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ASHLAND PLANNING DIVISION 

FINDINGS & ORDERS 

PLANNING ACTION:  PA-2016-02104              
SUBJECT PROPERTY: 183 West Nevada Street 
APPLICANT:  Barb Barasa  
DESCRIPTION:     This application requests Site Design Review approval to allow for 
a conversion of the garage into a 538 sq. ft. Accessory Residential Unit. The application also 
includes a request for an exception to street standards to not install city standard sidewalks trees 
and a request for an exception to provide mesh tree protection fencing instead of chain link.  
COMPREHENSIVE PLAN DESIGNATION: Single-family; ZONING: R-1-5;  
ASSESSOR’S MAP: 39 1E 04 BC TAX LOT: 2300. 
 
SUBMITTAL DATE: November 7, 2016 
DEEMED COMPLETE DATE: November 28, 2016 
STAFF APPROVAL DATE: January 4, 2017 
DEADLINE TO APPEAL (4:30 p.m.): January 16 2017 
FINAL DECISION DATE: January 17, 2017 
APPROVAL EXPIRATION DATE: June 17, 2018 
  
DECISION 
 
Proposal 
Planning Action 2016-02104 involves a request for Site Design Review approval to construct an 
attached 538 square-foot studio (without bedrooms) Accessory Residential Unit (ARU) at the 
existing residence on 183 West Nevada Street. The approximately 8,712 square foot subject parcel 
is a relatively level and rectangular interior lot directly north of the West Nevada Street and North 
Laurel Street terminus and contains one approximately 1,194 square-foot residence.  
 
Conclusions  
ARUs are permitted within R-1 zones subject to the Special Use Standards in 18.2.3.040. The 
maximum gross habitable floor area (GHFA) of the proposed ARU does not exceed 50 percent of 
the GHFA of the primary residence on the lot and does not exceed the maximum of 1,000 square 
feet GHFA. The proposal, with attached conditions, conforms to the requirements of the 
underlying R-1-5 zoning designation including maximum lot coverage and setback requirements.  

The maximum lot coverage for an R-1-5 zoned lot is 50%, or approximately 4,356 square feet for 
this particular lot. A total area up to 200 square feet or 5% of the permitted lot coverage, whichever 
is less, may be developed in an approved, porous solid surface that allows storm water infiltration, 
and is exempt from the lot coverage maximum; the porous solid surface exemption does not apply 
to driveways and parking areas.   

The application proposes an approximately 858 square-foot reduction in lot coverage due to the 
removal of the existing driveway and replacement with a smaller parking area and additional 
landscaping. The application does not take advantage of the option to develop up to an additional 
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200 square feet or 5% of the permitted lot coverage in an approved, porous solid surface.  

Parking 
The parking requirement for studio units greater than 500 sq. ft. is two off-street spaces; the parking 
requirement for a single-family home is two off-street spaces. This brings the total off-street 
parking requirement for to four off-street spaces. The proposed parking area provides room for 
two full-size off-street parking spaces; the application additionally requests credit for on-street 
parking credit per. AMC 18.4.3.060.A.1. The subject property contains 75-feet of frontage along 
West Nevada Street; 52-feet of frontage exist east of the proposed driveway exceeding the 
dimensional requirement of 22-feet per parallel-parked on-street credit. Staff finds that the supply 
of on-street parking exceeds demand along this stretch of West Nevada Street and is supportive of 
the request for on-street credits to meet the parking requirement.  
 
All uses, with the exception of residential units with a garage and uses in the C-1-D zone, are 
required to provide a minimum of two sheltered bicycle parking spaces. The submitted application 
proposes to install two tubular steel bicycle racks on the covered front porch.  The Conditions of 
Approval attached at the end of this document reflect this requirement and require installation of 
a minimum of one rack conforming to AMC standards. 
 
Landscaping 
The general landscaping standard states that all portions of a lot not otherwise developed with 
buildings, accessory structures, vehicle maneuvering areas, parking, or other approved hardscapes 
shall be landscaped. The applicant proposes to retain the existing Crepe Myrtle, Ash, and Pear 
trees, as well the existing irrigated landscaping on site. New landscaping efforts include expanding 
the irrigation system to serve the proposed drought-tolerant plants to be installed between the 
parking area and the ARU. Proposed plants include Eulalia, Fountain Grass, Day Lily and Shasta 
Daisy.  
 
