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ATTN: LEGAL PUBLICATIONS

ELECTRONIC PUBLIC HEARING NOTICE

On June 16, 2020, the Ashland City Council will hold an electronic public hearing regarding proposed land
use ordinance amendments to Title 18 Land Use in the Ashland Municipal Code related to the open space
requirements for multifamily and single-family residential development.

The electronic public hearing will be held at 7:00 p.m. on June 16, 2020. The meeting will be televised on
local channel 9 or channels 180 and 181 for Charter Communications customers or will also be available
live stream by going to rvtv.sou.edu and selecting RVTV Prime.

The proposed ordinance  amendments are available  for review  online  at
http://www.ashland.or.us/openspace. Copies of the ordinance and file information are available for
purchase if requested. For additional information concerning these ordinance amendments, email
maria.harris@ashland.or.us or call the Ashland Planning Division at (541) 488-5305.

Written testimony will be accepted via email to PC-public-testimony@ashland.or.us with the subject line
“June 16 Council Meeting Testimony” by 10:00 a.m. on Monday, June 15, 2020. Written testimony
received by the deadline will be available to the City Council before the meeting and will be included in
the meeting minutes.

By the order of Bill Molnar, Community Development Director

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this
meeting, please contact the City Administrator's office at (541) 488-6002 (TTY phone number 1-800-735-
2900). Notification 72 hours prior to the meeting will enable the city to make reasonable arrangements to
ensure accessibility to the meeting (28 CFR 35.102-35.104 ADA Title I).

Publish: Saturday, June 6, 2020
E-mailed: 5/27/20
Purchase Order: #118248
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CITY OF

ASHLAND

ASHLAND PLANNING COMMISSION

REGULAR MEETING
MINUTES - Draft
May 26, 2020

l. CALL TO ORDER:
Chair Roger Pearce called the meeting to order at 7:02 p.m.

Commissioners Present: Staff Present:

Michael Dawkins Bill Molnar, Community Development Director

Alan Harper Maria Harris, Planning Manager

Kerry KenCairn Derek Severson, Senior Planner

Haywood Norton Dana Smith, Executive Assistant

Roger Pearce
Lynn Thompson

Absent Members: Council Liaison:
Stef Seffinger
1. ANNOUNCEMENTS
Community Development Director Bill Molnar announced the City Council passed the first reading of the ordinance
that would eliminate private plaza space for large-scale buildings in the C-1-D Zone and the Downtown Design
Standards Overlay. The City Administration Department was discussing a greater roll out for city commission
meetings. Soon, it would allow live testimony via Zoom for the City Council and Planning Commission.

118 PUBLIC FORUM - None

Iv. TYPE Il PUBLIC HEARINGS CONT’D (The record and public hearing was closed on this matter. No
further submittals (evidence or argument) would be accepted into the record.)
A. PLANNING ACTION: #PA-T2-2020-00017
SUBJECT PROPERTY: 210 Alicia Street
OWNER/APPLICANT: David Scott Construction, LLC
DESCRIPTION: A request for Outline Plan subdivision and Site Design Review approvals for a 12-unit, 13-
lot Cottage Housing Development for the property located at 210 Alicia Street. The application also
requests a Tree Removal Permit to remove two trees including one 36-inch diameter multi-trunked Willow
tree proposed to be removed as a hazard, and a 20-inch Plum tree proposed to be removed to
accommodate driveway installation. COMPREHENSIVE PLAN DESIGNATION: Single-Family Residential;
ZONING: R-1-5; ASSESSOR’S MAP: 39 1E 04DB; TAX LOT #: 1700.
Chair Pearce explained at the meeting May 12, 2020, the Commission considered the proposal, closed the public
record and dealt with procedural issues. When they started deliberations, the power went out at the RVTV building.
The item was re-noticed for this meeting. There was some confusion with information on the re-notice that indicated
the meeting was continued to this meeting and the meeting on June 9, 2020. The Commission discussed continuing
the meeting to June 9, 2020. Chair Pearce officially opened the public hearing.

Commissioner Dawkins/Harper m/s to continue the hearing to June 9, 202 at 7:00 p.m. DISCUSSION: Chair
Pearce explained the record was still closed and no new evidence could be submitted. There were several emails
received since the record was closed. If they were procedural, the Commission might review them. They would not
be admitted into the record at this meeting. Voice Vote: ALL AYES. Motion passed.
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V. LEGISLATIVE PUBLIC HEARING CONT’D

A. PLANNING ACTION: PA-L-2020-00008
APPLICANT: City of Ashland
DESCRIPTION: A public hearing on ordinance amendments to the Ashland Land Use Ordinance
to update and clarify the open space requirements and design standards for multifamily and
single-family housing developments, and to correct terminology related to open space and
other minor wording edits. The proposed amendments include two ordinances: 1) An ordinance
amending Chapters 18.2.5 Standards for Residential Zones, 18.3.9 Performance Standards
Option and PSO Overlay, 18.4.2 Building Placement, Orientation, and Design, 18.4.4
Landscaping, Lighting, and Screening, and 18.6 Definitions of the Ashland Land Use Ordinance
to amend the open space requirements and design standards, and 2) an ordinance amending
chapters 18.2.2 Base Zones and Allowed Uses, 18.2.3 Special Use Standards, 18.2.5 Standards
for Residential Zones, 18.3.2 Croman Mill District, 18.3.4 Normal Neighborhood District, 18.3.5
North Mountain Neighborhood District, 18.3.9 Performance Standards Option and PSO Overlay,
18.3.10 Physical and Environmental Constraints Overlay, 18.3.11 Water Resources Protection
Zones (Overlays), 18.3.14 Transit Triangle Overlay, 18.4.2 Building Placement, Orientation, and
Design, 18.4.2 Parking, Access, and Circulation, 18.4.4 Landscaping, Lighting, and Screening,
18.4.5. Tree Preservation and Protection, 18.4.6. Public Facilities, 18.5.2 Site Design Review,
18.5.3 Land Divisions and Property Line Adjustments, and 18.5.7 Tree Removal Permits of the
Ashland Land Use Ordinance for consistency in terminology related to open space and other
minor wording edits.

Chair Pearce confirmed no additional records had been submitted.

Commissioner KenCairn joined the meeting at 7:11 p.m.

Planning Manager Maria Harris explained the Commission made three changes to Ordinance One at the meeting
April 28, 2020. Portions that were struck out or underlined were highlighted as well.

The changes added references to the new section 18.4.4.020; clarifying density bonuses did not apply to cottage
housing developments in 18.3.9.050.A.2; and revising surfacing of common open space in 18.4.4.070.C.a.

Staff made four additional changes to 18.4.4.070 as well. They revised and inserted graphics for common and
private open space. They clarified identifying common open space for the use of residents; that pedestrian
connections and natural features could be in required buffer or perimeter yard areas; and that play areas and credit
for proximity to parks applied to the multi-family zones. A correction was made to table 18.4.4.070.A — Minimum
Area Required in Common or Private Open Space, third column Minimum Area Required for Common Open
Space, all three boxes should read “4 percent of total lot area with base developments of 10 units or more.”

Questions of Staff

Commissioner Thompson noted some words were missing on page 2 of 19, C. Minimum Density.2.d. On page 6 of
19 B. Density Bonus Point Calculations.2.a, she wanted to change “interact” to “utilize” in the third sentence.
She noted common open space now included unbuildable areas and thought the density bonus section should be
drafted more narrowly so the kind of open space that would qualify someone for a density bonus would have a
stricter standard. Ms. Harris clarified the provision was not new code. Chair Pearce agreed with Commissioner
Thompson on striking the language on being developed as an open space amenity. Removing rock out cropping’s
and adding language that open space could include preservation and enhancement of natural features if it met the
common open space definition would resolve the issue. The Commission agreed to modify the definition of natural
features in 1. Dimensional Standards.b on page 13 of 19 and retain the density bonus language.
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Commissioner Harper addressed the location of open space. He thought setbacks and side yards should be
excluded from page 13 of 19 1. Dimensional Standards.2 and explained why. Ms. Harris explained at the ground
level staff had seen people putting open spaces instead of a side yard with no buffer between common open space
and used a townhome as an example. They had also seen open space overlap the side yard that could be used for
other units. Commissioner KenCairn thought making the 20-foot space contiguous would solve the problem.
Commissioner Harper would allow them to be counted if the side yard and setbacks met the definitions and
dimensional requirements. Chair Pearce added front yards should be excluded from the language. Ms. Harris
thought it might be better to delete it completely. Chair Pearce suggested adding language that would state “except
for perimeter yards abutting streets”. Ms. Harris recommended leaving in the second highlighted part. Chair
Pearce clarified the language change as common open space not located in yards abutting a street except for
pedestrian connections and natural features.

Ms. Harris noted that only changes to Ordinance Two was adding highlights to bolded or underlined portions.
Commissioner Thompson/Dawkins m/s to forward the two ordinance amendment recommendations to the
City Council. Roll Call Vote: Commissioner Thompson, Dawkins, Norton, Pearce, Harper and KenCairn,
YES. Motion passed.

Mr. Molnar explained it would go before City Council at their meeting June 16, 2020.

VI. OTHER BUSINESS
A. Election of Officers.

Commissioner Thompson/Harper m/s to nominate Commissioner Norton as Chair. Voice Vote: ALL AYES.
Motion passed.

Commissioner Pearce/Thompson m/s to nominate Commissioner Dawkins as Vice Chair. Voice Vote: ALL
AYES. Motion passed.

VII. ADJOURNMENT
Meeting adjourned 7:50 p.m.

Submitted by,
Dana Smith, Executive Assistant
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Note: Anyone wishing to speak at any Planning Commission meeting is encouraged to do so. If you wish to speak,
please fill out a Speaker Request Form and place it in the Speaker Request Box by staff. You will then be allowed to
speak. Please note that the public testimony may be limited by the Chair and normally is not allowed after the Public
Hearing is closed.

ASHLAND PLANNING COMMISSION
SPECIAL MEETING
May 26, 2020
AGENDA

Held Electronically; View on Channel 9 or Channels 180 and 181 (for Charter Communications customers) or
live stream via rvtv.sou.edu select RVTV Prime.

Note: As the May 26th Planning Commission meeting will be held electronically, written testimony for “ltem
V — Open Space” will be accepted via email to PC-public-testimony@ashland.or.us both general public forum
items and agenda items as long as they are submitted with the subject line: May 26th Planning Commission
Meeting Testimony before Monday, May 25 at 10:00 A.M. Written testimonies submitted by the deadline will
be available to the Planning Commission before the meeting and will be included in the meetings minutes.
(The hearing for “Item IV — 210 Alicia” has closed and no new testimony will be considered.)

l. CALL TO ORDER: 7:00 PM, Civic Center Council Chambers, 1175 E. Main Street

. ANNOUNCEMENTS

[l PUBLIC FORUM

V. TYPE Il PUBLIC HEARINGS CONT’D (Please note: The record and public hearing is closed on this
matter. The Planning Commission's consideration of this item will be limited to their deliberation and
decision. No further submittals (evidence or argument) will be accepted into the record.)
A. PLANNING ACTION: #PA-T2-2020-00017
SUBJECT PROPERTY: 210 Alicia Street
OWNER/APPLICANT: David Scott Construction, LLC
DESCRIPTION: A request for Outline Plan subdivision and Site Design Review approvals for a 12-
unit, 13-lot Cottage Housing Development for the property located at 210 Alicia Street. The
application also requests a Tree Removal Permit to remove two trees including one 36-inch
diameter multi-trunked Willow tree proposed to be removed as a hazard, and a 20-inch Plum tree
proposed to be removed to accommodate driveway installation. COMPREHENSIVE PLAN
DESIGNATION: Single-Family Residential; ZONING: R-1-5; ASSESSOR’S MAP: 39 1E 04DB; TAX
LOT #: 1700.

V. LEGISLATIVE PUBLIC HEARING CONT’D
A. PLANNING ACTION: PA-L-2020-00008
APPLICANT: City of Ashland
DESCRIPTION: A public hearing on ordinance amendments to the Ashland Land Use
Ordinance to update and clarify the open space requirements and design standards for
multifamily and single-family housing developments, and to correct terminology related
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In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please
contact the Community Development office at 541-488-5305 (TTY phone is 1-800-735-2900). Notification 48 hours prior to the
meeting will enable the City to make reasonable arrangements to ensure accessibility to the meeting (28 CFR 35.102-35.104
ADA Title 1).
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to open space and other minor wording edits. The proposed amendments include two
ordinances: 1) An ordinance amending Chapters 18.2.5 Standards for Residential Zones,
18.3.9 Performance Standards Option and PSO Overlay, 18.4.2 Building Placement,
Orientation, and Design, 18.4.4 Landscaping, Lighting, and Screening, and 18.6
Definitions of the Ashland Land Use Ordinance to amend the open space requirements
and design standards, and 2) an ordinance amending chapters 18.2.2 Base Zones and
Allowed Uses, 18.2.3 Special Use Standards, 18.2.5 Standards for Residential Zones,
18.3.2 Croman Mill District, 18.3.4 Normal Neighborhood District, 18.3.5 North Mountain
Neighborhood District, 18.3.9 Performance Standards Option and PSO Overlay, 18.3.10
Physical and Environmental Constraints Overlay, 18.3.11 Water Resources Protection
Zones (Overlays), 18.3.14 Transit Triangle Overlay, 18.4.2 Building Placement, Orientation,
and Design, 18.4.2 Parking, Access, and Circulation, 18.4.4 Landscaping, Lighting, and
Screening, 18.4.5. Tree Preservation and Protection, 18.4.6. Public Facilities, 18.5.2 Site
Design Review, 18.5.3 Land Divisions and Property Line Adjustments, and 18.5.7 Tree
Removal Permits of the Ashland Land Use Ordinance for consistency in terminology
related to open space and other minor wording edits.

VL. OTHER BUSINESS
A. Election of Officers.

VII. ADJOURNMENT

C
ASHLAND A

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please
contact the Community Development office at 541-488-5305 (TTY phone is 1-800-735-2900). Notification 48 hours prior to the
meeting will enable the City to make reasonable arrangements to ensure accessibility to the meeting (28 CFR 35.102-35.104
ADA Title 1).
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ASHLAND PLANNING DIVISION

STAFF REPORT
Addendum
May 26, 2020

PLANNING ACTION: PA-L-2020-00008
APPLICANT: City of Ashland

ORDINANCE REFERENCES: AMC 18.2.5 Standards for Residential Zones
AMC 18.3.9 Performance Standards Option and PSO
Overlay
AMC 18.4.2 Building Placement, Orientation, and Design
AMC 18.4.4 Landscaping, Lighting, and Screening
AMC 18.6.1 Definitions

REQUEST: The proposal includes a series of amendments to the Ashland Municipal Code
(AMC) Title 18 Land Use to update and clarify the open space requirements for multifamily and
single-family housing developments.

The area and design requirements for open space are consolidated in one section in AMC 18.4.4
Landscaping, Lighting, and Screening. Currently, the standards are located in AMC 18.3.9
Performance Standards Option and PSO Overlay and AMC 18.4.2 Building Placement,
Orientation, and Design.

