLEY TRANSPORTATION DISTRICT (RVTD):  The applicants may wish to 

contact RVTD about options for transit service to the site (i.e. the potential for a bus stop along 

the property’s Highway 99 frontage).  The RVTD contact would be:  Paige Townsend, RVTD 

Senior Planner, Phone: 541-608-2429 or e-mail ptownsend@rvtd.org . 

 

 

ZONING DISTRICT REQUIREMENTS 
 

See R-2 Standards in Table 18.2.5.030.A – Standards for Urban Residential Zones 
 

 

PROCEDURE:  Both Annexation and Amendment of the Comprehensive Plan Map/Zoning 

Designation are “Type III” procedures which necessitate public hearings before both the Planning 

Commission and City Council prior to a decision.   

 
APPLICATION MATERIALS:  The application is required to include scalable, legible 

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.   

 

Ashland’s Municipal Code (AMC) including the Land Use Ordinance (AMC Ch. 18) can be 

reviewed in its entirety on-line at:  

http://www.codepublishing.com/OR/Ashland/#!/LandUse/index.html#NT  

 

APPLICATION REQUIREMENTS: 

APPLICATION MATERIALS & PLANS        

Two (2) copies of the plans below on paper no larger than 11"x 17”.  Note:  These copies are used 

for the Planning Commission packet and for the notices mailed to neighbors.  Please submit clear, 

reproducible copies. 

 

 Two (2) copies of the materials required for an Annexation application as detailed in 

AMC 18.5.8.020. 

 Two (2) copies of a site plan containing the following as required in AMC 18.5.2.040. 

mailto:ncoleman@usbr.gov
mailto:ptownsend@rvtd.org
http://www.codepublishing.com/OR/Ashland/#!/LandUse/index.html#NT
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 Two (2) copies of the materials required for a Physical & Environmental 

Constraints Review Permit application as detailed in AMC 18.3.10.040 (if applicable 

to the final request). 

 Two (2) copies of the materials required for a Limited Use Permit application as 

detailed in AMC 18.3.11.100 (if applicable to the final request).  

 Two (2) copies of a Tree Inventory/Tree Preservation & Protection Plan as detailed 

in AMC 18.4.5.030.   
 

 

APPLICATION REQUIREMENTS:  

WRITTEN FINDINGS RESPONDING TO THE 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. The applicable criteria are included 

below. 

 

 Two (2) copies of written findings responding to the approval criteria for an 

Annexation as detailed in AMC 18.5.8.050.  

 Two (2) copies of written findings responding to the approval criteria for a 

Comprehensive Plan Map/Zone Change application as detailed in AMC 18.5.9.020  (if 

applicable to the final request).   

 Two (2) copies of written findings responding to the approval criteria for Site Review 

detailed in AMC 18.5.2.050. 

 Two (2) copies of written findings responding to the approval criteria for a Physical 

& Environmental Constraints Review Permit as detailed in AMC 18.3.10.050. (if 

applicable to the final request). 

 Two (2) copies of written findings responding to the approval criteria for a Limited 

Use Permit application as detailed in AMC 18.3.11.060.D (if applicable to the final 

request). 

 AMC 18.3.11.090 Approval Standards for Land Divisions and Property Line 

Adjustments within Water Resource Protection Zones.  Planning actions and 

procedures containing Water Resource Protection Zones and involving the division of land 

or lot line adjustments shall comply with the provisions and requirements in Section 

18.3.11.090. 

 Two (2) copies of written findings responding to the approval criteria for a Tree 

Removal Permit as detailed in AMC 18.5.7.040.B (if applicable to the final request). 
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UPCOMING APPLICATION DEADLINES:   First Friday of each month 

UPCOMING PC MEETINGS:    Second Tuesday of each month 

   (* Type III items are required to be  

   scheduled for an initial hearing at 

 least 45 days following a 

 completeness determination) 

 

FEES  (dependent on details of final proposal): 

  

      Annexation   $ 4,205 

      (Comp Plan Map Change $ 2,795) 

      Variance (Type I or II) $ 1,046 or $2,099 

      Site Review   $ 1,046 + $69/unit 

      P&E    $ 1,046  

      Limited Use Permit  $ 1,046  

      Exceptions   $       0 

      Tree Removal Permit  $       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 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:  August 16, 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


1511 North Main Street/Hwy 99_Kendrick Annexation 

August 16, 2017/dds 

Page 12 

RESPONSES TO QUESTIONS PROVIDED 
 

1. It is our understanding that we will need to annex the property into the City limits, and 
that annexation occurs into the City via a Type III.  Could staff please provide the most 
direct assessment of the steps that need to occur in order for the annexation to be 
supported by the Department, and provide us with an overview of the perceptions on 
such a project by Council? 
 