Parking Lot Landscaping and Screening standards require a sight-obstructing evergreen landscape 
buffer consisting of evergreen shrubs planted in not less than one-gallon containers between 
parking areas that abut either property lines or required yards. An evergreen buffer was not 
proposed in the application and will be required to be installed to achieve 50 percent of desired 
screening within two years and 100 percent within four years prior to occupancy of the ARU. The 
Conditions of Approval attached at the end of this document reflect this requirement. 
 
A screened recycling and refuse disposal area is required under the Landscaping, Lighting, and 
Screening standards. The proposal did not identify screened refuse areas and will need to be 
installed prior to issuance of the Certificate of Occupancy; The Conditions of Approval attached 
at the end of this document reflect this requirement. 
 
Tree Protection 
The application requests an exception to the tree protection standard that requires six-foot chain-
link fence at the drip line by instead proposing a plastic webbing fence around the drip line. While 
there is no excavation or site work proposed in the application, Staff requires a Tree Protection 
Plan to ensure that storage of materials does not occur in areas that could compromise the health 
of trees on site. The applicant states that the location of the trees to be protected are an illogical 
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location to store materials due to their proximity away from the construction area and that the 
parking area is will be used for storage of materials. 
 
The Tree Commission reviewed this application at their regular meeting on December 8, 2016 
where they voted to recommend approval of the application as proposed. Staff supports the Tree 
Commission’s recommendation and approves the use of mesh fencing around the tree protection 
zone.  
 
Exceptions / Street Design Standards 
Following recent improvements resulting from a Local Improvement District, or LID, West 
Nevada Street contains a fully-connected sidewalk network that stretches over one-half mile in 
distance along the southern side of the street. The northern side of West Nevada Street is not 
considered fully-improved as the Street Design Standards require sidewalks and parkrows on both 
sides, neither of which are currently installed. 
 
In certain situations where the physical features of the land create severe constraints, or natural 
features should be preserved, exceptions may be made. Exceptions could result in construction of 
meandering sidewalks, sidewalks on only one side of the street, or curbside sidewalk segments 
instead of setback walks. Exceptions should be allowed when physical conditions exist that 
preclude development of a public street, or components of the street. Such conditions may include, 
but are not limited to, topography, wetlands, mature trees, creeks, drainages, rock outcroppings, 
and limited right-of-way when improving streets through a local improvement district (LID).  
 
The applicant has requested an exception to the Street Design Standards to not install the requisite 
sidewalk and parkrow. While an exception was requested, Staff finds that an exception is, not only 
unnecessary given the scope of the application does not trigger right-of-way improvements, but 
also that the application would likely meet burden of proof demonstrating that physical conditions 
preclude the installation of right-of-way improvements warranting an exception. 
 
Staff finds that an exception is not necessary as ARUs, through the City Council and Planning 
Commission’s admission, are equal in terms of impact and proportionality to a single-family 
residence. Single-family properties have typically not been required to install right-of-way 
improvements and as such, single-family homes with ARUs are not required to install right-of-
way improvements.  
 
The City of Ashland has codified ARUs as a permitted use as a means to increase the diversity, 
quantity, and affordability of the local housing stock. ARUs are not subject to the maximum 
density or minimum lot area requirements of the zone and are subject to a reduced Community 
Development review fee to ensure the barriers for their development are minimal. Requiring the 
installation of full right-of-way improvements with an ARU application is counter to the intent of 
the ordinance and would arrest their development.   
 
Physical conditions that may preclude sidewalk and parkrows installation at 183 W. Nevada St. 
possibly warranting an exception to the Street Design Standards include the presence of mature 
trees, limited right-of-way, and perhaps most impactful, the presence of a power pole that would 
need to be relocated. In fact, power poles exist along the entire north side of West Nevada directly 
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abutting the curb. This may have dictated why recent improvements to West Nevada Street were 
made exclusively to the southern side of the street. 
 
Local Improvement District / LID 
Nonetheless, pursuant to AMC 18.4.6.030.B, the applicant will be required to sign in favor of an 
LID in the event that future right-of-improvements are necessary. This requirement is consistent 
with previous ARU approvals along West Nevada Street and within the City of Ashland at large.  
 
Public Comments 
During the 14-day public comment period Staff received two comments from one individual. The 
comments pertained exclusively to the request for an exception to the Street Design Standards. 
The comments received are paraphrased below with Staff comments following. The comments are 
indented in the Calibri Light font while Staff comments remain consistently formatted in Times 
New Roman.  
 