The total amount of required open space is unchanged. New design standards are proposed and
the existing design standards for open space are retained. The density bonus for major
recreational facilities is deleted.

The definitions for common area, open space and yard are revised to eliminate inconsistent use
of the term open space. Several new definitions area included and the definition of unbuildable
area and buildable area are revised to correct an unintended omission in the 2015 code update.

Finally, the draft amendments include a second ordinance that has minor edits and corrections to
terminology throughout Title 18 Land Use to provide consistency in the use of the terms open
space and parks. The edits primarily consistent of distinguishing common open space, private
open space, public open space or parks, and the use of open space as a general term.

Planning Action PA-L-2020-00008 Ashland Planning Division — Staff Report
Applicant: City of Ashland Page 10f4



I. Ordinance Amendments

A. Revisions after April 28, 2020 Meeting
The Planning Commission held a public hearing and discussed the proposed ordinance
amendments at the April 28, 2020 meeting. Staff revised Ordinance 1 based on the
discussion at the April 28 meeting and those changes are described below.

Ordinance 1

The first ordinance includes the primary and substantive changes to the open space
standards. The first ordinance is titled “AN ORDINANCE AMENDING CHAPTERS
18.2.5 STANDARDS FOR RESIDENTIAL ZONES, 18.3.9 PERFORMANCE
STANDARDS OPTION AND PSO OVERLAY, 18.4.2 BUILDING PLACEMENT,
ORIENTATION, AND DESIGN, 18.4.4 LANDSCAPING, LIGHTING, AND
SCREENING, AND 18.6 DEFINITIONS OF THE ASHLAND LAND USE
ORDINANCE TO AMEND THE OPEN SPACE STANDARDS.”

The changes to Ordinance 1 that were made after the April 28 meeting are highlighted.

The primary issues identified in the Planning Commission discussion were: 1)including
references to the consolidated open space standards in the new section 18.4.4.070, 2)
clarifying that density bonuses do not apply to courage housing developments in
18.3.9.050.A.2, and 3) revising the standard in 18.4.4.070.C.a on surfacing of common
open space.

In addition, staff revised and inserted graphics for common and private open space, and
added several clarifications in 18.4.4.070 including: 1) identifying common open space
for the use of residents in 18.4.4.070.B.5, 2) clarifying that pedestrian connections and
natural features could be located in required buffer or perimeter yard areas, and 3)
clarifying that play areas and credit for proximity to parks applies to the multi-family
zones in 18.4.4.070.C.6.

Ordinance 2

The second ordinance is focused on consistent use of terminology related to open space
through Title 18 Land Use. The second ordinance is titled “AN ORDINANCE
AMENDING CHAPTERS 18.2.2 BASE ZONES AND ALLOWED USES, 18.2.3
SPECIAL USE STANDARDS, 18.2.5 STANDARDS FOR RESIDENTIAL ZONES,
18.3.2 CROMAN MILL DISTRICT, 18.3.4 NORMAL NEIGHBORHOOD DISTRICT,
18.3.5 NORTH MOUNTAIN NEIGHBORHOOD DISTRICT, 18.3.9 PERFORMANCE
STANDARDS OPTION AND PSO OVERLAY, 18.3.10 PHYSICAL AND
ENVIRONMENTAL CONSTRAINTS OVERLAY, 18.3.11 WATER RESOURCES
PROTECTION ZONES (OVERLAYS), 18.3.14 TRANSIT TRIANGLE OVERLAY,

Planning Action PA-L-2020-00008 Ashland Planning Division — Staff Report
Applicant: City of Ashland Page 20f4



18.4.2 BUILDING PLACEMENT, ORIENTATION, AND DESIGN, 18.4.3 PARKING
ACCESS, AND CIRCULATION, 18.4.4. LANDSCAPING, LIGHTING, AND
SCREENING, 18.4.5 TREE PRESERVATION AND PROTECTION, 18.4.6 PUBLIC
FACILITIES, 18.5.2 SITE DESIGN REVIEW, 18.5.3 LAND DIVISIONS AND
PROPERTY LINE ADJUSTMENTS AND 18.5.7 TREE REMOVAL PERMITS OF
THE ASHLAND LAND USE ORDINANCE FOR CONSISTENCY IN
TERMINOLOGY RELATED TO OPEN SPACE.”

Ordinance 2 is unchanged since the April 28 meeting except that highlights were added to
the lengthy document to make proposed amendments more visible.

. Project Background

The Planning Commission held a public hearing on April 28, 2020 and did not receive
any oral or written testimony. The public hearing was continued at the May 12, 2020
meeting to the May 26, 2020 meeting.

The Planning Commission discussed amendments to the open space standards at five
public meetings including January 22, 2019, March 26, 2019, August 27, 2019, October
22,2019 and February 25, 2019. The Planning Commission initiated the legislative
amendment to amend the open space standards at the October 22, 2019 meeting.

The Planning Commission began reviewing the open space amendments because of
difficulties in applying the standards to several planning applications for housing
developments in the multifamily zones. In addition, each year the Commission has an
annual retreat and visits completed projects that received a planning approval. The
Commission observed the finished open spaces to the site visits and noted reoccurring
problems with the design and functionality of the open spaces. Finally, staff continues to
receive questions from development and design professionals regarding the open space
standards.

Procedural

18.5.9.020 Applicability and Review Procedure

Applications for Plan Amendments and Zone Changes are as follows:

B.

Type lll. It may be necessary from time to time to make legislative amendments in order to
conform with the Comprehensive Plan or to meet other changes in circumstances or
conditions. The Type lll procedure applies to the creation, revision, or large-scale
implementation of public policy requiring City Council approval and enactment of an
ordinance; this includes adoption of regulations, zone changes for large areas, zone
changes requiring comprehensive plan amendment, comprehensive plan map or text
amendment, annexations (see chapter 18.5.8 for annexation information), and urban growth

Planning Action PA-L-2020-00008 Ashland Planning Division — Staff Report
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boundary amendments. The following planning actions shall be subject to the Type lll

procedure.

1. Zone changes or amendments to the Zoning Map or other official maps, except where
minor amendments or corrections may be processed through the Type Il procedure
pursuant to subsection 18.5.9.020.A, above.

2. Comprehensive Plan changes, including text and map changes or changes to other

official maps.

Land Use Ordinance amendments.

4. Urban Growth Boundary amendments.

w

lll. Conclusions and Recommendations

If the Planning Commission recommends approval of the attached ordinances, staff will forward
the Commission’s recommendation to the City Council for a public hearing. The draft
amendments to the open space standards and accompanying terminology corrections are
tentatively scheduled for a public hearing and first reading at the June 16, 2020 City Council
meeting.

Planning Action PA-L-2020-00008 Ashland Planning Division — Staff Report
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ORDINANCE NO.

AN ORDINANCE AMENDING CHAPTERS 18.2.5, 18.3.9,18.4.2,18.4.4
AND 18.6 OF THE ASHLAND LAND USE ORDINANCE TO AMEND THE
OPEN SPACE STANDARDS

Annotated to show deletions and additions to the Ashland Municipal Code sections being
modified. Deletions are beld-lined-through, and additions are bold underlined.

WHEREAS, Article 2. Section 1 of the Ashland City Charter provides:
Powers of the City The City shall have all powers which the constitutions, statutes, and common

law of the United States and of this State expressly or impliedly grant or allow municipalities, as
fully as though this Charter specifically enumerated each of those powers, as well as all powers
not inconsistent with the foregoing; and, in addition thereto, shall possess all powers hereinafter
specifically granted. All the authority thereof shall have perpetual succession.

WHEREAS, the above referenced grant of power has been interpreted as affording all
legislative powers home rule constitutional provisions reserved to Oregon Cities. City of
Beaverton v. International Ass’n of Firefighters, Local 1660, Beaverton Shop 20 Or. App. 293;
531 P 2d 730, 734 (1975); and

WHEREAS, the City of Ashland Planning Commission considered the above-referenced
recommended amendments to the Ashland Comprehensive Plan at a duly advertised public
hearings on April 28, 2020 and May 26, 2020, and following deliberations, recommended

approval of the amendments by a vote of #-#; and

WHEREAS, the City Council of the City of Ashland conducted a duly advertised public hearing
on the above-referenced amendments on (date); and

WHEREAS, the City Council of the City of Ashland, following the close of the public hearing
and record, deliberated and conducted first and second readings approving adoption of the
Ordinance in accordance with Article 10 of the Ashland City Charter; and

ORDINANCE NO. # Page 1 of 19
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WHEREAS, the City Council of the City of Ashland has determined that in order to protect and
benefit the health, safety and welfare of existing and future residents of the City, it is necessary

to amend the Ashland Land Use Ordinance in the manner proposed, that an adequate factual base
exists for the amendments, the amendments are consistent with the Ashland Comprehensive Plan

and that such amendments are fully supported by the record of this proceeding.

THE PEOPLE OF THE CITY OF ASHLAND DO ORDAIN AS FOLLOWS:
SECTION 1. Ashland Municipal Code Title 18 Land Use is hereby amended as follows.

SECTION 2. Section 18.2.5.080 [Residential Density Calculation in R-2 and R-3 Zones -
Standards for Residential Zones] of the Ashland Land Use Ordinance is hereby amended to read
as follows:

18.2.5.080 Residential Density Calculation in R-2 and R-3 Zones

A. Density Standard. Except density gained through bonus points under section 18.2.5.080 or
chapter 18.3.9 Performance Standards Option, development density in the R-2 and R-3
zones shall not exceed the densities established by this section.

B. Density Calculation.

1. Except as specified in the minimum lot area dimensions below, the density in R-2 an R-3
zones shall be computed by dividing the total number of dwelling units by the acreage of
the project, including land dedicated to the public, and subject to the exceptions below.

2. Units less than 500 square feet of gross habitable area shall count as 0.75 units for the
purposes of density calculations.

3. Accessory residential units are not required to meet the density or minimum lot area
requirements of this section. See section 18.2.3.040 for accessory residential unit
standards.

C. Minimum Density.
1. The minimum density shall be 80 percent of the calculated base density.

2. Exceptions to minimum density standards. The following lots are totally or partially
exempt from minimum density standards.

a. Lots less than 10,000 sq. ft. in existence prior to the effective date of this ordinance.

b. Lots located within any Historic District designated within the Ashland Municipal
Code.

c. Lots with existing or proposed conditional uses may be exempt for that portion of the
property that is subject to the conditional use for calculations of the minimum base
density standard.

d. Where a lot is occupied by a single-family residence January 9, 2005 (Ord. 2914),

ORDINANCE NO. # Page 2 of 19
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g.

the single-family residence may be enlarged or reconstructed without being subject
to the minimum base density standard.

In the event that a fire or natural hazard destroys a single-family residence, such
residence may be replaced without being subject to the minimum base density
standard.

Where floodplains, streams, land drainages, wetlands, and/or steep slopes exist
upon the lot an exception to minimum density requirements may be obtained to
better meet the standards of chapter 18.3.10 Physical and Environmental
Constraints.

A lot that is nonconforming in minimum density may not move further out of
conformance with the minimum density standard. However, units may be added to
the lot which bring the lot closer to conformance without coming all the way into
conformance provided it is demonstrated that the minimum density will not be
precluded.

D. Base Densities and Minimum Lot Dimensions.

1. R-2 Zone. Base density for the R-2 zone shall meet the following standards:

a.

Minimum lot area for one unit shall be 5,000 square feet, except as allowed in
section 18.2.3.040 for accessory residential units.

Minimum lot area for two units shall be 7,000 square feet.

Minimum lot area for three units shall be 9,000 square feet, except that the
residential density bonus in subsection 18.2.5.080.F, below, may be used to increase
density of lots greater than 8,000 square feet up to three units.

For more than three units, the base density shall be 13.5 dwelling units per acre. The
permitted base density shall be increased by the percentage gained through the
residential density bonus is subsection 18.2.5.080.F.

2. R-3 Zone. Base density for the R-3 zone shall meet the following standards:

a.

Minimum lot area for one unit shall be 5,000 square feet, except as allowed in
section 18.2.3.040 for accessory residential units.

Minimum lot area for two units shall be 6,500 square feet.
Minimum lot area for three units shall be 8,000 square feet.

For more than three units, the base density shall be 20 dwelling units per acre. The
permitted base density shall be increased by the percentage gained through the
residential density bonus is subsection 18.2.5.080.F, below.

E. Exceptions. An accessory residential unit is not required to meet density or minimum lot
area requirements per section 18.2.3.040.

F. Residential Density Bonus.

1. Density Bonus Points Authorized. Except as allowed under chapter 18.3.9 Performance

Standards Option, the permitted base density shall be increased only pursuant to this
section.
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2. Maximum Density Bonus Points. The total maximum bonus permitted shall be 60
percent.

3. Density Bonus Point Criteria. The following bonuses shall be awarded:

a. Conservation Housing. The maximum bonus for conservation housing is 15 percent.
One hundred percent of the homes or residential units approved for development,
after density bonus point calculations, shall meet the minimum requirements for
certification as an Earth Advantage home, as approved by the Conservation Division
under the City’ s Earth Advantage program as adopted by resolution 2006-6.

b. Common OpenOutdescrRecreation Space. The maximum bonus for provision of

common openeutdeorrecreation space abeve minimumreguirement
established-by-this-erdinrance is ten percent. A one percent bonus shall be

awarded for each one percent of the total project areain common open space
in excess of any common or private open space required by section 18.4.4.070
and this ordinance. The common open space shall meet the standards in

sectlon 18.4.4. 070 The—pewpese—ef—the—den%ﬁy—bene%e&éee#eepeanenal

dc. Affordable Housing. The maximum bonus for affordable housing is 35 percent.
Developments shall receive a density bonus of two units for each affordable housing
unit provided. Affordable housing bonus shall be for residential units that are
guaranteed affordable in accord with the standards of section 18.2.5.050.

SECTION 3. Section 18.3.9.050 [Performance Standards for Residential Developments -
Performance Standards Option and PSO Overlay] of the Ashland Land Use Ordinance is hereby
amended as follows:

18.3.9.050  Performance Standards for Residential Developments
A. Base Densities. The density of the development shall not exceed the density established

ORDINANCE NO. # Page 4 of 19
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by this section. The density shall be computed by dividing the total number of dwelling units
by the acreage of the project, including land dedicated to the public. Fractional portions of
the final answer, after bonus point calculations, shall not apply towards the total density.
Accessory residential units are not required to meet the density requirements of this chapter

in accordance with section 18.2.3.040.

1. The base density, for purposes of determining density bonuses allowed under this
section, for developments other than cottage housing, is as provided in Table

18.3.9.050.

Table 18.3.9.050.A.1 Base Densities for Determining Allowable

Density Bonus with Performance Standards Option
Zone Allowable Density

(dwelling units per acre)

WR-2 0.30 du/acre
WR-2.5 0.24 du/acre
WR-5 0.12 du/acre
WR-10 0.06 du/acre
WR-20 0.03 du/acre
R 0.60 du/acre
RR-.5 1.2 du/acre
R-1-10 2.40 du/acre
R-1-7.5 3.60 du/acre
R-1-5 4.50 du/acre
R-1-3.5 7.2 du/acre
R-2 13.5 du/acre
R-3 20 du/acre

2. Cottage Housing. The base density for cottage housing developments, for purposes of
determining density bonuses, allowed under this section is as provided in Table
18.3.9.050.A.2. Cottage housing developments are not eligible for density bonuses

pursuant to subsection 18.3.9.050.B.