A flow chart detailing the Type III procedure is available on-line at:  

http://www.ashland.or.us/SIB/files/Flowchart_Type%20III_Revised%207_2017.pdf.  The 

applicable criteria are detailed above.  Staff are supportive of annexation and development 

to the densities proposed.   

 

It is difficult for staff to provide an “overview of the perception on such a project by 

Council,” particularly with the limited level of detail provided.  Generally speaking, staff, 

the Planning Commission and the City Council are very aware of the current housing 

situation and the level of need for smaller housing, rental housing and affordable housing 

in the community, and the proposal seems well-suited to those needs.   

 
An application for Annexation is a discretionary decision of the Council.  In addition to the 

provision of affordable housing, other issues often considered to be within the public’s (i.e. 

community’s) interest are evaluated and considered. Some examples of common questions 

that should be anticipated include: What image of Ashland is presented at this gateway 

location from the proposal?  How does the development fit in with as well as enhance the 

character of surrounding neighborhood(s) and broader community? How effectively are 

natural features of the site protected and incorporated into the proposed development? Does 

the project implement land use and building construction strategies to reduce long term 

impacts to the environment, such as energy and water efficient design, on-site storm water 

retention, solar energy systems, fire wise landscaping, etc. How does the proposal 

contribute to an interconnected transportation system that facilitates access by project 

residents to other modes of travel?"   

 

2. Is the re-zone of the site a separate application?   
3. Can the site development and re-zone request occur concurrently with the annexation?   
4. Is the assumption that the zoning on the property would be R-2 upon annexation 

correct? 
 

The re-zoning is a separate component of the application, but the annexation, re-zoning 

and site development can (and typically would) be handled concurrently under a single 

combined application.  

 

The Comprehensive Plan Designation of “Multi-Family Residential” is consistent with 

Annexation at “R-2” zoning.   
 

http://www.ashland.or.us/SIB/files/Flowchart_Type%20III_Revised%207_2017.pdf
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5. Can the required width of the canal easement be confirmed?   What are the constraints 
and limitations that may be imposed relative to crossing utilities, hardscape, paving 
(street and parking lots) and built structure? 
 

This easement is to the United States government through its Bureau of Reclamation 

(BOR).  Based on previous comments from the Talent Irrigation District, it is staff’s 

understanding that the easement has a 100-foot width and is for a siphon line necessary to 

pressurize the valley’s irrigation system and enable it to function properly.  In addition to 

the Talent Irrigation District, which manages the line under a federal contract, the 

applicants would need to contact Nancy Coleman, Realty Specialist, BFO-1411, Bureau of 

Reclamation, Bend Field Office, 1375 SE Wilson Avenue, Suite 100, Bend, OR  97702, 

Ph 541-389-6541 ext 227 or e-mail ncoleman@usbr.gov for information on this easement.  

Staff has provided the submitted material to Ms. Coleman and offered to convey any 

comments she may have in response to the questions posed.     

 
6. Please confirm the easement area, if within the allowable slope percentage, can be 

contributory in the buildable area calculation. 
 

The easement would be considered as part of the buildable area of the site for density 

calculations assuming, as noted, that when slopes and water resources are considered, it 

constitutes buildable area.   

 
7. Our objectives include avoiding the steep sloped areas with minor exception and the 

known water resource.  Are the exact location of these resources known?  If not, are 
they required to be surveyed? 
 

City GIS information of slopes and water resources are not exact and should not be relied  

upon for development purposes.  A topographic survey, slope and geo-technical analyses, 

and wetland delineation would need to be completed as part of preparing an application.   

 
8. Is the natural resource required to be set aside in a separate tract?  If so, can that be 

completed through a lot line adjustment given there are two existing lots associated 
with the project site?   
 

City standards would typically seek to have significant features protected in “open space, 

common area or unbuildable area.”  This could potentially be accomplished through a lot 

line adjustment.   

 

9. Is a tree survey of the entire site required?  Can the tree survey be limited to the area 
that is impacted by development?   
 

A tree inventory must typically address all trees on the property over six-inches in diameter 

at breast height and all trees on adjacent properties within 15 feet of the property line as 

well.  If significant portions of the property are beyond the limits of disturbance, they would 

mailto:ncoleman@usbr.gov
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not need to be inventoried provided that it was clear in the application that there is to be no 

disturbance associated with the proposal that would impact the trees.   

 
10. Is there a minimum requirement of open space aside from the eight percent 

recreational open space? 
 

Eight percent of the site must be set aside in open space for the recreational use of residents 

and treated to accommodate recreational use (i.e. generally looking for spaces that could 

be used to throw a ball with a child, walk a dog, etc.  Areas surfaced with shrubs or 

groundcovers to prevent human recreational use, or walkways which consume the area for 

site circulation would not be suitable for open space.)     