There is no logical reason to not put in a sidewalk since I see no justification to the 
exception  that  relates  to  the  criteria  noted  in  AMC  18.4.6.020.B.  Further,  the 
existing tree that does exist is a relatively young conifer that I do not believe is on 
the adopted Street Tree List and should not be given special consideration for a 
meandering  sidewalk.  As  such,  a  curbside  sidewalk with  approved  street  trees 
behind  the sidewalk, separated 30’ apart, would be an appropriate condition of 
approval for this application.  

 
As previously stated, this application is not subject to an exception due to the consideration 
of single-family homes and single-family homes with ARUs as equal in terms of impact. 
Staff also notes the younger tree was selected off of the approved street tree guide when 
the preivous street was removed. The second street tree is a mature Ash tree, which is not 
on the prohibited street tree list. 

 
There is no demonstrable difficulty in the construction of a curb‐side sidewalk per 
street standards. The property  is relatively  level with no unusual site constraints 
and street trees or existing trees wouldn’t be impacted if a sidewalk was curbside 

 
The presence of power poles along the northern side of West Nevada pose a significant 
issue when considering the installation of right-of-way improvements. Their presence may 
constitute a physical constraint and unique circumstance for property owners. 
 

The exception does not  result  in an equal or superior pedestrian  transportation 
system as a pedestrian’s  safety or quality of experience along Nevada  Street  is 
compromised. Nevada  Street  is  a wide  linear  street  and often  times has  traffic 
speeds higher than the posted speed  limit. A pedestrian  is highly unlikely to feel 
safe in this environment, especially at night. Lastly, the applicant is requesting an 
exception for an on‐street parking credit, but I believe that is only permitted with 
the inclusion of sidewalks.  
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The Parking Management Strategies ordinance allows Staff to apply on-street parking 
credits under certain circumstances. Presence of an improved sidewalk is not a 
requirement. When making a determination of whether or not to apply an on-street credit 
to an application, Staff seeks to determine if supply of on-street parking exceeds demand 
in front of the property and within the immediate vicinity. A decision was made 
determining supply does in fact exceed demand at this location.  
 
The applicant possess enough frontage to allow for two conforming parallel-parked on-
street credits. Staff finds allocation of on-street credits is appropriate given the 
circumstances. 

 
Typically the garage would be for the residents’ parking while the driveway would 
be used  for excess  vehicle parking and  the  street  for guest parking, but  in  this 
scenario the driveway is becoming the primary parking area and the street for both 
overflow parking, guest parking and the new accessory unit’s parking. Under the 
circumstance, it’s reasonable to expect there will be a significant demand for the 
on‐street space and thus a sidewalk along the frontage is appropriate. 
 

Off-street parking for two vehicles exist at the subject property. Staff believes it likely these 
two spots would accommodate the typical parking demand for the small single-family 
residence and studio ARU; the on-street parking credits would allow for intermittent 
overflow parking as necessary. 
 

 
 
The criteria for an Accessory Residential Unit are described in AMC Chapter 18.2.3.040, 
as follows: 
 

A. R-1 Zone. Accessory residential units in the R-1 zone shall meet the following requirements. 

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

2. Accessory residential units are not subject to the density or minimum lot area requirements 
of the zone, except that accessory residential units shall be counted in the density of 
developments created under the Performance Standards Option in chapter 18.3.9. 

3. The maximum gross habitable floor area (GHFA) of the accessory residential unit shall not 
exceed 50 percent of the GHFA of the primary residence on the lot, and shall not exceed 
1,000 square feet GHFA. 

4. The proposal shall conform to the overall maximum lot coverage and setback requirements 
of the underlying zone. 

5. Additional parking shall be provided in conformance with the off-street parking provisions for 
single-family dwellings in section 18.4.3.040, except that parking spaces, turn-arounds, and 
driveways are exempt from the paving requirements in subsection 18.4.3.080.E.1. 



 

183 W. Nevada St. 
PA-2016-02104 

Page | 6 
CTD 

The criteria for Site Review approval are described in AMC Chapter 18.5.2.050 as follows: 
 
A.  Underlying Zone: The proposal complies with all of the applicable provisions of the underlying zone 

(part 18.2), including but not limited to: building and yard setbacks, lot area and dimensions, density 
and floor area, lot coverage, building height, building orientation, architecture, and other applicable 
standards.  