ORDINANCE NO. #
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Table 18.3.9.050.A.2 Base Densities for Determining Allowable Density Bonus with Performance Standards
Option
Minimum
. number of Maximum number | Minimum lot size .
Maximum Maximum
cottages per of cottages per (accommodates
Zones Cottage . S Floor Area
: cottage cottage housing minimum number .
Density . Ratio (FAR)
housing development of cottages)
development
R-1-5 dwe’llli(r:10ttfj1rg1;i‘te er
NN-1-5 g unitp 3 12 7,500 sq.ft. 0.35
2,500 square
NM-R-5
feet of lot area
1 cottage
R-1-7.5 dwelling unit per
NM-R-1-75 | 3,750 square 3 12 11,250 sq.ft. 0-35
feet of lot area

3. Common Open Space Required. All developments subject to this section with a base

density of ten units or greater shall be required to provide common open space

pursuant to section 18. 4 4.070. &mmma—m@#ﬁ%pe#eem—ef—tk%tetaHe{—aFe&m

B. Density Bonus Point Calculations. The permitted base density shall be increased by the
percentage gained through density bonus points. In no case shall the density exceed that
allowed under the Comprehensive Plan. The maximum density bonus permitted shall be 60
percent (base density x 1.6), pursuant to the following criteria.

1. Conservation Housing. A maximum 15 percent bonus is allowed. One-hundred percent

of the homes or residential units approved for development, after bonus point
calculations, shall meet the minimum requirements for certification as an Earth

Advantage home, as approved by the Ashland Conservation Division under the City’ s
Earth Advantage program as adopted by resolution 2006-06.

2. PrevisienofCommon Open Space. A maximum ten percent bonus is allowed, pursuant

to the following.

a. Purpose. Common open spaces may be provided in the form of natural areas,
wetlands, playgrounds, active or passive recreational areas, and similar areas in

common ownershlp AH—aFeas—set—a&de—ieJr—eemmeﬂ—epen—spaee—may—be

4:8—3—9—050—A—2— However for the purposes of awardlng den3|ty bonus pomts the

Planning Commission shall consider whether or not the common open space is a
significant amenity to project residents, and whether project residents will realistically
interact with the common open space on a day-to-day basis. Fhe-purpose-ofthe

ORDINANCE NO. #

16

Page 6 of 19




© 00 N o o A W N -

(CORENN \C R N T \C R L R NS R N2 \C I \C R \S B \C B o o s v o o o i ey
OO © 0O N o o A WODN P O O 0N o oW DN B+ O

b. Standard. Developments with fewer than ten units that provide more than two
percent of the project area for common open space, or for developments of ten units
or greater that provide more than five percent common open space, a one percent
bonus shall be awarded for each one percent of the total project area in common
open space_in excess of any common open space required by section
18.4.4.070 and this ordinance. The common open space shall meet the
standards in section 18.4.4.070.

43. Affordable Housing. A maximum bonus of 35 percent is allowed. Developments shall

receive a density bonus of two units for each affordable housing unit provided.
Affordable housing bonus shall be for residential units that are guaranteed affordable in
accordance with the standards of section 18.2.5.050 Affordable Housing Standards.

SECTION 4. Section 18.4.2.030 [Residential Development — Building Placement, Orientation,
and Design] of the Ashland Land Use Ordinance is hereby amended as follows:

18.4.2.030 Residential Development

A. Purpose and Intent. For new multi-family residential developments, careful design
considerations must be made to assure that the development is compatible with the
surrounding neighborhood. For example, the use of earth tone colors and wood siding will
blend a development into an area rather than causing contrast through the use of
overwhelming colors and concrete block walls.

1. Crime Prevention and Defensible Space.

ORDINANCE NO. # Page 7 of 19
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a. Parking Layout. Parking for residents should be located so that distances to
dwellings are minimized. However, avoid designs where parking areas are
immediately abutting dwelling units because there is little or no transition from public
to private areas. Parking areas should be easily visible from adjacent areas and
windows.

b. Orientation of Windows. Windows should be located so that vulnerable areas can be
easily surveyed by residents.

c. Service and Laundry Areas. Service and laundry areas should be located so that
they can be easily observed by others. Windows and lighting should be incorporated
to assure surveillance opportunities. Mail boxes should not be located in dark
alcoves out of sight. Barriers to police surveillance such as tall shrubs and fences
should be avoided.

d. Hardware. Reliance solely upon security hardware in lieu of other alternatives is
discouraged.

e. Lighting. Site development should utilize lighting prudently. More lighting does not
necessarily mean better security. Lighting should be oriented so that areas
vulnerable to crime are accented.

f. Landscaping. Plant materials such as high shrubs should be placed so that
surveillance of semi-public and semi-private areas is not blocked. Thorny shrubs will
discourage crime activity. Low shrubs and canopy trees will allow surveillance,
hence, reduce the potential for crime.

B. Applicability. Except as otherwise required by an overlay zone or plan district, the following
standards apply to residential development pursuant to section 18.5.2.020. See conceptual
site plan of multi-family development in Figure 18.4.2.030.

1.

Accessory Residential Units. Unless exempted from Site Design Review in 18.2.3.040.A,
only the following standards in Chapter 18.4.2 apply to accessory residential units:
building orientation requirements in 18.4.2.030.C, garage requirements in 18.4.2.030.D,
and building materials in 18.4.2.030.E. If an accessory residential unit is located in the
Historic District overlay, the standards in 18.4.2.050 also apply. See the Special Use
Standards for accessory residential units in section 18.2.3.040.

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

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

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

3. Build-to Line. Where a new building is proposed in a zone that requires a build-to line

ORDINANCE NO. # Page 8 of 19
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or maximum front setback yard, except as otherwise required for clear vision at
intersections, the building shall comply with the build-to line standard.

D. Garages. The following standards apply to garages, carports, canopies, and other

permanent and temporary structures used for parking or storing vehicles, including those
parking and vehicle storage structures accessory to detached single-family dwellings. The
standards are intended to balance residents’ desire for a convenient, safe, and private
vehicle access to their homes with the public interest in maintaining safe and aesthetically
pleasing streetscapes. The standards therefore promote pedestrian safety and visibility of
public ways, while addressing aesthetic concerns associated with street-facing garages. For
the purpose of this subsection, a garage opening is considered to be facing a street where
the opening is parallel to or within 45 degrees of the street right-of-way line.

1. Alleys and Shared Drives. Where a lot abuts a rear or side alley, or a shared driveway,
including flag drives, the garage or carport opening(s) for that dwelling shall orient to the
alley or shared drive, as applicable, and not a street.

2. Setback for Garage Opening Facing Street. The minimum setback for a garage (or
carport) opening facing a street is 20 feet. This provision does not apply to alleys.

. Building Materials. Building materials and paint colors should be compatible with the

surrounding area. Very bright primary or neon-type paint colors, which attract attention to
the building or use, are unacceptable.

. Streetscape. One street tree chosen from the street tree list shall be placed for each 30 feet

of frontage for that portion of the development fronting the street pursuant to subsection
18.4.4.030.E.

. Landscaping and Recycle/Refuse Disposal Areas. Landscaping and recycle/refuse

disposal areas shall be provided pursuant to chapter 18.4.4.

. Open Space. Residential-developments-thatare subjectto-the provisionsofthis

chaptershaltcontormtoal-ef the following-standards—Common and/or private open

space are required to be provided pursuant to section 18.4.4.070.
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Figure 18.4.2.030
Multi-Family Conceptual Site Design

SECTION 5. Section 18.4.4.020 [Applicability — Landscaping, Lighting, and Screening] of the
Ashland Land Use Ordinance is hereby amended to read as follows:

18.4.4.020  Applicability
The requirements of chapter 18.4.4 apply, as follows.

A. Landscaping and Screening. Section 18.4.4.030 establishes design standards for
landscaping and screening, and applies to residential, commercial, and manufacturing
developments that are subject to chapter 18.5.2 Site Design Review.

B. Recycling and Refuse. Section 18.4.4.040 establishes design standards for recycle and
refuse disposal areas, and applies to residential, commercial, and manufacturing
developments that are subject to chapter 18.5.2 Site Design Review.

C. Outdoor Lighting. Section 18.4.4.050 establishes standards for outdoor lighting, and
applies to all new outdoor lighting installed or replaced after [effective date].

D. Fences and Walls. Section 18.4.4.060 establishes design standards for fences and walls.
This section applies where a fence or wall is erected, extended, or otherwise altered; it also
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applies to hedges and screen planting and situations where this ordinance requires
screening or buffering.

Open Space. Section 18.4.4.070 establishes standards for open space, and applies to
residential developments that are subject to chapter 18.5.2 Site Design Review and/or
18.3.9 Performance Standards Option and PSO Overlay. Certain sections of this
ordinance require common and/or private open space as part of review under chapter
18.5.2 Site Design Review or chapter 18.3.9 Performance Standards Option and PSO
Overlay. Certain other sections allow common open space to be provided in order to
obtain density bonuses. All those sections reference 18.4.4.070, which establishes
standards for common and private open space.

Im

EE.Exceptions and Variances. Requests to depart from the landscaping and screening
requirements in section 18.4.4.030, recycling and refuse requirements in 18.4.4.040, and
outdoor lighting in section 18.4.4.050 are subject to subsection 18.5.2.050.E Exception to
the Site Development and Design Standards. Requests to depart from the fence and wall
requirements in section 18.4.4.060 are subject to chapter 18.5.5 Variances.

SECTION 6. Section 18.4.4.070 Open Space [Landscaping, Lighting, and Screening] is added
to the Ashland Land Use Ordinance as follows.

18.4.4.070 Open Space

A. Required Area. Table 18.4.4.070.A contains the minimum areas when common or
private open space is required by this ordinance. See definition of open space in part
18-6.

Table 18.4.4.070.A — Minimum Area Required in Common or Private Open Space

Required Planning | Minimum Area Minimum Area Open Space Density Bonus
Action Required for Open Required for Reguirement May Available for
Space Common Open Be Met by Common Open
Space Combining Space in Excess of
Common and Base Requirement
Private Open
Spaces

4 percent of total
18.5.2 Site Design | 8 percent of total lot area for After 8 percent of

Review lot area developments of 10 Yes total lot area is met
units or more

After 5 percent of
total lot area is met
for developments

5 percent of total 5 percent of total with a based density
18.3.9 lot area for lot area for -
—_— . — . of 10 units or more
Performance developments with | developments with | no
Standards Option | a base density of 10 | a base density of 10
- - After 2 percent of
units or more units or more
_— —_— total lot area for
developments with
less than 10 units
ORDINANCE NO. # Page 11 of 19
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Table 18.4.4.070.A — Minimum Area Required in Common or Private Open Space

Required Planning

Minimum Area

Action

Required for Open

Space

Minimum Area Open Space Density Bonus
Required for Requirement May Available for
Common Open Be Met by Common Open
Space Combining Space in Excess of

Common and
Private Open

Base Requirement

Spaces

18'5.'2 Site Design 4 percent of total
Review and 18.3.9

8 percent of total lot area for After 8 percent of
Performance yes -
P Tr— lot area developments of 10 total lot area is met
Standards _— -
_ units or more
Subdivision —_—

B. General Standards.

1. Common and Private Open Space. For developments that are subject to chapter

18.5.2 Site Design Review, the required open space area may be met by combining

common and private open spaces meeting the requirements of this section.

2. Density Calculation. All areas set aside for open space shall be counted for base

density. The required open space is not subject to bonus point calculations.

3. Utilities. Areas occupied by utility vaults and pedestals shall not be counted in the

required open space area.

4. Timing.

a. Common Open Space. Common open space shall be constructed and

landscaped prior to submission of the final plat or issuance of a building

permit, whichever is later. The City may approve a final plat or building permit

prior to completion of required common open space improvements if the

applicant provides a bond by a surety authorized to do business in the State of

Oregon, irrevocable letter of credit from a surety or financial institution

acceptable to the City, cash, or other form of security acceptable to the City.

Phased developments shall meet the requirements of subsection

18.3.9.040.A.4.

b. Private Open Space. Private open space shall be constructed and landscaped

prior to final occupancy of the respective dwelling unit.

5. Ownership and Maintenance. Common open space shall be set aside as common

area for the use of residents of the development. Maintenance of common open

space shall be the responsibility of the property owner(s) or by an association of

owners (i.e., homeowners association).

C. Common Open Space. Common open space shall meet the following standards. See

definition of common open space in part 18-6.
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1. Dimensional Standards. Common open space shall have no dimension that is less

than 20 feet and a minimum area of 400 square feet, except as described below.

a. Pedestrian Connections. Walkways and multi-use paths shall contribute
toward meeting the required common open space area when at least one
common open space is provided that meets the dimensional standards in
subsection 18.4.4.070.C.1, above. Pedestrian connections may be located
within a required buffer or perimeter vard area. Sidewalks in the public right-of-
way (i.e., public street) and walkways providing access to individual units may
not be counted towards this reguirement.

b. Natural Features. Common open space may include areas that provide for the
preservation or enhancement of natural features such as wetlands, floodplain
corridors, ponds, large trees, and rock outcroppings. Natural features located
in common open space shall be counted toward meeting common open space
reguirements. Natural features may be located within a required buffer or
perimeter yard area.

Location. Common open space shall not be located within a required buffer or

perimeter yard area, except for pedestrian connections and natural features as
provided in subsection 18.4.4.070.C.1, above.

Slope. Common open space designed for active use, such as lawn and picnic

areas, shall be located on slopes less than five percent, except for areas regulated
by the Building Code (e.g., walkways). Natural areas designed for passive use,
such as riparian corridors and wetlands, may be located on slopes greater than

five percent.
Improvements. The common open space shall contain one or more of the

following: outdoor recreational area or facilities, lawn and picnic areas,
community gardens, natural area with benches, seating areas, walking paths, or
similar outdoor amenities as appropriate for the intended residents.

a. Surfacing. A minimum of 50 percent of the common open space must be
covered in suitable surfaces for human use, such as lawn areas and
recreational fields or courts. Up to 50 percent of the common open space may
be covered by shrubs, mulch, and other ground covers that do not provide
suitable surfaces for human use if the area is usable for the intended
residents, such as community gardens or a natural area with benches and
walking paths.

b. Structures. Common open space may include structures and outdoor furniture
typically associated with outdoor recreation such as decks, gazebos, arbors,
benches, and tables. Structures located in common open space shall be
unenclosed and uninhabitable. Unenclosed for the purpose of this subsection
means 50 percent or more of the walls or 42 inches in height or less, but the
structure may be covered.

c. Fences and Walls. Fences, walls, hedges, and screen planting that are located
on the perimeter of common open space shall not exceed four feet in height,
except that fences in front yards and on the perimeter of the development shall
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23




© 00 N o o A W N -

(CORENN \C R N T \C R L R NS R N2 \C I \C R \S B \C B o o s v o o o i ey
OO © 0O N o o A WODN P O O 0N o oW DN B+ O

meet the fence height requirements of section 18.4.4.060. This requirement
shall not apply to fences located on properties adjoining but not located within
aproposed development. See section 18.4.4.060 Fencing and Walls for fence
permit and design standard reguirements.

d. Landscaping. Common open space shall be landscaped in accordance with
section 18.4.4.030 Landscaping and Screening.