 

Play areas for children are required for projects of greater than 20 units that are designed 

to include families. Play areas are eligible for consideration as open space. 

 

Within the Performance Standards Options Chapter (18.3.9), all developments with a base 

density of ten units or greater are required to provide a minimum of five percent of the total lot area 

in open space.  This is not necessarily separate from the required recreational area.   

 

Additional open space beyond the minimum requirements would be needed to obtain a density 

bonus.   
 

11. We understand that parking is required to be provided at a rate of one space for every 
studio unit less than 500 square feet, 1.5 spaces for every studio and one bedroom over 
500 square feet.  Is there a separate requirement for visitor parking?  Handicap parking? 
 

Visitor Parking:  The only visitor parking requirement is that lots served by a flag drive 

are supposed to provide a visitor parking space.  Any driveway over 50 feet in length is 

considered a flag drive. 

 

On-Street Parking:  R-2 developments under the Performance Standards Options Chapter 

(18.3.9) which create or improve public streets are required to provide one on-street 

parking space per dwelling unit within 200 feet of the unit served.  (It does not appear that 

this proposal would create a public street, or that it would necessary be proposed under 

AMC 18.3.9.)   

 

ADA Parking:  Accessible parking is required to be provided consistent with the 

requirements of the building code, including but not limited to the minimum number of 

spaces for automobiles, van-accessible spaces, location of spaces relative to building 

entrances, accessible routes between parking areas and building entrances, identification 

signs, lighting, and other design and construction requirements. Accessible parking is 

required to be included and identified in the Planning Application submittals. 
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12. It appears that public sanitary and water are approximately 2,300 linear feet away?  Are 
any of the businesses on Highway 99 connected to sewer?  Are there any closer 
connection points that make sense for the development?   
 

Engineering Services Manager Scott Fleury would be the best point of contact for these 

discussions.  He can be reached at 541-552-2412 or via e-mail to 

scott.fleury@ashland.or.us .   

 
 

13. In the last pre-application meeting, staff indicated a requirement to make a pedestrian 
connection to the sidewalk that is approximately 1,160 linear feet away towards the 
Ashland city center, but there is an intervening railroad that would preclude a straight 
connection.  What are the developers’ options?  
 
The approval criteria for Annexations require that, “Where the project site is within a 

quarter of a mile of an existing sidewalk system, the sidewalks from the project site shall 

be constructed to extend and connect to the existing system.”   Options would be to either 

engineer a connection taking into account the presence of the railroad, or request a Variance 

to the standard.  

14. Are there any requirements from ODOT for dedication and improvements to Highway 
99N? 

15. Are there earlier developments that were required to provide easements for access 
from this site to the Highway 99N?   

16. What are the access spacing requirements along Highway 99N? 
 

Questions relative to earlier development requirements would likely need to be referred to 

Jackson County Development Services at (541) 774-6907.  (Any existing access easements 

granted previously might best be identified by a professional land surveyor.)   

 
City approvals would typically require dedication and improvements to city street 

standards for a boulevard.   

 

While Ashland’s Land Use Ordinance includes controlled access standards calling for a 

minimum 100-foot distance between driveways and a 100-foot separation between 

driveways and intersections, the Transportation System Plan (TSP, Figure 10-2) identifies 

a 300-foot spacing between driveways on city-classed Boulevards.  The TSP also identifies 

a 1,320-foot separation (i.e. a full quarter-mile) between driveways and streets; and a 300-

foot distance between driveways on state highway segments under ODOT jurisdiction.  

Questions regarding ODOT requirements would be best directed to Donald Morehouse at 

ODOT.  His contact information is:   

 

Don Morehouse, Senior Transportation Planner 

ODOT Region 3, District 8 (White City Tech Center) 

Ph: (541) 774-6399/Fax: (541) 774-6349 

Donald.Morehouse@odot.state.or.us  

mailto:scott.fleury@ashland.or.us
mailto:Donald.Morehouse@odot.state.or.us
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17. In what capacity will Jackson County be involved in the annexation and site review 
process?  ODOT?  
Jackson County and ODOT are notified of the application and have the ability to provide 

comment or raise concern through the city’s land use process. 

 

When an application for Annexation is ultimately approved by the city, it would be 

presented to Jackson County for their final agreement to transfer the property to city 

jurisdiction, withdraw from the fire district, etc.   

 

ODOT has jurisdiction over Highwayy 99N, and would ultimately issue approach permits 

and permits for work within their right-of-way.  Improvements would need to be consistent 

with City of Ashland street standards and the approval granted in conjunction with the 

annexation, but permits would be issued and work inspected by ODOT.  The City would 

need evidence of ODOT permit approvals prior to the commencement of any work.   