B.  Overlay Zones: The proposal complies with applicable overlay zone requirements (part 18.3).  
C.  Site Development and Design Standards: The proposal complies with the applicable Site 

Development and Design Standards of part 18.4, except as provided by subsection E, below.  
D.  City Facilities: The proposal complies with the applicable standards in section 18.4.6 Public Facilities 

and that adequate capacity of City facilities for water, sewer, electricity, urban storm drainage, paved 
access to and throughout the property and adequate transportation can and will be provided to the 
subject property. 

E. Exception to the Site Development and Design Standards. The approval authority may approve 
exceptions to the Site Development and Design Standards of part 18.4 if the circumstances in either 
subsection 1 or 2, below, are found to exist. 

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

2. There is no demonstrable difficulty in meeting the specific requirements, but granting the 
exception will result in a design that equally or better achieves the stated purpose of the Site 
Development and Design Standards.  

 
 

 
In staff’s assessment, the application with the attached conditions complies with the Special Use 
Standards, Site Design Review criteria and all applicable ordinances of the underlying zone. 
 
Planning Action #2016-02104 is approved with the following conditions. Further, if any one or 
more of the following conditions are found to be invalid for any reason whatsoever, then Planning 
Action #2016-02104 is denied. The following are the conditions and they are attached to the 
approval: 
 

1) That all proposals of the applicant shall be conditions of approval unless otherwise 
specifically modified herein. 

 
2) That the plans submitted for the building permit shall be in substantial conformance with 

those approved as part of this application. If the plans submitted for the building permit 
are not in substantial conformance with those approved as part of this application, an 
application to modify the Site Design Review shall be submitted and approved prior to 
issuance of a building permit.  
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3) That all necessary building permits and associated fees and charges, including permits 

and/or inspection fees for the kitchen and fire separation installation, permits and service 
connection fees for the new electrical service to the accessory residential unit, and any 
applicable system development charges for water, sewer, storm water, parks, and 
transportation shall be paid prior to the issuance of a building permit. 

 
4) That Building Permit Submittals should include the following: 

 
a. An updated landscaping plan reflecting the screening requirements between 

parking areas and property lines. 
 

b. Bicycle Parking location and dimensions. 
 

c. Screened refuse (garbage and recycle) areas. 
 

d. Lot Coverage Calculations 
 

e. Bicycle parking area exterior lighting location. 
 

5) That all exterior lighting be installed in a manner that there is no direct illumination onto 
adjacent residential properties. 

 
6) That a minimum of one bicycle rack accommodating two bicycles shall be installed and 

consist of staple-design or inverted-u steel racks meeting the individual rack 
specifications as illustrated in AMC Figure 18.4.3.070.J.1. 

 
7) That lighting shall be provided in the bicycle parking area so that all facilities are 

thoroughly illuminated and visible from adjacent walkways or motor vehicle parking 
lots during all hours of use.  

 
8) That screening between the parking area and the western property line shall utilize 

evergreen shrubs planted so that not less than 50 percent of the desired screening is 
achieved within two years and 100 percent is achieved within four years. Shrubs shall be 
planted from not less than one gallon containers. 

 
9) That trash and recycling enclosures shall be installed in accordance with the Site Design 

and Use Standards prior to the occupancy of the ARU. An opportunity to recycle site of 
equal or greater size than the solid waste receptacle shall be included in the trash 
enclosure in accordance with 18.4.4.040.A.1 

 
10) That a separate electric service and meter for the accessory residential unit shall be 

installed in accordance with Ashland Electric Department requirements. 
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11) That a separate address for the accessory residential unit shall be applied for approved 
by the City of Ashland Engineering Division. Addressing shall meet the requirements of 
the Ashland Fire Department and be visible from the Public Right-of-Way. 

 
12) That all landscaping shall be installed according to the approved plan. 

 
13) That the property owner shall sign in favor of local improvement districts for future 

street improvements, including but not limited to sidewalks, parkrow with irrigated 
street trees, curb, gutter, storm drainage and undergrounding of utilities for North 
Mountain Avenue and B Street. Nothing in this condition is intended to prohibit an 
owner/developer, their successors or assigns from exercising their rights to freedom of 
speech and expression by orally objecting or participating in the LID hearing or to take 
advantage of any protection afforded any party by City ordinances and resolutions.  
 

14) That an amendment to the restrictive covenant prohibiting a kitchen within the garage be 
recorded with Jackson County.  

 
 

 

  

 

 

 

 

 

 

__________________________________         January 4, 2017                 
Bill Molnar, Director  Date 
Department of Community Development 