6. R-2 and R-3 Zones. In addition to the standards in subsection 18.4.4.070.C, above,

common open space in the R-2 and R-3 zones shall meet the following
requirements.

a. Play Areas. Play areas for children are required for projects of greater than 20
units that are designed to include families. Play areas are eligible for common

Oopen space.

b. Credit for Proximity to a Park. A credit of up to 50 percent for common open
space may be granted when the development is located within one-eighth of a
mile walking distance of an existing public park. Distance from the
development to the park shall be measured from the lot line via a sidewalk,
multi-use path or pedestrian way located in a public right-of-way or public
pedestrian easement.
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Figure 18.4.4.070.C
Common Open Space

D. Private Open Space. Private open space that is provided to meet the minimum
required open space areain 18.4.4.070.A shall meet the following standards. See
definition of private open space in part 18-6.

1. Eligible Spaces. Decks, patios, porches, balconies, side and rear yards, and
similar areas are eligible for private open space.

a. Access. Private open space shall be directly accessible by a door from the
interior of the individual dwelling unit served by the space.

b. Walkways and Storage Space. The minimum area required for private open
space shall not include area for ingress and eqgress to a ground-floor
dwelling unit (e.q., walkway to dwelling unit door) or storage space
(storage or bicycle rack). The ingress and egress area shall be measured

ORDINANCE NO. # Page 15 of 19
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as 36 inches in width and the length of the pedestrian route.

2. Ground-Floor Dwelling Units. Decks, patios, porches, or yards shall be at least six
feet deep and measuring at least 48 square feet. Ground-floor private open space
shall not be located within 12 feet of recycling and refuse disposal areas. See
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definition of ground-floor dwelling unit in part 18-6.

3. Upper-Floor Dwelling Units. Balconies shall be at least six feet deep and

measuring at least 48 square feet. See definition of upper-floor dwelling unit in

part 18-6.
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Figure 18.4.4.070.D

Private Open Space

is hereby amended to read as follows:
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Buildable Area. That portion of an existing or proposed lot that can be built upon.

Common Area. Land jointly owned by an association of owners or permanently desighated

for the use of all residents of a development te that includes shared site facilities and
amenities such as open space, landscaping, streets, driveways, parking, loading
areaserrecreation, recycling and refuse disposal areas, and storage structures {e—g-

I oy ,

Ground-Floor Dwelling Unit. A residential unit with the entrance, front or rear, that is

within five feet of the finished grade. The distance to finished grade is measured
vertically at a right angle from the doorsill to the finished grade.

facilities—Land or water with its surface predomlnatelv open to the sky or

predominantly undeveloped unless otherwise specified, that is designated or set
aside to serve the purpose of providing park and recreation activities, conserving
natural resources, collecting and treating storm water, providing amenity space for
private developments, or creatlnq a pattern of development. Open space does not
include the
faciities areas such as streets, drlvewavs parklnq loading areas, recvclrnq and
refuse disposal areas, and storage structures.

1. Common Open Space. An area for the use or enjoyment of all residents of a
development (e.g., multifamily dwelling units) or subdivision such as recreational
areas or facilities, lawn and picnic areas, community gardens, natural areas with
benches, seating areas, or walking paths.

2. Private Open Space. An area intended for private outdoor use by residents of an
individual dwelling unit. Private open space includes decks, patios, porches,
balconies, side and rear yards, and similar areas.

3. Public Open Space or Park. An area owned or managed by a public or private
agency and maintained for the use and enjoyment of the general public. Examples
of public open space include public parks and recreation facilities, trail easements
and systems, nature preserves, public plazas, and other public outdoor meeting
areas.

Park. See definition of Public Open Space.

Play Area. A piece of land specifically designed for and equipped to enable children to

play outdoors.
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Upper-Floor Dwelling Unit. A residential unit with the entrance, front or rear, that is more
than five feet above the finished grade. The distance from finished grade is measured
vertically at aright angle from finished grade to the doorsill.

Unbuildable Area. Alareas-outside of building-envelopes-and within-open-space.
portion of an existing or proposed lot that building upon is restricted by regulations.
Unbuildable area includes but is not limited to required vards, easements, and Flood
Plain Corridor, Hillside, and Severe Constraints Lands as classified in section
18.3.10.060. For the purposes of implementing chapter 18.4.8 Solar Access,
unbuildable area does not include a required solar setback area.

Yard. An epen-spaece-on outdoor area of a lot which is unobstructed by a structure_except as
allowed in section 18.2.4.050 Yard Requirements and General Exceptions, and
measured from a lot line to the nearest point of a building. May also be an area defined by
required setbacks (e.g., between a building or structure and nearest property line).

4. Yard, Front. A yard between side lot lines and measured horizontally at right angles to
the front lot line from the front lot line to the nearest point of the building.

5. Yard, Side. Ar epen-spaeeyard between the front and rear yards measured
horizontally and at right angles from the side lot line to the nearest point of the building.

6. Yard, Rear. A yard between side lot lines and measured horizontally at right angles to
the rear yard line from the rear yard line to the nearest point of the building.

SECTION 8. Codification. In preparing this ordinance for publication and distribution, the City
Recorder shall not alter the sense, meaning, effect, or substance of the ordinance, but within such
limitations, may:

(a) Renumber sections and parts of sections of the ordinance;

(b) Rearrange sections;

(c) Change reference numbers to agree with renumbered chapters, sections or other parts;

(d) Delete references to repealed sections;

(e) Substitute the proper subsection, section, or chapter numbers;

() Change capitalization and spelling for the purpose of uniformity;

(9) Add headings for purposes of grouping like sections together for ease of reference; and

(h) Correct manifest clerical, grammatical, or typographical errors.
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SECTION 9. Severability. Each section of this ordinance, and any part thereof, is severable,
and if any part of this ordinance is held invalid by a court of competent jurisdiction, the

remainder of this ordinance shall remain in full force and effect.

The foregoing ordinance was first read by title only in accordance with Article X, Section 2(C)
of the City Charter on the day of , 2020, and duly PASSED and ADOPTED
this day of , 2020.

Melissa Huhtala, City Recorder

SIGNED and APPROVED this ___ day of , 2020.

John Stromberg, Mayor

Reviewed as to form:

David H. Lohman, City Attorney
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ORDINANCE NO.

AN ORDINANCE AMENDING CHAPTERS 18.2.2 BASE ZONES AND ALLOWED
USES, 18.2.3 SPECIAL USE STANDARDS, 18.2.5 STANDARDS FOR RESIDENTIAL
ZONES, 18.3.2 CROMAN MILL DISTRICT, 18.3.4 NORMAL NEIGHBORHOOD
DISTRICT, 18.3.5 NORTH MOUNTAIN NEIGHBORHOOD DISTRICT, 18.3.9
PERFORMANCE STANDARDS OPTION AND PSO OVERLAY, 18.3.10 PHYSICAL
AND ENVIRONMENTAL CONSTRAINTS OVERLAY, 18.3.11 WATER RESOURCES
PROTECTION ZONES (OVERLAYS), 18.3.14 TRANSIT TRIANGLE OVERLAY, 18.4.2
BUILDING PLACEMENT, ORIENTATION, AND DESIGN, 18.4.3 PARKING ,
ACCESS, AND CIRCULATION, 18.4.4. LANDSCAPING, LIGHTING, AND
SCREENING, 18.4.5 TREE PRESERVATION AND PROTECTION, 18.4.6 PUBLIC
FACILITIES, 18.5.2 SITE DESIGN REVIEW, 18.5.3 LAND DIVISIONS AND
PROPERTY LINE ADJUSTMENTS AND 18.5.7 TREE REMOVAL PERMITS OF THE
ASHLAND LAND USE ORDINANCE FOR CONSISTENCY IN TERMINOLOGY
RELATED TO OPEN SPACE

Annotated to show deletions and additions to the Ashland Municipal Code sections being
modified. Deletions are beld-tined-through, and additions are bold underlined.

WHEREAS, Atrticle 2. Section 1 of the Ashland City Charter provides:

Powers of the City The City shall have all powers which the constitutions, statutes, and common

law of the United States and of this State expressly or impliedly grant or allow municipalities, as
fully as though this Charter specifically enumerated each of those powers, as well as all powers
not inconsistent with the foregoing; and, in addition thereto, shall possess all powers hereinafter
specifically granted. All the authority thereof shall have perpetual succession.

WHEREAS, the above referenced grant of power has been interpreted as affording all
legislative powers home rule constitutional provisions reserved to Oregon Cities. City of

Beaverton v. International Ass’n of Firefighters, Local 1660, Beaverton Shop 20 Or. App. 293;
531 P 2d 730, 734 (1975); and
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WHEREAS, the City of Ashland Planning Commission considered the above-referenced
recommended amendments to the Ashland Comprehensive Plan at a duly advertised public
hearing on April 28, 2020, and following deliberations, recommended approval of the
amendments by a vote of #-#; and

WHEREAS, the City Council of the City of Ashland conducted a duly advertised public hearing

on the above-referenced amendments on (date); and

WHEREAS, the City Council of the City of Ashland, following the close of the public hearing
and record, deliberated and conducted first and second readings approving adoption of the

Ordinance in accordance with Article 10 of the Ashland City Charter; and

WHEREAS, the City Council of the City of Ashland has determined that in order to protect and
benefit the health, safety and welfare of existing and future residents of the City, it is necessary
to amend the Ashland Comprehensive Plan in manner proposed, that an adequate factual base
exists for the amendments, the amendments are consistent with the comprehensive plan and that

such amendments are fully supported by the record of this proceeding.

THE PEOPLE OF THE CITY OF ASHLAND DO ORDAIN AS FOLLOWS:
SECTION 1. Ashland Municipal Code Title 18 Land Use is hereby amended as follows.

SECTION 2. Section 18.2.2.030 [Allowed Uses — Base Zones and Allowed Uses] of the

Ashland Land Use Ordinance is hereby amended to read as follows:

18.2.2.030 Allowed Uses

A. Uses Allowed in Base Zones. Allowed uses include those that are permitted, permitted
subject to special use standards, and allowed subject to approval of a conditional use
permit. Where Table 18.2.2.030 does not list a specific use and chapter 18.6 does not
define the use or include it as an example of an allowed use, the City may find that use is
allowed, or is not allowed, following the procedures of section 18.1.5.040.

B. Permitted Uses and Uses Permitted Subject to Special Use Standards. Uses listed as
“Permitted (P)” are allowed. Uses listed as “Permitted Subject to Special Use Standards (S)”
are allowed, provided they conform to chapter 18.2.3 Special Use Standards. All uses are
subject to the development standards of zone in which they are located, any applicable
overlay zone(s), and the review procedures of part 18.5. See section 18.5.1.020.
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. Conditional Uses. Uses listed as “Conditional Use Permit Required (CU)” are allowed

subject to the requirements of chapter 18.5.4.

. Prohibited Uses. Uses not listed in Table 18.2.2.030 and not found to be similar to an

allowed use following the procedures of section 18.1.5.040 are prohibited. Prohibited uses
are subject to the violations, complaints, and penalties sections in 18.1.6.080, 18.1.6.090,
and 18-1.6.100.

. Uses Regulated by Overlay Zones. Notwithstanding the provisions of chapter 18.2.2,

additional land use standards or use restrictions apply within overlay zones. An overlay zone
may also provide for exceptions to some standards of the underlying zone. For uses allowed
in special districts CM, HC, NM, NN and SOU, and for regulations applying to the City’s
overlays zones, refer to part 18.3.

. Accessory Uses. Uses identified as “Permitted (P)” are permitted as primary uses and as

accessory uses. For information on other uses that are customarily allowed as accessory,
please refer to the description of the land use categories in part 18.6 Definitions.

. Mixed-Use. Uses allowed in a zone individually are also allowed in combination with one

another, in the same structure or on the same site, provided all applicable development
standards and building code requirements are met.

. Temporary Uses. Temporary uses require a Conditional Use Permit under chapter 18.5.4;

except as follows:

1. Short-Term Events. The Staff Advisor may approve through Ministerial review short-term
temporary uses occurring once in a calendar year and lasting not more than 72 hours
including set up and take down. Activities such as races, parades, and festivals that
occur on public property (e.g., street right-of-way, parks, sidewalks, or other public
grounds) require a Special Event Permit pursuant to AMC 13.03.

2. Garage Sales. Garage sales shall have a duration of not more than two days and shall
not occur more than twice within any 365-day period. Such activity shall not be
accompanied by any off-premises advertisement. For the purpose of this ordinance,
garage sales meeting the requirements of this subsection shall not be considered a
commercial activity.

3. Temporary Buildings. Temporary occupancy of a manufactured housing unit or similar
structure may be permitted for a period not to exceed 90 calendar days upon the
granting of a permit by the Building Official. Such occupancy may only be allowed in
conjunction with construction on the site. Said permit shall not be renewable within a six-
month period beginning at the first date of issuance, except with approval of the Staff
Advisor.

Disclaimer. Property owners are responsible for verifying whether a proposed use or
development meets the applicable standards of this ordinance.