 

Questions regarding ODOT review and permitting would be best directed to Donald 

Morehouse at ODOT.  His contact information is:   

 

Don Morehouse, Senior Transportation Planner 

ODOT Region 3, District 8 (White City Tech Center) 

Ph: (541) 774-6399/Fax: (541) 774-6349 

Donald.Morehouse@odot.state.or.us  

  
18. Can you please speak to any System Development Charges (SDC’s) and any possible 

credits?   
 

City of Ashland SDC’s include:  Transportation, Parks, Water, Sewer and Stormwater.  

Transportation and parks are typically charged on a per unit basis for residential 

developments, while water, sewer and stormwater are charged based on the specific square 

footages of heated or impervious space, meter sizes or fixture units involved with the 

proposal.  The potential for any SDC credits would need to be discussed with the Public 

Works/Engineering Division and would be best directed to Engineering Services Manager 

Scott Fleury, at 541-552-2412 or via e-mail to scott.fleury@ashland.or.us .  Typically, SDC 

credits are only available for projects specifically identified in adopted master plans as 

being eligible for credits.  (Note:  All units required to be affordable through density 

bonuses, annexation, zone change or other land use approval shall be eligible to receive a 

deferral of the System Development Charges associated with the development of said 

affordable units.)   

 

  

mailto:Donald.Morehouse@odot.state.or.us
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 Public Works Pre-Application Comments:  1511 Hwy 99 N.      
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.  One set of these 
plans shall be submitted directly to the Public Works/Engineering Department. 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 true scale 

PDF drawings.  If AutoCAD drawings are also submitted, they shall be compatible 
with the AutoCAD release being used by the City at that time and 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) –The City of Ashland feels that this project may 

meet at least one of the thresholds at which a TIA is required.  The applicant shall have a 
Registered Engineer submit evidence that a TIA should not be required.  

  
 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 
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). 
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(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. 

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 ODOT and reviewed the City of Ashland Engineering Department. 
 4.        Right of Way – No additional right of way dedication to the City of Ashland will be required 

at this time beyond that necessary to accommodate city standard street frontage 
improvements, however ODOT may have other requirements. 

5.        Sanitary Sewer - The property is not currently served by a sanitary sewer main.  A new 
sanitary sewer main will need to be installed and connected to the existing sanitary sewer 
system, the nearest point being the intersection of N. Main Street and Highway 99.  The 
applicant proposed improvements must be reviewed, approved and permitted by the City of 
Ashland Engineering Department. 

6.        Water –  The applicant shall be required to work with City of Ashland Water Department and 
City of Ashland water system engineering consultants to determine the best location for the 
connection to the existing water system and also determine the impacts that the addition of 
this 250-unit development will have on the existing system.  Additional requirements may be 
added at a later time once this review has been completed.  (The property is not currently 
served by a water main.  A new water main will need to be installed and connected to the 
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existing water system.  Currently, the nearest point being the intersection of N. Main Street 
and Highway 99.  City of Ashland Water Department shall tap existing water main and install 
any new water services and water meter boxes that are proposed by development.  City of 
Ashland Water Department must be contacted for availability, placement and costs 
associated with the installation of the new water service.  Service & Connection Fees will also 
be required for any new water services installed as part of this project.) 

7.        Storm Drainage - The property is not currently served by a storm sewer main.  A new storm 
water main will need to be installed and connected to the existing storm drain system, the 
nearest point being the intersection of Jackson Road and Highway 99.  ODOT and the City 
of Ashland Engineering Department must review an 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. 
  
All development or redevelopment* that increases impervious area by more than 2,500 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 taxlot)*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. 
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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 2 year, 24 hr. 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 1000 SF shall implement an Erosion and 
Sediment Control Plan (ESCP). 

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 “CCR”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. 
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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. 

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.  City of Ashland Engineering Department must receive a copy of this 
permit before any construction shall begin. 

  
8.        Erosion & Sediment Control – Erosion and Sediment control measures that meet the 

minimum standards set forth by the City of Ashland Public Works/Engineering Standard 
Drawing CD282 must be in place before any construction related to the project begins. 

9.        Driveway Access – No additional improvements/requirements will be requested at this 
time but the applicant proposed improvements must be reviewed and permitted by 
ODOT and reviewed by the City of Ashland Engineering Department. 

10.     Permits – ODOT will need to review and approve any improvements in the ODOT right-
of-way.  City of Ashland must obtain a copy of any ODOT approvals and/or permits that 
are granted, before any work in the ODOT 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. 

  
Karl Johnson, E.I.T., Associate Engineer 
City of Ashland, Public Works/Engineering 
20 East Main St, Ashland, Oregon 97520 
P: (541) 488-5347, TTY (800) 735-2900 
F: (541) 488-6006 