Table 18.2.2.030 — Uses Allowed by Zone
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R- C-1
R-1] 1- IR2|IR-3|RR | WR Ci]_- E-1 '\;l-' Special Use Standards
3.5 D
A. Agricultural Uses
Agrlcultyre, except Keepmg of Animal sales, feed yards,
Bees, Livestock and Micro- keeping of swine
Livestock, Homegrown PlP|P|P|P|P|N|N|N ping :
; Lo commercial compost, or
Marijuana Cultivation, and o
.. . similar uses not allowed
Marijuana Production
Keeping of Bees S| S| S|S|S S N N N | Sec. 18.2.3.160
Keeping of Livestock S N N N | S S N N N
Keeping of Micro-Livestock S| S| S|S|S S N N N
Sec. 18.2.3.190
Marijuana Cultivation, s s s s s s s s s
Homegrown
See General Industrial,
Marijuana Production
B. Residential Uses
See Single-Family
standards in Sec. 18.2.5.090
Sec. 18.2.3.130 for C-1
Single-Family Dwelling plep|P|P|P|P|s|s|N |ZoneandE1zone
Dwellings and additions in
Historic District Overlay, see
Sec. 18.2.3.120 and
18.2.5.070
P P P
Accessory Residential Unit or|or| S| S |or N N N N Sec. 18.2.3.040 and Sec.
18.5.2.020.C.2
S | S S
Cottage Housing SIN|N|N|N|N|N]|N]|N |Sec 1823090 Cottage
Housing
Duplex Dwelling s|lplp|lP|N|N|s|s| N [Sec1823110Duplex
Dwelling
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33




© 00 N o o A W N -

(CORENN \C R N T \C R L R NS R N2 \C I \C R \S B \C B o o s v o o o i ey
OO © 0O N o o A WODN P O O 0N o oW DN B+ O

Table 18.2.2.030 — Uses Allowed by Zone

R. c-1
R1l 1- IR2|IR-3|RR | WR C&l E-1 M- Special Use Standards
35 D
Manufactured Home on Sec. 18.2.3.170 and not
L S S S S N N N N N | allowed in Historic District
Individual Lot
Overlay
Manufactured Housing N|{s |YIN|[N|N|N|N|N/ se 182318
Development +S
Sec. 18.2.3.130 for C-1
zone and E-1 zone
Dwellings in Transit Triangle
Multifamily Dwelling N|P|P|P|N| N/| S | S | N|(TT)overay, see chapter
18.3.14
Dwellings and additions in
Historic District Overlay, see
Sec. 18.2.3.120 and
18.2.5.070
Cottage Housing SIN|N|N|N|N|N]|N]|N |Sec 1823090 Cottage
Housing
Rental Dwelling Unit
Conversion to For-Purchase N N S S N N N N N | Sec. 18.2.3.200
Housing
Home Occupation S| S| S| S| S S S S N | Sec. 18.2.3.150
C. Group Living
Nursing Homes, Convalescent culculeculculcul cu N N N Seechapter18.3:3
Homes Health Care Services
Residential Care Home plep|pPp|pP|P| P | N |N| N |SubecttosStatelicensing
requirements
Residential Care Facility culp|P|Plculcu| N |N | N |SubecttoStatelicensing
requirements
Room and Boarding Facility N P P P N N N N N
D. Public and Institutional
ORDINANCE NO. # Page 5 of 117
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Table 18.2.2.030 — Uses Allowed by Zone

R- C-1
R1l 1- IR2|IR-3|RR | WR C&l E-1 '\:/'L' Special Use Standards
3.5 D

Uses

Airport See chapter 18.3.7 Airport
Overlay

Cemetery: Mausoleum, N N N N | cu N N N N

Columbarium
Family Child Care Home
exempt from planning
application procedure
pursuant to ORS 329A.440,

Child Care Facility CU|CU|CU|CU|CU| cuU P P p |see part 18.6 for definition
Subject to State licensing
requirements

Club Lodge, Frateral culculcu|culcu|cu| P |culcu

Organization

Electrical Substation N N N N N N CuU|lCU| P

Hospitals culculculculcu| N | N | N | N |Seechapter18.3.3 Health
Care Services

Governmental Offices and

Emergency Services (e.g.,

Police, Fire); excluding Outdoor CulCuUl N N |culcu P P P

Storage

Mortuary, Crematorium N N N N | CU N P P P

Publie Park, Open Space, and

Recreational Facility, including

playgrounds, tral!s, _nature = = = = = = N N N

preserves, athletic fields,

courts, swim pools, and similar

uses

Public Parking Facility N N N N N N P N N
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Table 18.2.2.030 — Uses Allowed by Zone

R- C-1
R1| 1- IR2|R3|RR | WR C&l E-1 '\;l-' Special Use Standards
3.5 D
. Not allowed within 200
Recycling Depot N N N N N N N P P ft of a residential zone
Rehgpus Institution, Houses of culculculculcul culculculcu
Worship
School, Private (Kindergarten culculeculculcul cu N N N
and up)
School, Public (Kindergarten P P P P P | cu N N N
and up)
School, Private
College/Trade/Technical School N N N N N N N |cu P
Includes public service
building, yard, and
. ) o structures such as
Utility and Service Buﬂdlqg, public works yards
Yard gnd S.tructure, I?ubllc and culcul NI NIlculcul P Il P | P
Quasi-Public, excluding
electrical substations
Yards not allowed in
the RR, WR, and C-1
zone
. L P or P P
Wireless Communication culculcul|culcu| cu or | o | Sec18.4.10
Facility cu
Cu | CcuU
E. Commercial Uses
Amusement/Entertainment,
includes theater, concert hall,
bowling alley, miniature golf, NININGPNT NN Plcul p
arcade; excluding drive-up uses
ORDINANCE NO. # Page 7 of 117
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Table 18.2.2.030 — Uses Allowed by Zone

R- C-1
R1| 1- IR2|R3|RR | WR C&l E-1 '\;I-' Special Use Standards
3.5 D
Sec. 18.2.3.050
In C-1 zone, fuel sales and
service is a permitted use
Automotive and Truck Repair, provided within the Freeway
or Service; includes fueling Overlay, see chapter 18.3.8;
station, car wash, tire sales and Sor| S conditional use in locations
repair/replacement, painting, N N N N N N |culorl| P outside of Freeway Overlay
and other repair for cu
. In E-1 zone, auto and truck
automobiles, motorcycles, . . .
. repair is a permitted use if
aircraft, boats, RVs, trucks, etc.
200 feet or more from
residential zones; fuel sales
and service requires CU
permit
Automotive Sales and Rental
includes motorcycles, boats, N|N/|N|N]|N N | cU |cu| P | Notallowed within Historic
RVs, and trucks District Overlay
Accessory Travelers’ cu | cu
Accommodation (See also N N +s | +s N N N N N | sec. 18.2.3.220
Travelers’ Accommodation) R
Bakery, except as classified as N N N N N N P P P
Food Processing
Commer.mal Launc!ry, Cleaning, | N N N N N N S S P Sec. 18.2.3.080
and Dyeing Establishment
Commercial Recreation,
includes country club, golf
course, swimming club, and culcul N N |cul cu N N N
tennis club; excluding intensive
uses such as driving range,
race track, or amusement park
ORDINANCE NO. # Page 8 of 117
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Table 18.2.2.030 — Uses Allowed by Zone

R-1

R-
1- |R-2
3.5

R-3

RR

WR

C-1

C-1-

E-1

Special Use Standards

Commercial Retail Sales and
Services, except Outdoor Sales
and Services

CuU
+S

In R-2 zone, uses limited to
personal and professional
services, except see Sec.
18.2.3.210 for retail uses
allowed in Railroad Historic
District

In E-1 zone, Retail limited to
20,000 sq ft of gross
leasable floor space per lot.
In M-1 zone, uses limited to
serving persons working in
zone

See Marijuana Retail Sales

Drive-Up Use

Per Sec. 18.2.3.100, Drive-
Up uses are limited to area
east of Ashland St at
intersection of Ashland
St/Siskiyou Blvd

Hostel

CuU

CuU*

*In C-1 zone, requires
annual Type | review for at
least the first three years,
after which time the
Planning Commission may
approve a permanent facility
through the Type Il
procedure

Hotel/Motel

CuU

Cu

Kennel (See also Veterinary
Clinic)

Cu

No animals kept outside
within 200 feet of a
residential zone

Limited Retail Uses in Railroad
Historic District

CU|CU|CU

Sec. 18.2.2.210 for Retail
Uses Allowed in Railroad
Historic District

Lumber Yard and Similar Sales
of Building or Contracting
Supplies, or Heavy Equipment

Cu
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Table 18.2.2.030 — Uses Allowed by Zone

Earth Products

R- C-1
R1| 1- IR2|R3|RR | WR C&l E-1 '\;I-' Special Use Standards
35 D
Per Sec. 18.2.3.190,
marijuana retail sales are
Marijuana Retail Sales, S limited to the C-1 and E-1
. . Sor zones and located on a
includes sale of medical and N N N N N N or | N
; . CuU boulevard or 200 feet or
recreational marijuana Cu ) .
more from any residential
zone, see Sec
18.2.3.190.
Not allowed within the
Nightclub, Bar N N N N N N S | CU | P | Historic District Overlay
unless located in C-1-D
Office N N |[CU|[CU| N N P P P
Qutdoor Storage of
Commaodities or Equipment N N N N N N Cu|lCU| P
associated with an allowed use
Plant Nurselzlry, Wholesale,. N N lculcul N N N N N
except Marijuana Production
Self-Service Storage,
Commercial (Mini-Warehouse) N N N N N N N jcuP
Traveler's Accommodation cu | cu
(See also Accessory Travelers’ | N N +s | +s N N N N N Sec. 18.2.3.220
Accommodation)
Veterinary Clinic N N N N N N P P P
F. Industrial and Employment
Uses
Cabinet, Carpentry, and S \I/Citt:ii Eg)l)zfggf,o: Zes
Machine Shop, and related N|N|N|N|NI|N N[O P S e
Sales, Services, and Repairs residential zone
’ ’ P Cu require CU permit
Commercial Excavation and
Removal of Sand, Gravel, CuU
Stone, Loam, Dirty or Other N N N N +S N N N N Sec. 18.2.3.070
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Table 18.2.2.030 — Uses Allowed by Zone

R- C-1
R-1| 1- |R-2|R-3| RR | WR C&l E-1 '\;' Special Use Standards
3.5 D
Concrete or Asphalt Batch N N N N N N N N | cu
Plant
Dwelling for a caretaker or N N N N N N N | culcu
watchman
In the C-1 zone,
manufacture or
assembly of items sold
is a permitted use,
provided such
Food Products manufacturing or
Manufacture/Processing/Preser assembly occupies
ving, including canning, bottling, | N | N | N | N | N | N s |s|P 600 square feet or
freezing, drying, and similar less, and Is'contlguo'us
processing and preserving. to the permitted retail
outlet
In the E-1 zone, See
Sec. 18.2.3.140
In E-1 and M-1 zones,
marijuana laboratory,
processing, and
production are subject
] to the special use
Man"ufacture, General, includes P P standards in Sec.
Marijuana Laboratory, N N N N N N N or | or 18.2.3.190
Processing, and Production S S

See Marijuana
Cultivation,
Homegrown
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Table 18.2.2.030 — Uses Allowed by Zone

R-1

R-
1-
3.5

R-2

R-3

RR

WR

C-1

C-1-

E-1

Special Use Standards

Manufacture, Light; excluding
saw, planning or lumber mills,
or molding plants.

Requires assembly,
fabricating, or
packaging of products
from previously
prepared materials
such as cloth, plastic,
paper, cotton, or wood

In the C-1 zone,
manufacture or
assembly of items sold
in a permitted use,
provided such
manufacturing or
assembly occupies
600 square feet or
less, and is contiguous
to the permitted retail
outlet

Outdoor Storage of
Commodities or Equipment
associated with an allowed use

CuU

Cu

Television and Radio
Broadcasting Studio

Wholesale Storage and
Distribution, includes Marijuana
Wholesale

Deliveries and
shipments limited to
7AM-9PM _within 200
feet of a residential
zone

In E-1 and M-1 zones,
marijuana wholesale is
subject to the special
use standards in Sec.
18.2.3.190

Wrecking, Demolition, and Junk
Yards

Cu
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Table 18.2.2.030 — Uses Allowed by Zone

R. c-1
R1l 1- IR2|IR-3|RR | WR C&l E-1 I\:AL- Special Use Standards

35 D
G. Other Uses
Temporary Tree Sales N|{N|N|N|N|N]|P|N]|N |AlowedfomNovember1to

January 1
Temoorary Use CU, except uses lasting less than 72 hours are subject to Ministerial review, per
porary Sec. 18.2.2.030.H

SECTION 3. Section 18.2.3.090 [Cottage Housing — Special Use Standards] of the Ashland
Land Use Ordinance is hereby amended to read as follows:
18.2.3.090 Cottage Housing

A. Purpose and Intent. The purpose and intent of this chapter is to encourage innovative site

planning and variety in housing while ensuring compatibility with established neighborhoods,
and to provide opportunities for ownership of small detached single-family dwellings for a
population diverse in age, income, and household size. Where cottage housing
developments are allowed, they are subject to Site Design Review under chapter 18.5.2,
and shall meet all of the following requirements.

B. Exceptions and Variances. Requests to depart from the requirements of this chapter are

subject to the approval criteria under section 18.5.2.050.E Exception to the Site
Development and Design Standards.

. Development Standards. Cottage housing developments shall meet all of the following

requirements.

1. Density. Cottage Housing Density the permitted number of units and minimum lot areas
shall be as follows.

Table 18.2.3.090.C.1 Cottage Housing Development Density

Minimum Maximum
. number of number of Minimum lot size .
Maximum Maximum
cottages per cottages per (accommodates
Zones Cottage L Floor Area
; cottage cottage minimum number .
Density ) . Ratio (FAR)
housing housing of cottages)
development development
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R-1-5, 1 cottage
e dwelling unit per
NN-1-5 2,500 square 3 12 7,500 sq.ft. 0.35
NM-R-1-5 feet of lot area
RA-75 1 cottage
' dwelling unit per 3 12 11,250 sq.ft. 0.35

NM-R-1-7.5 3,750 square
feet of lot area

2. Building and Site Design.

a. Maximum Floor Area Ratio. The combined gross floor area of all cottages and
garages shall not exceed a 0.35 floor area ratio (FAR). Structures such as parking
carports, green houses, and common accessory structures are exempt from the
maximum floor area calculation.

b. Maximum Floor Area. The maximum gross habitable floor area for 75 percent or
more of the cottages, within developments of four units or greater, shall be 800
square feet or less per unit. At least two of the cottages within three-unit cottage
housing developments shall have a gross habitable floor area of 800 square feet or
less. The gross habitable floor area for any individual cottage unit shall not exceed
1000 square feet.

c. Height. Building height of all structures shall not exceed 18 feet. The ridge of a
pitched roof may extend up to 25 feet above grade.

d. Lot Coverage. Lot coverage shall meet the requirements of the underlying zone
outlined in Table 18.2.5.030.A.

e. Building Separation. A cottage development may include two-unit attached, as well
as detached, cottages. With the exception of attached units, a minimum separation
of six feet measured from the nearest point of the exterior walls is required between
cottage housing units. Accessory buildings (e.g., carport, garage, shed,
multipurpose room) shall comply with building code requirements for separation from
non-residential structures.

f. Fences. Notwithstanding the provisions of section 18.4.4.060, fence height is limited
to four feet on interior areas adjacent to common open space except as allowed for
deer fencing in subsection 18.4.4.060.B.6. Fences in the front and side_yards
abutting a public street, and on the perimeter of the development shall meet the
fence standards of section 18.4.4.060.

3. Access, Circulation, and Off-Street Parking Requirements. Notwithstanding the
provisions of chapter 18.3.9 Performance Standards Option and 18.4 Site Development
and Site Design Standards, cottage housing developments are subject to the following
requirements.

a. Public Street Dedications. Except for those street connections identified on the Street
Dedication Map, the Commission may reduce or waive the requirement to dedicate
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and construct a public street as required in 18.4.6.040 upon finding that the cottage
housing development meets connectivity and block length standards by providing
public access for pedestrians and bicyclists with an alley, shared street, or multi-use
path connecting the public street to adjoining properties.

Driveways and parking areas. Driveway and parking areas shall meet the vehicle
area design standards of section 18.4.3.

i. Parking shall meet the minimum parking ratios per 18.4.3.040.

ii. Parking shall be consolidated to minimize the number of parking areas, and shall
be located on the cottage housing development property.

ii. Off-street parking can be located within an accessory structure such as a multi-
auto carport or garage, but such multi-auto structures shall not be attached to
individual cottages. Single-car garages and carports may be attached to
individual cottages. Uncovered parking is also permitted provided that off street
parking is screened in accordance with the applicable landscape and screening
standards of chapter 18.4 4.

4. Common Open space. Common Sopen space shall meet all of the following standards.

A minimum of 20 percent of the total lot area is required as common open space.

Common ©open space(s) shall have no dimension that is less than 20 feet unless
otherwise granted an exception by the hearing authority. Connections between
separated common open spaces, not meeting this dimensional requirement, shall
not contribute toward meeting the minimum common open space area.

Shall consist of a central space, or series of interconnected spaces.

Physically constrained areas such as wetlands or steep slopes cannot be counted
towards the common open space requirement.

. At least 50 percent of the cottage units shall abut an common open space.

The common open space shall be distinguished from the private open spaces
eutdoorareas with a walkway, fencing, landscaping, berm, or similar method to
provide a visual boundary around the perimeter of the common area.

Parking areas and driveways do not qualify as common open space.
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Figure 18.2.3.090 Cottage Housing Conceptual Site Plans

5. Private Open Space SutdeerArea. Each residential unit in a cottage housing
development shall have a private open spaceeutdoorarea. Private open
spaceeutdoorareas shall be separate from the common open space to create a sense
of separate ownership.

a. Each cottage unit shall be provided with a minimum of 200 square feet of usable
private open spaceeutdeorarea. Private open spaceeutdoerareas may include
gardening areas, patios, or porches.

b. No dimension of the private open spaceeutdeoerarea shall be less than eight feet.

6. Common Buildings, Existing Nonconforming Structures and Accessory Residential Units.

a. Common Buildings. Up to 25 percent of the required common open space, but no
greater than 1,500 square feet, may be utilized as a community building for the sole
use of the cottage housing residents. Common buildings shall not be attached to
cottages.

b. Carports and garage structures. Consolidated carports or garage structures, provided
per 18.2.3.090.C.3.b, are not subject to the area limitations for common buildings.

c. Nonconforming Dwelling Units. An existing single-family residential structure built
prior to the effective date of this ordinance (date), which may be nonconforming with
respect to the standards of this chapter, shall be permitted to remain. Existing
nonconforming dwelling units shall be included in the maximum permitted cottage
density. 1,000 square feet of the habitable floor area of such nonconforming
dwellings shall be included in the maximum floor area permitted per 18.2.3.090C.2.a.
Existing garages, other existing non-habitable floor area, and the nonconforming
dwelling’s habitable floor area in excess of 1,000 square feet shall not be included in
the maximum floor area ratio.

d. Accessory Residential Units. New accessory residential units (ARUs) are not
permitted in cottage housing developments, except that an existing ARU that is
accessory to an existing nonconforming single-family structure may be counted as a
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cottage unit if the property is developed subject to the provisions of this chapter.

7. Storm Water and Low-Impact Development.

a. Developments shall include open space and landscaped features as a component of
the project’s storm water low impact development techniques including natural
filtration and on-site infiltration of storm water.

b. Low impact development techniques for storm water management shall be used
wherever possible. Such techniques may include the use of porous solid surfaces in
parking areas and walkways, directing roof drains and parking lot runoff to landscape
beds, green or living roofs, and rain barrels.

c. Cottages shall be located to maximize the infiltration of storm water run-off. In this
zone, cottages shall be grouped and parking areas shall be located to preserve as
much contiguous, permanently undeveloped open space and native vegetation as
reasonably possible when considering all standards in this chapter.

8. Restrictions.

a. The size of a cottage dwelling may not be increased beyond the maximum floor area
in subsection 18.2.3.090.C.2.a. A deed restriction shall be placed on the property
notifying future property owners of the size restriction.

SECTION 4. Section 18.2.3.180 [Manufactured Housing Developments — Special Use
Standards] of the Ashland Land Use Ordinance is hereby amended to read as follows:

18.2.3.180 Manufactured Housing Developments

A. Purpose. The purpose of this section is to encourage the most appropriate use of land for
manufacturing housing development purposes, to encourage design standards which will
create pleasing appearances, to provide sufficient open space for light, air, and recreation,
to provide adequate access to and parking for manufactured housing sites, and to refer
minimum utility service facilities to appropriate City codes.

B. General Provisions.

1. Manufactured housing development may be located or relocated only in R-1-3.5 and R-2
zones.

2. No manufactured housing developments may be located, relocated, or increased in size
or number of units within any other zone.

3. No manufactured housing developments may be located within the Historic District
Overlay.

4. Manufactured housing developments shall be subject to regulations of this chapter and
shall be located only on sites approved for use under the provisions of such chapter. No
person shall establish, operate, manage, maintain, alter, or enlarge any manufactured
housing development contrary to the provisions of this ordinance.

5. In addition to the requirements of this chapter, all manufactured housing developments
shall conform to the regulations of ORS 446, together with such administrative rules as
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may be adopted from time to time, except where such regulations are exceeded by the
requirements of this chapter, in which case the more stringent requirements shall apply.

C. Procedure for Approval. The procedure for approving a manufactured home development
is the same as for the Performance Standards Option (Outline Plan and Final Plan),
pursuant to chapter 18.3.9.

D. Manufactured Housing Development Design Standards.

1.

Minimum Court Size. A manufactured housing development shall occupy a site of not
less than one acre in size.

Density. The maximum density permitted shall be eight manufactured housing units per
acre of developed court area. Manufactured housing which is 14 feet wide or less, or
which is less than 800 square feet in size will count as 0.75 units for this calculation.

Manufactured Housing Sites or Lots. All manufactured housing sites or lots must be at
least 2,000 square feet in size, at least 35 feet wide, and at least 40 feet deep.

Lot Coverage. Maximum lot coverage of any individual manufactured housing lot or site
shall be 65 percent in the R-2 zone and 55 percent in the R-1-3.5 zone. In addition, the

general lot coverage requirements of the parent zone shall also be complied with for the
entire project site.

Setbacks.

a. Exterior Setbacks. Manufactured housing sites along the exterior boundary of the
court shall have the same setbacks as required in the parent zone, and no less than
a minimum of five feet from a property boundary line.

b. Interior Front Yard Setbacks. There shall be a front yard on each manufactured
home lot or space of at least ten feet.

¢ Interior Side and Rear Yard Setbacks. There shall be side or rear yards of at least
five feet. There shall be a minimum separation of ten feet between manufactured
housing units.

Street Standards. Public streets shall comply with the design standards contained in
chapter 18.4.6. Private streets shall be a minimum of 20 feet in width, and constructed to
the same standards as specified for an alley. A private street may be a dead-end street
no more than 300 feet in depth from a higher order road. Adequate turn-around shall be
provided according to standards established by the Planning Commission.

Sidewalk Standards. Every manufactured housing development shall have a permanent
pedestrian walkway at least 48 inches wide connecting all manufactured housing units to
public or private streets, common open spaces, recreational-areas—parks, and
commonly-owned buildings and facilities.

Off-Street Parking Standards. Each manufactured housing unit shall be provided with
one off-street parking space on each manufactured housing site, setback 20 feet from
the street. In addition, guest parking facilities of one parking space for each
manufactured housing site shall also be provided on the project site, within 200 feet of
the units they are intended to serve, either adjacent to the road or in a off street parking
lot. Parking space construction, size, landscaping, and design requirements shall be
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10.

11.
12.

13.

according to chapters 18.4.3 and 18.4 4.

Utilities. Provisions for electric, water, and sanitary service shall be made in accordance
with established City procedures and law, including number, size, quality, and location of
fixtures, connections, and facilities. Telephone and electric lines shall be placed
underground.

Landscaping.

a. All areas of the development not occupied by paved roadways, pathways, parking
areas, or not occupied by other facilities shall be landscaped. Areas that contain
significant natural vegetation may be left in a natural state, if approved on the final
landscaping plans.

b. Manufactured housing developments located in an R-1-3.5 zone shall have 45
percent of the entire site landscaped. Developments located in the R-2 zone shall
have 35 percent of the entire site landscaped.

Fencing. Fencing shall comply with all fencing requirements as per section 18.4.4.060.

Common Open Space. All developments are required to provide a minimum of five
percent of the total lot area in common open space.

Play Area. If the manufactured housing development accommodates children less than
14 years of age, a separate general play area a minimum of 2,500 square feet in size, or
100 square feet of play area per unit, whichever is greater, shall be provided.

E. Manufactured Housing Unit Standards. All manufactured housing units located in
approved manufactured housing developments shall comply with all of the following
requirements.

1.
2.
3.

Manufactured housing units shall be a minimum of 650 square feet in size.
Manufactured housing units shall be at least 12 feet wide.

Manufactured housing units shall have the Oregon Department of Commerce "insignia of
Compliance." The Building Official shall inspect the manufactured housing unit and
occupancy shall be approved only if the Building Official has determined that the
manufactured housing unit has a valid insignia of compliance and has not deteriorated
beyond an acceptable level of compliance.

Manufactured housing units shall be placed on permanent foundations, with wheels and
hitches removed, be fully skirted or bermed, and shall have no uncovered epen-spaces
openings except for vents of sufficient strength to support the loads imposed by the
manufactured housing unit, based on accepted engineering design standards, as
approved by the Building Official.

Manufactured housing units shall be provided with City water, sewer, electricity,
telephone, and storm drainage, with easements dedicated where necessary.

Manufactured housing units shall comply with the thermal envelope requirements for
heat loss required by the building code for single-family detached homes.

Manufactured housing units shall have a deck or patio area adjacent to the home. The
deck or patio shall be constructed of a permanent material and shall be at least 80
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square feet in size, with a minimum width of eight feet in its least dimension.

8. Each manufactured housing unit shall have a one parking space located on or adjacent
to the unit space. The parking space shall be setback at least 20 feet from the street.

9. Not withstanding the above, any manufactured home legally located within the Ashland
Urban Growth Boundary prior to July 1, 1990 may be relocated to an approved
manufactured home development, subject to a fire and life safety inspection by the
Building Official.

F. Storage and Temporary Occupancy of Manufactured Homes.

1. A no-charge permit from the Staff Advisor is required for the storage of any
manufactured housing unit on the home premises of the owner for any length of time
when not used for living purposes; provided, however, that all units so stored shall abide
by the yard requirements for accessory buildings in this chapter.

2. No manufactured housing unit shall be stored on a public street except for temporary
maneuvering purposes.

3. For temporary occupancy of a manufactured housing unit, see subsection
18.2.2.030.H.3.

G. Nonconforming Manufactured Housing Developments. Notwithstanding the provisions of

chapter 18.1.4 Nonconforming Situations, manufactured housing development and an
individual manufactured housing unit utilized for living purposes on the effective date of this
ordinance or of amendments thereto, which do not conform to the regulations of this
chapter, shall be deemed to be nonconforming and may be continued, subject to the
following regulations.

1. Routine maintenance and repairs may be performed within the manufactured housing
development or upon individual manufactured housing units.

2. No nonconforming manufactured housing development shall be enlarged, remodeled, or
modernized except in conformance with all requirements of this chapter, except that an
area of less than two acres for a development to be enlarged, remodeled, or modernized
may be approved through the conditional use permit procedure contained in this
ordinance.

3. No manufactured housing unit shall be located on the site of, or substituted for, a
nonconforming manufactured housing unit, the use of which has been discontinued,
except within a manufactured housing development holding a certificate of sanitation
issued by the Board of Health, State of Oregon, issued prior to the effective date of this
chapter. Relocation of existing units within the Ashland Urban Growth Boundary is
exempted as provided in subsection 18.2.3.180.E.9.

4. If a nonconforming manufactured housing development holding a certificate of sanitation
issued by the Board of Health, State of Oregon, ceases operation for a period of six
months or more, said development shall be considered abandoned and shall be
reinstituted only in conformance with the requirements of this chapter.

. Special Conditions. For the mitigation of adverse impacts, the City may impose conditions,

including, but not limited to, requiring view-obscuring shrubbery, walls, or fences, and
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requiring retention of specified trees, rocks, water ponds or courses, or other natural
features.

SECTION 5. Section 18.2.3.190 [Marijuana-Related Uses — Special Use Standards] of the

Ashland Land Use Ordinance is hereby amended to read as follows:

18.2.3.190 Marijuana-Related Uses

A. Homegrown Marijuana Cultivation. Where homegrown marijuana cultivation is allowed, it
shall meet all of the following requirements. See definition of homegrown marijuana
cultivation in part 18-6.

1. Primary Residence. The resident grower must live on the property where the cultivation
of homegrown marijuana is located and that same property must be the primary
residence of the resident grower.

2. Related Activities. Any drying, keeping, storage, or processing of homegrown marijuana
shall be located inside the dwelling unit or an accessory structure and shall not be
located outdoors.

3. Homegrown marijuana cultivation and any related activities must meet all applicable
Oregon Revised Statutes and Oregon Administrative Rules.

4. Outdoor Cultivation. Up to four marijuana plants per lot for recreational marijuana or up
to six marijuana plants per lot for medical marijuana are allowed to be grown outdoors in
accordance with applicable Oregon Revised Statutes and Oregon Administrative Rules
including the requirement to obtain and display a medical marijuana grow site
registration card in ORS 475.320(2)(B)(d). Outdoor homegrown marijuana cultivation
shall meet all of the following requirements.

a. Locate marijuana plants so the plants are not visible from a public place, public street
or any area that the general public has access (e.g., schools, playgrounds, parks,
commonh-ewned open space, pedestrian and bicycle paths and trails). Marijuana
plants shall not be located in a front yard.

b. Screen marijuana plants to limit view and access from adjacent residential properties
with a solid wood fence or masonry wall. Any access points to the cultivation area
must be secured at all times to prevent unauthorized access. For fence and wall
design requirements, see section 18.4.4.060.

c. Dimensional Standards. Marijuana plants grown in outdoor cultivation areas shall
meet all of the following dimensional standards including Table 18.2.3.190.4.c.

i. Locate cultivation area closer to the primary residence of the resident grower
than to dwellings on adjoining properties or to dwellings in the same multifamily
development.

ii. Marijuana plants may be located in one cultivation area or in separate cultivation
areas throughout a yard.
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Table 18.2.3.190.4.c Outdoor Cultivation Dimensional Standards for Homegrown Marijuana'

Number of Maximum Maximum Minimum Setback Minimum Setback from
Marijuana Plants Cultivation Area Marijuana Plant | from Any Property | Dwellings on Adjoining
per Lot? Allowed per Lot? Height* Line Properties®
6 or fewer plants 50 square feet 10 Feet 10 feet 20 feet

Contiguous lots under single ownership shall be considered one lot for the purpose of calculating the dimensional
standards for homegrown marijuana.

2Up to four plants for recreational marijuana or six plants for medical marijuana may be grown outdoors.

3 Al parts of a marijuana plants that are visible above the ground level shall be contained with the perimeter of the
cultivation area. Where plants are located separately, the combined total of the individual cultivation areas shall not
exceed the maximum cultivation area.

“Marijuana plants shall not exceed ten feet in height from the top of the average surrounding grade.

5Marijuana plants must also be located the setback distance from any multifamily dwelling unit within a multifamily
development.

d. Multi-Family Development. Homegrown marijuana may be cultivated outdoors on a
lot containing multi-family dwellings in conformance with the requirements of
subsection 18.2.3.190.A and provided all of the following requirements are met.

i. The property owner provides written notification to all residents of the
development and to the City that verifies the cultivation of marijuana plants will
comply with the requirements of subsection 18.2.3.190.A. The written notification
shall include the following information.

1. Property owner, property manager, or home owner association representative
contact information including the name, address, and phone number(s).

2. Contact information for an onsite resident designated as the primary
responsible party for the marijuana plants and maintenance. Contact
information shall include the name, address, and phone number of the
responsible party.

3. The City requirements for the outdoor cultivation of marijuana including the
maximum number of plants per lot and the requirements of subsection
18.2.3.190.A.

5. Indoor Cultivation.

a. Building Code. Any structure, accessory structure, electrical service, plumbing, or
mechanical equipment (e.g., lighting, fans, heating and cooling systems) associated
with marijuana cultivation shall satisfy the Building Code requirements and obtain all
required building permits prior to installation. See section 18.2.5.040 Accessory
Buildings and Structures.
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b. Light and Glare. Shield lighting systems and use window coverings to confine light
and glare from light systems associated with indoor cultivation to the interior of the
structure.

c. No dwelling unit shall be used primarily as a place to cultivate marijuana. Vacant or
uninhabited dwelling units shall not be used for marijuana cultivation.

B. Marijuana-Related Businesses.
1. Marijuana-related businesses may require Site Design Review under chapter 18.5.2 or a

Conditional Use Permit under chapter 18.5.4. See Table 18.2.2.030 — Uses Allowed by

Zone for zones where marijuana-related businesses are allowed. See definition of

marijuana-related businesses in part 18.6. Marijuana-related businesses shall meet all of

the following requirements.

a. The business must be located in a permanent building and may not locate in a trailer,
cargo container, or motor vehicle. Outdoor marijuana production, cultivation, and
storage of merchandise, raw materials, or other material associated with the
business are prohibited.

b. Any modifications to the subject site or exterior of a building housing the business
must be consistent with the Site Design Use Standards, and obtain Site Design
Review approval if required by section 18.5.2.020. Security bars or grates on
windows and doors are prohibited.

c. The business must provide for secure disposal of marijuana remnants or by-
products; such remnants or by-products shall not be placed within the business’
exterior refuse containers.

d. Light and Glare. Shield lighting systems and use window coverings to confine light
and glare from light systems associated with indoor cultivation so as to confine light
and glare to the interior of the structure. Grow light systems within a greenhouse are
prohibited.

e. Building Code. Any structure, accessory structure, electrical service, plumbing, or
mechanical equipment (e.g., lighting, fans, heating and cooling systems) associated
with a business shall satisfy the Building Code requirements and obtain all required
building permits prior to installation.

f. Methodology for Measuring Separation Requirements. The following methodology
shall be used for marijuana related- businesses that are required to be separated by
a specific distance (i.e., marijuana production facility, marijuana wholesale facility,
marijuana retail outlet). For the purposes of determining the distance between a
marijuana related-business and another marijuana-related business, “within 1,000
feet” means a straight line measurement in a radius extending for 1,000 feet or less
in every direction from the closest point anywhere on the premises of an approved
marijuana related- business to the closest point anywhere on the premises of a
proposed marijuana-related business of the same type. If any portion of the premises
of a proposed marijuana related-business is within 1,000 feet of an approved
marijuana related business of the same type, it may not be approved. For the
purpose of this section, premises is all public and private enclosed areas within a
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building at the location that are used in the business operation, including offices,
kitchens, rest rooms, and storerooms.

The property owner shall record a declaration which waives any claim or right to hold
the City liable for damages they or a tenant may suffer from state or federal
enforcement actions for activities the City permits as a result of its approval of the
proposed use or development once such approval is granted. Furthermore, the
owner and tenant agree not to unreasonably disobey the City’s order to halt or
suspend business if state or federal authorities order or otherwise subject the City to
enforcement to comply with laws in contradiction to the continued operations of the
business as permitted under section 18.2.3.190.

A marijuana-related business must obtain an approved license or registration from
the State of Oregon and meet all applicable Oregon Revised Statutes and Oregon
Administrative Rules.

2. Marijuana Laboratories, Processing, Production, and Wholesale. In addition to the
standards described in subsection 18.2.3.190.B.1, above, marijuana laboratories,
processing, production, and wholesale shall meet the following requirements as
applicable. See definition of marijuana processing and production in part 18.6.

a.

Marijuana laboratories, processing, production, and wholesale shall be located 200
feet or more from residential zones.

Marijuana Production.

i. Marijuana production shall be limited to 5,000 square feet of gross leasable floor
area per lot.

ii. A marijuana production facility shall be located more than 1,000 feet from
another marijuana production facility. See subsection 18.2.3.190.B.1.f for
methodology for measuring the required distance between marijuana related-
businesses.

Marijuana Wholesale. A marijuana wholesale facility shall be located more than
1,000 feet from another marijuana wholesale facility. See subsection 18.2.3.190.B.1.f
for methodology for measuring the required distance between marijuana related-
businesses.

3. Marijuana Retail Sales. In addition to the standards described above in subsection

18.2.3.190.B.1, marijuana retail sales shall meet the following requirements. See
definition of marijuana retail sales in part 18.6.

a. Location.

i. Marijuana retail sales are allowed if located on a property with a boundary line
adjacent to a boulevard.

ii. Marijuana retail sales, except as allowed above in subsection 18.2.3.190.B.3.a.i,
must be located 200 feet or more from a residential zone and are subject to a
Conditional Use Permit under chapter 18.5.4.

iii. Marijuana retail sales are not permitted in the Downtown Design Standards
Zones.
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iv. A marijuana retail sales outlet shall be located more than 1,000 feet from another
marijuana retail sales outlet. Medical and recreational marijuana retail sales do
not need to be separated by 1,000 feet if located together in one building if the
configuration meets all applicable Oregon Revised Statutes and Oregon
Administrative Rules. No more than two registrations or licenses issued by the
State of Oregon (e.g., a medical dispensary registration and a recreational sales
license) may be located in one building. See subsection 18.2.3.190.B.1.f for
methodology for measuring the required distance between marijuana related-
businesses.

c. Drive-up Use. The marijuana retail sales outlet must not include a drive-up use.

SECTION 6. Section 18.2.3.200 [Multiple-Family Rental Unit Conversion to For-Purchase
Units — Special Use Standards] of the Ashland Land Use Ordinance is hereby amended to read as

follows:

18.2.3.200 Multiple-Family Rental Unit Conversion to For-Purchase Units

A. Section 18.2.3.200 applies to existing multiple-family rental units, which for the purpose of
this section, are defined as dwelling units designed to house multiple households within one
or more structures on a single property that were constructed and occupied prior to
November 3, 2007 (Ord. 2942).

B. Multi-family rental units constructed after November 3, 2007 are not subject to the provisions
of this section.

C. Conversion of existing multiple-family dwelling rental units into for-purchase units, including
the demolition of existing multiple-family dwelling rental units, is subject to the following.

1. Existing multiple-family dwelling structures may be converted from rental units to for-
purchase housing, where all or only a portion of the structure is converted, as set forth in
Table 18.2.3.200.C.1, provided the existing structure meets the following regulations of
the applicable zone: permitted density, yard requirements, maximum height, maximum
lot coverage, edutdeorrecreation-open space, maximum permitted floor area, waste
enclosures, parking, and bike storage.

Table 18.2.3.200.C.1: Conversion of Multiple-Family Rental Units to For-Purchase

Units

Number of Affordable Affordable

. . Market Rate Ownership Market Rate Rentals
Dwelling Units on :
Tax Lot Ownership (per Sec. Rentals (per Sec.
18.2.5.050) 18.2.5.050)

2-4 100% 0% 0% 0%

5-12 75% 0% 25% 0%

13-24 50% 0% 50% 0%

25-48 25% 0% 75% 0%

49+ 0% 0% 100% 0%
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2. Where an existing multiple-family dwelling structure does not meet the regulations of the
applicable zone, as listed in subsection 18.2.3.200.C.1, rental units may be converted to
for-purchase units, as set forth in Table 18.2.3.200.C.2 and the standards below:

a. Conversion of existing multiple-family structures to for-purchase housing shall
comply with the following general regulations and the site development and design
standards in part 18.4: number of bike and automobile parking spaces, trash, and
recycling enclosures.

b. Conversion of existing multiple-family structures to for-purchase housing shall
demonstrate that there are adequate public facilities and public services available to
serve the development, including but not limited to water, sewer, electric, fire
protection, and storm drainage.

c. Conversion of existing multiple-family structures to for-purchase housing shall
improve the street frontage to meet adopted the applicable design standards of this
ordinance, including landscaping, sidewalks and street trees, pursuant to part 18.4.
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Table 18.2.3.200.C.2: Conversion of Nonconforming Multifamily Dwelling Rental Units
to For-Purchase Units
Affordable Affordable
g\ljvgﬂir OL];nits on Market Rate Ownership Market Rate Rentals
Tax Lotg Ownership (per Sec. Rentals (per Sec.
18.2.5.050) 18.2.5.050)
2-4 75% 25% 0% 0%
5-12 56.25% 0% 25% 18.75%
13-24 37.50% 0% 50% 12.50%
25-48 18.75% 0% 75% 6.25%
48+ 0.00% 0% 100% 0%

3. As an incentive to provide affordable rental housing units above minimum requirements
in projects of five or more units, an applicant shall be granted an equal percentage of for-
purchase ownership units per Table 18.2.3.200.C.3.

Table 18.2.3.200.C.3: For-Purchase Unit Bonus Where Affordable Units Exceed

Minimum

Number of Affordable Affordable
. . Market Rate Ownership Market Rate Rentals

Dwelling Units on :

Tax Lot Ownership (per Sec. Rentals (per Sec.

18.2.5.050) 18.2.5.050)

2-4 na na na na

5-12 68.75% na 0% 31.25%

13-24 62.50% na 0% 37.50%

25-48 56.25% na 0% 43.75%

48+ 50.00% na 0% 50.00%

4. Units designated as market rate or affordable rental units shall be retained as one
condominium tract under one ownership. This remaining rental tract shall be restricted
from further consideration of conversion to for-purchase housing.
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5. Affordable Housing Units provided under 18.2.3.200.C.2 and 18.2.3.200.C.3 shall meet
the following affordability standards:

a. Affordable Rental Units shall be affordable for rent by households earning at or
below 60 percent of the AMI in accordance with the standards established by section
18.2.5.050 (Resolution 2006-13).

b. Affordable Ownership Units shall be affordable for purchase by households earning
at or below 80 percent of the AMI in accordance with the standards established by
section 18.2.5.050 (Resolution 2006-13).

6. Prior to offering any units for sale the developer must comply with AMC 15.04.

7. Conversion of existing rental units into for-purchase housing shall comply with AMC

10.115.

SECTION 7. Section 18.2.5.030 [Unified Standards for Residential Zones — Standards for

Residential Zones] of the Ashland Land Use Ordinance is hereby amended to read as follows:

18.2.5.030 Unified Standards for Residential Zones

A. Standards for Urban Residential Zones. Table 18.2.5.030.A contains standards for
the R-1, R-1-3.5, R-2, and R-3 zones. Standards for the RR and WR zones are contained in
subsections 18.2.5.030.B and 18.2.5.030.C.

Table 18.2.5.030.A — Standards for Urban Residential Zones

(Except as modified under chapter 18.5.5 Variances or chapter 18.3.9 Performance Standards Option.)

R-1
Standard R-2 R-3
R-1-10 R-1-7.5 R-1-5 R-1-3.5
Residential Density (dwelling
units/acre)
NA NA NA NA See density standards in
o Per Min. Lot | Per Min. | Per Min. Lot | Per Min. Lot | Sec- 18.2.5.080
- Minimum Area Lot Area | Area Area
- Maximum
See also Sec. 18.2.5.080, for
R-2 and R-3 zones
Lot Area — Minimum (square
feet)
- Lot 10,000 sf 7,500 sf | 5,000 sf, 5,000 sf! See density standards in
6,000 sf for Sec. 18.2.5.080
corner lots
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Table 18.2.5.030.A — Standards for Urban Residential Zones

(Except as modified under chapter 18.5.5 Variances or chapter 18.3.9 Performance Standards Option.)

R-1
Standard R-2 R-3
R-1-10 R-1-7.5 R-1-5 R-1-3.5

'Exception providing for minimum lot area of 3,500 sf in R-1-3.5 zone applies only where the lot contains an
existing single-family dwelling that meets setback, density, and lot coverage standards; variances under this section
are subject to Type | procedure.

Lot Width — Minimum (feet) 75 ft? 65 ft2 50 ft? 50 ft2 50 ft 50 ft

2Width shall not exceed depth

Lot Depth (feet)

- Minimum 80 ft 80 ft 80 ft 80 ft 80 ft 80 ft
- Maximum? 150 ft 150 ft 150 ft 250% of 250% of 250% of
width width width

3Does not apply to Partitions

Standard Yards — Minimum#

(feet)
- Front — Standard, 15 ft 15 ft 15 ft 15 ft 15 ft 15 ft
except:
- Front — Unenclosed 8 ft 8 ft 8 ft 8 ft 8 ft 8 ft
Porch®
- Front — Garage 20 ft 20 ft 20 ft 20 ft 20 ft 20 ft
Opening
- Side — Standard 6 ft 6 ft 6 ft 6 ft 6 ft 6 ft
- Side — Corner Lot 10 ft 10 ft 10 ft 10 ft 10 ft 10 ft
Adjacent to Street
- Rear - Single-Story 10 ft 10 ft 10 ft 10 ft 10 ft 10 ft
Building
- Rear — Multi-Story 10 ft per 10 ftper 10 ft per 10 ft per 10 ft per 10 ft per Bldg
Building Bldg Story, Bldg Bldg Story, Bldg Story, Bldg Story, Story, 5 feet
5 ft per Half  Story, 5 5 ftper Half 5 feet per 5feet per  per Half
Story ft per Story Half Story Half Story  Story
Half
Story

4See sections 18.2.4.050 and 18.2.5.060 for yard exceptions, and 18.2.5.040 for accessory structure setback
exceptions; additional setbacks may be required to avoid easement encroachments, and to comply with Solar
Access requirements in chapter 18.4.8.

5 For setback, or the width of any existing public utility easement, whichever is greater; an unenclosed porch must
be no less than 6 feet in depth and 8 feet in width, see section 18.6.1.030 for definition of porch; in the Historic
District Overlay unenclosed porch provisions do not apply, and the minimum front yard is 20 ft.

%Does not apply to a side yard adjacent to an alley.
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Table 18.2.5.030.A — Standards for Urban Residential Zones

(Except as modified under chapter 18.5.5 Variances or chapter 18.3.9 Performance Standards Option.)

R-1
Standard R-2 R-3
R-1-10 R-1-7.5 R-1-5 R-1-3.5
Building Separation, On Same | NA? NA7 NA7 NA7 % the height of the tallest
Site — Minimum building, where building

height is measured at the
two closest exterior walls;
maximum separation
required is 12 ft8

(see Figure 18.3.9.070.B)

"Except as required under chapter 18.3.9 Performance Standards Option.

8Except as required by building code; accessory structures are exempt from this requirement and subject to
applicable building code requirements.

35ftor2 %
stories,
Building Height — Maximum?® 35 ft or 2 V% stories, whichever is less, except structures within except up to
(feet) Historic District Overlay shall not exceed 30 ft 50 ft with CU
permit
approval
9See figure in the definition of “height of building” in section 18.6.1.030.
Lot Coverage — Maximum1©
(% of lot area) 40% 45% 50% 55% 65% 75%

10A total area up to 200 sf 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.

"Within Cottage Housing Developments up to 10% of the permitted lot coverage may be developed in an
approved, porous solid surface that allows storm water infiltration, and is exempt from the lot coverage maximum.

Landscape Area — Minimum
(% of developed lot area) 60% 55% 50% 45% 35% 25%
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Table 18.2.5.030.A — Standards for Urban Residential Zones

(Except as modified under chapter 18.5.5 Variances or chapter 18.3.9 Performance Standards Option.)

12See chapter 18.3.9 for
additional common open
space requirements in
Performance Standard
Options developments.

R-1
Standard R-2 R-3
R-1-10 R-1-7.5 R-1-5 R-1-3.5
OutdoorRecreation Open NA NA NA NA 8% 8%
Space - Minimum (% of site
area)"!

B. Woodland Residential Zone. Standards for the Woodland Residential (WR) zone

follow:

Table 18.2.5.030.B — Standards for Woodland Residential (WR) Zone

(Except as modified under chapter 18.5.5 Variances or chapter 18.3.9 Performance Standards Option.)

Minimum Lot Area and Maximum Density Slope Min. Lot Size DU/Acre
Less than 40% 2.0 5

Limits on density transfer. All developments, 40 to 50% 25 4

with the exception of partitioning, must be 50 to 60% 5.0 2

developed under the Performance Standards Over 60% 10.0 1

Option, chapter 18.3.9. Not more than 25% of Outside UGB 20.0 05

the density allowed in a WR zone may be

transferred to a higher density zone in a

Performance Standard Options development.

Lot Coverage — Maximum' (% of lot area) 7%

A total area up to 200 sf 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.

Lot Width - Minimum (feet) 100 ft
Lot Depth - Minimum and Maximum (feet) 150 ft
Standard Yards — Minimum? (feet)
- Front — Standard 20 ft
- Side — Standard, except: 6 ft
- Side — Corner-Street/Alley Side 10 ft
- Rear - Single-Story Building 10 ft

- Rear — Multi-Story Building

10 ft per Bldg Story

2See sections 18.2.4.050 and 18.2.5.060 for yard exceptions, and 18.2.5.040 for accessory structure setback
exceptions; additional setbacks may be required to avoid easement encroachments, and to comply with Solar Access

requirements in chapter 18.4.8.

Maximum Building Height

35 ft or 2 V2 stories, whichever is less.
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C. Rural Residential Zone. Standards for the Rural Residential (RR) zone follow:

Table 18.2.5.030.C — Standards for Rural Residential (RR) Zone
(Except as modified under chapter 18.5.5 and Variances or chapter 18.3.9 Performance Standards Option.)

Minimum Lot Area and Maximum Density’ Zone Min. Lot Size*
RR-.5 0.5 acre

See also 18.2.5.080 Residential Density. RR-1 1 acre
RR-2.5 2.5 acres

"The minimum lot size depends on the topographic nature, service availability, surrounding land uses, and other
relevant characteristics of the area.

Lot Coverage — Maximum (% of lot area)? Lot Type Lot Coverage
RR-.5 20%
RR-1 12%
RR-2.5 7%

2A total area up to 200 sf 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.

Lot Width - Minimum (feet) 100 ft
Lot Depth - Minimum and Maximum (feet) 150 ft and not more than 300% of width
Standard Yards — Minimum? (feet)

- Front — Standard 20 ft

- Side — Standard, except: 6 ft

- Side — Corner-Street/Alley Side 10 ft

- Rear - Single-Story Building 10 ft

- Rear — Multi-Story Building 10 ft per Bldg Story

3See sections 18.2.4.050 and 18.2.5.060 for yard exceptions, and 18.2.5.040 for accessory structure setback
exceptions; additional setbacks may be required to avoid easement encroachments, and to comply with Solar Access
requirements in chapter 18.4.8.

Maximum Building Height 35 ft or 2 % stories, whichever is less; except
the height of agricultural structures is not
limited, when the structure is placed 50 feet or
more from all property lines.

SECTION 8. Section 18.3.2.060 [Site Development and Design Standards - Croman Mill

District] of the Ashland Land Use Ordinance is hereby amended to read as follows:

18.3.2.060 Site Development and Design Standards

B. Site and Building Design Standards. The Croman Mill District Design Standards provide
specific requirements for the physical orientation, uses, and arrangement of buildings; the
management of parking; and access to development parcels. Development located in the
Croman Mill District shall be designed and constructed consistent with the following design
standards. Additional design standards apply and are specified for developments located
adjacent to an active edge street, or that are located within the NC, MU, and OE zones. A
site layout, landscaping, or building design in a manner inconsistent with the Croman Mill
District Design Standards requires a minor amendment in accordance with subsection
18.3.2.030.B.

1. Building Orientation and Scale — General Requirements. The following standards apply
to all buildings, except the Staff Advisor may waive one or more of the following where a
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building is not adjacent to an active edge street and is not accessed by pedestrians,
such as warehouses and industrial buildings without attached offices.

a.

Buildings shall have their primary orientation toward the street rather than the
parking area. Building entrances shall be oriented toward the street and shall be
accessed from a public sidewalk.

All front doors must face streets and walkways. Where buildings are located on a
corner lot, the entrance shall be oriented toward the higher order street or to the lot
corner at the intersection of the streets.

Buildings on corner lots shall be located as close to the intersection corner as
practicable.

Public sidewalks shall be provided adjacent to a public street along the street
frontage.

Building entrances shall be located within ten feet of the public right of way to which
they are required to be oriented. Exceptions may be granted for topographic
constraints, lot configuration, designs where a greater setback results in an improved
access or for sites with multiple buildings where this standard is met by other
buildings. The entrance shall be designed to be clearly visible, functional, and shall
be open to the public during all business hours.

Automobile circulation or parking shall not be allowed between the building and the
right-of-way.

Buildings shall incorporate lighting and changes in mass, surface or finish giving
emphasis to entrances.

Building Orientation and Scale — Additional Requirements Adjacent to Active Edge

Street or Within NC, MU or OE Zones. Where development is adjacent to an active edge

street as illustrated in Figure 18.3.2.060.B.2 or is within a NC, MU or OE zones, it shall
conform to all of the following standards.
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Figure 18.3.2.060.B.2
Active Edge Streets

Buildings shall be setback not more than ten feet from a public sidewalk unless
addition setback area is used for pedestrian entries, such as alcoves, or for
pedestrian activities such as plazas or outside eating areas. This standard shall
apply to both street frontages on corner lots. If more than one structure is proposed
for a site, at least 65 percent of the aggregate building frontage shall be within ten
feet of the sidewalk.

Building frontages greater than 100 feet in length shall have offsets, jogs or have
other distinctive changes in the building facade.

Buildings shall incorporate arcades, roofs, alcoves, porticoes, and awnings that
protect pedestrians from the rain and sun.

Buildings shall incorporate display areas, windows, and doorways as follows.
Windows must allow view into working areas or lobbies, pedestrian entrances, or
displays areas. Blank walls within 30 feet of the street are prohibited.
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e. Atleast 50 percent of the first-floor fagade is comprised of transparent openings
(clear glass) between three and eight feet above grade.

Building Orientation for Within the NC, MU, and OE Zones, and Not Adjacent to an

Active Edge Street. Any wall that is within 30 feet of the street, plaza or other public

park or common open space shall contain at least 20 percent of the wall area facing
the street in display areas, windows, or doorways. Up to 40 percent of the length of the
building perimeter can be exempted for this standard if oriented toward loading or
service areas.

Parking Areas and On-Site Circulation. Except as otherwise required by this chapter,
automobile parking, loading, and circulation areas shall comply with the requirements of
chapter part 18.4 Site Development and Design Standards and the following standards.

a. Primary parking areas shall be located behind buildings with limited parking on one
side of the building, except that parking shall be located behind buildings only where
development is adjacent to an active edge street or is within a NC, MU or OE zone.

b. Parking areas shall be shaded by deciduous trees, buffered from adjacent non-
residential uses and screened from non-residential uses.

c. Maximum On-Site Surface Parking. After a parking management strategy for the
Croman Mill District is in place, a maximum of 50 percent of the required off-street
parking can be constructed as surface parking on any development site. The
remaining parking requirement can be met through one or a combination of the
credits for automobile parking in chapter 18.4.3 Parking, Access, and Circulation.

. Streetscapes. One street tree chosen from the street tree list shall be placed for each 30

feet of frontage for that portion of the development fronting the street. Street trees shall
meet the standards of section 18.4.4.030 Landscaping and Screening. Developments
adjacent to active edge streets, or within NC, MU, and OE zones shall utilize hardscape
(paving material) to designate people areas. Sample materials could be unit masonry,
scored and colored concrete, pavers, or combinations of these materials.

Building Materials. Buildings may not incorporate glass as a majority of the building skin,
and bright or neon paint colors used extensively to attract attention to the building or use
are prohibited.

Building Height Standards. All buildings shall have a minimum height, as indicated in the
Building Height Requirements map and Table 18.3.2.050 Croman Mill Dimensional
Standards, and shall not exceed the maximum height standards in that table, except as
approved under subsection 18.3.2.060.C.

a. Street Wall Height. Maximum street wall fagade height for the Croman Mill District for
all structures located outside the Residential Buffer Zone is 50 feet.

b. Upperfloor Setback. Buildings taller than 50 feet must step back upper stories,
beginning with the fourth story, by at least six feet measured from the fagade of the
street wall facing the street, alleyway, publie park or common open space.

c. Residential Buffer Zone. All buildings in the Croman Mill District within the
Residential Buffer Zone (see Figure 18.3.2.060.B.7.c) shall meet the following height
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standards.

Croman Mill District

E Residential Buffer Overlay

Residentiol Buffor

Tolman Creek Rd

Figure 18.3.2.060.B.7.c
Residential Buffer Zone

N N NN
~N o o b~

i. Maximum Height. The maximum height allowance without a performance
standards bonus for all structures within the Residential Buffer Zone is 35 feet in
the NC zone and 40 feet in the MU zone, and the maximum height with a bonus
is 40 feet in accordance with subsection 18.3.2.060.C.13.

ii. Upper Floor Setback Requirements. Buildings taller than two stories must step
back the third story by at least six feet measured from the fagade facing the

w NN
o © ©

street, alleyway, publiec park or common open space.

8. Design of Large-Scale Buildings. For buildings located adjacent to active edge streets,
or within NC, MU, and OE Zones, the following architectural standards apply to buildings
with a gross floor area greater than 10,000 square feet, a fagade length in excess of 100

feet, or a height taller than 45 feet.

a. On upper floors, use windows and/or architectural features that provide interest on all
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four sides of the building.

Use recesses and projections to visually divide building surfaces into smaller scale
elements.

Use color or materials to visually reduce the size, bulk, and scale of the building.

Divide large building masses into heights and sizes that relate to human scale by
incorporating changes in building masses or direction, sheltering roofs, a distinct
pattern of divisions on surfaces, windows, trees, and small scale lighting.

On-site circulation systems shall incorporate a streetscape containing curbs,
sidewalks, pedestrian-scale light standards and street trees.

9. Landscaping. In addition to the requirements of chapter 18.4.4 Landscaping, Lighting,
and Screening, development shall conform to the following standards.

a.

f.

Efforts shall be made to save as many existing healthy trees and shrubs on the site
as possible.

Landscaping design shall utilize a variety of low water use deciduous and evergreen
trees, shrubs, and flowering plant species as described in subsection 18.4.4.030.1.

For developments in the Cl zone and not adjacent to an active edge street, buildings
adjacent to streets shall be buffered by landscaped areas at least ten feet in width,
unless the area is used for entry features such as alcoves or as hardscape areas for
pedestrian activities such as plazas or outside eating areas.

Loading facilities shall be screened and buffered when adjacent to residentially
zoned land.

Landscaping shall be designed so that 50 percent coverage occurs after one year
and 90 percent coverage occurs after five years.

Irrigation systems shall be installed to ensure landscaping success.

10. Lighting. Development shall provide adequate lighting, including pedestrian-scale
lighting not greater than 14 feet in height along pedestrian pathways. All lighting shall
conform to section 18.4.4.050 Outdoor Lighting.

11. Screening Mechanical Equipment. In addition to meeting the requirements of chapter

18.4.4 Landscaping, Lighting, and Screening all development shall conform to the
following standards.

a. Screen rooftop mechanical equipment from public rights-of-way or adjacent
residentially zoned property through extended parapets or other roof forms that are
integrated into the overall composition of the building.

b. Parapets may be erected up to five feet above the height limit specified in the district
in accordance with section 18.3.2.050 Dimensional Standards.

c. Screen ground floor mechanical equipment from public rights-of-way and adjacent
residentially zoned property.

d. Solar energy systems are exempt from the screening requirements in subsections
18.3.2.060.B.11.a and 18.3.2.060.B.11.c, above. Additionally, rooftop solar energy
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systems may be erected up to five feet above the calculated building height, and
shall be no greater than five feet above the height limit specified in the district in
accordance Table 18.3.2.050 Dimensional Standards.

e. Installation of mechanical equipment requires Site Design Review approval, unless
otherwise exempted per chapter 18.5.2 Site Design Review.

12. Transit Facilities Standards. The location of planned transit routes within the Croman Mill
District shall be defined according to the Croman Mill District Transit Framework map
(see Figure 18.3.2.060.B.12) in collaboration with the local transit authority. Transit
service facilities such as planned bus rapid transit facilities, shelters, and pullouts shall
be integrated into the development application consistent with the following standards.
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Figure 18.3.2.060.B.12
Transit Framework

a. All large scale development located on an existing or planned transit route shall
accommodate a transit stop and other associated transit facilities unless the
Community Development Director determines that adequate transit facilities already
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exist to serve the needs of the development; or

b. Provide the City with a bond or other suitable collateral ensuring satisfactory
completion of the transit facilities at the time transit service is provided to the
development. Suitable collateral may be in the form of security interest, letters of
credit, certificates of deposit, cash bonds, bonds or other suitable collateral as
determined by the City Administrator.

13. Freight Rail Spur Easement — Cl zone

a. A Rail Spur easement a minimum of 500 feet in length by 25 feet in width shall be set
aside at the approximate location in the Transit Framework Map in Figure
18.3.2.060.B.12 (see also, easement area in Figure 18.3.2.060.B.13.a).
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Figure 18.3.2.060.B.13.a
Freight Rail Spur

b. No buildings or permanent structures can be established within the spur easement
so not to preclude installation of a rail spur for freight loading and unloading.

c. Buildings adjacent to the reserve strip shall be designed and configured to permit
loading and unloading.

14. Commuter Rail Platform Easement — NC Zone

a. A commuter rail platform easement or designated railroad right-of-way a minimum of
400 feet in length and 25 f